NOTICE OF THE REGLAR MEETING OF THE

PLANNING AND ZONING COMMISSION
May 04, 2022 at 6:00 PM
Argyle Town Hall, 308 Denton Street, Argyle, TX 76226

AGENDA
Notice is hereby given of the Regular Meeting of the Planning and Zoning Commission beginning at 6:00 PM,
Wednesday, May 04, 2022, at Argyle Town Hall, 308 Denton Street, Argyle, TX 76226. The Items listed below
are placed on the agenda for discussion and/or action.

CALL TO ORDER
PLEDGE OF ALLEGIANCE
American Flag
Texas Flag: "Honor the Texas Flag; I pledge allegiance to thee Texas, one state under God, one
and indivisible."
OPEN FORUM
This is an opportunity for the public to address the Planning & Zoning Commission on any matter of public
business, except public hearings. Comments related to public hearings will be heard when the specific
hearing begins. Each speaker is limited to five (5) minutes, unless the speaker requires the assistance of
a translator, in which case the speaker is limited to ten (10) minutes, in accordance with applicable law.
Each speaker shall approach the podium and state their name and address. Speakers shall address the
governing body with civility that is conducive to appropriate public discussion. Speakers can address only
the governing body as a whole and not individual city officials or employees. The public cannot speak
from the gallery but only from the podium. Per the Texas Open Meetings Act, the Commission is
prohibited from deliberating or taking action on any matter not listed on the agenda. The Commission
may only: (1) make a statement of fact regarding the item; (2) make a recitation of existing policy
regarding the item; or (3) propose the item be placed on a future agenda, in accordance with Council
adopted procedures.
CONSENT AGENDA
Any Commission member may request an item on the Consent Agenda to be taken up for individual
consideration.
1.

Consider approval of the minutes of the Regular Planning and Zoning Commission Meeting
of April 6, 2022.

ACTION ITEMS
2.

Consider and take appropriate action on a final plat (FP-22-006) for Planned Development
District #3 (PD-003) Argyle Landing, being approximately 222.24 acres situated in the Francis

Planning and Zoning Commission May 04, 2022

Page 1 of 2

1

W. Thornton Survey, Abstract No. 1244, Town of Argyle, Denton County, Texas; and being
located on the east side of IH 35 W, south of FM 407, and west of Gateway Blvd.
FUTURE AGENDA AND ITEMS OF INTEREST
3.

Briefing on recent Town Council action on Community Development agenda items

4.

Sign Ordinance Review and Update

5.

Land Use Chart Update

6.

DRC Projects List - Updated 4.28.2022

ADJOURNMENT
Note: As authorized by Section 551.071 of the Texas Government Code (Consultation with Town
Attorney), this meeting may be convened into closed Executive Session for the purpose of seeking
confidential legal advice from the Town Attorney on any agenda item herein.
CERTIFICATION
I hereby certify that the above notice was posted on the bulletin board at Argyle Town Hall,
308 Denton Street, Argyle, Texas at 5:00 PM on the 29th day of April, 2022.

Nabila Nur
Nabila Nur, AICP
Community Development Director
Persons with disabilities who plan to attend this public meeting and who may need auxiliary aid
or services are requested to contact the Argyle Town Hall 48 hours in advance, at 940-464-7273,
and reasonable accommodations will be made for assistance.
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Item 1.

