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Texas Commission on Environmental Quality

TECHNICAL MEMORANDUM

To: Justin P. Taack, Manager Date:  April XX, 2025
Districts Section

Thru: Michael Briscoe, Team Lead
Districts Creation Review Team

From: James Hammack
Districts Creation Review Team

Subject:  Petition by Dakuri Estates LLC for Creation of Caldwell County Municipal Utility
District No. 10; Pursuant to Texas Water Code Chapters 49 and 54.
TCEQ Internal Control No. D-02032025-002 (TC)
CN: 606348753 RN: 112132626

A. GENERAIL INFORMATION

The Texas Commission on Environmental Quality (TCEQ) received a petition within the
application requesting approval for the creation of Caldwell County Municipal Utility District
No. 10 (District). The Petition was signed by: Raghu Raj Reddy Buchannagari, as Manager of B3R
Investments LLC, a Texas limited liability company, Manager of Dakuri Estates LLC, a Texas
limited liability company; Ratna Kiran Dakuri as Manager of Dakuri Estates LLC, a Texas limited
liability company; and Raju Bade as Manager of Bade LLC, a Texas limited liability company,
Manager of Dakuri Estates LLC, a Texas limited liability company (Petitioner). The petition
states that the Petitioner holds title to a majority in value of the land in the proposed District
and it further states that there is one lienholder, Texas Heritage National Bank, a Texas banking
association, on the land in the proposed District and the aforementioned entity has consented
to the petition.

The District is proposed to be created and organized according to the terms and provisions of
Article XVI, Section 59 of the Texas Constitution, and Chapters 49 and 54 of the Texas Water
Code (TWCQ).

Location and Access

The proposed District is located in northeast Caldwell County, Texas (County), east of
Pettytown Road and north of Taylorsville Road, and approximately 12 miles east of Lockhart,
Texas. The proposed District is located entirely outside the corporate limits or extraterritorial
jurisdiction of any city, town, or village. Access to the proposed District will be by collector
roads connecting to Pettytown Road in one location, and Taylorsville Road at another location,
with the main entrance connecting directly to Taylorsville Road and a second entrance at
Pettytown Road.

Metes and Bounds Description

The proposed District contains one tract of land totaling 313.54 acres of land. The metes and
bounds description of the proposed District has been checked by TCEQ staff and has been
found to form an acceptable closure.

Exhibit “B”
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City Consent

The proposed District is located outside the corporate limits and extraterritorial jurisdiction of
any city, town, or village. Therefore, the requirements of Texas Local Government Code

Section 42.042 and TWC Section 54.016 are not applicable.

Notification of County

TWC Section 54.0161 requires the TCEQ to notify the County Commissioners Court of a
creation application if all of the proposed District is located outside of the corporate limits of a
municipality. Information provided indicates the proposed District is entirely outside the
corporate limits of any municipality. By certified letter dated February 4, 2025, the Caldwell
County Commissioners Court was notified of the subject application. To date, the county has
not responded to this notification.

Statements of Filing Petition

Evidence of filing a copy of the petition with the Caldwell County Clerks’ office, the TCEQ’s
Austin Regional office, the Texas state representative, and the Texas state senator was included
in the application.

Type of Project

The proposed District will be considered a “developer project” as defined by 30 Texas
Administrative Code (TAC) Section 293.44(a). Therefore, developer cost participation in
accordance with 30 TAC Section 293.47 will be required.

Developer Qualifications

Application material indicates that the property will be developed by Sivaram Tumma of RR
Developers. Sivaram Tumma has been involved in real estate industry for the last 18 years and
has his own land development company based in Houston and has undertaken several land
development projects on tracts ranging from 4 acres to 2,600 acres in size. Previous projects
include Rose Meadows in Rosenberg, Sun Lake Village in Katy, Taylor Meadows in Taylor, Jerrell
Estates near Jerrell, Hillsboro Meadows in Hillsboro, and Lytle Farms in Lytle.

Certificate of Ownership

By signed certificate dated July 30, 2024, the Caldwell County Appraisal District has certified
that the appraisal rolls indicate that the Petitioner is the owner of the majority in value of the
land in the proposed District.

Temporary Director Affidavits

The TCEQ has received affidavits for consideration of the appointment of the following five
temporary directors:

Patrick Kelley Anne Bergen Adina Chirogianis

Bradley Brandt Jeff Echols
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Each of the above persons named is qualified, as required by 30 TAC Section 293.32(a), to serve
as a temporary director of the proposed District as each (1) is at least 18 years old, (2) is a
resident of the State of Texas, and (3) either owns land subject to taxation within the proposed
District or is a qualified voter within the proposed District. Additionally, as required by TWC
Section 54.022, the majority are residents of the county in which the proposed District is
located, a county adjacent to the county in which the proposed District is located, or if the
proposed District is located in a county that is in a metropolitan statistical area designated by
the United States Office of Management and Budget or its successor agency, a county in the
same metropolitan statistical area as the county in which the proposed District is located.

