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May 2, 2024 
 
 
Via E-Mail 
 
 
Ms. Lauren Crone, PE 
LJA Land Development 
7500 Rialto Blvd, Building II, Suite 100 
Austin, Texas 78735 
 
 
RE:  Proposed Creation of Caldwell County MUD No. 9 
 Caldwell County 
 
 
Dear Mr. Crone: 
 
In your electronic mail of April 18, 2024, you requested our review of the proposed 
creation     of the referenced District for dam safety issues.  We have reviewed and have the 
following comments. 
 
There are a few small ponds within the District boundaries.  The ponds will need to be 
evaluated to determine if it will remain or be removed.  If they will remain and are classified as 
dams in our jurisdiction, they will need to be evaluated for hydraulic adequacy and hazard 
classification. 
 
If you have any questions, please feel free to contact me at (512) 239-4283 or 
trina.lancaster@tceq.texas.gov. 
 
 
Sincerely, 
 
            
 
 
Trina Lancaster, PE 
Manager, Dam Safety Section 
Critical Infrastructure Division, MC-177 
 
 

http://www.tceq.state.tx.us/
mailto:trina.lancaster@tceq.texas.gov


TABLE 2A

WS&D Bond Amounts

Cost Summary Assuming No Developer Contribution
TOTAL DISTRICT

CONSTRUCTION COSTS AMOUNT SHARE

A.  Developer Contribution Items

1. Section 1
a. Drainage Improvements 1,575,000$            1,575,000$            
b. Water Distribution System 1,181,250$            1,181,250$            
c. Wastewater System 1,338,750$            1,338,750$            
d. E/S Controls 126,000$               126,000$               

                    Subtotal 4,221,000$            4,221,000$            

2. Section 2
a. Drainage Improvements 1,522,500$            1,522,500$            
b. Water Distribution System 1,131,250$            1,131,250$            
c. Wastewater System 1,287,750$            1,287,750$            
d. E/S Controls 116,700$               116,700$               

                    Subtotal 4,058,200$            4,058,200$            

3. Section 3
a. Drainage Improvements 1,410,750$            1,410,750$            
b. Water Distribution System 1,045,750$            1,045,750$            
c. Wastewater System 1,191,750$            1,191,750$            
d. E/S Controls 106,950$               106,950$               

                    Subtotal 3,755,200$            3,755,200$            

a. Drainage Improvements 1,534,250$            1,534,250$            
b. Water Distribution System 1,130,500$            1,130,500$            
c. Wastewater System 1,292,000$            1,292,000$            
d. E/S Controls 113,050$               113,050$               

                    Subtotal 4,069,800$            4,069,800$            

a. Drainage Improvements 1,054,500$            1,054,500$            
b. Water Distribution System 777,000$               777,000$               
c. Wastewater System 888,000$               888,000$               
d. E/S Controls 77,700$                 77,700$                 

                    Subtotal 2,797,200$            2,797,200$            

6. Contingencies for Items 1-5 (15%)  $           2,835,210  $            2,835,210 

7.  Geotechnical, Survey, Design/CPS, Project Representative 
and Lab Fees for Items 1-6 (15%) 3,260,492$            3,260,492$            

                    Total Developer Contribution Items 24,997,102$          24,997,102$          

4. Section 4

5. Section 5
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TABLE 2A

B.  District Items

1. Wastewater System and Expansions
a. WWTP 100,000 gpd $2,500,000 $2,500,000
b. Lift Stations (3) $1,500,000 $1,500,000
c. Force Main $500,000 $500,000
d. WWTP to 200,000 gpd $1,750,000 $1,750,000
e. WWTP to 400,000 gpd $2,500,000 $2,500,000

                    Subtotal $8,750,000 $8,750,000

2. Offsite Water
a. EST $1,750,000 $1,750,000
b. 12" Water Line Extension (6500 LF) $1,250,000 $1,250,000

                    Subtotal $3,000,000 $3,000,000

3. Regional Detention $1,000,000 $1,000,000

4. Land Costs (Detention & WWTP) $200,000 $200,000

5.  Geotechnical, Survey, Design/CPS, Project Representative 
and Lab Fees for Items 1-4 (18%) $2,331,000 $2,331,000

                   Total District Items $15,281,000 $15,281,000

TOTAL CONSTRUCTION COSTS 40,278,102$          40,278,102$          
NET CONSTRUCTION COSTS
% OF B.I.R. 72.6%
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TABLE 2A