MINUTES OF THE TOWN OF ARGYLE
PLANNING AND ZONING COMMISSION REGULAR MEETING
WEDNESDAY, APRIL 6, 2022
A regular meeting of the Argyle Planning and Zoning Commission was held on Wednesday, April 6, 2022,
at 6:00 p.m. This was an OPEN MEETING, open to the public, subject to the open meeting laws of the
State of Texas and, as required by law, was hereby posted on April 1, 2022 at 5:00 PM, at Argyle Town
Hall, giving notice of time, date, place, and agenda thereof.
PLANNING AND ZONING COMMISSION MEMBERS PRESENT:
Casey Stewart, Chairman
Paul Kula, Vice-Chairman
Gordon Baethge
Matt Nelson
Marilyn Lewis
PLANNING AND ZONING COMMISSION MEMBERS ABSENT:
Jeff Castellanos
Leona McDade
STAFF PRESENT:
Rich Olson, Town Administrator
Brenda McDonald, Town Attorney
Brent Anderson, Town Engineer
Nabila Nur, Director of Community Development
Harrison Wicks, Planner II
REGULAR MEETING AGENDA
A. CALL TO ORDER – Chairman
The regular meeting was called to order at 6:03 p.m. by Chairman Casey Stewart noting a quorum was
present.
B. PLEDGE OF ALLEGIANCE – American Flag
C. PLEDGE OF ALLEGIANCE – Texas Flag - “Honor the Texas Flag; I pledge allegiance to thee
Texas, one state, under God, one and indivisible”.
D. OPEN FORUM:
Pursuant to Section 551.007 of the Texas Government Code, any member of the public has the
opportunity to address the Planning and Zoning Commission concerning any matter of public
business or any posted agenda item; however, the Act prohibits the Planning and Zoning
Commission from deliberating any issues not on the public agenda and such non-agenda
issues may be referred to Town staff for research and any future action; all persons addressing
are limited to five (5) minutes and subject to council adopted rules and limitations permitted by
law.
Chairman Stewart opened the meeting to public comment. No public comment was received.
E. MINUTES
1. Consider approval of the minutes of the Planning and Zoning Commission Regular
Meeting of March 2, 2022.
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Commissioner Baethge made a motion to approve the minutes of the Planning and Zoning
Commission Regular Meeting of March 2, 2022 as presented. Commissioner Lewis seconded the
motion. The motion carried unanimously by a vote of five (5) in favor to none (0) opposed.
F. NEW BUSINESS
1. Consider and make a recommendation on a Revised Site Plan (SP-22-002) for TM Evans
Tract, Phase II, a proposed 19,673 square-foot facility with office, restaurant, and retail uses,
located on approximately 1.883 acres of land, legally described as Lot 2, Block A, Evans
Tract, located in the Town of Argyle, Denton County, Texas.
Mr. Wicks provided a presentation on the revised site plan, highlighting the proposed revisions
including a new building configuration and façade, a revised landscape plan, the addition of
sidewalks around the drainage easement, and the addition of six bike racks. Applicant Mr. Sahil
Kurji, representing SLATE Land & Development Company, 5729 Lebanon Road, Suite 144-5889,
Frisco, TX 75034, presented on the merits of the proposed revised site plan. The Commission
discussed this item and considered the proposed revisions.
Commissioner Lewis motioned to recommend approval of Revised Site Plan (SP-22-002) as
presented. Commissioner Kula seconded the motion. The motion carried unanimously by a vote of
five (5) in favor to none (0) opposed.
2. Consider and take appropriate action on a Final Plat (FP-22-001) for Harvest Townhomes
Phase Two, a proposed subdivision on an approximately 11.796-acre tract of land in the
Patrick Rock Survey, Abstract No. 1063, Denton County, Texas; located in the Town of
Argyle’s Extra Territorial Jurisdiction (ETJ); and being located to the west of I-35W, and west
of Town Limits of the Town of Argyle.
Mr. Wicks provided a presentation on this item. Applicant Ms. Gena Terrell, representing Hillwood
Communities, 3000 Turtle Creek Blvd, Dallas, TX 75219, and Mr. Tanner Sheets, representing
Peloton Land Solutions, 11000 Frisco Street, Suite 400, Frisco, TX 75033, were available to answer
questions.
Commissioner Nelson motioned to approve Final Plat (FP-22-001) for Harvest Townhomes Phase
Two, with the condition that the Argyle Water Supply Corporation approve the water plans for this
phase prior to the filing of the Final Plat. Commissioner Kula seconded the motion. The motion
carried unanimously by a vote of five (5) in favor to none (0) opposed.
G. EXECUTIVE SESSION
Chairman Stewart announced the Planning and Zoning Commission would move into Executive
Session at 7:47 PM:
PURSUANT TO TEXAS GOVERNMENT CODE, ANNOTATED, CHAPTER 551, SUBCHAPTER D,

Texas Open Meetings Act (the "Act"), the Planning and Zoning Commission will recess into Executive
Session (closed meeting) to discuss the following:
§551.071 (1) (2): Consultation with Attorney
Consultation with attorney regarding pending or anticipated litigation, or a settlement offer; or on
a matter in which the duty of the attorney to the governmental body under the Texas Disciplinary
Rules of Professional Conduct of the State Bar of Texas clearly conflicts with this chapter:
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1. Planning and Zoning Commission members personal liabilities in relation to serving on
the Board.
i.

Adjourn into Open Meeting. The Planning and Zoning Commission adjourned back into Open
Meeting at 8:30 PM. No action was taken.

H. FUTURE AGENDA AND ITEMS OF INTEREST
1. Briefing on recent Town Council action on Community Development agenda items.
2. Project updates.
DRC Projects List - Updated 3.31.2022
Town staff provided the commission with recent development project updates and gave an
overview of upcoming projects.
I.

ADJOURNMENT
With no further business to attend, the meeting was adjourned at 8:38 PM.