Notice Requirements

Proper notice of the application was published on March 27 and April 3, 2025, in the Lockhart
Post-Register, a newspaper regularly published or circulated in Caldwell County, the county in
which the district is proposed to be located. Proper notice of the application was posted on
March 17, 2025, at the place for posting legal notices at the Caldwell County Clerk’s
Administrative Office. Accordingly, the notice requirements of 30 TAC Section 293.12(b) have
been satisfied. The opportunity for the public to request a contested case hearing (comment
period) expired May 5, 2025.

B. ENGINEERING ANALYSIS

The creation engineering report indicates the following:

Availability of Comparable Service

The proposed District is located within the water Certificate of Convenience and Necessity of
Aqua Water Supply Corporation (Aqua) and is the only viable water service provider. There are
no existing wastewater providers with the capacity to serve the proposed District. A wastewater
permit is being pursued to serve the land due to the lack of existing providers and it is
anticipated that the proposed District will be the wastewater service provider for the project.

Water Supply and Distribution Improvements

Per the engineering report, it is estimated that the District will contain 1,630 equivalent single-
family connections (ESFCs) at ultimate development. The proposed District will utilize Aqua’s
system which consists of wells and treatment and distribution facilities throughout the area,
but Aqua will require additional improvements needed to serve the property. An elevated
storage tank is anticipated to be required for adequate fire protection and domestic service.
All facilities will be designed in accordance with the criteria established by Aqua and the
TCEQ.

The water distribution system will consist of looping a 12-inch water line through the
proposed District to connect to a 12-inch water line along Taylorsville Road with 31,950
Linear Feet (LF) of 8-inch to 12-inch PVC water lines sized depending on the number of lots
served.
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Wastewater Treatment and Collection Improvements

It is estimated to contain 1,630 ESFCs, thus requiring 400,000 gallons per day (gpd) of
wastewater treatment capacity assuming 245 gpd/ESFC. The proposed District will require the
construction of its own wastewater treatment plant and collection system. The proposed
wastewater treatment plant site will be located within the proposed District boundary, located
to the north. The site will be dedicated to the proposed District. These facilities will be
designed in accordance with the criteria established by the County and the TCEQ.

The wastewater generated by the proposed District will flow by gravity through sanitary sewer
lines to the proposed District’s wastewater treatment plant. The wastewater collection
consists of 29,750 LF of 8-inch to 12-inch PVC wastewater lines.

Storm Water Drainage System and Drainage Improvements

The proposed drainage for this tract will be accomplished by sheet flow across lots, then to
curb inlets along the streets, then through storm sewers to detention ponds. Once the required
volume is captured, additional runoff will then be conveyed to detention facilities or existing
natural drainage channels depending on the watershed and the location of the proposed
detention facilities. These facilities will be designed in accordance with the criteria established
by the County and the TCEQ.

Road Improvements

The roadway system will consist of public streets and local streets for access to lots and
collector roads to connect to existing off-site roads. Left and right turn deceleration lanes to
provide for safe ingress and egress from the main entrance to the proposed District will be
installed. The roads will be designed to meet the County standards and criteria, and upon
completion, will be conveyed to the County for acceptance and maintenance.

Floodplain

According to Federal Emergency Management Agency Flood Insurance Rate Map No.
48055C0175E, 11.2 acres of the tract are currently in an effective Zone A’ floodplain. Any
encroachment on development will be eliminated via planning to exclude the floodplain from
the lots by changing the lot boundaries at the time of platting or the developer may pursue a
letter of Map Amendment to modify the regulatory floodplain.

Topography/Land Elevation

The land in the proposed District drains from south to north within the portion located in

the Colorado River watershed and elevations range from about 530 feet to 610 feet above mean
sea level. Water surface elevations in streams within the proposed District and in the streams
leaving the proposed District will remain unchanged. No significant cut or fill is planned within
the proposed District. It is not anticipated that any fill placed within the proposed District will
have an unreasonable impact on the property.

Subsidence
There is no indication of subsidence in the area in which the proposed District is located. No

unreasonable impact to land subsidence as a result of the proposed District’s development is
anticipated.
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Groundwater Levels/Recharge

The proposed District will not directly use groundwater for its potable water needs. Aqua will
provide water service to the proposed District through use of existing water resources

including its groundwater sources. The proposed District lies outside of any aquifer recharge or
contributing zones. No unreasonable impact to groundwater levels or recharge as a result of the
proposed District’s development is anticipated.

