
Planning Commission

City of Corpus Christi

Meeting Agenda - Final

1201 Leopard Street

Corpus Christi, TX 78401

cctexas.com

Council Chambers5:30 PMWednesday, April 30, 2025

The Planning Commission shall be responsible to and act as an advisory body to City Council; shall review and 

make recommendations to City Council regarding the adoption/implementation of a comprehensive plan; regarding 

all proposals to adopt/amend land development regulations for the purpose of establishing consistency with the 

comprehensive plan; regarding zoning or requests for zoning changes in a manner to ensure consistency with the 

adopted comprehensive plan; regarding the City's annual capital budget and any capital improvement bond 

program. The Planning Commission also exercises control (approving body) over platting/subdividing land within the 

corporate limits and the extraterritorial jurisdiction of the City in a manner to ensure the consistency of all plats with 

the adopted comprehensive plan.

I. Call to Order, Roll Call

II. PUBLIC COMMENT: Citizens will be allowed to attend and make public 

comments in person at City Planning Commission meetings. The public is 

invited to speak on any agenda item and any other items that pertain to the 

Planning Commission. Comments are limited to three minutes. If you choose to 

speak during this period, you will not be allowed to speak again when the 

specific item is being considered in order of the agenda. Electronic media that 

you would like to use may only be introduced into the City system IF approved 

by the City’s Communications Department at least 24 hours prior to the Meeting. 

Please contact IT at 826-3211 to coordinate.

III. Approval of Absences: Chairman York and Commissioner Budd

IV. Approval of Minutes: April 16, 2025 DRAFT Meeting Minutes

1. 25-0594 Planning Commission Meeting Minutes DRAFT April 16, 2025

4-16-25 PC Meeting Minutes DRAFTAttachments:

V. Consent Public Hearing: Discussion and Possible Action

NOTICE TO THE PUBLIC: The following Consent Public Hearing consists of items in 

which City Staff has given a recommendation of approval. The Planning Commission has 

been furnished with background and support material on each item. All items will be 

acted upon by one vote without being discussed separately unless a Commissioner has 

requested to pull a specific item for individual consideration. In any event, the item or 

items will immediately be withdrawn for individual consideration in its normal sequence 

after the items not requiring separate discussion have been acted upon. The remaining 

items will be acted upon by one vote.
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A. Plats

2. 25-0557 PL 8662

Lamar Park Subdivision Sec. 1 Block 5  Lot 4R

Location: East of Jackson Place and north of Center Dr.

PL8662CoverTabReplat

PL8662ClosedDocReport

PL8662UpdatedPlat

Attachments:

3. 25-0631 PL8691 

King’s Lake West Master Preliminary Plat (186.40 Ac.)

Located north of C.R. 22 and east of C.R. 43 and west of Oso Creek.

PL8691CoverTabMasterPrelimPlat

PL8691ClosedcommentReport

PL8691LatestPrelimPlat

Attachments:

4. 25-0630 PL8671 - Conditional Approval

Bayberry Terrace  Block 3  Lots 1R, 2R, and 3R -  Final plat of 6.15 

Ac.

Located: East of Waldron Rd. and north of Mediterranean Dr.

PL8671CovTabCondtionalFinal

PL8671OpenClosedDocReport

PL8671LatestPlat

Attachments:

B. Time Extension

5. 25-0558 22PL1033 - 1st REQUEST for a 24 Month Extension

Rancho Vista Subdivision Preliminary Plat 

Located: East of Cimarron Blvd. and south of Yorktown Rd.

22PL1033CoverTabTimeExtPC43025

22PL1033Approved plat 6-15-22 (1)

22Pl1033ExtensionRequest

Attachments:

C. New Zoning

6. 25-0612 Zoning Case No. ZN8553, Port of Corpus Christi Authority (District 1). 

Ordinance rezoning various properties along Nueces Street, located north 

of Interstate Highway 37 (IH 37), along Winnebago Street, Coke Street, 

Nueces Street and West Broadway Street from the “RM-1” Multifamily 

District and the “CN-1” Neighborhood Commercial District to the “IH” 

Heavy Industrial District; providing for a penalty not to exceed $2,000 and 

publication. (Staff recommends approval).

ZN8553 POCCA Staff ReportAttachments:
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ZN8553 POCCA

VII. Director's Report

VIII. Future Agenda Items

IX. Adjournment of Planning Commission

X. Convene Beach Dune Committee (Planning Commission)

XI. Call to Order, Roll Call

XII. PUBLIC COMMENT: The public is invited to speak on any agenda item and any

other items that pertain to the Beach/Dune Committee. (See instructions for

item II. above). Comments are limited to 3 minutes.

XIII. Approval of Absences: Commissioner Mandel

XIV. Approval of Beach Dune Committee Minutes: August 21, 2024 DRAFT Meeting 

Minutes

7. 25-0595 Beach Dune Committee Meeting Minutes DRAFT August 21, 2024

8-21-24 Beach Dune Committee Minutes DRAFTAttachments:

XV. Consent Public Hearing Discussion and Possible Action (Item D)

D. Public Hearing - Beach Front Construction Certificate for a property located at or 

near 15820 Park Road 22.

8. 25-0614 Case No.  BD8369, Nueces County Coastal Parks Department. Request for a 

Beachfront Construction Certificate (Large-Scale) for proposed construction 

activities on a property located at or near 15820 Park Road 22 and described as 

Padre Island Nueces County Park #1 - Bob Hall Pier. (Staff recommends 

conditional approval).

BD8646 BCC Report - Infratech Mustang Island_Attachments

BD8646 PC Presentation - Infratech Mustang Island

Attachments:

XVI. Director's Report

XVII. Future Agenda Items

XVIII. Adjournment of Beach Dune Committee
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Persons with disabilities who plan to attend this meeting and who may need auxiliary 

aids or services are requested to contact Robert Kurtz, at 361-826-3112 or 

robertk3@cctexas.com, no later than 48 hours prior to this meeting so that appropriate 

arrangements can be made.
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1201 Leopard Street

Corpus Christi, TX 78401

cctexas.com

City of Corpus Christi

Meeting Minutes - Draft

Planning Commission

5:30 PM Council ChambersWednesday, April 16, 2025

Call to Order, Roll CallI.

Vice-Chairman Salazar-Garza called the meeting to order at 5:30 pm and quorum was

established to conduct the meeting with Commissioners Budd and Chairman York

absent.

PUBLIC COMMENT: NoneII.

Approval of Absences: Commissioner MunozIII.

Commissioner Cantu made a motion to approve of the absence of Commissioner

Munoz. Commissioner Miller seconded. Vote: All Aye. Motion passed.

Approval of Minutes: April 2, 2025 DRAFT Meeting MinutesIV.

Commissioner Mandel made a motion to approve the meeting minutes from April 2,

2025, as presented by staff. Commissioner Hedrick seconded. Vote: All Aye. Motion

passed.

1. 25-0512 Planning Commission Meeting Minutes DRAFT April 2, 2025

Consent Public Hearing: Discussion and Possible ActionV.

Vice-Chairman Salazar-Garza moved the meeting to items A and B.

Time ExtensionA..

Andrew Dimas, Development Services, introduced item 2 under Time Extension. It is 

their first time extension request. Staff recommends approval.

2. 25-0495 22PL1085 - First Request for a 12 Month Extension

Calallen South Unit 5 

Located: East of Hwy. 77 and North of C.R. 48.

ZoningB.

Andrew Dimas, development Services, introduced item 3 under Zoning. Request it to

change zoning from RS-6 Single Family District to the RS-6 SP Single Family District

with Special Permit. Rezoning is for an 85’cell tower. Staff recommends approval.
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Vice-Chairman Salazar-Garza opened up the floor for questions/comments. 

Commissioner Miller asked how the height is written in the special permit. Dimas 

explained that the height of the tower is listed under use. And that the height is 

determined from grade. Commissioner Miller wanted to make sure that the height would 

be capped at 85’. 

Commissioner Mandel asked if this falls outside of the AICUZ.  Dimas confirmed that it 

does. Commissioner Miller went on to explain that even with the special permit the 

builder will still have to file with the proper government entities to approve and provide 

comment. 

Vice-Chairman Salazar-Garza opened up public comment. No comment. Vice-Chairman 

Salazar closed public comment. 

Commissioner Miller made a motion to approve the consent agenda as presented. 

Commissioner Teichelman seconded. Vote: All Aye. Motion passes.

3. 25-0525 Zoning Case No. ZN8545, M&R Home Solutions, LLC. (District 5). Ordinance

rezoning a property at or near 2345 Yorktown Blvd from the “RS-6” Single-Family 

6 District to the “RS-6/SP” Single-Family 6 District with a Special Permit; 

providing for a penalty not to exceed $2,000 and publication. (Staff recommends 

approval).

Director's Report: NoneVI.

Future Agenda Items: NoneVII.

AdjournmentVIII.

With no other business to conduct, Vice-Chairman Salazar-Garza adjourned the meeting

at 5:36 pm.
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TECHNICAL REVIEW PLAT REQUIREMENTS 
REGULAR PLANNING COMMISSION MEETING 

April 30, 2025 
 
 

 
PROJECT: PL 8662 
Lamar Park Subdivision   Sec. 1    Block 5  Lot 4R 
Location: East of Jackson Place and north of Center Dr. 
 
Zoned: RS-6 
 
Owner: David Stewart 

 
Surveyor: Brister Surveying    

 
The applicant proposes to replat the property to form new lots sizes for sale. The submitted 
Replat satisfies the requirements of the Unified Development Code and State Law, and the 

Technical Review Committee recommends approval. Recordation is pending satisfactory 
completion of UDC Review Criteria for 3.11.4. 
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Document Filename

Merged Documents Report (2).pdf

Updated Plat 4-8.pdf

Utility Plan.pdf

Author Name Author Email Author Phone No.:

Justin Phung justinp2@cctexas.com 361-826-1896

Alex Harmon AlexH2@cctexas.com 361-826-1102

Edgar Diaz Ruiz edgardr@cctexas.com 361-826-1895

Development Services

2406 Leopard Street, Corpus Christi, TX  78408

Comment Author Contact Information:

Submission Documents:

General Comments

Merged Document Report

Application No.: PL8662

Description :  

Address : 341 JACKSON CORPUS CHRISTI TX  78411

Record Type : PLAT  

Date: 04.09.2025
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Comment
ID

Page Reference Annotation
Type

Author : Department Status Review Comments Applicant Response Comments

10 1 Note  Justin Phung : STREET Closed PW STR: Informational - Please refer to City of
Corpus Christi Standards and Specifications for
proposing roadwork, curb and gutter, sidewalk,
utilities, etc and have the standards included in the
plan set and the specifications referenced.
Wherever available, please include a table of
contents for which standards and specifications
were used.

 

1 1 Note  Edgar Diaz Ruiz : WTR Closed Water construction is not required for platting
(UDC 1.2.1.D & 8.2.6; Water Distribution
Standards).

 

2 1 Note  Edgar Diaz Ruiz : WTR Closed Wastewater construction is not required for
platting (UDC 1.2.1.D & 8.2.7; Wastewater
Collection System Standards).

 

Comment 
ID

Author : Department Status Review Comments Applicant Response Comments

3 Alex Harmon : DS Closed Improvements Required for Recordation, per UDC 8.1.4. 
A. Streets: No
Sidewalks: No, per 8.2.2 
B. Water: No
Fire hydrants: No
C. Wastewater: No 
D. Stormwater: No 
E. Public open space: No 
F. Permanent monument markers: No 
Please note, improvements required should be constructed to city
standards, found in Article 8 and the IDM.

 

Corrections in the following table need to be applied before a permit can be issued
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GRAPHIC SCALE

1 inch = 25 ft.
( IN FEET )

0 12.5 25 50

STATE OF TEXAS
COUNTY OF NUECES

I, KARA SANDS, CLERK OF THE COUNTY COURT IN AND FOR
NUECES COUNTY, TEXAS, HEREBY CERTIFY THAT THE
FOREGOING MAP DATED THE ______ DAY OF ________________,
2025, WITH ITS CERTIFICATE OF AUTHENTICATION WAS
FILED FOR RECORD IN MY OFFICE THE ______ DAY OF
________________, 2025 AT _______ O'CLOCK __M AND DULY
RECORDED IN VOLUME ______,  PAGE _____ MAP RECORDS OF
NUECES COUNTY, TEXAS. WITNESS MY HAND AND SEAL OF
SAID COURT AT MY OFFICE, IN CORPUS CHRISTI, TEXAS.

                                                  DOCUMENT NO._________________

                                                           _____________________________
                                                                                           KARA SANDS
                                                                                     COUNTY CLERK

                                                           _____________________________
                                                                                                     DEPUTY

STATE OF TEXAS
COUNTY OF NUECES

THIS FINAL PLAT OF THE HEREIN DESCRIBED PROPERTY WAS
APPROVED BY THE DEVELOPMENT SERVICES ENGINEER OF THE
CITY OF CORPUS CHRISTI, TEXAS.

THIS THE ________ DAY OF ______________________  , 2025

                                                                 ______________________________________
                                                                 BRIA A. WHITMIRE, P.E., CFM, CPM
                                                                 DEVELOPMENT SERVICES ENGINEER

STATE OF TEXAS
COUNTY OF NUECES

BEFORE ME, THE UNDERSIGNED AUTHORITY, ON THIS DAY PERSONALLY
APPEARED, DAVID JENNINGS STEWART, PROVEN TO ME TO BE THE
PERSON WHOSE SIGNATURE THEY MADE ON THE FOREGOING
INSTRUMENT OF WRITING, AND THEY ACKNOWLEDGED TO ME THAT
THEY EXECUTED THE SAME FOR THE PURPOSES AND CONSIDERATIONS
THEREIN EXPRESSED. GIVEN UNDER MY HAND AND SEAL OF OFFICE.
THIS THE ________ DAY OF ______________________ , 2025.

                                                                            _________________________________
NOTARY PUBLIC

STATE OF TEXAS
COUNTY OF NUECES

I, DAVID JENNINGS STEWART,  DO HEREBY CERTIFY THAT I AM THE
OWNER OF THE PROPERTY SHOWN HEREON, THAT ALL EASEMENTS AND
RIGHT-OF-WAYS AS SHOWN ARE DEDICATED TO THE PUBLIC FOR THE
INSTALLATION, OPERATION, AND MAINTENANCE OF PUBLIC STREETS
AND UTILITIES, AND WE ADOPT THIS PLAT FOR THE PURPOSES OF
DESCRIPTION AND DEDICATION. THIS THE________ DAY
OF______________________ , 2025.

                                                         _________________________________________
                                                         DAVID JENNINGS STEWART,

                                                                                                                           OWNER

Brister Surveying
5506 Cain Drive
Corpus Christi, Texas 78411
Office    361-850-1800
Fax        361-850-1802
bristersurveying@corpus.twcbc.com
Firm Registration No. 10072800

PLAT OF
LAMAR PARK SUBDIVISION SECTION 1

BLOCK 5, LOT 4R
BEING A REPLAT OF BLOCK 5, ALL OF LOT 4 AND A PORTION OF LOTS 3 & 5, LAMAR PARK
SUBDIVISION SECTION 1, AS SHOWN ON A MAP RECORDED IN VOLUME 11, PAGE 25, MAP

RECORDS OF NUECES COUNTY, TEXAS AND BEING THE SAME TRACT DESCRIBED IN A DEED
RECORDED IN DOCUMENT NO. 2025009458, OFFICIAL RECORDS OF NUECES COUNTY, TEXAS.