NON-CONSTRUCTION COSTS

A.   Legal Fees (2.5%) 1,387,500$            
B.   Fiscal Agent Fees (2.0%) 1,110,000$            
C.   Interest Costs

1.  Capitalized Interest (2 years at 5.0%) 5,550,000$            
2.  Developer Interest (5.0%) 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 Costs 150,000$               
H.   Attorney General's Fee (0.10%) 55,500$                 
I.    TCEQ Bond Issue Fee (0.25%) 138,750$               
J.   Operating Expenses 400,000$               

TOTAL NON-CONSTRUCTION COSTS 15,221,899$          
% OF B.I.R. 27.4%

TOTAL BOND ISSUE REQUIREMENT 55,500,000$          

NOTES:
*Assumption:  District will have eight WS&D bond applications.
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James Hammack

From: James Hammack
Sent: Monday, February 3, 2025 10:54 AM
To: Ryan Harper; Chelsea Osbourn
Cc: Michael Briscoe
Subject: Williamson County MUD 62 Public Notice

Good day! 
 
I have submitted our Notice of Creation to the OƯice of the Chief Clerk. Please note that the next steps 
will be for them to disperse the Notice to the aƯected parties in the mailing list including yourselves. 
 
If you would like to receive a copy of the Notice sooner by email, please reach out to the Chief Clerk in a 
couple days.   
  
After you have the Notice ready for publication and posting on the bulletin board in the oƯice of the 
county, please tell me the dates of publication. I need that to track the deadline of the technical review 
and that the comment period gets marked as complete on-time in the Commissioners Integrated 
Database. 
 
The date of the second posting is the earliest time to get an aƯidavit of publication from the newspaper. 
Be prepared to send that back to the Chief Clerk as soon as possible. You may submit the aƯidavit with 
clippings by email to <proofs@tceq.texas.gov>. 
 
Have a wonderful day! 
 
James Hammack 
Water Supply Division – Districts Section 
Texas Commission on Environmental Quality 
James.hammack@tceq.texas.gov 
Ph: 512-239-1249 
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James Hammack

From: James Hammack
Sent: Tuesday, February 11, 2025 8:46 AM
To: 'Daniel Ryan'; Laura Davis
Cc: Michael Briscoe
Subject: RE: Caldwell County MUD 10 Creation

Good morning! 
 
I did find I need more information on the Floodplain. To clarify, I need: 
 

1. The acreage of the District that is within the floodplain. 
2. I noticed the floodplain does encroach into the phase 3 development lots, and I need a 

description of how this will be mitigated. 
 
Thank you! 
 
James Hammack 
Water Supply Division – Districts Section 
Texas Commission on Environmental Quality 
James.hammack@tceq.texas.gov 
Ph: 512-239-1249 

 
 
From: Daniel Ryan <dryan@lja.com>  
Sent: Thursday, February 6, 2025 9:07 AM 
To: James Hammack <James.Hammack@tceq.texas.gov>; Laura Davis <LDavis@sklaw.us> 
Cc: Michael Briscoe <Michael.Briscoe@tceq.texas.gov> 
Subject: Re: Caldwell County MUD 10 Creation 
 
An updated report addressing the comments has been uploaded.  For convenience I just recompiled the 
entire report so you can just review the new version rather than trying to compare. 
 
Thanks, and please let me know if you have any additional questions or need other information. 
 
 

Daniel Ryan, P.E.  

LJA Engineering, Inc.  

Cell: 512-633-8122  
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From: James Hammack <James.Hammack@tceq.texas.gov> 
Sent: Thursday, February 6, 2025 8:06 AM 
To: Daniel Ryan <dryan@lja.com>; Laura Davis <LDavis@sklaw.us> 
Cc: Michael Briscoe <Michael.Briscoe@tceq.texas.gov> 
Subject: RE: Caldwell County MUD 10 Creation  
  

[EXTERNAL EMAIL] 

Thank you for providing an updated BIR Cost Summary, the Engineering Report was missing the 3rd page 
(Non-construction costs), so the total was ending at $40,278,102. 
  
James Hammack 
Water Supply Division – Districts Section 
Texas Commission on Environmental Quality 
James.hammack@tceq.texas.gov 
Ph: 512-239-1249 

 
  
From: Daniel Ryan <dryan@lja.com>  
Sent: Wednesday, February 5, 2025 10:01 PM 
To: James Hammack <James.Hammack@tceq.texas.gov>; Laura Davis <LDavis@sklaw.us> 
Cc: Michael Briscoe <Michael.Briscoe@tceq.texas.gov> 
Subject: Re: Caldwell County MUD 10 Creation 
  
James - can you please clarify comment #6?  I cannot find a discrepancy between the total shown 
($55,500,000) and any of the other information provided.  The numbering on items was fixed and is 
attached, but I cannot figure out what you are referencing regarding "several million dollars off"? 
  