Natural Run-off and Drainage

Existing drainage patterns flow north to the Cedar Creek and Walnut Creek and Colorado River
watershed. Detention facilities are proposed for each watershed to return peak flows for the 2,
10, 25, and 100-year events to pre-development levels. Development of the proposed District is
not expected to have an unreasonable impact on natural run-off or drainage.

Water Quality

No adverse effect on the water quality of ground or surface water is anticipated due to the
treatment and disposal of wastewater flows from the proposed District by means of the
wastewater treatment facility previously discussed. It will be operated pursuant to the terms of
the wastewater discharge permit to be obtained from the TCEQ.

Dam Safety Analysis

The TCEQ Dam Safety Program personnel reviewed the location of the proposed District and
confirmed by letter dated May 2, 2024, that there are no dam safety issues associated with the
proposed District.

C. SUMMARY OF COSTS

WATER, WASTEWATER, AND DRAINAGE

Construction Costs District Share @
A. Developer Contribution Items
1. Water, Wastewater, and Drainage System $ 18,361,000
2. E/S Controls 540,400
3. Contingencies 2,835,210
4. Engineering 3.260,492
Total Developer Contribution Items $ 24,997,102
B. District Items
1. Wastewater System and Expansions $ 8,750,000
2. Offsite Water 3,000,000
3. Regional Detention 1,000,000
4. Engineering 2,331,000
5. Land Costs 200,000
Total District Items $ 15,281,000

TOTAL CONSTRUCTION COSTS (72.57% of BIR) $ 40,278,102
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Non-Construction Costs

A. Legal Fees $ 1,387,500
B. Fiscal Agent Fees 1,110,000
C. Interest Costs
1. Capitalized Interest (2 years at 5%) 5,550,000
2. Developer Interest (2 years at 5%) 4,027,810
D. Bond Discount (3%) 1,665,000
E. Bond Issuance Expenses 337,338
F. Bond Application Report Costs 400,000
G. District Creation Expenses 150,000
H. Operating Expenses 400,000
I. Attorney General Fee (0.10%) 55,500
J. TCEQ Bond Issuance Fee (0.25%) 138.750
TOTAL NON-CONSTRUCTION COSTS $ 15,221,898
TOTAL BOND ISSUE REQUIREMENT $ 55,500,000
Note:

(1) Assumes 100% funding of anticipated developer contribution items, where applicable.

Eligibility of costs for District funding and 30% developer contribution requirements will be
determined in accordance with TCEQ rules in effect at the time bond applications are reviewed.

ROAD IMPROVEMENTS

Construction Costs District Share
A. Roads $ 4,025,000
B. Contingencies 402,500
C. Engineering 796,950
D. Land Costs 825,000
TOTAL CONSTRUCTION COSTS (72.02% of BIR) $ 6,049,450

Non-Construction Costs

A. Legal Fees $ 210,000

B. Fiscal Agent Fees 168,000
C. Interest Costs

1. Capitalized Interest (2 years at 5%) 840,000

2. Developer Interest (2 years at 5%) 604,945

D. Bond Discount 252,000

E. Bond Issuance Expenses 192,205

F. Bond Issue Engineering Costs 75,000

G. Attorney General Fee (0.10%) 8,400

TOTAL NON-CONSTRUCTION COSTS $ 2,350,550

TOTAL ROAD BOND ISSUE REQUIREMENT $ 8,400,000
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Notes:
(1) Assumes 100% funding of anticipated developer contribution items, where applicable.

A preliminary layout of roads proposed for funding has been provided, and they appear to
benefit the proposed District, and the land included within the proposed District. TCEQ’s
review of eligibility of costs may be determined in accordance with TCEQ rules in effect at the
time bond applications are reviewed.

D. ECONOMIC ANALYSIS

Land Use

The land use for the proposed District is intended to accommodate single-family residential
and commercial development. Planned ultimate development in the proposed District, as shown
in the land use plan provided in the engineering report, is as follows:

Land Use Acreage ESFCs
Single Family 200.07 1,465
Commercial 20.00 160
Amenity Lot 5.97 5
Greenbelt/Water Quality/Drainage 30.00 0
Wastewater Plant/Disposal 2.50 0
Right-of-Way 55.00 0
Total 313.54 1,630

Market Study

A market study, prepared in October 2024 by Location Strategy Real Estate & Demographics,
was submitted in support of the creation of the proposed District. The proposed District is
expected to include approximately 1,465 single-family ESFCs on a tract totaling approximately
313.54 acres. The market study indicates that the proposed District will contain single-family
homes on 40-foot lots priced starting at $350,000 and on 50-foot lots priced starting at
$425,000 and are expected to be absorbed at a rate of 10 to 11 units per month among all lot
sizes.