APPROVED THIS THE 4th DAY OF MAY 2022.
WITNESS:

Casey Stewart, Chairman

Nabila Nur, Director of Community
Development
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PLANNING AND ZONING COMMISSION
STAFF REPORT
Meeting
Date:

May 4, 2022

To:

Chairman, and Members of the Planning and Zoning Commission

From:

Harrison Wicks, Planner II

Subject:

Final Plat – FP-22-006 – Argyle Landing Planned Development

Project Update:
On April 28, 2022, applicant McAdams, on behalf of the property owner, CADG Avalon at Argyle, LLC,
submitted a 30-day extension request for consideration. Should the P & Z Commission accept the
extension request, this item FP-22-006 will be moved to the next commission meeting on Wednesday,
June 1, 2022.
Purpose:
Consider and take appropriate action on a final plat (FP-22-006) for Planned Development District #3 (PD003) Argyle Landing, being approximately 222.24 acres situated in the Francis W. Thornton Survey,
Abstract No. 1244, Town of Argyle, Denton County, Texas; and being located on the east side of IH 35 W,
south of FM 407, and west of Gateway Blvd.
Existing Condition of Property:
The property, Zoned Planned Development District #3 (PD-003), is currently undeveloped and is accessed
by FM 407 and Avalon Blvd. The majority of the property contains open pasture with clusters of mature
trees scattered throughout the site. The property is located on the southeast side of Avalon Blvd, split
between a natural floodplain area.
Adjacent Existing Land Uses and Zoning:
North:
Undeveloped land zoned CR – Community Retail
South:
Town of Flower Mound and Extra Territorial Jurisdiction (ETJ)
East:
ETJ and Single-family residences zoned SF-2.5 – Single Family Residential Estate – 2.5
West:
Single-family residences zoned PD-001 – Avalon at Argyle
Background:
Previously, a zoning change request to rezone the 222.24 acres from Community Retail (CR) to Planned
Development District #3 (PD-003) for the Argyle Landing planned development was approved by Town
Council during the March 15, 2021 meeting.
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On March 22, 2021, the Town and CADG Avalon at Argyle, LLC executed a development and incentive
agreement for Argyle Landing, identifying the term of the agreement, being 10 years, obligations of the
town, obligations of the developer, and additional provisions.
During their meeting on May 5, 2021, the P & Z Commission approved the preliminary plat, PP-21-004, for
Argyle Landing with the following conditions:
1.
2.

3.
4.
5.

That the Town Engineer review and approve a downstream assessment at time of Final Plat and
Construction Plan application review.
That five (5) lanes be constructed on Gateway Drive with a minimum of four hundred and fifty (450)
feet south of FM 407, with each lane having a width of twelve (12) feet and a four (4) foot raised
center median at the time of Final Plat and Construction Plan application review.
That applicant provides approval from owners of the electrical transmission line easement for
proposed street construction at time of Final Plat and Construction Plan application review.
That CLOMR/LOMR grading permits be approved and received from FEMA for approximately 19 lots
within the FEMA Zone A.
That the Town Engineer review and approve fastest path diagrams for the proposed roundabout on
Gateway Drive at time of Final Plat and Construction Plan application review.

Development Review Analysis:
The purpose of this final plat is to allow for a development that proposes a mix of roadways and
infrastructure to support commercial and single family uses, including 198 single family lots that range in
size, two (2) commercial lots, and open space in the form of a flood plain within the Graham Branch.
The maximum number of single-family dwelling units on the western side is 155 with lots ranging from 610,000 square feet. The maximum number of single-family dwelling units on the eastern side is 43 with
lot areas of 1.5 acres.
The development proposes access to natural trails in and around the natural area, floodplain, to preserve
the unique topography of the site. No connection to the Settlement neighborhood to the east is planned.
Setbacks adjacent to the eastern property line of the 1.5 acre lots have been increased to seventy (75)
feet and lots along the eastern property line, adjacent to the Settlement neighborhood, will include three
(3) 3-inch caliper trees in the back yards.
Gateway Drive
The applicant proposes minor changes to the concept plan since its approval on March 15, 2021. Gateway
Drive right-of-way has been decreased from eighty (80) feet to seventy-five (75) feet. This change allows
for no right-of-way to be acquired from the adjacent property owner to the east of the proposed Gateway
Drive. The roundabout was shifted slightly to account for this change. The fifty (50) foot right of way that
serves the western residential neighborhood was revised between the two cul-de-sacs to have gradual
curves.
Traffic Impact Analysis
A Traffic Impact Analysis (TIA) was submitted as part of the rezoning request for the 222.24 acres from
Community Retail (CR) to Planned Development District #3 (PD-003) for the Argyle Landing planned
development. Town Council waived the requirement of a Level of Service “C” as described under Sec.
14.2.90.C.6 of the Town Development Standards. The TIA has been accepted by the Town.
P&Z Commission Meeting
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Downstream Assessment/Flood Study
Cardinal Strategies is continuing to review the materials submitted by McAdams for the Graham Branch
to ensure potential issues are addressed. At this time, they do not recommend acceptance of the
downstream assessment/flood study.
Gas Well Site
The McCutchin No. 1 Unit well site is located within the Argyle Landing Planned Development area. The
owner of the well is XTO Energy, a subsidiary of Exxon Mobil. Ordinance 2007-14 approved a Specific Use
Permit (SUP) for the well and Section 2 of the ordinance provides requirements for fencing and
landscaping. At the point where a building permit is issued for a property within 500' of the well pad site,
the fencing will be required to comply with the requirements of the current Oil and Gas Well Ordinance
(Sec. 14.7.29 General Drilling and Production Standards).
Proposed Street Names
The applicant has provided a tentative list of street names for the planned development. They include:
Whitby Drive, Cambridge Court, Yorkshire Drive, Norfolk Court, Wells Way, Cornwall Drive, Durham Drive,
Devon Drive, Tenby Trail, Oxford Way, and Gabby Road.
Tree Preservation
The applicant confirmed there are no protected trees onsite.
Staff Recommendation:
Town staff forwards this request for your consideration and recommends the P & Z Commission accept
the 30-day extension request and move this item to the next commission meeting on Wednesday, June 1,
2022.
Attachments:
Exhibit A – Extension Letter
Exhibit B – Final Plat
Exhibit C – Applicant Response Letter and Easement Comments
Exhibit D – Cardinal Strategies 3rd Review 4.18.22
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EXTENSION LETTER > ARGYLE LANDING
April 28, 2022
Mr. Harrison Wicks
Development Coordinator
Town of Argyle
308 Denton St E
Argyle, Texas 76226
RE: Argyle Landing – Final Plat Submittal Extension
Dear Harrison Wicks,
We would like to request a 30-day extension to the Argyle Landing Final Plat submittal that is currently anticipated
to be on the May 4th P&Z meeting. We would like to request that the item be extended to the next Town of Argyle
P&Z meeting on June 1st.
If you have any questions, please let us know.
Sincerely,
MCADAMS