NOTES:

1. THE RECEIVING WATER FOR THE STORM WATER RUNOFF FROM THIS PROPERTY IS THE CORPUS CHRISTI BAY. THE TCEQ HAS
CLASSIFIED THE AQUATIC LIFE USE FOR THE CORPUS CHRISTI BAY AS "EXCEPTIONAL" AND "OYSTER WATERS". TCEQ ALSO
CATEGORIZED THE CORPUS CHRISTI BAY AS "CONTACT RECREATIONAL".

2. BY GRAPHIC PLOTTING ONLY, THIS PROPERTY IS IN ZONE "X" ON THE FLOOD INSURANCE RATE MAP, COMMUNITY PANEL NO.
48355C 0510 G, WHICH BEARS AN EFFECTIVE DATE OF OCTOBER 13, 2022.

3. MEASURED BEARINGS ARE BASED ON GLOBAL POSITIONING SYSTEM NAD 83 (93) 4205 DATUM.

4. SET 5/8" RE-BAR = STEEL RE-BAR SET WITH YELLOW PLASTIC CAP LABELED BRISTER SURVEYING.

5. THE TOTAL PLATTED AREA IS 0.332 ACRES.

6. THE YARD REQUIREMENT, AS DEPICTED, IS A REQUIREMENT OF THE UNIFIED DEVELOPMENT CODE AND IS SUBJECT TO
CHANGE AS THE ZONING MAY CHANGE.

7. ANY INCREASE IN STORMWATER RUNOFF FLOW RATES SHALL BE MITIGATED TO COMPLY WITH UDC 8.2.A, 8.2.8.B., AND IDM
3.05.

LEGEND:
CL = CENTERLINE
M.R.N.C.T. = MAP RECORDS OF NUECES
                          COUNTY, TEXAS
PG. = PAGE
S.F. = SQUARE FEET
U.E. = UTILITY EASEMENT
VOL. = VOLUME
Y.R. = YARD REQUIREMENT

STATE OF TEXAS
COUNTY OF NUECES

I, RONALD E. BRISTER, A REGISTERED PROFESSIONAL LAND SURVEYOR
OF BRISTER SURVEYING, HAVE PREPARED THE FOREGOING MAP FROM
A SURVEY MADE ON THE GROUND UNDER MY DIRECTION AND IT IS
TRUE AND CORRECT TO THE BEST OF MY KNOWLEDGE, INFORMATION
AND BELIEF.

THIS THE ________ DAY OF ______________________  , 2025

                                               _______________________________________________
                                                                                                     RONALD E. BRISTER
                                                                                    REGISTERED PROFESSIONAL
                                                                                                            LAND SURVEYOR
                                                                                                             LICENSE NO. 5407

SITE

JACKSON PLACE
50' RIGHT OF WAY

DATE OF MAP: 8 APRIL 2025

LOT 4R
0.332 ACRES

14,461 S.F.

5' U.E.

25' B.L.

C   L

STATE OF TEXAS
COUNTY OF NUECES

THIS FINAL PLAT OF THE HEREIN DESCRIBED PROPERTY WAS
APPROVED BY THE PLANNING COMMISSION OF THE CITY OF CORPUS
CHRISTI, TEXAS. THIS THE ________ DAY OF ______________________  , 2025

____________________________                                       ____________________________
                       MICHAEL YORK                                                                MICHAEL DICE
                                CHAIRMAN                                                                      SECRETARY
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Brister Surveying
5506 Cain Drive
Corpus Christi, Texas 78411
Office    361-850-1800
Fax        361-850-1802
bristersurveying@corpus.twcbc.com
Firm Registration No. 10072800

UTILITY PLAN FOR
LAMAR PARK SUBDIVISION SECTION 1

BLOCK 5, LOT 4R
BEING A REPLAT OF BLOCK 5, ALL OF LOT 4 AND A PORTION OF LOTS 3 & 5, LAMAR PARK
SUBDIVISION SECTION 1, AS SHOWN ON A MAP RECORDED IN VOLUME 11, PAGE 25, MAP

RECORDS OF NUECES COUNTY, TEXAS AND BEING THE SAME TRACT DESCRIBED IN A DEED
RECORDED IN DOCUMENT NO. 2025009458, OFFICIAL RECORDS OF NUECES COUNTY, TEXAS.

LEGEND:
CL = CENTERLINE
M.R.N.C.T. = MAP RECORDS OF NUECES
                          COUNTY, TEXAS
PG. = PAGE
S.F. = SQUARE FEET
U.E. = UTILITY EASEMENT
VOL. = VOLUME
Y.R. = YARD REQUIREMENT

SITE
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TECHNICAL REVIEW PLAT REQUIREMENTS 
REGULAR PLANNING COMMISSION MEETING 

April 30, 2025 
 
 

 
PROJECT: PL8691  
NAME OF PLAT: King’s Lake West Master Preliminary Plat (186.40 Ac.) 
Located north of C.R. 22 and east of C.R. 43 and west of Oso Creek. 
 
Zoned: RS-4.5 
 
Owner: John Tamez 

 
Surveyor: Pape Dawson Engineering 

 
The applicant proposes to plat the property to develop 520 lot subdivision. The submitted 
Master Prelim or Preliminary Plat will satisfy the requirements of the Unified Development 
Code and State Law, and the Technical Review Committee recommends approval.  Approval 
is pending satisfactory completion of UDC Review Criteria for 3.8.3.C. 
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Document Filename

250421b-Prelim Pl2100502.pdf

Author Name Author Email Author Phone No.:

Mark Zans markz2@cctexas.com 361-826-3553

Mikail Williams MikailW@cctexas.com  

Alex Harmon AlexH2@cctexas.com 361-826-1102

Justin Phung justinp2@cctexas.com 361-826-1896

Edgar Diaz Ruiz edgardr@cctexas.com 361-826-1895

Development Services

2406 Leopard Street, Corpus Christi, TX  78408

Comment Author Contact Information:

Submission Documents:

General Comments

Merged Document Report

Application No.: PL8691

Description :  

Address :  

Record Type : PLAT  

Date: 04.25.2025
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Comment
ID

Page Reference Annotation
Type

Author : Department Status Review Comments Applicant Response Comments

6 P001 Note  Alex Harmon : DS Closed Approval of the plat does not approve the layout of
public utilities, including but not limited to water,
wastewater, stormwater and roadways.  These
items are only approved via Public Improvement
Plans, which are required at time of final plat

 

1 P001 Note  Mark Zans : LD Closed Plat is a Master Preliminary Plat  

2 P001 Note  Mark Zans : LD Closed :  This plat is on the 30-day tract for approval,
approval with Conditions, or disapproval by
5/14/2025 The deadline for revisions to be
submitted is 5/5/2025

 

3 P001 Note  Mark Zans : LD Closed :  The plat will be recommended as Conditional
Approval for Resolution comments received and
that have remained Open and unmet.

 

4 P001 Note  Mark Zans : LD Closed A request or response may be made for an
additional 30 days for Public Notice plat with a
Waiver or to resolve Open comments. This request
must be made directly to Development Services
within the 30-day initial period.

 

8 P001 Note  Mark Zans : LD Closed Parks comment: based on 520 units anticipated,
fee will be $462.50 x 520 =
$240,500.00 dollars.
Based on the application submittted and the
amount of newly proposed residential homes
created, the appropriate fees has been calculated.
If changes to the number of units occurs fees will
affect said changes. Currently, Parks is not
accepting dedication in lieu of fees.

 

Comment 
ID

Author : Department Status Review Comments Applicant Response Comments

7 Alex Harmon : DS Closed Improvements Required for Recordation, per UDC 8.1.4.
A. Streets: Yes
Sidewalks: Yes
B. Water: Yes
Fire hydrants: Yes 
C. Wastewater: Yes
D. Stormwater: Yes
E. Public open space: No
F. Permanent monument markers: No   

Please note, improvements required should be constructed to city
standards, found in Article 8 and the IDM.

 

Corrections in the following table need to be applied before a permit can be issued
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Comment
ID

Page Reference Annotation
Type

Author : Department Status Review Comments Applicant Response Comments

9 P001 Note  Justin Phung : STREET Closed PW STR: Informational - Please refer to City of
Corpus Christi Standards and Specifications for
proposing roadwork, curb and gutter, sidewalk,
utilities, etc and have the standards included in the
plan set and the specifications referenced. CoCC
Standards don't show a Type "S" or "L" curb.

 

10 P001 Note  Justin Phung : STREET Closed PW STR: Informational - Please refer to City of
Corpus Christi Standards and Specifications for
proposing roadwork, curb and gutter, sidewalk,
utilities, etc and have the standards included in the
plan set and the specifications referenced.
Wherever available, please include a table of
contents for which standards and specifications
were used.

 

11 P001 Note  Justin Phung : STREET Closed PW STR: Informational - A person shall be held
responsible for damage to and in public right-of-
way for the criteria outlined in Sec. 49-39-9 in the
City's Municipal Code and will be held responsible
for restoring the City assets per Municipal Code
Sec. 49-47-1, Sec. 49-54-6 and Sec. 49-49-3. For
further information, please email
ROWManagement@cctexas.com.

 

12 P001 Note  Justin Phung : STREET Closed PW STR: Informational - Please provide typical
street section specifications on pavement section
materials and thicknesses.

 

13 P001 Note  Justin Phung : STREET Closed PW STR: Informational - Vertical alignment of side
streets should not protrude into higher
classification roadways.

 

14 P001 Note  Justin Phung : STREET Closed PW STR: Informational - Project should address the
vertical alignment of the proposed tie-ins to
existing infrastructure inside and outside project
limits. Vertical alignment should not restrict flow to
inlets and should allow smooth riding surface. If
current project limits don't allow this, the project
limits should be altered to address.

 

15 P001 Note  Justin Phung : STREET Closed PW STR: Informational - Per IDM Table 6.3.5H, the
road section cross-slope from the crown to the
gutter shall be a consistent 2% minimum.

 

16 P001 Note  Justin Phung : STREET Closed PW STR: Informational - Per IDM Table 6.3.5J, One
coarse surface treatment/underseal would be
required between the base and asphalt pavement.

 

17 P001 Note  Justin Phung : STREET Closed PW STR: Informational - The design engineer shall
reference City specifications and include City
standards in the plan set.

 

18 P001 Note  Justin Phung : STREET Closed PW STR: Informational - Per IDM table 6.3.5H, the
treated subgrade and flexible base shall extend at
least 2 feet beyond the back of curb.
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Comment
ID

Page Reference Annotation
Type

Author : Department Status Review Comments Applicant Response Comments

19 P001 Note  Justin Phung : STREET Closed PW STR: Informational - County Road 22 is a C3
collector under the City's Transportation Plan. Per
Table 6.2.2.B of the IDM, a C3 collector shall have a
75' ROW.

 

20 P001 Note  Justin Phung : STREET Closed PW STR: For PIP - What is the reason for the cul-de-
sac section at the end of Oso Parkway?

 

21 P001 Note  Justin Phung : STREET Closed PW STR: Informational - Please show typical section
cuts on the site layout. For example, have call outs
for streets with 50' ROW using L-1A.

 

22 P001 Note  Justin Phung : STREET Closed PW STR: Is CR 22 going to be improved and be built
along side Mitford Castle Drive or is CR 22 turning
into Mitford Castle Drive? Does the "Unimproved"
label on CR 22 means that it is currently
unimproved or that the plat will not improve the
road?

 

23 P001 Note  Justin Phung : STREET Closed PW STR: For PIP - If CR 22 is going to be built along
side Mitford Castle Dr., the intersection of CR 22
and Mitford Castle Dr. shall be altered to have 90
degree angles.

 

24 P001 Note  Justin Phung : STREET Closed PW STR: Is there any approval of the 100' ROW
being constructed as a boulevard?

 

25 P001 Note  Justin Phung : STREET Closed PW STR: CR 43 and CR 22 (if it is going to be built)
have no callouts to which typical section detail
would be used for them.

 

26 P001 Note  Justin Phung : STREET Closed PW STR: CR 43 is not improved from Weber Rd to
this site. Are there any plans to improve that
section?

 

27 P001 Note  Mikail Williams : WTR Closed Water construction is required for platting (UDC
1.2.1.D & 8.2.6; Water Distribution Standards).  Will
need to review before final plat.

 

28 P001 Note  Edgar Diaz Ruiz : WW Closed Wastewater construction is required for platting
(UDC 1.2.1.D & 8.2.7; Wastewater Collection System
Standards). All wastewater improvements to be
address during Public Improvements Phase.
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NUECES
COUNTY

TYPICAL 50' RIGHT-OF-WAY STREET SECTION (L-1A) TYPICAL 60' RIGHT-OF-WAY STREET SECTION (RC1) TYPICAL PARKWAY STREET SECTION (P1)
80' R.O.W. (40' B-B)

UNIT 1

UNIT 2
UNIT 3 UNIT 4 UNIT 5

UNIT 6

ENGINEER:

DEVELOPER/OWNER:

SURVEYOR:

NOTES:

LEGEND                                                     

KINGS LAKE WEST
MASTER PRELIMINARY PLAT

CITY OF CORPUS CHRISTI, NUECES COUNTY, TEXAS
BEING A 186.405 TRACT OF LAND A OUT OF THE SOUTH ONE-HALF OF SECTION 6. LAURELES FARM
TRACT  RECORDED IN VOLUME 3 , PAGE 15 IN THE MAP RECORDS OF NUECES COUNTY, TEXAS, AND
BEING FURTHER DESCRIBED AS BEING OUT OF THE 284.6048 ACRE TRACT DESCRIBED IN
DOCUMENT NO. 2002021903 IN THE OFFICIAL PUBLIC RECORDS OF NUECES COUNTY, TEXAS.

TYPICAL 100' RIGHT-OF-WAY STREET SECTION (A-2)
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TECHNICAL REVIEW PLAT REQUIREMENTS 
REGULAR PLANNING COMMISSION MEETING  

April 30, 2025 
 
 

 
PROJECT: PL8671 - Conditional Approval 
 
NAME OF PLAT: Bayberry Terrace  Block 3  Lots 1R, 2R, and 3R -  Final plat of 6.15 Ac. 
Located: East of Waldron Rd. and north of Mediterranean Dr. 
 
Zoned: RS-6 
 
Owner: MVGG, LLC – James Maddalone 

 
Surveyor: Voss Engineering 
 
The applicant proposes to plat the property to create 3 lots for construction purposes. Upon 
satisfaction of the remaining conditions and Open comments in the Plat Review Comments 
Report, the submitted Non-Public Notice plat will satisfy the requirements of the Unified 
Development Code and State Law.  
 