  

Daniel Ryan, P.E.  

LJA Engineering, Inc.  

Cell: 512-633-8122  

  

From: James Hammack <James.Hammack@tceq.texas.gov> 
Sent: Wednesday, February 5, 2025 3:57 PM 
To: Laura Davis <LDavis@sklaw.us>; Daniel Ryan <dryan@lja.com> 
Cc: Michael Briscoe <Michael.Briscoe@tceq.texas.gov> 
Subject: Caldwell County MUD 10 Creation  
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[EXTERNAL EMAIL] 

Good afternoon! 
  
I need assistance with the following questions and revisions: 
  

1. The Market Study lists Red Rock MUD, but seems to use the same lot as the supplied Caldwell 
County MUD 10 material.  Please confirm the Market Study is for the same development as 
Caldwell County MUD 10. 

2. The petition and metes and bounds include 313.54 acres of land, but the land use summary and 
description in the Engineer Report only list 312.97 acres of land.  Please provide an explanation of 
the exemption or update the Engineering report on the use of the remaining 0.57 acres of land. 

3. The entry for Land Elevation needs expansion on construction and excavated materials and its 
anticipated effect on land elevation. 

4. The attached FEMA Floodplain Map does not show its label or date.  Please provide corrected 
material. 

5. The Floodplain description states no portion of the District lies in a 100-year floodplain, but the 
map is showing a Floodplain Zone A in the District.  Please update the description. 

6. The WS&D BIR  Summary seems to be missing Developer Contribution items 6, 7, 8, and the Non-
Construction Costs, or is otherwise several million dollars off from the petition and tax 
calculations.  Please update the WS&D Cost Summary. 

7. The Itemized Cost summary is broken into phase development, but we need it formatted for 
material/items.  Please see attached example and update accordingly. 

8. The Water and Wastewater Sections do not list the water distribution/wastewater collections 
materials.  Please include these in the descriptions. 

9. Please confirm the developer will be RR Developers. 
  
Thank you! 
  
James Hammack 
Water Supply Division – Districts Section 
Texas Commission on Environmental Quality 
James.hammack@tceq.texas.gov 
Ph: 512-239-1249 

 
  

[EXTERNAL EMAIL] Exercise caution. Do not open attachments or click links from unknown senders or unexpected email 

[EXTERNAL EMAIL] Exercise caution. Do not open attachments or click links from unknown senders or unexpected email 



1

James Hammack

From: James Hammack
Sent: Wednesday, February 5, 2025 3:49 PM
To: 'Laura Davis'; 'Daniel Ryan'
Cc: Michael Briscoe
Subject: Caldwell County MUD 10 Creation
Attachments: Itemized Cost Summary Example.pdf

Good afternoon! 
 
I need assistance with the following questions and revisions: 
 

1- The Market Study lists Red Rock MUD, but seems to use the same lot as the supplied Caldwell 
County MUD 10 material.  Please confirm the Market Study is for the same development as 
Caldwell County MUD 10. 

2- The petition and metes and bounds include 313.54 acres of land, but the land use summary and 
description in the Engineer Report only list 312.97 acres of land.  Please provide an explanation of 
the exemption or update the Engineering report on the use of the remaining 0.57 acres of land. 

3- The entry for Land Elevation needs expansion on construction and excavated materials and its 
anticipated eƯect on land elevation. 

4- The attached FEMA Floodplain Map does not show its label or date.  Please provide corrected 
material. 

5- The Floodplain description states no portion of the District lies in a 100-year floodplain, but the 
map is showing a Floodplain Zone A in the District.  Please update the description. 

6- The WS&D BIR  Summary seems to be missing Developer Contribution items 6, 7, 8, and the Non-
Construction Costs, or is otherwise several million dollars oƯ from the petition and tax 
calculations.  Please update the WS&D Cost Summary. 

7- The Itemized Cost summary is broken into phase development, but we need it formatted for 
material/items.  Please see attached example and update accordingly. 

8- The Water and Wastewater Sections do not list the water distribution/wastewater collections 
materials.  Please include these in the descriptions. 

9- Please confirm the developer will be RR Developers. 
 
Thank you! 
 