Justin L. Lansdowne, PE
Senior Project Manager

creating experiences through experience

201 Country View Drive, Roanoke, TX 76262 / 940. 240. 1012
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PROJECT
SITE

FOREST TRAIL
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Company, Inc.
111 Hillside Drive
Lewisville, Texas 75057
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TBPE: 19762 TBPLS: 10194440
www.mcadamsco.com
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St Andrews Court

Norfolk Court

Hampshire Drive

PROJECT
SITE
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FINAL PLAT
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The John R. McAdams
Company, Inc.
111 Hillside Drive
Lewisville, Texas 75057
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201 Country View Drive
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PROJECT
SITE
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Bridgewater Drive

Durham Drive

Yorkshire Drive

The John R. McAdams
Company, Inc.
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PROJECT
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PROJECT
SITE

Oxford Way

Cambridge Court

GATEWAY DRIVE

FINAL PLAT

The John R. McAdams
Company, Inc.
111 Hillside Drive
Lewisville, Texas 75057
972. 436. 9712
201 Country View Drive
Roanoke, Texas 76262
940. 240. 1012
TBPE: 19762 TBPLS: 10194440
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RESPONSE TO COMMENTS > 2020310053
April 27, 2022
Town of Argyle
Development Review Committee
308 Denton Street
Argyle, Texas 76226
RE:

Argyle Landing
Project Number: FF-22-006
Response to Final Plat Submittal Review Comments
2020310053

The following are the response comments for the above-mentioned project. Our response comments are in bold.

DEVELOPMENT COORDINATOR
Harrison Wicks 940. 464. 7273; Hwicks@argyletx.com
Provide approval letter to work in the 170’ electric transmission line easement
McAdams Response: An approval letter is forthcoming. License agreement is currently under review with
both Owner’s and Town of Argyle’s legal staff.
Provide separate instrument number for 15’ on west side of Gateway Drive
McAdams Response: Acknowledged, easement recording information is added.
Update property owner information to match final plat application (MM VWF I LLC should be CADG Avalon at
Argyle LLC) on page 1/5
McAdams Response: Acknowledged, owner information is updated.
Add a plat note to confirm 75’ setback for eastern residential lots adjacent to the Settlement development
McAdams Response: Acknowledged, added note to plat.
Move Owner’s Certificate to above the legal description on page 5/5. Should resemble as follows:
OWNER’S CERTIFICATE
STATE OF TEXAS
COUNTY OF DENTON

creating experiences through experience

201 Country View Drive, Roanoke, TX 76262 / 940. 240. 1012
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RESPONSE TO COMMENTS > 2020310053
WHEREAS, John Doe and Jane Doe are the Owner(s) of a tract of land situated in the (Survey Name), Abstract
Number (Survey Number), Denton County, Texas and being that same tract of land described in (Name and
Recording Information), and being more particularly described by metes and bounds as follows:
(Metes and bounds description of subdivision with exact acreage and the volume and page of the County Deed
Records of the deed for the land being platted and description and location of all survey monuments placed or
found)
McAdams Response: Acknowledged, and corrected