The Technical Review Committee recommends Conditional Approval. Recordation is 
pending satisfactory completion of UDC Review Criteria for 3.8.5.D. 
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Document Filename

24-3688 Replat-REV(1).pdf

Author Name Author Email Author Phone No.:

Marcos  Castaneda marcosc@cctexas.com -

Mark Zans markz2@cctexas.com 361-826-3553

Alex Harmon AlexH2@cctexas.com 361-826-1102

Caleb Wong calebw@cctexas.com 361-826-3392

Comment 
ID

Author : Department Status Review Comments Applicant Response Comments

22 Alex Harmon : DS Closed Improvements Required for Recordation, per UDC 8.1.4.
A. Streets: No
Sidewalks: Yes, at site development
B. Water: No
Fire hydrants: No 
C. Wastewater: No, but may be necessary at site development
D. Stormwater: No
E. Public open space: No 
F. Permanent monument markers: No   

Please note, improvements required should be constructed to city
standards, found in Article 8 and the IDM.

 

Development Services

2406 Leopard Street, Corpus Christi, TX  78408

Comment Author Contact Information:

Submission Documents:

General Comments

Merged Document Report

Application No.: PL8671

Description :  

Address :  

Record Type : PLAT  

Date: 04.25.2025
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Comment
ID

Page Reference Annotation
Type

Author : Department Status Review Comments Applicant Response Comments

11 P001 Note  Alex Harmon : DS Closed 4/23/25 UPDATE: Private UE/agreement to be in
place before recordation. 

Per UDC  3.8.5.D and City Ordinance 032357, each
lot should have separately billed utilities/access to
utilities and extend access to neighboring plats. To
meet this criteria, provide private/access easement
for water and wastewater between Lot 1R and Lot
2R.

 

12 P001 Note  Alex Harmon : DS Closed Waldron Rd is listed in the City UTP as a proposed
minor arterial (A1) street which requires a 95' ROW.
Dedicate an additional 7.5' ROW to meet the 47.5'
ROW required from centerline.

 

13 P001 Note  Alex Harmon : DS Closed Per UDC 8.2.3.A.2. A UE of 15 ft width should be
dedicated along arterial or higher classification
streets. Provide a 15 ft easement.

 

16 P001 Note  Alex Harmon : DS Closed Sidewalks should be constructed per UDC 8.2.2 and
the ADA master plan.

 

19 P001 Note  Alex Harmon : DS Closed Informational: Per Municode Sec 14-1108, Autocad
DWG or DXF format is required for plats prior to
recordation.

 

21 P001 Note  Alex Harmon : DS Closed 4/23/25 UPDATE: Show unit for flows of Q values
on SWQMP Plan.  

Provide units for flow.

 

23 P001 Note  Alex Harmon : DS Closed Add general note on plat: During the development
of the site, any increase in stormwater runoff flow
rates must be mitigated in accordance with UDC
8.2.8.A, 8.2.8.B, and IDM 3.05 resulting in no
adverse impacts between existing conditions and
proposed conditions.

 

1 P001 Note  Mark Zans : LD Closed RTA comment:
 PL8671 Bayberry Terrace Block 3, Lots 1R, 2R, & 3R
with a commercial zoning district -- This plat is
located along and immediately adjacent to inbound
bus stop 701 served by existing CCRTA Route 4
Flour Bluff. Any future site development or
construction within the subject property should not
conflict with this existing bus stop but should any
adjustments be required or a request for any
alteration of this bus stop, a future meeting with
CCRTA and Del Mar College Administrative staff to
discuss necessary or desired alterations will be
warranted.

 

2 P001 Note  Mark Zans : LD Closed Plat is a final plat  

Corrections in the following table need to be applied before a permit can be issued
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Comment
ID

Page Reference Annotation
Type

Author : Department Status Review Comments Applicant Response Comments

3 P001 Note  Mark Zans : LD Closed This plat is on the 30-day tract for approval,
approval with Conditions, or disapproval by
4/30/25. The deadline for revisions to be submitted
is 4/21/2025
.

 

4 P001 Note  Mark Zans : LD Closed The plat will be recommended as Conditional
Approval for Resolution comments received and
that have remained Open and unmet.

 

5 P001 Note  Mark Zans : LD Closed   

6 P001 Note  Mark Zans : LD Closed Provide a block number
Should be Block 3

 

7 P001 Note  Mark Zans : LD Closed Remove original lot line. and label.  

8 P001 Note  Mark Zans : LD Closed Add general note for stated below:
  Final plats for properties located within Accident
Potential Zone 1 and 2 that the property, either
partially or wholly, lies within an Accident Potential
Zone and is subject to noise and/or aircraft
accident potential which may be objectionable.

 

14 P001 Note  Mark Zans : LD Closed Traffic comments #1
1. Sidewalks required on both sides of local street
as per IDM Chapter 6 - Street Design Requirements.
Table 6.2.2 Street Right-of-Way Dimension
Standards"
2. Proximity to airport / airstrip may require height
limitation on equipment.
Aeronautical study may be required."

 

15 P001 Note  Mark Zans : LD Closed Traffic comments #2

1	Informational:	Proposed driveway access to a
public City Street shall conform to access
management standards outlined in Article 7 of the
UDC (UDC 7.1.7)
2	Informational:	The PW-Traffic Department(Right-
of-Way Division) is responsible for reviewing and
permitting new construction and
repairs/modifications to driveways, sidewalks, and
curb and gutter. The review and approval of the
permit must be approved prior to the issuance of
the building permit (issued by DSD).  (Refer to
Municode Chapter 49-30 for permit requirements.)
3	Informational:	All traffic signs shall be furnished
and installed by the Developer in accordance to
specifications of, and subject to, latest version of
the "Texas Manual on Uniform Traffic Control
Devices (TMUTCD), public improvement plan
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Comment
ID

Page Reference Annotation
Type

Author : Department Status Review Comments Applicant Response Comments

reviews and inspections, by the City. This includes
furnishing and installing “STOP” signs. Reference:
Texas MUTCD based on CC UDC Article 8.1.3.A. All
entries to private streets from public streets shall
be clearly signed by the owners or home owners
association as a “private street.” (Reference UDC
Article 8.2.1.J. Private Streets)
4	Informational:	Pavement markings shall be
installed within the scope of the subdivision in
accordance to specifications of, and subject to,
latest version of the "Texas Manual on Uniform
Traffic Control Devices (TMUTCD), public
improvement plan reviews and inspections, by the
City. Reference: Texas MUTCD and UDC Article
8.1.3.A
5	Informational:	A ROW Construction Permit,
issued by PW-Traffic Department (Right-of-Way
Division), is required for any work obstructing,
closing, or occupying public right-of-way (Reference
Chapter 49-2). Work within the Right-of-Way
without a permit is subject to daily Non-
Compliance Fees (Reference Municode Chapter 49).
6	Informational:	Any street excavation, utility cut,
or utitlity tap requires a permit issued by the Traffic
Department (Right-of-Way Division). Restoration
requirements are subject to the street Pavement
Condition Index (PCI) and street age. New streets (
Any street 0-6 years and / or PCI ≥ 80) will require
restoration of 25-ft beyond the outermost edge of
the excavation and up to curb to curb repair. Older
streets (Any street > 6 years or PCI < 80) will require
restoration of 10-ft beyond the outermost edge of
the excavation and up to full lane (Refer to
Municode Section 49-47-1).

28 P001 Note  Mark Zans : LD Closed Please confirm the Waldron Rd. is a existing 80'
ROW.

25 P001 Note  Caleb Wong : STREET Closed PW STR: Please refer to City of Corpus Christi
Standards and Specifications for proposing
roadwork, curb and gutter, sidewalk, utilities, etc
and have the standards included in the plan set
and the specifications referenced. Wherever
available, please include a table of contents for
which standards and specifications were used.

26 P001 Note  Caleb Wong : STREET Closed PW STR: A person shall be held responsible for
damage to and in public right-of-way for the criteria
outlined in Sec. 49-39-9 in the City's Municipal Code
and will be held responsible for restoring the City
assets per Municipal Code Sec. 49-47-1, Sec.
49-54-6 and Sec. 49-49-3. For further information,
please email ROWManagement@cctexas.com. 21
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ID
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27 P001 Note  Marcos  Castaneda :
STREET

Open Any public improvement  must confirm any
increase in stormwater runoff flow rates must be
mitigated in accordance with UDC 8.2.8.A, 8.2.8.B,
and IDM 3.05 resulting in no adverse impacts
between existing conditions and proposed
conditions.
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03/31/2025

DATE:

RV & PP

OFFICE:

24-3688

JOB #:REVISED:

VICINITY MAP  (NTS)

BAYBERRY TERRACE UNIT 1
BLOCK 3, LOTS 1R, 2R & 3R

GIVEN UNDER MY HAND AND SEAL OF OFFICE, THIS THE _____DAY OF _______________2025,

NOTARY PUBLIC IN AND FOR NUECES CO., TEXAS
_______________________________________________

COUNTY OF NUECES
STATE OF TEXAS

STATE OF TEXAS
COUNTY OF NUECES

WE, MVGG, LLC, HEREBY CERTIFY THAT WE ARE THE OWNERS OF BLOCK 3, LOTS 1R, 2R & 3R,
EMBRACED WITHIN THE BOUNDS OF THE FOREGOING MAP; THAT WE HAD SAID LAND SURVEYED
AS SHOWN; THAT STREETS AS SHOWN ARE DEDICATED TO THE PUBLIC FOREVER; THAT ALL
EASEMENTS ARE DEDICATED TO THE PUBLIC FOR THE INSTALLATION, OPERATION AND USE OF
THE PUBLIC UTILITIES; THAT THIS MAP WAS MADE FOR THE PURPOSES OF DESCRIPTION AND
DEDICATION,

THIS THE _____OF _______________2025,

________________________________
JAMES MADDALONE
OWNER

BEFORE ME, THE UNDERSIGNED AUTHORITY, ON THIS DAY PERSONALLY APPEARED, MVGG, LLC,
KNOWN TO ME TO BE THE PERSONS WHOSE NAMES SUBSCRIBED TO THE FOREGOING
INSTRUMENT OF WRITING AND ACKNOWLEDGED TO ME THAT THEY EXECUTED THE SAME FOR
THE PURPOSES AND CONSIDERATION HEREIN EXPRESSED AND IN THE CAPACITY HEREIN STATED.

________________________________   ________________________________   

STATE OF TEXAS
COUNTY OF NUECES

THIS FINAL PLAT OF THE HEREIN DESCRIBED PROPERTY WAS APPROVED ON BEHALF OF
THE CITY OF CORPUS CHRISTI, TEXAS BY THE PLANNING COMMISSION

THIS THE ______DAY OF ___________________2025,

____________________________________
MICHAEL YORK, CHAIRMAN

____________________________________
MICHAEL DICE, DIRECTOR

STATE OF TEXAS
COUNTY OF NUECES

THIS FINAL PLAT OF THE HEREIN DESCRIBED PROPERTY APPROVED BY THE DEVELOPMENT
SERVICES ENGINEER OF THE CITY OF CORPUS CHRISTI, TEXAS.

THIS THE _____OF _______________2025,

______________________________________
BRIA WHITMIRE, P.E., C.F.M., C.P.M.
DEVELOPMENT SERVICES ENGINEER

STATE OF TEXAS
COUNTY OF NUECES

I, KARA SANDS, CLERK OF THE COUNTY COURT, IN AND FOR NUECES COUNTY TEXAS, HEREBY
CERTIFY THAT THE FOREGOING INSTRUMENT DATED THE _____ DAY OF ____________, 2025, WITH
IT'S CERTIFICATE OF AUTHENTICATION, WAS FILED FOR RECORD IN MY
OFFICE THIS _____DAY OF __________________, 2025 AT ____ O'CLOCK __M AND DULY
RECORDED IN VOLUME ____, PAGE ____ (M.R.N.C.T.)

WITNESS MY HAND AND SEAL OF OFFICE IN CORPUS CHRISTI, TEXAS, THIS THE _____DAY OF
_______________2025.

KARA SANDS, COUNTY CLERK      DEPUTY TO THE COUNTY CLERK

N

REGISTERED PROFESSIONAL LAND SURVEYOR No. 2293

SEAL 

RONALD A. VOSS                              

THIS THE _____OF _______________2025, 

STATE OF TEXAS
COUNTY OF NUECES

I, RONALD A VOSS, A REGISTERED PROFESSIONAL LAND SURVEYOR OF VOSS ENGINEERING,
INC., HAVE PREPARED THE FOREGOING MAP FROM SURVEY MADE ON THE GROUND UNDER MY
DIRECTION AND IS TRUE AND CORRECT TO THE BEST OF MY KNOWLEDGE, INFORMATION AND
BELIEF; I HAVE BEEN ENGAGED UNDER CONTRACT TO SET ALL LOT AND BLOCK CORNERS AS
SHOWN HEREIN AND TO COMPLETE SUCH OPERATIONS WITH DUE AND REASONABLE
DILIGENCE CONSISTENT WITH SOUND PROFESSIONAL PRACTICE.

5. TOTAL PLATTED AREA IS 6.097 ACRES.

NOTES:

6. BASIS OF BEARINGS ARE BASED ON THE TEXAS COORDINATE SYSTEM OF 1983, TEXAS SOUTH
ZONE 4205, AND ARE BASED ON THE NORTH AMERICAN DATUM OF 1983 (2011) EPOCH (2010.00).

7. IF ANY LOT IS DEVELOPED WITH RESIDENTIAL USES, COMPLIANCE WITH THE OPEN SPACE
REGULATION WILL BE REQUIRED DURING THE BUILDING PERMIT PHASE.

3.  THIS PROPERTY LIES WITHIN FLOOD ZONE X, COMMUNITY #48355C, PANEL 0545G
(CITY OF CORPUS CHRISTI), AND IS NOT WITHIN THE 100 YEAR FLOOD PLAIN.
REFER TO MAPS INDEX DATED 10/13/2022.

2. FOUND 5/8 INCH IRON ROD AT ALL LOT CORNERS, P.T.'S, BLOCK CORNERS
ETC., UNLESS OTHERWISE SPECIFIED. "S" DENOTES SET 5/8" I.R.

1. THE YARD REQUIREMENTS, AS DEPICTED, IS A REQUIREMENT OF
THE UNIFIED DEVELOPMENT CODE AND SUBJECT TO CHANGE, AS
THE ZONING MAY CHANGE.

4. THE RECEIVING WATER FOR THE STORM WATER RUNOFF FROM THIS PROPERTY IS THE
LAGUNA MADRE. THE TCEQ HAS CLASSIFIED THE AQUATIC LIFE USE FOR THE GULF OF
MEXICO AS "EXCEPTIONAL" AND "OYSTER WATERS". THE TCEQ ALSO CATEGORIZED
THE GULF OF MEXICO AS "CONTACT RECREATION" USE.

PLAT BOUNDARY

ROAD CENTERLINE

ADJACENT LOT LINE

YARD REQUIREMENT / BUILDING LINE

EASEMENT

Y.R.

B.L.

U.E.

E.E.

D.R.N.C.T.

M.R.N.C.T.

O.P.R.N.C.T.

YARD REQUIREMENT

BUILDING LINE

UTILITY EASEMENT

ELECTRICAL EASEMENT

DEED RECORDS OF NUECES
COUNTY, TX

MAP RECORDS OF NUECES
COUNTY, TX

OFFICIAL RECORDS OF NUECES
COUNTY, TX

LEGEND:

FOUND PROPERTY
CORNER

SET PROPERTY
CORNER'S'

D.E. DRAINAGE EASEMENT

CENTERLINE OF ROADWAYCL

B.C. BLOCK CORNER

'+' GRADE ELEVATION

D.H. DRILL HOLE

I.R. IRON ROD

FIRM NO. F-166
6838 GREENWOOD DRIVE,
CORPUS CHRISTI, TEXAS  78415-9760
Phone: (361) 854-6202
FAX: (361) 853-4696VOSS ENGINEERING

INCORPORATED

/ P.C.
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VOL. 23, PG. 30

(M.R.N.C.T.)