Project Financing

Per the preliminary engineering report, the projected taxable assessed valuation (AV) for the
proposed District is as follows:

Development Description Number of Units Average Unit Value Total Buildout Value
40-foot single-family lots 912 $ 350,000 $ 319,200,000
50-foot single-family lots 553 $ 425,000 $ 235,025,000
Commercial Lots 160 $ 125,000 $§ 20,000,000

Total Assessed Valuation $ 574,225,000

Considering the issuance of a total of $63,900,000 ($55,500,000 for utilities and $8,400,000 for
roads) in bonds, assuming 100% financing, a bond coupon rate of 5%, and a 25-year bond life,
the average annual debt service requirement would be $4,533,862 ($3,937,861 for utilities plus
$596,001 for roads). Assuming a 95% collection rate and an ultimate AV of $574,225,000, a
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projected ultimate tax rate of approximately $0.83 ($0.72 for utilities and $0.11 for roads) per
$100 AV was indicated to be necessary to meet the annual debt service requirements for the
proposed District. An additional $0.17 per $100 AV is projected to be levied for maintenance
and operating expenses.

Based on the information provided, the total year 2024 overlapping tax rates on land within the
proposed District are shown as follows:

Taxing Jurisdiction Tax Rate @
Lockhart Independent School District $ 0.9569
Caldwell County $ 0.4691
Farm to Market Road $§ 0.0001

Gonzales County Underground Water

Conservation District $ 0.0032
Caldwell County ESD No. 5 $ 0.1000
Caldwell County MUD No. 10 (District) $ 1.0000 @@
TOTAL TAX per $100 AV: $ 25293

Notes:
(1) Tax rate per $100 assessed valuation.
(2) Represents $0.72 for utilities, $0.11 for roads, and $0.17 for operation and maintenance tax.
(3) Assuming 100% funding of anticipated developer contribution items, where applicable.

Based on the proposed District tax rate and the year 2024 overlapping tax rate on land within
the proposed District, and assuming 100% financing, the project is considered economically
feasible.

Water and Wastewater Rates

According to information provided, the estimated monthly fee for 10,000 gallons of water and
wastewater service would be $168.60.

Comparative Water District Tax Rates

A tax rate of $1.00 ($0.72 for utilities, $0.11 for roads and $0.17 for maintenance tax), for 100%
financing for the proposed District, is comparable to other districts in the target market area.
Based on the requirements and the intent of 30 TAC Section 293.59, this project is considered
economically feasible. Each particular bond issue will be evaluated based on its own economic
feasibility merits and the rules and regulations in place at the time prior to the issuance of any
bonds by the proposed District.

E. SPECIAL CONSIDERATION

Request for Road Powers

A request for approval of road powers was included in the petition for creation of the proposed
District. Pursuant to TWC Section 54.234, approval of road powers may be requested at the
time of creation. The engineering report provided with the application included a summary of
the estimated costs. The proposed roads appear to benefit the proposed District, and financing
appears feasible.
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F. CONCILUSIONS

1. Based on TCEQ policy, compliance with TCEQ rules, and review of the engineering report
and supporting documents, the proposed District is considered feasible, practicable, a
benefit to the land within the proposed District, and necessary as a means to finance
utilities and to provide utility service to future customers.

2. Based on a review of the preliminary engineering report; market study; the proposed
District’s water, wastewater, drainage, road, and recreational facilities; a combined
projected tax rate of $1.00 per $100 AV; the proposed District obtaining a 5% bond coupon
rate; and other supporting data, the proposed District is considered feasible under the
intent of the feasibility limits prescribed by 30 TAC Section 293.59.

3. The recommendations are made under authority delegated by the Executive Director of the
TCEQ.

G. RECOMMENDATIONS

1. Grant the petition for creation of Caldwell County Municipal Utility District No. 10.

2. Grant the District’s request to acquire road powers in accordance with TWC Section 54.234
and 30 TAC Sections 293.11(d)(11), 293.201, and 293.202 subject to the requirement
imposed by the TCEQ and the general laws of the state relating to the exercise of such
powers.

3. The Order granting the petition should include the following statements:
“This Order shall in no event be construed as an approval of any proposed agreements or of
any particular items in any documents provided in support of the petition for creation, nor
as a commitment or requirement of the TCEQ in the future to approve or disapprove any
particular items or agreements in future applications submitted by the District for TCEQ
consideration.”

4. Appoint the following five persons to serve as temporary directors until permanent
directors are elected and qualified:

Patrick Kelley Anne Bergen Adina Chirogianis

Bradley Brandt Jeff Echols

H. ADDITIONAL INFORMATION

The Petitioner’s professional representatives are:

Attorney: Ms. Laura Davis - Sanford Kuhl Hagan Kugle Parker Kahn LLP
Creation Engineer: Mr. Daniel Ryan, P.E. - LJA Engineering, Inc.
Market Analyst: Ms. Genilyn Balisacan- Location Strategy Real Estate & Development