Consideration of this response is greatly appreciated. If you should have any questions or require additional
information, please do not hesitate to contact me at 469. 240. 9683.
Sincerely,

MCADAMS

Justin Lansdowne PE
Senior Project Manager
JL/mm

creating experiences through experience

2 of 2
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Argyle Landing Easement Approvals
John Tinsley <Jtinsley@mcadamsco.com>
Fri 4/22/2022 12:07 PM
To: Harrison Wicks <hwicks@argyletx.com>;Nabila Nur <nnur@argyletx.com>;Rich Olson <rolson@argyletx.com>
Cc: Justin Lansdowne <JLansdowne@mcadamsco.com>;Cara King <CKing@mcadamsco.com>;Graham Maxey
<gmaxey@centurionamerican.com>;Brent Anderson <Brent.Anderson@freese.com>

External Email: Do not click links or open attachments unless you know the content is safe.

Harrison,
We appreciate the Town meeting with us this morning. I apologize I was having some audio issues on my end and
wanted to clarify some of the answers to the questions directed towards me. We obtained approval from AWSC
during their board meeting yesterday, 4/21/22. Graham is sending over the license agreement from TMPA for the
Town’s legal team to review. We have addressed comments with TRA and Atmos and we don’t anticipate any
issues with receiving written approvals from them.
Regards,
John Tinsley EIT
designer I, residential
direct 469.240.9781
jtinsley@mcadamsco.com
201 Country View Drive, Roanoke, TX 76262
www.mcadamsco.com
Join Our Team
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Town of Argyle – Community Development
Attn: Mr. Harrison Wicks
Director of Community Development
308 Denton Street
Argyle, TX 76226
Re:

Flood Study – 3rd Review
Project Name – Argyle Landing, Argyle, TX – Graham Branch and Tributary 10

Cardinal Strategies Engineering Services, LLC has reviewed the submission for concurrence to
the City of Denton criteria manual which the Town of Argyle recognizes and follows. The
comments made are in general observation of the information provided and do not relieve the
Engineer of Record of any responsibilities under the Texas Engineering Practice Act.
General Comments
1. This submission is for a CLOMR, but the FEMA MT forms were not populated. More
importantly, why is a CLOMR being sought? A FEMA CLOMR is not needed unless
your project improvements are showing rises in WSEL more than one foot.
Response: The report has been revised to Downstream Assessment and Flood Study. It
is no longer a CLOMR.
2nd Comment: Addressed.
2. Please include all supporting digital data (all models referenced, basin divides, longest
flow paths, land use, floodplains, stream centerlines used, etc.)
Response: Digital data is included with this submittal. If data is missing, please contact
us directly and we will get that to you.
2nd Comment: Addressed.
3rd Comment: This submittal (3rd) does not include any of the digital shapefiles or CAD
files to support the calculations. Please provide all drainage areas, longest flow paths,
junctions added, stream centerline, cross sections, floodplain delineations, etc. that
support the findings on the study. This data needs to be submitted for all submissions in
its complete form.
3. On page 13 there is reference to Rutherford Branch, which seems overlooked. Please
investigate and correct.
Response: This has been corrected. Thank you for pointing out this oversight.
2nd Comment: Addressed.
4. Exhibit B-2.1 is titled the EXISTING LAND USE MAP but shows proposed conditions.
The report mentions that the site was deemed Open Space Good Conditions for preproject (or existing) conditions. Please rectify.

www.cardinalstrategies.com
(469) 547-1281

1

2770 Capital Street
Wylie, TX 75098

18

ARGYLE LANDING FLOOD STUDY REVIEW #3
APRIL 18, 2022

Item 2.

Response: This has been corrected. Thank you for pointing out this oversight.
2nd Comment: Addressed.