BAYBERRY TERRACE
SUBDIVISION

LOT 15LOT 16LOT 17LOT 18LOT 19LOT 20LOT 21 LOT 14

9
VOL. 41, PG. 168-169

(M.R.N.C.T.)

CARIBBEAN PLACE
UNIT 3
LOT 28

LOT 29

LOT 31

LOT 30

LOT 32

LOT 33

LOT 34

LOT 35

LOT 1R

60,348.95 S.F.
1.385 AC.

LOT 2R

92,444.76 S.F.
2.122 AC.

LOT 3R

112,825.48 S.F.
2.590 AC.

BEING A REPLAT OF  LOT 1, BLOCK 3, BAYBERRY TERRACE,
VOLUME 58, PAGE 25 & A PORTION OF (TRACT 2) OF LOT 30, SECTION

53 OF THE FLOUR BLUFF & ENCINAL FARM & GARDEN TRACTS,
VOLUME A, PAGE 41-43, (M.R.N.C.T.)

CORPUS CHRISTI, NUECES COUNTY, TEXAS

FND. 1" I.P.

SITE

N 28° 26' 43" E 20.00'L1:
S 61° 28' 36" E 268.62'L2:
S 28° 35' 42" W 20.00'L3:

N 61° 28' 36" W 268.56'L4:

ACCESS EASEMENT BEARINGS

ORIGINAL LOT 1, BLOCK 3
136,045.34 S.F.

3.123 AC.

132,128.94 S.F.
3.033 AC.

ORIGINAL PORTION OF TRACT 2 OF
LOT 30, F.B. & E.F. & G.T.

PREVAILING WIND

N

12.08 ACRES OUT OF
FLOUR BLUFF & ENCINAL FARM & GARDEN TRACTS

SOUTH 5/6 OF TRACT 30 SECTION 53
UNITED STATES OF AMERICA - OWNER

CONDEMNATION COURT CASE
NO. C-94-153

DATED: 03/30/1994

3 3

3

8. DURING THE DEVELOPMENT OF THE SITE, ANY INCREASE IN STORMWATER RUNOFF FLOW RATES
MUST BE MITIGATED IN ACCORDANCE WITH UDC 8.2.8.A, 8.2.8.B, AND IDM 3.05 RESULTING IN NO
ADVERSE IMPACTS BETWEEN EXISTING CONDITIONS AND PROPOSED CONDITIONS.

9. FINAL PLATS FOR PROPERTIES LOCATED WITHIN ACCIDENT POTENTIAL ZONE 1 AND 2 THAT THE
PROPERTY, EITHER PARTIALLY OR WHOLLY, LIES WITHIN ACCIDENT POTENTIAL ZONE AND IS
SUBJECT TO NOISE AND/OR AIRCRAFT ACCIDENT POTENTIAL WHICH MAY BE OBJECTIONABLE.
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TECHNICAL REVIEW PLAT REQUIREMENTS 
REGULAR PLANNING COMMISSION MEETING 

April 30, 2025 
 

 

 

PROJECT: 22PL1033  
 
Rancho Vista Subdivision Preliminary Plat - 1st Request for a 24-Month Extension. 
 
Located: East of Cimarron Blvd. and south of Yorktown Rd. 
 
Owner: Braselton Development Company 
 
Surveyor: Urban Engineering 
 
The Planning Commission originally approved the above plat on 6/15/2022. This request 
for a 24-month extension will expire on 6/15/2026, twenty-four months from the previous 
approval.  
 
The applicant states:” The purpose of this correspondence is to formally request a 24-month 
time extension for the preliminary plat so that applicant will be starting construction soon. 
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Corpus Christi, Texas

RANCHO VISTA SUBDIVISION

PRELIMINARY PLAT

for

25

Gloriag
Text Box
                 APPROVED               JUNE 15, 2022     PLANNING COMMISSION



Corpus Christi, Texas

RANCHO VISTA SUBDIVISION

Utility Map

for

26

Gloriag
Text Box
                 APPROVED               JUNE 15, 2022     PLANNING COMMISSION



Corpus Christi, Texas

RANCHO VISTA SUBDIVISION

Storm Water Quality Management Plan

for

27

Gloriag
Text Box
                 APPROVED               JUNE 15, 2022     PLANNING COMMISSION



Corpus Christi, Texas

RANCHO VISTA SUBDIVISION

Street Lighting Plan

for

28

Gloriag
Text Box
                 APPROVED               JUNE 15, 2022     PLANNING COMMISSION
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ZONING REPORT 
CASE ZN8553 

 
 

 

Applicant & Subject Property 

District: 1 
Owner: Port of Corpus Christi Authority 
Applicant: Port of Corpus Christi Authority 
Address: 1901-2201 Nueces Street., multiple tracts along Nueces Street, located north of 
Interstate Highway 37 (IH 37) and west of State Highway 35 (SH 35).  
Legal Description: Craven Heights Lots 1 through 14 
Acreage of Subject Property: 7.6 acres.  

Zoning Request 

From: “CN-1” Neighborhood Commercial and “RM-1” Multi-Family Districts. 
To: “IH” Heavy Industrial District. 
Purpose of Request: To allow warehouse and freight movement, and some heavy industrial 
activities.  . 

Land Development & Surrounding Land Uses 

 Zoning District Existing Land Use Future Land Use 

Site 
“CN-1” Neighborhood 

Commercial,  
‘RM-1” Multi-Family District 

Vacant,  
Medium-Density 

Residential,  
Public/Semi-Public,  

Transportation 

Light Industrial 

North “RS-6” Single-Family 6,  
“IH” Heavy Industrial 

Professional Office,  
Vacant,  

Transportation 
Heavy Industrial 

South “RM-1” Multi-Family Vacant,  
Transportation 

Transportation,  
Light Industrial,  

High-Density Residential 

East “RM-1” Multi-Family Vacant,  
Transportation 

Light Industrial,  
Permanent Open Space,  

Transportation 

West “RM-1” Multi-Family,  
“RS-6” Single-Family 6 

Vacant,  
Public/Semi-Public,  

Commercial,  
Light Industrial,  
Heavy Industrial 

Plat Status: The subject property will consist of vacated rights-of-way and several platted lots, 
making it an unplatted parcel. A rezoning must precede land development activities of the site, 
which is south of the Union Pacific Railroad, east of North Port Avenue, north of Winnebago Street, 
west of Coke Street, and adjacent to the future Highway 181 (Harbor Bridge).  
Military Compatibility Area Overlay District (MCAOD, Effective August 22, 2022): The subject 
property is not within a MCAOD District. 
Code Violations: None. 
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Transportation and Circulation 

 
 Winnebago 

Street 

Designation Section Proposed Section Existing 

"Local" Residential 

50-Foot ROW 
1 Lane & On-Street 

Parking,  
No Median/Center 

Turn Lane 

60-Foot ROW 
2 Thru Lanes,  

No Median/Center Turn Lane 

North Port 
Avenue 

Designation Section Proposed Section Existing 

"A2" Secondary Arterial 
Divided 

100-Foot ROW 
4 Lanes,  
Median 

60-Foot ROW 
4 Lanes,  

No Median/Center Turn Lane 

West Broadway 
Street 

Designation Section Proposed Section Existing 

"C1" Minor Residential 
Collector 

1.62 acres (70589 
SQF) pending closure 

under the 
Neighborhood 

Acquisition Plan via 
the Four-Party 

Agreement for port 
use purposes. 

Resolution 030705.  

60-Foot ROW 
2 Lanes,  

Center Turn Lane 

Coke Street 
  

Designation Section Proposed Section Existing 

"Local" Residential 

0.27 acre (11,612 
SQF) pending closure 

under the 
Neighborhood 

Acquisition Plan via 
the Four-Party 

Agreement for port 
use purposes. 

Resolution 030705.  

50-Foot ROW 
2 Thru Lanes, 

On-Street Parking  
No Median/Center Turn Lane 

Priour Avenue 
  

Designation Section Proposed Section Existing 

"Local" Residential 

0.43 acre (18,687 
SQF) pending closure 

under the 
Neighborhood 

Acquisition Plan via 
the Four-Party 

Agreement for port 
use purposes. 

Resolution 030705.  

40-Foot ROW 
2 Thru Lanes, 

On-Street Parking  
No Median/Center Turn Lane 

Nueces Street 
  

Designation Section Proposed Section Existing 

"Local" Residential 0.83 (36,068 SQF) 
acre pending closure 

50-Foot ROW 
2Thru Lanes,  
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Transit: The Corpus Christi RTA provides service to the subject property via Bus Route 12 Hillcrest 
with multiple stops near North Port Avenue, Coke Street, and Tuskegee Court, alone Winnebago 
Street, across multiple tracts. 
Bicycle Mobility Plan: Multiple tracts are adjacent a planned off-road multi-use trail along North 
Port Avenue, and a planned one-way cycle track, along both sides of Winnebago Street and Coke 
Street. 

Utilities 

Gas: Multiple facilities exist refer to attachment D.  
Stormwater: Multiple facilities exist refer to attachment D. 
Wastewater: Multiple facilities exist refer to attachment D. 
Water: Multiple facilities exist refer to attachment D. 

Corpus Christi Comprehensive Plan (Plan CC) 

under the 
Neighborhood 

Acquisition Plan via 
the Four-Party 

Agreement for port 
use purposes. 

Resolution 030705. 

On Street Parking, 
No Median/Center Turn Lane 

Summer Street 
  

Designation Section Proposed Section Existing 

"Local" Residential 

0.33 acre (14,250 
SQF) pending closure 

under the 
Neighborhood 

Acquisition Plan via 
the Four-Party 

Agreement for port 
use purposes. 

Resolution 030705.  

60-Foot ROW 
2 Thru Lanes, 

On-Street Parking,  
No Median/Center Turn Lane 

Hatch Street 
  

Designation Section Proposed Section Existing 

"Local" Residential 

0.27 acre ( (11,875 
SQF) pending closure 

under the 
Neighborhood 

Acquisition Plan via 
the Four-Party 

Agreement for port 
use purposes. 

Resolution 030705.  

60-Foot ROW 
2 Thru Lanes, 

On-Street Parking,   
No Median/Center Turn Lane 
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Plan CC: Provides a vision, goals, and strategies, to guide, regulate, and manage future 
development and redevelopment within the corporate limits and extraterritorial jurisdiction (ETJ) 
was adopted in 2016. 
ADP (Area Development Plan): According to Plan CC the subject property is located within the 
Downtown ADP (Adopted on March 27, 2018).  
Water Master Plan: No improvements have been proposed.    
Wastewater Master Plan: No improvements have been proposed. 
Stormwater Master Plan: Indicate Proposals for Improvements.  
Roadway Master Plan: No improvements have been proposed.    

Public Notification 

Number of Notices Mailed             41 within a 200-foot notification area 
0 outside 200-foot notification area 

In Opposition 0 inside the notification area  
0 outside the notification area 
0 % in opposition within the 200-foot notification 
area (0 individual property owner) 

Public Hearing Schedule 

Planning Commission Hearing Date: April 30, 2025 
City Council 1st Reading/Public Hearing Date: June 10, 2025 
City Council 2nd Reading Date: June 17, 2025 

 
 

 
Background:  
The subject petition for a rezoning covers 7.6 acres and is intended to connect a large 40+-acre site 
proposed as an additional laydown yard for expansion of port activities and to replace areas affected 
by the relocation of the existing Harbor bridge that is nearing its lifespan. The 40+-acre site is 
bounded by the new bridge’s site to the east, North Port Avenue (an A2 class arterial) to the west, the 
Union Pacific railroad to the north, and Winnebago Street (a local residential right-of-way) to the 
south. The 7.6-acre are of request includes multiple parcels along the north and south sides of 
Nueces Street, within the 1900 block, as well as several rights-of-way being processed for closure 
under the Four-Party Agreement between the TXDOT, the Port of Corpus Christi Authority of Nueces 
County Texas, the City of Corpus Christi, and the Corpus Christi Housing Authority. 
 
The 40+-acre development is located in the Downtown area, northwest of the State Highway 37, out 
of the Washington-Coles neighborhood. Washington-Coles, located south of the railroad, north of 
State Highway 37, and west of North Port Avenue, is primarily zoned for industrial use. Adjacent to it, 
the Hillcrest neighborhood—bounded by North Port Avenue, the railroad, Nueces Bay Boulevard, and 
State Highway 37—is largely zoned “RS-6” Single-Family District, despite most parcels being owned 
by the port. 
 
Apart from the scattered rights-of-way through the development site, the parcels to be rezoned are 
most near the southwest corner of the laydown site. The development site is predominantly zoned 
“IH” Heavy Industrial, at the exceptions of 0.3 acres zoned “CN-1 Neighborhood Commercial District” 
along Winnebago Street and approximately 3 acres of platted lots zoned “RM-1” Multi-Family District. 
Most parcels are vacant. The zoning and notice map (Attachment A) illustrates these designations. 
The Current Land Use Map (Attachment B) highlights Public/Semi-Public use along Winnebago 
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Street and Medium-Density Residential along Nueces Street. The surrounding properties are 
primarily vacant. 
 
The applicant seeks zoning changes to consolidate the development site into a unified 40+-acre 
laydown yard, streamlining port operations and facilitating movement between storage areas through 
the closure of abutting rights-of-way under the Four-Party Agreement. The Port of Corpus Christi 
Authority acquired may of the parcels through the Voluntary Neighborhood Acquisition and Relocation 
Program, and per the Four Party Agreement, each parcel acquired has a Residential Restrictive 
Covenant recorded on the property, which prohibits the use of the property Port use purposes. See 
Attachment C. 
 
The “IH” Heavy Industrial District permits government facilities, parks and open areas, retail sales and 
services, self-service storage uses, sexually oriented businesses, light industrial services, warehouse 
and freight movement, wholesale trade, and heavy industrial uses. Specifically, per the UDC (Unified 
Development Code) Section 5.1.5.E., “Heavy Industrial” uses include firms involved in research and 
development activities with fabrication and assembly operations, such as fabrication on structural 
steel for oil rigs.  
 
Plan CC (City of Corpus Christi Comprehensive Plan) Consistency:  
The proposed rezoning is consistent with Elements, Goals and Strategies for Decision Makers:  

o The Port of Corpus Christi continues to be a major economic engine for Corpus Christi. 
 Encourage improvements of the port area and its facilities according to the Port 

of Corpus Christi's Strategic Plan.  
 Support the expansion of port activities and consider land use compatibility.  
 Encourage coordination with the Port and trucking industry to establish 

designated truck routes and minimize delays on truck routes and seek funding 
mechanisms to maintain and operate truck routes. 

o Corpus Christi has an efficient and safe transportation network, including bicycles, 
pedestrians, public transportation, aviation, shipping, trucks, and automobiles, that is 
integrated with land uses and promotes transportation choice, healthy lifestyles, 
sustainable development patterns, and economic development. 
 Support the utilization of road improvements to stimulate redevelopment and 

orderly growth.  
o To provide for orderly growth to new development areas, expansion of capacity to 

existing infill development, or reorganization of existing facilities, the City must plan for 
and purchase property or easement rights. 
 Encourage the identification and acquisition of sufficient right-of-way or 

easements for proposed drainage and utility infrastructure per Area 
Development Plans and appropriate Master Plans in advance of development. 

o Corpus Christi development patterns support efficient and cost-effective use of 
resources and a high quality of life. 
 Encourage orderly growth of new residential, commercial, and industrial areas.  