James Hammack 
Water Supply Division – Districts Section 
Texas Commission on Environmental Quality 
James.hammack@tceq.texas.gov 
Ph: 512-239-1249 
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James Hammack

From: James Hammack
Sent: Tuesday, February 4, 2025 10:02 AM
To: 'Laura Davis'; dryan@lja.com
Cc: Michael Briscoe
Subject: Caldwell County MUD 10 Creation

Good morning! 
 
Please provide an updated Engineering Report with bookmarked sections, tables, and exhibits for me to 
begin the review. 
 
Thank you! 
 
James Hammack 
Water Supply Division – Districts Section 
Texas Commission on Environmental Quality 
James.hammack@tceq.texas.gov 
Ph: 512-239-1249 
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James Hammack

From: James Hammack
Sent: Thursday, February 6, 2025 8:05 AM
To: 'Daniel Ryan'; 'Laura Davis'
Cc: Michael Briscoe
Subject: RE: Caldwell County MUD 10 Creation

Thank you for providing an updated BIR Cost Summary, the Engineering Report was missing the 3rd page 
(Non-construction costs), so the total was ending at $40,278,102. 
 
James Hammack 
Water Supply Division – Districts Section 
Texas Commission on Environmental Quality 
James.hammack@tceq.texas.gov 
Ph: 512-239-1249 

 
 
From: Daniel Ryan <dryan@lja.com>  
Sent: Wednesday, February 5, 2025 10:01 PM 
To: James Hammack <James.Hammack@tceq.texas.gov>; Laura Davis <LDavis@sklaw.us> 
Cc: Michael Briscoe <Michael.Briscoe@tceq.texas.gov> 
Subject: Re: Caldwell County MUD 10 Creation 
 
James - can you please clarify comment #6?  I cannot find a discrepancy between the total shown 
($55,500,000) and any of the other information provided.  The numbering on items was fixed and is 
attached, but I cannot figure out what you are referencing regarding "several million dollars off"? 
 
 

Daniel Ryan, P.E.  

LJA Engineering, Inc.  

Cell: 512-633-8122  

 

From: James Hammack <James.Hammack@tceq.texas.gov> 
Sent: Wednesday, February 5, 2025 3:57 PM 
To: Laura Davis <LDavis@sklaw.us>; Daniel Ryan <dryan@lja.com> 
Cc: Michael Briscoe <Michael.Briscoe@tceq.texas.gov> 
Subject: Caldwell County MUD 10 Creation  
  

[EXTERNAL EMAIL] 
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Good afternoon! 
  
I need assistance with the following questions and revisions: 
  

1. The Market Study lists Red Rock MUD, but seems to use the same lot as the supplied Caldwell 
County MUD 10 material.  Please confirm the Market Study is for the same development as 
Caldwell County MUD 10. 

2. The petition and metes and bounds include 313.54 acres of land, but the land use summary and 
description in the Engineer Report only list 312.97 acres of land.  Please provide an explanation of 
the exemption or update the Engineering report on the use of the remaining 0.57 acres of land. 

3. The entry for Land Elevation needs expansion on construction and excavated materials and its 
anticipated effect on land elevation. 

4. The attached FEMA Floodplain Map does not show its label or date.  Please provide corrected 
material. 

5. The Floodplain description states no portion of the District lies in a 100-year floodplain, but the 
map is showing a Floodplain Zone A in the District.  Please update the description. 

6. The WS&D BIR  Summary seems to be missing Developer Contribution items 6, 7, 8, and the Non-
Construction Costs, or is otherwise several million dollars off from the petition and tax 
calculations.  Please update the WS&D Cost Summary. 

7. The Itemized Cost summary is broken into phase development, but we need it formatted for 
material/items.  Please see attached example and update accordingly. 

8. The Water and Wastewater Sections do not list the water distribution/wastewater collections 
materials.  Please include these in the descriptions. 

9. Please confirm the developer will be RR Developers. 
  
Thank you! 
  
James Hammack 
Water Supply Division – Districts Section 
Texas Commission on Environmental Quality 
James.hammack@tceq.texas.gov 
Ph: 512-239-1249 

 
  

[EXTERNAL EMAIL] Exercise caution. Do not open attachments or click links from unknown senders or unexpected email 
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James Hammack

From: Daniel Ryan <dryan@lja.com>
Sent: Tuesday, February 11, 2025 1:31 PM
To: James Hammack; Laura Davis
Cc: Michael Briscoe
Subject: Re: Caldwell County MUD 10 Creation

Hi James, the area of the floodplain within the proposed District is 11.2 acres.    
 