NEW COMMENTS (2/25/2022)
5. Does this project require a USACE 404 Permit or not? Acceptance of this study can’t be
granted without showing coordination for the required permits. The discussion in the
report isn’t clear if you think permitting is required. Please include the determination of
the jurisdictional limits and your conclusion on permitting needs associated with the
Clean Water Act.
Response: Added the following verbiage to the report:
“Groundwater and Environmental Services, Inc. (GES) performed a Waters of the U.S.
delineation for the project site in October of 2021. One intermittent stream, one
intermittent stream-wetland complex, six ephemeral streams, four jurisdictional ponds,
and ten emergent wetlands were identified. A Section 404 permit will be required for
the impacts to these jurisdictional waters proposed as part of this development. The
GES delineation report and the Preliminary Data Entry Sheet submitted as part of a
Section 404 permit application are provided in the supplemental documents of this
submittal.”
2nd Comment: Not fully addressed. Please show that the coordination is complete with
the letter from the USACE stating that the proposed project falls within the anticipated
permit being applied for and all mitigation has been coordinated.
6. Exhibit B-2.2 doesn’t show the site boundary and is listed in the legend. Please include.
Response: Exhibit B-2.2 has been revised to show all features listed in the legend.
2nd Comment: Addressed.
7. The report mentions 1/8 acre residential on the western side and 2 ac residential on the
eastern side. The exhibit shows 1 acre residential on the eastern side. Please rectify.
Response: Exhibits B-2.2 has been revised to show the correct post-development land
use conditions and is now consistent with the report.
2nd Comment: The report was revised to match the land use exhibit. This comment is
now addressed.
8. Please include a proposed land use map. You are showing only a pre-project land use
and an ultimate land use. You’ll need to have a run (and supporting documentation)
showing the proposed conditions with existing off-site land uses.
Response: Exhibits B-2.2 and B-2.4 were added to the submittal to show the following:
B-2.2: Existing land use conditions offsite, post-development conditions onsite
B-2.4: Ultimate land use conditions offsite, post-development conditions onsite
www.cardinalstrategies.com
(469) 547-1281