 
Downtown ADP (Area Development Plan) and FLUM (Future Land Use Map) Consistency:  
The proposed rezoning is consistent with the Downtown ADP ; however is not consistent with the 
FLUM designation of Light Industrial. 
 
Staff Analysis:  
Staff reviewed the subject property’s background information and the applicant’s purpose for the 
rezoning request and conducted research into the property’s land development history to include 
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platting, zoning, existing surrounding land uses, and potential code violations. Staff compared the 
proposed zoning’s consistency with the applicable elements of the comprehensive plan. As a result of 
the above analysis, staff notes the following: 

• The proposed rezoning is consistent with the City of Corpus Christi Comprehensive Plan; 
however it is inconsistent with the future land use designation of the Light Industrial.  

o It aligns with the Comprehensive Plan, which supports improvement of port facilities 
and expansion of port activities, and efficient integration of these activities with 
surrounding areas.  

• The proposed amendment aligns with existing zoning regulations and neighboring land uses, 
ensuring compatibility with the character of surrounding areas. The rezoning will not 
negatively impact adjacent properties. Staff has taken into consideration that this is an area in 
transition. 

o The properties north of State Highway 37 and west of the Harbor Bridge—outside the 
Hillcrest and Washington-Coles neighborhoods—are primarily zoned for residential 
use. However, despite their zoning designation, most of these parcels are owned by 
the Port and remain vacant. Refer to Attachment C. 

o Adjacent to a large industrial district, the railroad track, and abutting freeways; and 
separated from the Hillcrest Neighborhood by an arterial, the enlargement of a heavy 
industry district appears appropriate. The properties west of the Arterial Road, North 
Port Avenue, are zoned “IL” Light Industrial use.  

• The property designated for rezoning is well-suited for the intended uses permitted under the 
proposed zoning district. 

o The parcels slated for rezoning will merge with a larger site, adjacent to port facilities,  
dedicated to a laydown yard, enhancing the Port of Corpus Christi’s logistical efficiency. 

o The TC Ayers Aquatic Center and nearby parks, located south of Winnebago Street, 
will remain unaffected by this change, as the Port has proactively implemented 
mitigation measures to reduce potential impacts through a visual and acoustical barrier 
along Winnebago and Lake Street. 

o The Port of Corpus Christi Authority stated that “the laydown yard will serve military 
operations, particularly for rolling stock movements—an activity that often attracts 
spectators. The proximity of public parks will provide an accessible vantage point for 
residents to observe military cargo operations. 

 
Staff Recommendation:  
After evaluation of case materials provided and subsequent staff analysis including land 
development, surrounding uses and zoning, transportation and circulation, utilities, Comprehensive 
Plan consistency, and considering public input, staff recommends approval of the change of zoning 
from the “RM-1” Multi-Family District and “CN-1” Neighborhood Commercial District to the “IH” Heavy 
Industrial District. 
 
Attachment(s):  
(A) Existing Zoning and Notice Area Map.  
(B) Ownership and Development Boundaries, and Tracts to be Rezoned  
(C) Utilities Map 
  

35



(A) Existing Zoning and Notice Area Map 
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(B) Current Land Use Map 
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(C) Ownership and Development Boundaries, and Tracts to be Rezoned 
 

 

 
  

Development Site 
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(D) Existing Utilities Map 
 

 

 
 

Gas 
Stormwater 
Wastewater 
Water 
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Planning Commission

Zoning Case ZN8553

April 30, 2025

Port of Corpus Christi Authority
District 1

Rezoning for a property at or near  
1901-2201 Nueces Street

From  the “CN-1” Neighborhood Commercial District 
And “RM-1” Multi-Family District

To the “IH” Heavy Industrial District

40



N

Proposed Use:
To allow warehouse and freight movement, and 
some heavy industrial activities. 

ADP (Area Development Plan):
Downtown,  Adopted on March 27, 2018

FLUM (Future Land Use Map): 
Light Industrial

Existing Zoning District: 
“RS-6” Single-Family 6 District

Adjacent Land Uses:

Zoning and Land Use

North: Professional Office, Vacant; Zoned: IH, RS-6

South: Vacant; Zoned: RM-1

East: Vacant; Zoned: RM-1

West: Vacant, Public/Semi-Public; Zoned: RM-1, 
RS-6

41



N
*Notified property owner’s land in SQF/ Total SQF of all properties in 
the notification area = Percentage of public in opposition and/or favor. 

41 Notices mailed inside the 200’ buffer
0 Notices mailed outside the 200’ buffer

Notification Area

Opposed: 0 (0.00%)
Separate Opposed Owners: (0)

In Favor: 0 (0.00%)

Public Notification

X

O
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STAFF RECOMMENDS APPROVAL

Staff Analysis and Recommendation

• The proposed rezoning is consistent with the City of Corpus Christi Comprehensive Plan; 
however, it is inconsistent with the future land use designation of the Light Industrial. 

• The proposed amendment aligns with existing zoning regulations and neighboring land uses, 
ensuring compatibility with the character of surrounding areas. The rezoning will not negatively 
impact adjacent properties. Staff has taken into consideration that this is an area in transition.

• The property designated for rezoning is well-suited for the intended uses permitted under the 
proposed zoning district.

TO THE “IH” HEAVY INDUSTRIAL DISTRICT
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      CITY OF CORPUS CHRISTI      
                                                                                   1201 Leopard Street

           Corpus Christi, TX 78401
                 cctexas.com 
   

               MEETING MINUTES 
 

        BEACH DUNE COMMITTEE 
      (PLANNING COMMISSION) 

 
 
Wednesday, August 21, 2024                                         City Hall, Council Chambers        
                    
  
CALL TO ORDER - ROLL CALL 
 
Chairman York called the Beach Dune Committee to order, and a quorum was 
established to conduct the meeting with Commissioner Mandel absent. 

 
PUBLIC COMMENT: None. 
 
APPROVAL OF ABSENCES: October 18, 2023: Commissioner Lerma. 
 
The absences should read "November 15, 2023, not "October 18, 2023," as listed on 
the agenda. A motion was made by Commissioner Munoz to approve the absence, 
seconded by Vice Chairman Salazar-Garza. The Vote: All Aye. The motion passed as 
amended. 
 
APPROVAL OF BEACH DUNE COMMITTEE MINUTES: November 15, 2023. 
 
A motion was made by Vice Chairman Salazar-Garza to approve the November 15, 
2023, minutes, seconded by Commissioner Munoz. The Vote: All Aye. The motion 
passed. 
  
 
CONSENT PUBLIC HEARING DISCUSSION AND POSSIBLE ACTION: (Item C) 
 
C. Public Hearing – Beachfront Construction Certificate for a property located 

at or near 15820 Park Road 22. 
 
Mr. Dimas, Development Services, read Consent Item C into the record. Staff 
recommends approval of the Beachfront Construction Certificate.Dune walkovers are 
another type that requires a dune protection permit and beach Construction permit. 
 
Commissioner Miller asked about the presentation slides; they don't represent the 
actual design. 
 
Vice Chairman Salazar-Garza asked about the timeline from GLO. 
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Mr. Dimas stated we are very close. 
 
Chairman York opened the Public Hearing. 
 
Seeing no one to speak, Chairman York closed the Public Hearing. 
 
A motion was made by Commissioner Miller to approve Item No. 8, with conditions 
presented by staff, seconded by Vice Chairman Salazar-Garza. The Vote: All Aye. The 
motion passed. 
 
DIRECTOR’S REPORT: None. 
 
FUTURE AGENDA ITEMS: None. 
 
ADJOURNMENT: There being no further business to discuss, the meeting adjourned at 
6:02 pm. 
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Page | 1 
Case No. BD8646 

STAFF REPORT 

Application for Beachfront Construction Certificate (BCC) for Large-Scale Project 

Applicant: Infra Tech Ventures, LLC 
Case No.: BD8346 
Site Address: 6961 State Highway 361 
Legal Description: 11.82 acres out of Mustang Island Sec 2 Lot 52, Block 1  
Description of the proposed construction: To complete previously authorized wetland fill activities 
approved by the City in 2023. Following approval and during site filling activities, unauthorized impacts 
to dunes and dune vegetation occurred. To resolve these impacts the applicant developed a mitigation 
plan to resolve these impacts. No structures are proposed. Construction activities are limited to dune 
compensation. 

Concurrent Beach Dune/Committee (Committee):  
If the following apply, the committee must make a determination as to approval, approval with 
conditions or denial of this application: 
 ☑ Proposed construction activities are seaward of the Erosion Area Line                                

☐ Proposed construction encroaches on the public beach
☐ Proposed construction includes an imperious surface within 200 feet landward of the

vegetation line
☐ Proposed construction includes a dune walkover (not to be constructed under GLO

standards)

Staff Analysis: 
Staff reviewed and considered the following: 

• Compliance with all aspects of the City’s beach access and erosion response regulations
• Impacts on access to public beaches, off-beach parking, or the size of the public beach due to

erosion
• Impacts on the natural drainage patterns of the site and adjacent property
• Whether all practicable alternatives to the proposed activity, proposed site, or proposed

methods of construction have been considered
• Any material change between the County No Dune Permit Required Determination (Attachment

1) and this application (Attachment 2)

Staff Recommendation: 
Conditional approval pending the following: 

• Comments from the Texas General Land Office (GLO)

Attachments: 
1. BCC Application
2. Dune Protection Permit – Nueces County (February 26, 2025)
3. Letter to GLO – Request for Review (BCC Large-Scale)
4. Site Plan
5. Color Photos
6. Dune Compensation Plan

☐ Proposed construction is located on an existing beach access or future beach access
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BEACHFRONT CONSTRUCTION CERTIFICATE 
D Small Scale D Large Scale D Dune Walkover' D Public Beach Access, or Closure, Relocation, or Reduction 

Submit a record at City of Corpus Christi Rhythm for Civics and upload application form.

Development Services Dept. 
2406 Leopard Street 

Corpus Christi, TX 78469-9277 
(361) 826-3240

Base A lication 
Master Planned Develo ment 
Erosion Res onse Permit 
Total Fees 
Administrative Surchar e 4.5% 
Public Notice Surchar e 
Total 

1. Applicant: Infra Tech Ventures, LLC (c/o Mr. Ajit David)

Mailing Address: 5821 Ocean Dr.

E- mail: ajitdavid@gmail.com

FEEcWORKSl-;!EET FOJitAPPJ..ICANT USE ONLY 
Small Scale Large Scale 

� 5,000 SQF, and� Two Stories ( > 5,000 SQF, and > Two Stories)

• Refer to Develo ment Services Beachfront Construction Certificate Fees Year 4 

Applicant Type: Owner Contact Person : Ajit David 

City Corpus Christi State TX_Zip_l8411._ __ 

Cell: U61 _) _ASS_-_ 1871._ _ 

2. Property Owner (s): Infra Tech Ventures, LLC (c/ o Mr. Ajit David) Contact Person :_A�J.__.it_D_a_v _id ____ _ 

Mailing Address: 5821 Ocean Dr. City Corpus Christi State _I)S__ZIP _]8412 __ 

E-mail: ajitdavid@gmail.com Cell: U6..1... _) __4,5 5 _-_1871._ _ 

2. Engineer/Surveyor: _A_n_c _h _o _r _Q_E_A ___________________ Contact Person : Chris Belaire

Mailing Address: 1217 Highway 3 5  Souh 

E- mail: cbelaire@anchorqea.com 

City Rockport 

3. Subject Property Address (es): MUSTANG ISLAND SECTION 2, BLOCK 1, LOT 52 

State �x._ ZIP __.18382 __ 

Cell: G61 _) _4 50_-_§934__

Current Zoning District:�R=S�--

Geographic l D(Tax D): 5491 _- 0002 _ - _5200 _ ;  ___________________ _

Legal Description: MUSTANG ISLAND SEC 2 L T  52 BL K 1 11 .82 ACS

Proposed Constructiln Description:

I 
F Number of Stories: NIA ; Height of lowest habitable floor: N/A ; FEMA Base Flood Elevation: 9-11 eet

Area of Proposed Construction (including area of temporary impact on dunes and dune vegetation): ___ 2_2�5_3�0 ____ SQF

Distance of proposed construction landward of Mean High Tide (MHT): 235 Ft; landward of the Line of Vegetation (LOY):� Ft X

l:iloposed construction is seaward of the 350-Foot Setback Line3; X Cg)nstruction is seaward of the Dune Protection Line4 

4. Required Documents/Forms:
[Zl Land Use Statement [Zl Disclosure of Interest [Zl DPP Permit [R] Site Plan2 [R] Photographs FEMA Certificate

Associated Platting/Subdivision, Public Improvement, Building, or other Permit Application Numbers: DPP-04062023- NA 

5. I certify that I have provided t e City of Corpus Christi with a complete application for review; that I am authorized to initiate this rez ning as or on behalf
of the Property ; and th information provided is accurate. 

Engineer/Surveyor/Designer's Signature 

Engineer/Surveyor/Designer's Printed Name 

1 Construction of walkov,:,r (s) to be pursuant to TXGLO's Dune Protection and Improvement Manual of the Te><as Guif Coast; otherwise attach explanation: 2According to Site 

Plan Requirements Checklist; 3An Erosion Response Permit is required. if seaward of the 350-foot line; 4A Dune Protection Permit or Exemption must be provided, if seaward. 

Chris Belaire

No structures or amenities are proposed. Construction is limited to a dune compensation area that totals 
10,117 square feet.  
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Required Documents/Forms 
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Land Use Statement 
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LAND USE STATEMENT 

1. State the purpose of the request and include applicable background information as
to the development plan for the property, i.e., usage of property, number and square
footage(s) of existing and/or proposed building(s)/unit(s), building(s)/unit(s) height,
parking plans/spaces, phasing schedule of development, number of employee(s)
associated with the office, business or industrial development, hours of operation,
modification or demolition plans for existing structure(s), type, area and setback of
signage, etc.