The encroachment will be eliminated via planning to exclude the floodplain from the lots by changing the 
lot boundaries at the time of platting; alternatively the developer may pursue a letter of Map Amendment 
to modify the regulatory floodplain, but in no case will any lots be platted within the regulatory floodplain 
in the development. 
 
 
Daniel Ryan, P.E.  
LJA Engineering, Inc.  
Cell: 512-633-8122  
 

From: James Hammack <James.Hammack@tceq.texas.gov> 
Sent: Tuesday, February 11, 2025 8:46 AM 
To: Daniel Ryan <dryan@lja.com>; Laura Davis <LDavis@sklaw.us> 
Cc: Michael Briscoe <Michael.Briscoe@tceq.texas.gov> 
Subject: RE: Caldwell County MUD 10 Creation  
  
[EXTERNAL EMAIL] 
Good morning! 
  
I did find I need more information on the Floodplain. To clarify, I need: 
  

1. The acreage of the District that is within the floodplain. 
2. I noticed the floodplain does encroach into the phase 3 development lots, and I need a 

description of how this will be mitigated. 
  
Thank you! 
  
James Hammack 
Water Supply Division – Districts Section 
Texas Commission on Environmental Quality 
James.hammack@tceq.texas.gov 
Ph: 512-239-1249 
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From: Daniel Ryan <dryan@lja.com>  
Sent: Thursday, February 6, 2025 9:07 AM 
To: James Hammack <James.Hammack@tceq.texas.gov>; Laura Davis <LDavis@sklaw.us> 
Cc: Michael Briscoe <Michael.Briscoe@tceq.texas.gov> 
Subject: Re: Caldwell County MUD 10 Creation 
  
An updated report addressing the comments has been uploaded.  For convenience I just recompiled the 
entire report so you can just review the new version rather than trying to compare. 
  
Thanks, and please let me know if you have any additional questions or need other information. 
  
  
Daniel Ryan, P.E.  
LJA Engineering, Inc.  
Cell: 512-633-8122  
  

From: James Hammack <James.Hammack@tceq.texas.gov> 
Sent: Thursday, February 6, 2025 8:06 AM 
To: Daniel Ryan <dryan@lja.com>; Laura Davis <LDavis@sklaw.us> 
Cc: Michael Briscoe <Michael.Briscoe@tceq.texas.gov> 
Subject: RE: Caldwell County MUD 10 Creation  
  
[EXTERNAL EMAIL] 
Thank you for providing an updated BIR Cost Summary, the Engineering Report was missing the 3rd page 
(Non-construction costs), so the total was ending at $40,278,102. 
  
James Hammack 
Water Supply Division – Districts Section 
Texas Commission on Environmental Quality 
James.hammack@tceq.texas.gov 
Ph: 512-239-1249 

 
  
From: Daniel Ryan <dryan@lja.com>  
Sent: Wednesday, February 5, 2025 10:01 PM 
To: James Hammack <James.Hammack@tceq.texas.gov>; Laura Davis <LDavis@sklaw.us> 
Cc: Michael Briscoe <Michael.Briscoe@tceq.texas.gov> 
Subject: Re: Caldwell County MUD 10 Creation 
  
James - can you please clarify comment #6?  I cannot find a discrepancy between the total shown 
($55,500,000) and any of the other information provided.  The numbering on items was fixed and is 
attached, but I cannot figure out what you are referencing regarding "several million dollars off"? 
  
  
Daniel Ryan, P.E.  
LJA Engineering, Inc.  
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Cell: 512-633-8122  
  

From: James Hammack <James.Hammack@tceq.texas.gov> 
Sent: Wednesday, February 5, 2025 3:57 PM 
To: Laura Davis <LDavis@sklaw.us>; Daniel Ryan <dryan@lja.com> 
Cc: Michael Briscoe <Michael.Briscoe@tceq.texas.gov> 
Subject: Caldwell County MUD 10 Creation  
  
[EXTERNAL EMAIL] 
Good afternoon! 
  
I need assistance with the following questions and revisions: 
  

1. The Market Study lists Red Rock MUD, but seems to use the same lot as the supplied Caldwell 
County MUD 10 material.  Please confirm the Market Study is for the same development as 
Caldwell County MUD 10. 

2. The petition and metes and bounds include 313.54 acres of land, but the land use summary and 
description in the Engineer Report only list 312.97 acres of land.  Please provide an explanation of 
the exemption or update the Engineering report on the use of the remaining 0.57 acres of land. 