2

2770 Capital Street
Wylie, TX 75098
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A scenario assuming existing land use conditions onsite and post-development
conditions offsite was analyzed as part of the hydrologic analysis.
2nd Comment: Not addressed. Exhibit B-2.1 is titled the Existing Land Use map, but
shows the ultimate land uses for off-site areas, as well as proposed conditions for the
site. This is reflective of the ultimate land use map for proposed conditions. Exhibit B2.2 is set up to show the same thing (properly). However, you should also include land
use maps for the pre-project condition for both existing off-site and ultimate off-site
conditions. I’m looking for 4 distinct land use maps to clearly show the 4 conditions
assessed.
9. Exhibit C-1.1 doesn’t show any basin delineations. Please correct.
Response: Exhibit C-1.1 has been revised to show all features listed in the legend.
2nd Comment: Addressed.
10. The report makes mention of various points of interest for this analysis and that Exhibits
C-1.1 and C-1.2 include these locations. I was not able to find them on these exhibits
and it would be very helpful to show. Please add these to the referenced exhibits.
Response: The analyzed points of interest are shown in Exhibits C-1.1 and C-1.2.
2nd Comment: Addressed.
11. Please label the streams on Exhibit C-1.2.
Response: The streams are labeled in Exhibit C-1.2.
2nd Comment: Addressed.
12. Report Section 6.4.1 mentions that JEA completed a FEMA LOMR which has
designated a portion of Tributary 13 as Zone AE. To my knowledge, that has not
occurred. I am aware that a CLOMR was submitted, but have no records of a LOMR
and the FEMA website does not show any such LOMR. The only LOMRs shown
effective are tied to the Harvest development further upstream. If you have evidence of
the FEMA documents for the LOMR described in your report, please provide.
Otherwise, you might want to revise the language in this section.
Response: The language in this section has been corrected to reference the CLOMR
completed by JEA.
2nd Comment: Addressed.
13. Report Section 6.4.3 makes reference to Exhibit B-3 which is the soils map. I believe
you want to reference one of your land use maps. Please correct.
Response: This reference has been corrected.
2nd Comment: Not addressed.
14. Please provide a difference column for each of the subbasin parameters being compared.
The differences should be isolated to the basins affected by this study.
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Response: A difference column has been added to Exhibits C-4.1 and C-4.2.
2nd Comment: Not addressed.
15. Report Section 6.5.6 - Subbasin Lag Time mentions that a different methodology was
adopted and used for this study than what was previously provided through the overall
Graham Branch Master Plan Study. The results indicate different lag times used for each
of the subbasins throughout the watershed model. This method is not approved for use
as the Town of Argyle follows the City of Denton criteria manual for stormwater, which
references the iSWM manual. You’ll find that iSWM utilizes the methodology employed
by the overall Master Plan study and this is what needs to be used. Of course, if you find
that some of the parameters have been estimated in error, then you may correct those,
note those, and assess accordingly. However, the methodology can’t be altered without
approval.
Response: Time of concentration for subbasins not modified by the proposed
development use those time of concentrations calculated by Cardinal strategies for the
Graham Branch Master Drainage Study. For subbasins modified due to the Argyle
Landing residential development, time of concentration calculations were performed
following the assumptions outlined in the Graham Branch Master Drainage Study.
2nd Comment: Not fully addressed. It appears that the basins with the “DSA” designation
have been updated, but none of the others prepared by McAdams have been adjusted as
mentioned. Please make the correction to all basins that you are presenting.
16. The routing data for the Muskingum-Cunge reaches does not align with the reporting.
Please double check all values again. For instance, R_AVA_GBMAIN3 is set to use a
index flow of 213 cfs, but HMS is computing 32 cfs for this reach. Similar for
R_AVA_GBMAIN2. This is all that I spot checked.
Response: The index flows for each of the basin models have been updated.
2nd Comment: Addressed.
17. The Curve Numbers for many of the basins not associated with the project site have
changed from the development of the Master Plan model which was stated as being used
as the starting point. This change is not supported in the reporting and certainly
unexpected. Please explain why these values would be changing with your analysis. It
may be that the numbers were rounded to the nearest integer, but this is not required or
desired.
Response: At the request of the city, curve numbers have been extended out the tenth’s
place. Listed below are each of the remaining discrepancies and the reason for their
differences.
˗ AVA_DA03 : There is a 0.1 difference in ultimate conditions due to rounding.
˗ AVA_MCC01_ONSITE : There was a change in boundary from the subbasin
used in the Graham Branch Master Drainage Study.
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˗ AVA_NORTH02 : There was a change in boundary from the subbasin used in
the Graham Branch Master Drainage Study.
˗ AVA_NORTH03 : There was a change in boundary from the subbasin used in
the Graham Branch Master Drainage Study.
˗ GB_E04 : McAdams made small changes to the land use shape files in this
subbasin.
˗ GB_T_101 : McAdams made small changes to the land use shape files in this
subbasin.
˗ GB_T08A : McAdams made small changes to the land use shape files in this
subbasin.
˗ GB_T11B : There was a change in boundary from the subbasin used in the
Graham Branch Master Drainage Study.
˗ GB_T12B : There was a change in boundary from the subbasin used in the
Graham Branch Master Drainage Study.
˗ GB_T14 : McAdams made small changes to the land use shape files in this
subbasin.
˗ HARV_PH01_POND : McAdams made small changes to the land use shape files
in this subbasin.
HEATH_04_POND : McAdams made small changes to the land use shape files in
this subbasin.
˗ RDG02 : McAdams made small changes to the land use shape files in this
subbasin.
˗ RDG03 : McAdams made small changes to the land use shape files in this
subbasin.
2nd Comment: Addressed.
18. Report Section 7.1 references the iSWM Manual as the guidance manual for the
downstream assessment. The Town of Argyle follows the City of Denton criteria manual
which is a little different than iSWM and requires the evaluation of three unique storm
events. It is not just an evaluation of the 100-YR. Please revise this section for clarity
and include the required evaluations to meet the criteria.
Response: This section has been revised to outline the requirements of the City of
Denton Stormwater Criteria Manual.
2nd Comment: Addressed.
19. Section 7.4 of the report mentions that a 6-barrel crossing upstream is modeled as
completely clogged, but there is no rationale used to explain why this is modeled this
way. Please include the logic behind this decision and if that was used in updating the
routing reach storage-discharge relationships in the hydrology model.
Response: This statement was made in error and has been removed from Section 7.4.
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2nd Comment: Addressed.
20. Report Section 7.5 makes mention that the flow regime of the models was ‘mixed’ as it
was anticipated that flow would switch between supercritical and subcritical. However,
all models submitted were showing Subcritical flow regime. Please correct the report
accordingly or submit the proper models with updated results as needed based on a
mixed flow regime.
Response: All hydraulic models are run assuming a subcritical flow regime. Section