2. Identify the zoning and land uses adjoining the area of request, and the designated
future land uses.

Existing Zoning Existing Land Use Future Land Use 

Site 

North 

South 

East 

West 

Residential Land Undeveloped land TBD

Residential Land Private Residential Development TBD

Commercial Land Mustang Island Conference TBD

N/A Gulf Beach TBD

Residential Land State Highway 361 TBD

The Applicant proposes to complete previously authorized wetland fill activities that were approved by the City on 
November 6, 2023. Following City approval and during site filling activities, unauthorized impacts to dunes and 
dune vegetation occurred. To resolve these impacts, the applicant has worked collaboratively with the County and 
GLO to develop dune compensation plan to offset past impacts. A dune protection permit, included a dune 
compensation plan was approved by the County on February 26, 2025. Proposed construction is limited to the 
completion of fill activities in previously approved areas and implementation of the dune compensation project. 
Filling activities total approximately 22,530 square feet (12,413 square feet of filling in low-lying depressions and 
10,117 square feet associated with the dune compensation area). The property is unimproved and no new 
structures are proposed.
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Disclosure of Interest 
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Approved Dune Protection Permit 
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Application
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November 4, 2024 

   

 

The Honorable Connie Scott 

County Judge Nueces County 

901 Leopard Street, 

Corpus Christi, Texas 78401 

Re: DPP-04062023-NA—Request for Dune Protection Permit, Large Scale Construction Project, 

Mustang Island Section 2, Block 1, Lot 52, Port Aransas Texas 78373 

Dear Judge Scott, 

On July 13, 2023, the applicant (Infra Tech Ventures, LLC) received approval from Nueces County for 

an exemption request and a no dune protection permit-required request DPP-04062023 for wetland 

fill activities at Mustang Island Section 2, Block 1, Lot 52 (property). An approved beachfront 

construction certificate from the City of Corpus Christi (City) was received on November 6, 2023, 

BD8043. Work associated with these approvals included the placement of 2,000 cubic yards (cy) of 

material in 104,153 square feet (sf) of wetlands between the 1,000-foot dune protection line and the 

350-foot building setback line and the placement of 504 cy of material in 12,588 sf of wetlands 

seaward of the 350-foot building setback line. 

Following approval by the County and City, the applicant initiated work on approximately 

February 26, 2024. The applicant received notices from the Texas General Land Office (GLO) and the 

County related to violations of the Texas Natural Resources Code (TAC) §§ 61.013(b) and 63.091, 31 

TAC §§ 15.3(s)(l)(A-B) and 15.3(s)(3), and Nueces County Beach Management Plan § II(E). These 

notices included a cease and desist order issued by the County on March 21, 2024, and a Notice of 

Noncompliance issued by Texas GLO on March 26, 2024. Within Texas GLO’s Notice of 

Noncompliance, Texas GLO indicated that 426 cy of dunes and 10,117 sf of dune vegetation were 

adversely impacted by the wetland fill activities. No site activities have occurred since receipt of the 

Texas GLO and County notices. 

Upon receipt of the Texas GLO and County notices, the applicant contracted Anchor QEA and BFS to 

assist with resolving the violations. On April 19 and 20, 2024, Anchor QEA and the applicant met with 

Texas GLO, the County, and the City to review the violations and determine the appropriate 

corrective actions. Based on the results of the meeting, the applicant agreed to develop an on-site 

dune mitigation/compensation plan that offset 426 cy of dune and 10,117 sf of dune vegetation 

impacts. The applicant and their agent worked collaboratively with Texas GLO and County staff to 

develop an acceptable mitigation/compensation plan to resolve this issue. An application was 

developed based on the meeting and was submitted to the County for review on June 5, 2024.  The 
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November 4, 2024 

Page 2 

   

 

application was reviewed by Nueces County Beach Management Advisory Committee’s (BMAC) at 

their July 17, 2024, meeting. During the BMAC meeting, the committee voted unanimously to not 

recommend approval and recommended the applicant revise the application for mitigation in place 

to return the dune volume and vegetation to its location prior to the violation occurring and bring it 

back for BMAC review. The judge sent a letter to GLO requesting their review of the application on 

August 16, 2024.  And the GLO provided their comments on September 17, 2024.  The project was 

placed on the October 2, 2024 Nueces County Commissioners Court meeting and was tabled at the 

meeting to review the concerns of BMAC.  Due to the concerns from BMAC the commissioners 

requested that the applicant meet with the county, BMAC chair, and Commissioner Brent Chesney 

before bring the application back to the commission for review.  

A meeting was held on October 10, 2024, with the applicant, adjacent landowners, County staff, 

BMAC Chair Cliff Schlabach, Commissioner Brent Chesney, Anchor QEA, and BFS to discuss options 

for in-place mitigation and the potential relocation of the previously proposed compensation dune. 

A compensation change was discussed to reinforce the existing dunes parallel to the beach. After 

examining existing topography, it was decided that this change to the compensation plan will 

provide continuation of the existing dune system on the site and would minimize vegetation 

disturbance by utilizing already approved permit areas. The compensation dune was aligned to the 

9-ft contour (critical dune elevation for this lot) to raise a low area on the landward side of critical 

dunes and to provide a continuation of the existing dune system. Additionally, the applicant will 

provide a construction monitor while equipment is onsite.  This measure will help ensure compliance 

with permit requirements and prevent further violations. 

Enclosed for your review is a completed Large Scale Construction Project Application for Dune 

Protection Permit Form (Appendix A), and dune compensation plan (Appendix B). Beachfront Construction 

Certificate (BCC) application will be submitted upon DPP approval and will be obtained prior to 

construction. 

We appreciate your assistance in resolving this matter. Please do not hesitate to contact me directly 

if you have any questions or require additional information.  

Sincerely, 

Nicole Guigou, PhD 

Environmental Scientist 

BFS 

cc:  Ajit David, Infra Tech Ventures 

Michelle Culver, Texas General Land Office 

Natalie Bell, Texas General Land Office 

Scott Cross, Nueces County Coastal Parks 

Chris Belaire, Anchor QEA 

John Bell, Wood, Boykin & Walter  
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Attachments 

Figure 1 Vicinity Map 

Figure 2 Grading and Layout Plan 

Figure 3 Site Map 

Appendix A Large Scale Construction Project Application for Dune Protection Permit Form 

Appendix B Dune Compensation Plan 
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Large Scale Construction DPP Application Form   Page 1 

Nueces County Dune Protection Permit Program 

Large Scale Construction Project Application for Dune Protection Permit 

Infra Tech Ventures Dune Violation Compensation Plan – DPP-04062023 

 

1. Name, address, phone number, email contact and, if applicable, fax number of the applicant, 

agent, and the property owner, if different from the applicant. 

Property Owner/Applicant: Agent: 

Ajit David 

Infra Tech Ventures, LLC 

5821 Ocean Drive 

Corpus Christi, Texas 78412 

361-455-1873 

ajitdavid@gmail.com 

Nicole Guigou 

Balcones Field Services, LLC 

10201 S. Padre Island Dr #210 

Corpus Christi, TX 78418 

423-432-1940 

nguigou@bfsusa.com 

 

2. A complete legal description of the tract and a statement of its size in square feet, include the 

street address, if known. 

Legal Description: Mustang Island Section 2, Lot 52, Block 1 11.82 ACS 

Property Size: 11.8 acres 

Address: The property is located along State Highway 361. However, the property does not 

maintain a physical address. The location of the property is provided in Figure 1. 

3. The number of proposed structures and whether the structures are amenities or habitable 

structures. 

The project associated with this dune protection permit application does not include the 

construction of any structures. A dune protection permit is being requested to authorize 

implementation of a dune compensation plan to offset past violations that occurred during 

wetland fill activities. The only earthwork proposed outside of the dune compensation activities is 

the completion of wetland fill activities landward of the 200-ft Erosion Setback line that were 

previously authorized by the July 13, 2023, no-permit-required and exemption approval by 

Nueces County (DPP-04062023-NA). No structures, including habitable structures, or amenities 

are proposed as part of this request. 

4. The number of parking spaces. 

N/A 

5. The approximate percentage of existing and finished open spaces (those areas completely 

free of structures).  

The project associated with this dune protection permit application does not include the 

construction of open spaces. The property is currently 100% open space and will remain 100% 

open space following construction of the dune compensation project. 

6. Provide surface area of project that is located seaward of the 350’ building setback line and 

provide explanation to demonstrate that every attempt has been made to minimize the use of 

impervious surfaces in this zone. 
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Large Scale Construction DPP Application Form   Page 2 

The project includes only dune compensation for the violation and completion of wetland fill 

activities landward of the building setback line authorized by the July 13, 2023, no-permit-

required and exemption approval by Nueces County (DPP-04062023-NA). The overall footprint 

of dune compensation work seaward of the 350-foot building setback line is approximately 

10,117 sf. No impervious cover is proposed. 

7. The floor plan and elevation view of the structure proposed to be constructed or expanded.  

The project associated with this dune protection permit application does not include the 

construction or expansion of any structures.  

8. The approximate start date and length of the construction process. 

Based on the anticipated timeline associated with obtaining a dune protection permit and a 

beachfront construction certificate, approval is expected to be received in December 2024. The 

applicant proposes to initiate earthwork activities within 45 days of final approval. To maximize 

project success, the applicant proposes to initiate dune vegetation restoration in 

February/March. Doing so provides the highest likelihood for project success because the newly 

established vegetation’s exposure to summer heat will be reduced and seasonal precipitation will 

likely increase.  

9. A description (including location) of any existing or proposed walkways or dune walkovers 

on the tract. 

No existing or proposed walkways or dune walkovers occur on the site. 

10. A grading and layout plan identifying all elevations (in reference to The National Oceanic 

and Atmospheric Administration datum), existing contours of the project area (including the 

location of dunes and swales), and proposed contours for the final grade. 

Figure 2 provides a grading and layout plan depicting both existing (prior to past fill and grading 

operations) and proposed contours (approximate contours following dune compensation 

activities and currently existing contours following past fill and grading work). All contours are 

depicted in feet North American Vertical Datum of 1988 (NAVD88). Existing contours were 

derived from the Bureau of Economic Geology, University of Texas at Austin 2018 Light Detection 

and Ranging (LiDAR) data that was provided by Texas GLO on April 29, 2024. It should be noted 

that this LiDAR dataset was used by Texas GLO to determine the volume and surface area of 

unauthorized dune impacts. The proposed contours were derived from a combination of the 

aforementioned LiDAR data, on-site topographic surveying results recorded in March and 

April 2024 by Anchor QEA, and elevations proposed at dune compensation areas and areas 

remaining to be filled. All contours are approximate and may vary slightly based on the dynamic 

nature of topography at the property and the accuracy of LiDAR data. 

11. Photographs of the site which clearly show the current location of the line of vegetation 

and the existing dunes on the tract. 
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Photo 1  

View of Main Dune Ridge and Line of 

Vegetation 

Photo 2  

Additional View of Main Dune Ridge and 

Line of Vegetation 

  

Photo 3  

View of Backdune Habitat in Which 

Compensation Will Integrate 

Photo 4  

View of Impacted Area and Backdune 

Habitat 
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Photo 5  

View of Approximate Dune Compensation 

Area 

Photo 6  

Additional View of Dune Compensation 

Area 

  

 

12. The effects of the proposed activity on the beach/dune system which cannot be avoided 

should the proposed activity be permitted. 

The project associated with this dune protection permit does not include any adverse impacts on 

the beach/dune system. The purpose for this request is to authorize dune compensation 

activities to offset unauthorized impacts from past fill and grading operations. The compensation 

dune proposed would have a positive effect on the existing dunes by providing additional dune 

volume and vegetation adjacent to the existing dunes.  
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13. If required, a comprehensive mitigation plan which includes a detailed description of the 

methods which will be used to avoid, minimize, mitigate and/or compensate for any 

adverse effects on dunes or dune vegetation. Mitigation is for impacts replaced in place post 

construction and compensation is for impacts that are replaced away from the project site. 

Additional details of mitigation planning may be found in Section III.A.3. and Section IV of 

this order: 

https://www.nuecesbeachparks.com/home/showpublisheddocument/28600/63782591872443

0000 

Appendix B includes a comprehensive compensation plan detailing the methods proposed to 

offset previous adverse impacts to dunes and dune vegetation. 

14. An accurate map or plat of the site identifying: 

(a) the site by its legal description including, where; applicable, the subdivision, block, and 

lot; 

See Figure 3. 

(b) the location of the property lines and a notation of the legal description of adjoining 

tracts; 

See Figure 3. 

(c) the location of the structures, the footprint or perimeter of the proposed construction on 

the tract; 

The project associated with this dune protection permit application does not include the 

construction of any structure. The only activities proposed herein are the completion of wetland 

fill activities landward of the building setback line authorized by the July 13, 2023, 

no-permit-required and exemption approval by Nueces County (DPP-04062023-na) and 

implementation of the dune compensation plan to offset unauthorized adverse impacts to dunes 

and dune vegetation. See Appendix B for additional details. 

(d) proposed roadways and driveways and proposed landscaping activities on the tract; 

No roadways, driveways, or landscaping is proposed. Construction equipment will access the 

project area from the adjacent property driveway at Mustang Island Conference Center.  Using 

this access reduces impacts to the lot versus accessing the area from SH 361.  

(e) the location of any seawalls or any other erosion response structures on the tract and on 

the properties immediately adjacent to the tract; and 

There are no seawalls or other erosion-response structures on the tract or on properties 

immediately adjacent to the tract. 

(f) if known, the location and extent of any pre-existing human modifications on the tract. 

The only pre-existing modification to the tract is the footprint of past fill and grading operations. 

See Figure 3. 
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(g) A site map which shows the location of the proposed activity and the distance between 

the proposed construction activity and mean high tide, the distance between the proposed 

construction and the vegetation line, and the distance between the proposed construction 

and the dune protection line. The 350’ Building Setback line is 350’ landward of the 

vegetation line and the 1,000’ Dune Protection Line is 1,000’ landward of the MHW line.  

See Figure 3. 

Previous fill and grading activities occurred seaward of the 1,000-ft dune protection line. 

The proposed dune compensation area is approximately 235 feet landward of the MHW line and 

100 feet landward of the October 14, 2024, line of vegetation. The proposed dune compensation 

area is situated entirely seaward of the 1,000-ft dune protection line. 

15. For subdivision development, except for that authorized in an unexpired master planned 

development, a statement that the applicant or owner shall include the following notice on the 

plat: "A dune protection permit is required for any construction activity on each lot seaward 

of the Dune Protection Line (1,000 feet from the mean high tide line)." 

N/A 

16. A preliminary determination by the applicant as to whether the proposed construction 

complies with all aspects of the county's dune protection plan. 

The proposed construction activities comply with all aspects of the county’s dune protection 

plan. Further, the contents of this permit application have been coordinated with Nueces County 

and will be reviewed by Texas GLO. 

17. A preliminary determination by the applicant as to how the proposed beachfront construction 

complies with the local government's dune protection plan and the beach access plan 

provisions adopted by the local government with such authority relating to public beach 

ingress/egress, off-beach parking, and avoidance of reduction in the size of the public beach 

due to erosion including, but not limited to: 

(a) evidence of the applicant's co-application to the local government with beachfront 

construction certification responsibility, as defined in Section 61 of the Texas Natural 

Resources Code, for the proposed project. 

The applicant understands they will need to apply for a Beachfront Construction Certificate 

(BCC) from the City of Corpus Christi once the county DPP is issued.  

18. The permit fees required by Section II.J of this order. 

The applicant understands an application fee will need to be paid once the final project 

footprint is determined from review and comment by the County, Beach Management 

Advisory Committee, and Texas GLO. The permit fee must be paid before the County will 

provide an approval letter.  
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Large-Scale Construction 

For all proposed large-scale construction, applicants shall submit the following additional items 

and information: 

1. if the tract is located in a subdivision and the applicant is the owner or developer of the

subdivision, a certified copy of the recorded plat of the subdivision, or, if not a recorded

subdivision, a copy of the preliminary plat of the subdivision as filed with the local

government having jurisdiction over subdivision development of the site, such preliminary

plat having been certified by a licensed surveyor, and a statement of the total area of the

subdivision in acres or square feet;

The project associated with this dune protection permit application is not associated with a

subdivision, and the applicant is not the owner or developer of a subdivision.