3. The entry for Land Elevation needs expansion on construction and excavated materials and its 
anticipated effect on land elevation. 

4. The attached FEMA Floodplain Map does not show its label or date.  Please provide corrected 
material. 

5. The Floodplain description states no portion of the District lies in a 100-year floodplain, but the 
map is showing a Floodplain Zone A in the District.  Please update the description. 

6. The WS&D BIR  Summary seems to be missing Developer Contribution items 6, 7, 8, and the Non-
Construction Costs, or is otherwise several million dollars off from the petition and tax 
calculations.  Please update the WS&D Cost Summary. 

7. The Itemized Cost summary is broken into phase development, but we need it formatted for 
material/items.  Please see attached example and update accordingly. 

8. The Water and Wastewater Sections do not list the water distribution/wastewater collections 
materials.  Please include these in the descriptions. 

9. Please confirm the developer will be RR Developers. 
  
Thank you! 
  
James Hammack 
Water Supply Division – Districts Section 
Texas Commission on Environmental Quality 
James.hammack@tceq.texas.gov 
Ph: 512-239-1249 

 
  
[EXTERNAL EMAIL] Exercise caution. Do not open attachments or click links from unknown senders or unexpected email 

[EXTERNAL EMAIL] Exercise caution. Do not open attachments or click links from unknown senders or unexpected email 
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[EXTERNAL EMAIL] Exercise caution. Do not open attachments or click links from unknown senders or unexpected email 
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James Hammack

From: Daniel Ryan <dryan@lja.com>
Sent: Wednesday, February 5, 2025 4:10 PM
To: James Hammack; Laura Davis
Cc: Michael Briscoe
Subject: Re: Caldwell County MUD 10 Creation

James - I will update the requested items, but yes, the Red Rock project name is for MUD 10.  The site 
plan on page 18 of the Market Study matches the development plan. 
 
The correct acreage is 313.54 and we will update all tables to reflect that. 
 
There are only 5 sections so we will update the numbering to avoid confusion on the WS&D BIR table. 
 
The cost summary you sent with itemized materials is something we typically provide with bond 
applications; usually for creation we do a general level cost summary without unit costs.  I can  put this 
together but I've haven't done that for a creation in the past. 
 
We'll update the report with planned materials for the water/wastewater pipes. 
 
Daniel Ryan, P.E.  
LJA Engineering, Inc.  
Cell: 512-633-8122  
 

From: James Hammack <James.Hammack@tceq.texas.gov> 
Sent: Wednesday, February 5, 2025 3:57 PM 
To: Laura Davis <LDavis@sklaw.us>; Daniel Ryan <dryan@lja.com> 
Cc: Michael Briscoe <Michael.Briscoe@tceq.texas.gov> 
Subject: Caldwell County MUD 10 Creation  
  
[EXTERNAL EMAIL] 
Good afternoon! 
  
I need assistance with the following questions and revisions: 
  

1. The Market Study lists Red Rock MUD, but seems to use the same lot as the supplied Caldwell 
County MUD 10 material.  Please confirm the Market Study is for the same development as 
Caldwell County MUD 10. 

2. The petition and metes and bounds include 313.54 acres of land, but the land use summary and 
description in the Engineer Report only list 312.97 acres of land.  Please provide an explanation of 
the exemption or update the Engineering report on the use of the remaining 0.57 acres of land. 

3. The entry for Land Elevation needs expansion on construction and excavated materials and its 
anticipated effect on land elevation. 

4. The attached FEMA Floodplain Map does not show its label or date.  Please provide corrected 
material. 
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5. The Floodplain description states no portion of the District lies in a 100-year floodplain, but the 
map is showing a Floodplain Zone A in the District.  Please update the description. 

6. The WS&D BIR  Summary seems to be missing Developer Contribution items 6, 7, 8, and the Non-
Construction Costs, or is otherwise several million dollars off from the petition and tax 
calculations.  Please update the WS&D Cost Summary. 

7. The Itemized Cost summary is broken into phase development, but we need it formatted for 
material/items.  Please see attached example and update accordingly. 

8. The Water and Wastewater Sections do not list the water distribution/wastewater collections 
materials.  Please include these in the descriptions. 

9. Please confirm the developer will be RR Developers. 
  
Thank you! 
  