7.5 of the report has been revised to explain this.
2nd Comment: Addressed.
21. Section 7.12 makes mention of valley storage. Along both Reach 3 and Reach 2, there
are shown to be decreases in valley storage, which is not allowed unless you show no
adverse impacts to peak discharges downstream. Please revise this section accordingly
as the assessment appears to group all increases and decreases together to show an
overall increase. These have to be evaluated on a reach to reach basis and I don’t want
to set a precedence for evaluating these incorrectly.
Response: The valley storage calculations have been modified.
2nd Comment: Addressed.
22. The hydraulic model was assessed for general characteristics, but the results were not
reviewed in detail as there are changes anticipated for the flow rates entered into the
model. It does appear the flow breaks are in logical locations and match the current HMS
runs. These will need to be updated with the pending changes to the hydrology.
a. The culvert (Avalon Blvd) in the Existing model does not use 0.3/0.5 for C/E
coefficients around the bounding sections. This should be updated.
Response: The contraction and expansion coefficients were raised to 0.3/0.5 on
the bounding cross sections of Avalon Blvd.
2nd Comment: Addressed.
b. There are many locations throughout both existing and proposed models where
C/E coefficients are listed as higher than the standard 0.1/0.3. Outside of the
areas around the culverts, these should be explained or corrected.
Response: Errant C/E coefficients have been corrected.
2nd Comment: Not fully addressed. XS 170 along Reach T11_Reach 1 is not
understood as to why you are using 0.3/0.5 here. Also, XS 229 along the same
reach should be 0.3/0.5 as it is downstream of a culvert. Please address.
c. The ineffective flow area placement around the culvert (Avalon Blvd) do not
align well with the opening. Please adjust and I recommend following the
guidelines found in the HEC-RAS User’s Manual.
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Response: The modeling of this structure has been revised to exactly match the
model submitted by JEA as part of their CLOMR.
2nd Comment: Addressed.
d. There are several cross sections that include a blocked obstruction. Please
include a description for this in the modeling and include the basis for setting the
elevation. It appears that you are capturing standing water in the area, but the
elevations are inconsistent.
Response: Blocked obstructions are used to account for standing water to
prevent the program from incorporating those areas into volume calculations.
2nd Comment: Addressed. It would be good to add a description in the modeling
cross section data for where these few occurrences are found.
e. Throughout the model, bank stations should be revisited to investigate
consistency. For example, XS 4346 uses a left bank station set at elevation 632’
while XS 4514 sets the left bank station at elevation 648’. The left bank
representing these two sections is similar. I won’t argue which one is more
correct, but will ask that the decision is a consistent one. Please explore the rest
of the model for similar inconsistent assignments.
Response: Several bank stations have been adjusted to try to maintain
consistent bank station assignment.
2nd Comment: Addressed.
f. There are several locations throughout the model where the program is defaulting
to a critical answer. This happens in modeling from time to time, but for areas
where there are multiple cross sections in a row where this happens, additional
investigation should occur. Generally speaking, adding additional cross sections
to the model will eliminate this. Please investigate and correct with your model
updates.
Response: A few cross sections have been added. There likely needs to be more
added cross sections. This will be included with the next submittal.
2nd Comment: Not addressed. There are several areas that still warrant additional
investigation and correction.
g. In the proposed conditions, please investigate the ineffective flow areas to follow
standard modeling procedures or thoroughly explain why you are using
elevations higher than top of road.
Response: Ineffective flow areas have been investigated and some have been
corrected.
2nd Comment: Not addressed. Please investigate and include ineffectives at all
proposed crossings. Also investigate the current stationing used as these should
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be considered an equal distance from the ends of the crossing based on the
distance from the proposed structure to the cross section.
h. The proposed culvert along Tributary 12 is showing velocities of over 15 fps.
This should be resized to lower the velocities to avoid erosion concerns with the
proposed restriction.
Response: Culverts have been resized and redesigned to achieve velocities below
15 fps. Some additional stream stabilization will be required downstream of the
culverts on Tributary 12 and Tributary 11. These stabilization efforts will remain
within the limits of the permitted disturbance areas.
2nd Comment: Not fully addressed. HEC-RAS results appear acceptable, but the
plans do not indicate any erosion protection downstream of the culvert which is
required due to the erosive velocities created by the proposed crossings. Please
include on the next submittal.
i. The proposed culvert along Tributary 11 is showing velocities of over 15 fps.
This should be resized to lower the velocities to avoid erosion concerns with the
proposed restriction. In addition, please adjust the downstream flowline to be at
the bottom of the channel.
Response: Culverts have been resized and redesigned to achieve velocities below
15 fps. Some additional stream stabilization will be required downstream of the
culverts on Tributary 12 and Tributary 11. These stabilization efforts will remain
within the limits of the permitted disturbance areas.
2nd Comment: Not fully addressed. HEC-RAS results appear acceptable, but the
plans do not indicate any erosion protection downstream of the culvert which is
required due to the erosive velocities created by the proposed crossings. Please
include on the next submittal.
j. For the proposed structure along Tributary 11, should this not be modeled with
a skew angle?
Response: Although the road crossing is skewed with respect to the flow, the
culvert alignment is parallel to the direction of flow; therefore a skew angle is
not necessary.
2nd Comment: Addressed.
NEW COMMENTS (4/18/2022)
23. The report should include comparison tables beyond what is presented. Please include
comparisons to all previous data collected and add dialogue to defend differences. The
Graham Branch Master Study is one source, but there are others listed. Please include a
table to show common points of interest between the models.
24. Please remove the highlighted sections of the report and sign/seal the final version.
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25. Please include 100-YR results for the existing offsite conditions runs to represent the
anticipated FEMA coordination values that will be required with your LOMR in the
future.
26. There are a few cross sections that do not contain the fully developed flow rates in the
model. Please extend these sections to contain the flow. While not listed here, there were
a couple that showed to be very close to not being contained and should be observed
once all changes are made.
a. Trib 13, XS 793
b. GB Reach 5, XS 9933
27. The current results are showing rises in 100-YR WSEL offsite, notably within Reach 5
of Graham Branch. The Town will not accept any study that finds rises in WSEL offsite.

Based on the comments above, Cardinal does not recommend acceptance of this study, conditional
or otherwise.
Sincerely,

Thomas Caffarel, P.E., CFM
Principal, Engineering Services Manager
Cardinal Strategies Engineering Services, LLC
TBPE Firm Registration No. F-11976
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