2. In the case of multiple-unit dwellings, the number of units proposed;

The project associated with this dune protection permit application does not include any

structures or multi-unit dwellings.

3. Alternatives to the proposed location of construction on the tract or to the proposed methods

of construction which would cause fewer or no adverse effects on dunes and dune vegetation;

and

No construction activities outside of implementation of dune compensation activities and

completion of wetland fill activities previously authorized are proposed. Consistent with

Texas GLO’s dune manual and Nueces County’s Beach Management Plan, on-site

compensation is required for offsetting unauthorized impacts to dunes and dune vegetation,

where feasible. As such, off-site alternatives were not considered. The applicant proposes

dune compensation methods that will avoid further impacts to dunes and dune vegetation.

Dune compensation will occur in low-lying areas that lack dunes and dune vegetation. Access

to these areas will be achieved by crossing disturbed areas from the adjacent property and

will avoid impacting additional critical dunes. The first alternative compensation dunes

proposed in the application submitted on June 5, 2024, was determined to not provide in

kind dunes similar to those currently on the property and has been revised as proposed in

this application. Neither alternative impacts additional critical dunes or dune vegetation.

4. the proposed activities' impact on the natural drainage pattern of the site and the adjacent lots.

While approximately 10,117 square feet of low-lying areas will be converted to dune habitat,

the project is not anticipated to have any effect on natural drainage patterns at the site or at

adjacent lots. The existing dune system contains a series of low-lying areas that collect

surface runoff immediately following precipitation events. A majority of these low-lying areas

will remain after completion of dune-compensation activities.

For all proposed construction (large and small-scale), if applicants already have the following

items and information, local governments shall require the following items and information

to be submitted in addition to the other information required:

(1) a copy of a blueprint of the proposed construction, such print to indicate detailed floor plans

and structural layout of the proposed project;

N/A

72



 

Large Scale Construction DPP Application Form   Page 8 

. 

(2) a copy of a topographical survey of the site; 

A standalone topographic survey has not been completed. However, topography of the site 

based on LiDAR data and field work completed in 2024 is depicted in Figure 2.  

(3) the most recent local historical erosion rate data (as determined by the University of Texas at 

Austin, Bureau of Economic Geology) and the activity's potential impact on coastal erosion; 

and 

According to the University of Texas Bureau of Economics Geology, this segment of the 

Texas Gulf Coast has a local historical erosion rate of -0.57 meters/-1.87 feet per year from 

2000 to 2019. 

(4) a copy of the FEMA "Elevation Certificate." 

The applicant does not possess a FEMA Elevation Certificate. 
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To: The Honorable Connie Scott 

From: Infra Tech Ventures 

cc: Michelle Culver, Natalie Bell, Texas General Land Office 

Scott Cross, Nueces County Coastal Parks 

Chris Belaire, Anchor QEA 

John Bell, Wood, Boykin & Walter 

Christine Magers, Consultant to Nueces County Coastal Parks 

Re: 
Dune Compensation Plan—Infra Tech Venture, LLC, State Highway 361, Port Aransas, 

Nueces County, Texas 

Introduction 

As detailed in the March 26, 2024, Notice of Noncompliance letter received from Texas GLO, 

Texas GLO determined that 426 cy of dunes and 10,117 sf of dune vegetation was adversely 

impacted. Impacts to dunes and dune vegetation occurred on the applicant’s approximate 11.8-acre 

property, which is located along State Highway 361 in Port Aransas, Texas (Exhibit 1). Impacts 

documented by Texas GLO staff occurred during the February 2024 wetland fill activities. To achieve 

compliance, the applicant has developed the following dune compensation plan to offset 

unauthorized impacts. 

Consistent with the Dune Protection and Improvement Manual for the Texas Gulf Coast – 6th Edition 

(dune manual) (Texas GLO 2021), mitigation/compensation is required when dunes or dune 

vegetation is adversely affected by construction. As part of a dune mitigation/compensation plan, 

applicants must demonstrate that the mitigation sequence is followed. Based on the nature of this 

project, avoidance and minimization was not feasible to offset impacts because adverse impacts have 

already occurred. Therefore, the applicant evaluated potential dune mitigation and compensation 

activities to achieve compliance. Consistent with the dune manual, mitigation and compensation 

projects must be located as closely as possible to the area where dunes and dune vegetation were 

adversely affected, to provide a similar level of protection from the Gulf. Due to past grading 

activities, restoring dunes at the specific impact site would result in small, isolated dunes 

disconnected from the existing dune system. Therefore, Texas GLO and the County advised that 

compensation activities occur in lower elevation areas seaward of the 350-foot building setback line 

adjacent to the existing critical dunes on the property.  

The methods for developing the dune compensation plan and procedures for constructing the 

project are outlined in the following section. 
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Dune Restoration 

Design 

We used a combination of computer-aided design (CAD) and geospatial information system (GIS) 

software, global mapper software, and desktop datasets documenting site contours prior to the 

impact, and survey data recorded on-site following the impact to develop specifications for dune 

compensation activities. Consistent with Texas GLO and County input, the applicant proposes 

compensation seaward of the 350-foot building setback line. The compensation dune was aligned to 

the 9-ft contour (critical dune elevation for this lot) to raise a low area on the landward side of critical 

dunes. This placement will provide a continuation of the existing dune system. Placing dune 

compensation in this area will further fortify the property’s dune system and will result in the creation 

of back dune habitat similar to those that were adversely affected. In addition, the creation is a 

continuation of the adjacent dune based on contours (See Figure 2). Once the approximate location 

of dune compensation areas was selected, BFS used global mapper software to create a fill and 

grading plan that results in 430 cy of dune and 10,117 sf where dune vegetation will be restored. 

To achieve the required 426 cy/10,117 sf requirement, the applicant proposes one continual dune 

compensation area to expand the dunes on the lot. The compensation area (Proposed Dune) will be 

constructed using 430 cy with an approximate 10,117 sf footprint and at elevations between 

approximately +8 and +14.5 feet NAVD88. In total, construction of the proposed dune will result in 

430 cy of dunes and 10,117 sf of dune areas where dune vegetation will be restored. The cubic yard 

necessary to construct these dunes is slightly more than the unauthorized impacts to ensure 

adequate volume and surface area of critical dunes are created.  

A previous grading plan developed for the dune compensation areas was coordinated with Texas 

GLO and County staff on April 20, 2024, and submitted in an application on June 5, 2024. Based on a 

meeting with the applicant, Achor QEA, BFS, County Commissioner Brent Chesney, adjacent 

landowners and BMAC chairperson on October 10, 2024, the compensation plan has been revised as 

described above and detailed below and is being sent to the Texas GLO for review. Construction of 

the proposed dune compensation area will result in naturally formed dunes and successfully mimic 

the contours of surrounding existing dunes. The plan view of the dune compensation area and a 

typical cross section view are illustrated in Exhibit 2.  

Additionally, the applicant will provide a construction monitor on-site the entire time equipment is 

moving materials for this violation compensation should this application be approved. 

Construction 

The applicant will collaborate with the selected contractor to ensure each dune area is constructed 

consistent with the aforementioned detailed specifications. Fill material necessary to achieve the 

dune compensation plan will be sourced from ERF Real Estate, Inc. (ERF) property, which is located 
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on Mustang Island and is approximately 4.4 miles from the property (Exhibit 3). This source material 

is the same material that was approved for use during wetland fill activities. Based on a review of the 

United States Department of Agriculture (USDA) Natural Resource Conservation Service (NRCS) Web 

Soil Survey (USDA 2024), previous dunes impacted at the property are mapped as the Coastal Dunes 

map unit. The source property is mapped as a combination of coastal dunes and Mustang fine sand, 

0- to 1-percent slopes, occasionally flooded, frequently ponded. These two map units are the most 

prevalent across Mustang Island and have similar color, grain size, and mineral content to other 

naturally occurring dunes in the area.  

Prior to initiating sand import operations, the applicant will install sand fencing surrounding the 

dune compensation area and remaining previously authorized wetland fill areas to ensure no 

additional dunes or dune vegetation are impacted by the project If it is determined feasible, the 

selected contractor will begin by excavating approximately 12 inches from the area to be filled 

landward of the 350-ft building setback line. This material will be segregated and stockpiled on-site 

in an area free of dune or dune vegetation and will be used during dune compensation activities. 

Once topsoil is excavated and stockpiled, imported sand will be transported to the site via truck and 

placed within the previously authorized fill footprint. Trucks will access the site via the adjacent 

property and the existing access point, which is located landward of the 1,000-foot dune protection 

line. Completion of fill activities will provide direct access to the dune compensation area. Once fill 

activities are complete, additional imported sand will be trucked to and placed within the dune 

compensation area. All access to dune compensation areas will be done by crossing the previously 

disturbed portions of the property while taking care not to cross other dune habitat or dune 

vegetation. Once all trucking and rough grading activities are complete, the contractor will complete 

dune construction and final grading using the previously excavated and stockpiled topsoil material. If 

stockpiling of topsoil is not feasible, then additional imported fill will be used to complete final 

grading and construction of 430 cy of dune features. Upon completion of all earthwork activities, the 

contractor will be required to repair any rutting prior to demobilizing from the site. Silt fences will 

remain in place until fill areas have sufficiently stabilized (i.e., vegetated).  

The applicant will collaborate with the selected contractor to ensure that the fill and grading plan is 

accurately achieved. This will be achieved by the use of grade-control excavator or by real-time 

survey support. If the selected contractor has grade-control capabilities, the contractor will follow the 

3D surface for each dune compensation area. If grade control capabilities are not available, surveyor-

grade GPS equipment will be used to ensure all proposed elevations are met. 

Additionally, the applicant will provide a construction monitor while equipment is onsite.  This 

measure will help ensure compliance with permit requirements and prevent further violations. 
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Dune Vegetation Restoration 

Design 

Consistent with the dune manual, the square footage of dune vegetation in a compensation project 

must be the same square footage of the area adversely affected. As detailed earlier, construction of 

the continuous dune compensation area results in 10,117 sf for a newly constructed dune area. 

Restoring vegetation in the compensation area meets the 10,117-sf requirement established by 

Texas GLO. Methods proposed for restoring dune vegetation are consistent with the dune manual. 

Past survey results were relied upon in combination with Texas GLO guidance to determine the 

target species for dune compensation areas. Dune areas previously disturbed were positioned on the 

landward portion of the site in backdune habitat. Based on past survey results and experience in the 

region, species typically occupying these habitats include saltmeadow cordgrass (Spartina patens), 

gulf dune crown grass (Paspalum monostachyum), little false bluestem (Schizachyrium scoparum), 

and bushy bluestem (Andropogon glomeratus). Additional species identified in the dune manual 

include bitter panicum (Panicum amarum), sea oats (Uniola paniculata), beach morning glory 

(Iopmea pes-carpae), sea purslane (Susuvium portulacastrum), seashore dropseed (Sporobolus 

virginicus), and seashore paspalum (Paspalum vaginatum). Bitter panicum, sea oats, beach morning 

glory, and sea purslane are more closely associated with frontal dune habitats and higher elevations 

associated with the main dune ridge; therefore, the applicant proposes to focus revegetation efforts 

to saltmeadow cordgrass, bluestem, and Paspalum species. 

To achieve dune vegetation restoration objects, the applicant proposes to use a combination of 

topsoil segregation and installation, native hay material installation, and live root planting. Topsoil 

material will be sourced from the property in areas yet to be filled (12,413 sf). Based on past surveys, 

this area contains species consistent with dune habitat and those targeted for compensation 

activities. To the extent practicable, the applicant will use native material and living plants sourced 

from the property following the Texas GLO’s Dune Protection Manual (6th Edition). It is possible, due 

to the extent of disturbed areas, that the property may not have adequate areas to meet vegetation 

needs. To address these potential shortages, the applicant is in negotiation with several nearby 

landowners to support the project. The applicant will harvest living plants or obtain hay material 

from the property itself and other Mustang and Padre Island property. Exhibit 3 shows additional 

properties that the applicant is negotiating with for obtaining project materials. Harvesting of plants, 

if needed, would be conducted following the Texas GLO’s Dune Protection Manual (6th Edition). 

Vegetation restoration objects will be achieved by using segregated topsoil from areas yet to be 

filled. This topsoil will be used to achieve final grading within the dune compensation area and will 

provide valuable seed bank and soil nutrients to promote vegetation establishment. If necessary and 

following topsoil placement and final grading, the applicant will spread a surface layer of hay atop 

the constructed dune. Hay will then be embedded into the sand material substrate. Embedding hay 
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serves multiple benefits in that it stabilizes the dune, helps combat wind erosion, promotes future 

accretion from windblown sand, and promotes propagation of the seed bank. It should be noted that 

segregated topsoil containing past plant material will likely reduce the hay needs for the newly 

constructed dune. The location and quantity of hay material will be adjusted based on site conditions 

and will be focused on areas that lack previous plant material. Once hay material is installed, the 

applicant will install live-root plants on approximately 2-foot centers. Installing plants on two-foot 

centers across the approximately 10,117-sf area will result in approximately 2,900 plants.  

The property is currently unimproved and does not have reasonable access to freshwater. The most 

reasonable means for irrigating the dune compensation area would be via water trucks. To avoid 

impacts associated with water tucks traversing the site numerous times per watering event, the 

applicant does not propose irrigation at this time. Plant installation has been strategically planned for 

cooler Winter and Spring months that on average experience wetter hydrologic conditions. This 

timing reduces the need for post-planting irrigation. If it is determined during post-construction 

monitoring that plants do not successfully establish, irrigation options will be evaluated and 

coordinated with Texas GLO during adaptive management plan development. 

Construction 

In preparation for vegetation restoration, the applicant will identify and harvest suitable native hay 

material on site or from a suitable off-site location. Hay material will be baled in approximate 

60-pound bales so that they can be easily transported to the site and spread through the dune 

compensation area without requiring heavy equipment. As previously discussed, topsoil originating 

from the property will be used to achieve final grading at the dune compensation area. Once 

earthwork is complete, the project team will evaluate the necessity for surface hay installation and 

modify the revegetation plan, as appropriate. The use of native hay may be negated entirely or 

reduced to areas lacking sufficient plant material. If determined necessary, the applicant will install 

native hay material across the dune compensation area that lacks embedded plant material in topsoil 

material. Hay will be applied at a maximum rate of 4,800 pound/acre, which equates to an 

approximate 2- to 3-inch thickness, unless a reduced rate is determined appropriate. Hay material 

will then be embedded in the sand material using either hand tools or a lightweight discing 

attachment pulled by an all-terrain vehicle. After installation, hay material may be watered to further 

stabilize the area and to promote seed bank propagation. 

Following hay installation, the applicant will harvest living plants on site or from nearby properties. 