James Hammack 
Water Supply Division – Districts Section 
Texas Commission on Environmental Quality 
James.hammack@tceq.texas.gov 
Ph: 512-239-1249 

 
  
[EXTERNAL EMAIL] Exercise caution. Do not open attachments or click links from unknown senders or unexpected email 
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PRELIMINARY ENGINEERING REPORT 
FOR CREATION OF CALDWELL COUNTY MUNICIPAL UTILITY DISTRICT NO. 10  

 
I. Introduction 
 
A. Purpose 
 
This report was prepared by LJA Engineering, Inc. (LJA) in support of the creation of the 
Caldwell County Municipal Utility District No. 10 (the District).  This report establishes 
the need for District infrastructure including a roadway system, water distribution 
system, wastewater collection system, drainage improvements, and detention facilities 
for the District.  The improvements will serve a single family development. 
 
 
B. Scope 
 
This report presents relevant background, engineering, and economic information as 
required by the Texas Commission on Environmental Quality (TCEQ) and as described 
in 30 Texas Administrative Code (TAC) Chapter 293.11 for the creation of a Municipal 
Utility District.  Preliminary cost estimates for the proposed roadway system, water 
distribution system, wastewater collection system, drainage improvements, and 
detention facilities are provided along with exhibits showing existing and proposed 
improvements and other information relevant to the proposed District. 
 
 
II. DESCRIPTION OF EXISTING CONDITIONS AND PROPOSED 

IMPROVEMENTS 
(30 TAC 293.11 D 5 A) 

 
 
A. Location 
 
The District is located east of Pettytown Road and north of Taylorsville Road within 
Caldwell County, Texas (the County) approximately 12 miles east of Lockhart, Texas 
(the City).  The District is not located within the full purpose city limits or extra territorial 
jurisdiction of any city.  The District is located within the Colorado River watershed, in 
the Walnut/Cedar Creek tributary sub-watershed. 
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B. Access 
 
The District will be served 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.  Left and right 
turn (deceleration) lanes to provide for safe ingress and egress from the main entrance 
to the proposed development will be installed to Caldwell County criteria. 
 
 
C. Description 
 
The District will contain approximately 313.54 acres.  The existing use of the land is 
farming.  Single family lots will comprise approximately 200.07 acres of the land.  
Commerical uses will comprise approximately 20 acres.  An amenity center of 5.97 
acres is proposed.  There are approximately 30 acres of open space, water quality, and 
drainage.  The wastewater treatment plant site is 2.5 acres in area.  The remaining 55 
acres are used for right of way. 
 
 
D. Topography 
 
The land in the District generally drains from south to north within the portion located in 
the Colorado River watershed.  Elevations in the District range from 530 feet to 610 feet 
above mean sea level (MSL).   
 
 
E. Soils Information 
 
The U.S. Department of Agriculture Soil Conservation Service provides a classification 
of soils in the Soil Survey of Caldwell County, Texas.  This publication indicates the 
location, characteristics, and properties of all soils in Caldwell County.  The soil types 
encountered on the property located within the District are Behring Clay Loam (BeC2), 
Crockett Fine Sandy Loam (CfB), Crockett Soils (Crc2 and CrD3), Gowen Soils (Gs), 
and Heiden Wilson Complex (HmB).  However, the majority of the tract is comprised of 
the Crockett soils, which are characterized as moderately well drained  and a high 
shrink-swell potential.   
 
 
F. Proposed Improvements 
 

1. General 
 

The District is planned to serve the proposed single family and commercial 
development through a phased construction of the necessary infrastructure 
including roadway system, water distribution system, wastewater collection 
system, drainage improvements, and detention facilities.  The phasing of the 
improvements will be timed both to the development and to the requirements of 
the County, and Texas Commission on Environmental Quality (TCEQ) regarding 
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the development.  Facilities will be designed in accordance with the applicable 
requirements of the Caldwell County and the TCEQ, and for the water system, 
Aqua Water Supply Corporation (Aqua).  Proposed facilities are shown 
accompanying this report in Exhibits F, G, I and J. 
 
 
2. Existing Facilities 
 
Aqua has existing water lines along both Taylorsville Road and Pettytown Road 
which are insufficient in size to serve the proposed District.  The existing Aqua 
system consists of wells and treatment and distribution facilities throughout the 
area, but Aqua will require additional improvements needed to serve the 
property. 
 
There are no existing wastewater collection and treatment facilities nearby with 
sufficient capacity to serve the development. 
 