All harvest activities will be conducted consistent with relevant guidelines. Existing stands of healthy, 

vigorous plants exhibiting 100% coverage will be identified. Within fully vegetated areas, one 6-inch 

plug per square meter will be removed. Plugs will be removed using a post-hole digger, 

sharpshooter shovel, or similar. Harvested plugs will then be placed into tubs for transport. To the 

extent practicable, tubs containing harvested plants will remain moist. Harvested plants will then be 
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transported to the dune compensation area and installed on 2-foot centers. Plants containing fully 

intact root systems will be installed using shovels, dibble bars, or similar such that the plant roots 

achieve an adequate depth. Holes in which plants are placed will then be backfilled and gently 

compacted such that plants remain erect. Following installation, plants will be hand-watered to 

promote establishment. It is anticipated that permit issuance and earthwork will not be completed 

until at minimum the winter of early portion of 2025 (February/March). This anticipated timing is 

desirable for planting activities because hot and dry summer months will be avoided.  

As previously discussed, irrigation beyond initial plant installation is not proposed. However, if dune 

vegetation does not succeed, the applicant will evaluate potential irrigation options as part of 

adaptive management. 

Dune Compensation Timing and Monitoring 

Earthwork and native hay installation associated with the dune compensation will commence within 

45-days of permit and beachfront-construction certificate approval. Plant installation will commence 

immediately following hay installation. Planting efforts will occur in the early portion of 2025 

(February/March) thus avoiding seasonally hot and dry months and maximizing the likelihood for 

successful plant establishment. Overall, implementation of the dune compensation project is 

expected to take less than 90 days.  

Following construction, the applicant will conduct a topographic survey of the dune compensation 

area to document that a minimum of 426 cy of dune habitat have been achieved and that proposed 

contours have been met. The dune compensation area will also be monitored for a period of time to 

show compliance with the dune protection permit, as well as successful revegetation. The applicant 

proposes to conduct monitoring events at 3, 6, 12, 24, and 36 months, unless success criteria are met 

prior to 36 months and Texas GLO and the County concur that compensation has been adequately 

achieved. It should be noted that additional off-schedule monitoring events may be conducted if it is 

determined that 1:1 compensation has been achieved between the previously detailed monitoring 

schedule. During monitoring events, the applicant will evaluate the dune compensation area using 

photographic documentation. The overall percent coverage will also be assessed using a one-meter 

quadrat. Three quadrat locations will be evaluated in the compensation area. Results, including 

photography and estimates of percent coverage, will be summarized in a brief monitoring 

memorandum and will be provided to the County for review. 

It is anticipated that the combination of natural recruitment via the use of topsoil material and native 

hay/live plant installation will successfully meet revegetation requirements within two growing 

seasons. If revegetation does not occur, the applicant will evaluate and coordinate suitable adaptive 

management approaches (i.e., soil amendments, additional planting, additional native hay 

installation, and hydroseeding) with the County to determine next steps. 
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Conclusion 

The contents herein summarize relevant details of the proposed dune compensation project. It is the 

applicant’s belief that this plan will adequately achieve all dune and dune vegetation compensation 

requirements. Execution of this plan will result in a minimum of 426 cy of dunes and 10,117 sf of 

dune vegetation. The applicant greatly appreciates the assistance received from Texas GLO, the 

County, and the City throughout development of this plan. The applicant is eager to achieve 

compliance and resolve the violation. 

The applicant will notify adjacent landowners at least 10 days prior to the commissioners court 

meeting. Table 1 provides a list of adjacent landowners. Figure 3 depicts the legal description and 

property ID for each adjoining property listed in Table 1.  

Table 1  

Adjoining Property Owners 

Property ID Owner Name Mailing Address 

200111982 

200111980 

503055 

Beach View Estates Owners Association 
211 Costa Bella Drive 

Austin, Texas 78734-2662 

200111958 Bradley & Anita Biber 
544 Aviator Drive 

Fort Worth, Texas 76179-5434 

200111968 Carmer C Canto 
166 Shoalwater Way 

Rockport, Texas 78382-2331 

200111976 Gary & Holly Daniel 
153 Beach View #237 

Port Aransas, Texas 78373-5058 

271289 Episcopal Church Corp Inc 
P.O. Box 6885 

San Antonio, Texas 78209 

200111970 Ivaylo & Haristina Georgieva 
2205 Granger Lane 

Cedar Park, Texas 78613-5719 

200111960 James, Mary & Charleen Handzel 
121 Beach View 

Port Aransas, Texas 78373-5058 

200111966 Machseh Properties LLC 
5606 Ivory Mist Lane 

Houston, Texas 77041-6690 

200111972 Leon & Virginia Matula 
511 East Mayfield Street 

Karnes City, Texas 78118-2949 

200111974 

200111956 
Pietrobon Children's Management Trust 

W/Rosella Segreti, Trustee 

5916 Sterling Drive 

Colleyville, Texas 76034-7631 

200111964 Koushik Shaw 
2909 Waterbank Cove 

Austin, Texas 78746-4136 

200111962 Shyamali Shaw 
27 Great Lakes Drive 

Corpus Christi, Texas 78413-5817 

200111954 

200111952 
Ronald Wolfe & Pamela Burda-Wolfe 

105 Beach View 

Port Aransas, TX 78373 
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Exhibit 2 - Compensation Dune
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1700 North Congress Avenue, Austin, Texas 78701-1495 
P.O. Box 12873, Austin, Texas 78711-2873 

512-463-5001   glo.texas.gov 
 

 
November 12, 2024 
  Via Electronic Mail 
 
 
The Honorable Judge Connie Scott 
Nueces County Judge 
901 Leopard Street, Room 303 
Corpus Christi, Texas 78401-3697 
 
Application for a Dune Protection Permit in Nueces County 
Site Address: 6981 SH 361, Corpus Christi 
Legal Description: Mustang Island Sec 2 Lot 52 Block 1 11.82 ACS 
Lot Applicant: Ajit David (Infra Tech Ventures) 
County ID No.:  DPP-04062023-na 
GLO ID No.:    BDNC-24-0157a 
 
Dear Judge Scott: 
 
The General Land Office has reviewed the amended application materials for a Dune Protection Permit 
for the above-referenced location. The applicant adversely impacted 426 cubic yards of dunes and 
10,117 square feet of dune vegetation seaward of the Dune Protection Line without a Dune Protection 
Permit or Beachfront Construction Certificate, for which a cease-and-desist letter was issued by the 
County and a Notice of Noncompliance was issued by the GLO on March 26, 2024. The applicant 
previously proposed an on-site compensation area with 668 cubic yards of dunes and 10,117 square feet 
of dune vegetation. The applicant now proposes to move the compensation further seaward and an on-
site compensation area with 430 cubic yards of dunes and 10,117 square feet of dune vegetation. The 
compensation area is located seaward of the Building Setback Line. According to the Bureau of 
Economic Geology, the area is eroding at a rate of three to five feet per year. 
  
Based on the materials forwarded to our office for review, we have the following comments: 
 

• All previous comments and requirements in the GLO comment letter BDNC-24-0157 still apply 
and are enforceable under the law. 
 

• Before compensation proposed in this application commences, the applicant must apply for and 
obtain a Beachfront Construction Certificate from the City of Corpus Christi. Should the 
requirements to obtain a certificate from the City of Corpus Christi result in a material change to 
the proposed activities, the applicant must obtain a new or amended Dune Protection Permit 
from Nueces County.1 
 

 
1 31 Tex. Admin. Code §§ 15.2(46) & § 15.3(t)(4). 
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November 12, 2024 
Page 2 of 2 
 

If you have any questions, please contact me at (512) 463-5234 or at lauren.medlin@glo.texas.gov. 
 
Sincerely, 
 
 
Lauren Medlin 
Beach Access & Dune Protection Program 
Coastal Resources Division 
Texas General Land Office 
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BMAC Memo
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BMAC memo for Violation Application - DPP-04062023-na Page 1 

DATE: August 14, 2024 

TO: Connie Scott, County Judge 
 
CC: Scott Cross, Nueces County Coastal 

Parks Department  
 
FROM: Cliff Schlabach, BMAC Chair 
 
RE: Request for Review of Dune Protection Permit Exemption for Dune Impact Violations- 

Mustang Island Section 2 Block 1 Lot 52 11.82 acres - DPP-04062023-na 
 
An application request for the subject project has been reviewed by the Nueces County Beach 
Management Advisory Committee (BMAC) and Nueces County Coastal Parks Department 
(Coastal Parks). After confirming the application request is administratively complete it was 
placed on the agenda for review by the BMAC committee at a regular meeting on Wednesday 
July 17, 2024, at 2:00 P.M., at the Padre Balli Briscoe King Pavilion, 15820 Park Road 22, 
Corpus Christi, Texas 78418. A quorum of BMAC members, the applicant, the applicant’s 
agent, County Parks representatives, and members of the public were present for discussion 
and review of the application. BMAC voted unanimously to not recommend approval of the 
application.  A summary of the subject project and additional information on the 
recommendations of BMAC is provided below. 

Project Description: 
The applicant, Ajit David, and their agent, Chris Belaire, submitted a Dune Protection Permit 
Application (DPP-04062023-na) for the construction of compensation for unauthorized work 
associated with previously permitted activities by applicant, Ajit David. Following DPP 
approval by the County and BCC approval by the City for wetland fill, the applicant initiated 
work on approximately February 26, 2024. The applicant received notices from the Texas 
General Land Office (GLO) and Coastal Parks related to violations of the Texas Natural 
Resources Code (TAC) §§ 61.013(b) and 63.091, 31 TAC §§ 15.3(s)(l)(A-B) and 15.3(s)(3), 
and Nueces County Beach Management Plan § II(E). These notices included a cease and 
desisted order issued by the County on March 21, 2024, and a Notice of Noncompliance 
issued by GLO on March 26, 2024. Within GLO’s Notice of Noncompliance, they indicated 
that 426 cubic yards (CY) of dunes and 10,117 square feet (SF) of dune vegetation had been 
impacted without authorization. The applicant agreed to develop an on-site dune 
compensation plan that offsets the 426 CY of dune and 10,117 SF of dune vegetation impacts. 
The compensation would be located seaward of the 350’ building setback line adjacent to the 
existing dune system on the project property. Anchor QEA, the applicant’s agent, worked 
collaboratively with GLO and County staff in development of this compensation plan to 
resolve the violation.  

 
Recommendation: 
BMAC voted unanimously to not recommend approval of this exemption request for on-site 
dune compensation. The decision to not recommend is based on the following concerns: 
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BMAC memo for Violation Application - DPP-04062023-na Page 2 

• The proposed plan is for compensation in a new location on the property seaward of the 
350’ Building Setback Line. The committee believes that they should be looking at dune 
mitigation in place that would be landward of the 350’ Building Setback Line, rather 
than dune compensation in a new location seaward of the 350’ Building Setback Line. 

• For the original application for wetland fill at the May 17, 2023, meeting BMAC had 
voted unanimously to recommend approval of the request for no dune protection permit 
for placement of 104,153 sq ft of fill material in wetlands landward of the 350-ft 
Building Setback Line. However, BMAC voted unanimously to not recommend 
approval of the exemption request for placement of 12,588 sq ft of fill material in 
wetlands seaward of the 350-ft Building Setback Line. BMAC stands by their previous 
decision after review of this application.  

• Residents of the neighboring Beach View Estates have commented to the BMAC chair 
that there has been no communication with existing landowners whose lands neighbor 
the property. 

• The applicant’s agent commented that the GLO has agreed to this plan; however, the 
BMAC committee stated that it is up to the County as to where the compensation and/or 
mitigation is located. 

• BMAC requests that the applicant to return with a revised application that includes a 
mitigation plan to return the material and vegetation to its original location based on the 
following: 

o Texas Administrative Code (TAC) Title 31, Part 1, Chapter 15, Subchapter A, 
Rule §15.2 (19) and the Nueces County Beach Management Plan defines 
construction to include filling.  

• Therefore, the proposed activity is considered construction seaward of 
the Building Setback Line. 

o Texas Administrative Code (TAC) Title 31, Part 1, Chapter 15, Subchapter A, 
Rule §15.2 (25) and (72) and the Nueces County Beach Management Plan define 
the dune complex as including swales and swales are low areas within a dune 
complex that function as natural rainwater collection areas and are an integral 
part of the dune complex.  

• Therefore, this activity would be construction in the dune complex 
seaward of the Building Setback Line. 

o The Joint Erosion Response Plan for Nueces County and the City of Corpus 
Christi, Section III.D.1. states that an exemption for construction seaward of the 
setback line for properties where there is no practicable alternative. General 
Erosion and Flood Protection Requirements of the Nueces County Beach 
Management Plan 1.1.a states that a permittee shall locate all construction as far 
landward as is practicable.  

• Based on the size of the lot there is ample room to conduct the 
requested activity landward of the Building Setback Line as a 
practicable alternative.  

BMAC asks that you review this application (attached) and, once reviewed, send it to the GLO 
for their review.  Please let me know if you have any questions or concerns, my contact 
information is provided below. 
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BMAC memo for Violation Application - DPP-04062023-na Page 3 

 
Sincerely Yours, 

 
Cliff Schlabach 
BMAC Chair 
361-937-2115 
Jettylord1@gmail.com 
 
Attachment: 
Application for a Dune Protection Permit Exemption Request for Dune Impact Violations- 
Mustang Island Section 2 Block 1 Lot 52 11.82 acres - DPP-04062023-na 
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Figure 1 - Site Map
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Photographs 
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Photo 1  
View of Main Dune Ridge and Line of 
Vegetation 

Photo 2  
Additional View of Main Dune Ridge and 
Line of Vegetation 

  

Photo 3  
View of Backdune Habitat in Which 
Compensation Will Integrate 

Photo 4  
View of Impacted Area and Backdune 
Habitat 
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Photo 5  
View of Approximate Dune Compensation 
Area 

Photo 6  
Additional View of Dune Compensation 
Area 

  
 

 

101



Beachfront Construction Certificate (Large-Scale)
Application No. BD8646

Concurrent Beach/Dune Committee
April 30, 2025

Infra Tech Ventures, LLC

Dune Compensation
approximately located at
6967 State Highway 361

11.82 acres out of Mustang Island Sec 2, 
Lot 52, Block 1

N
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Project Background

• November 6, 2023 – Approved BCC for wetland fill activities
• During approved BCC activities, indications of adverse impacts to 

dunes/dune vegetation were reported.
• March 21, 2024 – Cease and Desist, Nueces County
• March 25, 2024 – Notice of Noncompliance, Texas GLO
• April 19, 2024 – Determination that 10,177 SF of dune vegetation 

impacts had occurred. Applicant agreed to work to develop an 
acceptable mitigation/compensation plan to resolve the issue

• February 26, 2025 – Dune Impact Compensation approved, Nueces 
County
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Concurrent Beach/Dune Committee
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Project Location & Gulf Coast Shoreline

N
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Staff Analysis & Recommendation

In determining whether to issue or deny the proposed BCC, staff reviewed and considered 
the following: 

Compliance with all aspects of the City’s beach access and erosion response regulations

 Impacts on access to public beaches, off-beach parking, or the size of the public beach 
due to erosion

 Impacts on the natural drainage patterns of the site and adjacent property

Whether all practicable alternatives to the proposed activity, proposed site, or proposed 
methods of construction have been considered

Any material change between the County No Dune Permit Required Determination and 
this application

STAFF RECOMMENDS CONDITIONAL APPROVAL PENDING THE FOLLOWING: 

 Comments from the Texas General Land Office
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