3. Water Distribution System 
 
The proposed water service for the District will be provided from Aqua’s existing 
water system, and will require looping through the District with a 12” AWWA C-
900 water line to connect to an anticipated 12” water line along Taylorsville Road.  
Additionally, an elevated storage tank of 400,000 gallons is anticipated to be 
required for adequate fire protection and domestic service.  At full development, 
the District is anticipated to have a demand of 1,630 living unit equivalents 
(LUEs).  The main line into the District is sized at 12 inches in diameter.  The 
remaining lines will be PVC complying with AWWA C-900 and are sized at 8 and 
12 inches depending on the number of lots served.  The proposed water 
distribution system is shown in Exhibit F. 
 
As the District will be served with retail water by Aqua, all water facilities will be 
designed to meet or exceed Aqua and TCEQ requirements in 30 TAC 290.45 
(b)(1)(D).  The following design criteria were used to size the proposed system, 
and are taken from the TCEQ Design Standards as they are the most 
conservative criteria in this case: 
 
Water Design Criteria 
Water Capacity per LUE   0.6 gallons/minute (gpm) 
      = 864 gallons/day (gpd) 
Total LUEs     1630 
Pumping Capacity per LUE  0.6 gpm 
      = 864 gpd 
Total Pumping Capacity   978 gpm 
      = 1,408,320 gpd 
Storage Required per LUE   200 gallons 
      = 326,000 gallons 
Elevated Storage Required per LUE 100 gallons  
      = 163,000 gallons 
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Fire Flow Requirements   1,500 gpm for 120 minutes 
 
Minimum Pressure Requirements 
Peak Day     50 pounds per square inch (psi) 
Peak Day and Fire    20 psi 
Peak Hour     35 psi 
 
When fully developed, the total peak daily demand is expected to be 978 gpm 
with a peak hour demand of 2,445 gpm.  It is anticipated that Aqua will need to 
add elevated storage to its system as connections are added to the system 
resulting in reduced required pumping rates for peak demands.  The system as 
currently proposed has been modeled using computer modeling software and will 
serve the District within the minimum pressure and design criteria specified 
above. 
 
 
4. Wastewater 
 
 
Wastewater collection will be provided through the use of a gravity system which 
will be served by a new proposed wastewater treatment facility.  The District will 
design and construct the wastewater collection system, lift station, force main, 
and wastewater treatment facility.  The District will own and operate such 
facilities.  Based on the 1,630 total LUEs, preliminary calculations of flow are 
shown below: 
 

Assumptions

Average Flow per LUE = 245 gpd

Average Density 3 LUEs/Ac

I/I for Wet Peak 750 gpd/Ac

LUEs 1,630

Average Daily Flow 399,350 gpd

277 gpm

Dry Peaking Factor 3.19

Peak Dry Flow 885 gpm

Service Area 310 acres

I/I for Peak Wet 232,500 gpd

161 gpm

Total Peak Wet Flow 1,046 gpm

Minimum Flow Factor 0.26

Minimum Flow 73 gpm  
 
The wastewater treatment facility will be sized at 400,000 gpd based on the 
proposed flow calculations and will be phased to accommodate the District’s 
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needs.  The proposed wastewater collection system is shown in Exhibit I, and 
consists of PVC pipes complying with ASTM D-3034. 
 
 
5. Drainage Improvements 
 

a. General 
 
Stormwater runoff within the District will be routed primarily through 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.  Flows at the point of analysis will be maintained at pre-development 
levels for the 2, 10, 25, and 100 year storm events.  
 
b. Design Criteria 
 
All drainage improvements will be designed in accordance with criteria 
established by Caldwell County.  The PondPack computer program was used 
to develop runoff hydrographs and route flows through detention facilities to 
determine peak flows leaving the District boundaries.  The U.S. Army Corps 
of Engineers HEC-RAS computer program was used to develop 100 year 
floodplain boundaries based on the peak flow hydrographs generated by 
PondPack.   
 
The regional detention pond proposed for each of the outflow locations was 
sized based on a basis of no net increase in flow resulting from a 24 hour 
storm for the 2, 10, 25, and 100 year storms.   
 
c. Proposed Facilities 
 
A detention facility is proposed for each sub watershed outflow, and each 
facility will handle all proposed development designed to drain to it.  These 
facilities will be constructed with the appropriate phase of development, and 
are located at a low point to ensure the minimum amount of grading work 
necessary to fulfill design criteria.  The proposed drainage and detention 
improvements are shown in Exhibit G.  Water quality ponds are not required, 
but buffer zones are provided as shown on Exhibit H. 
 

 
6. Roadway Improvements 

 
All streets and associated improvements will be designed in accordance with 
applicable criteria established by Caldwell County.  The roadway system will 
consist of public streets conveyed to Caldwell County including 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 
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main entrance to the proposed development will be installed.  The proposed 
roadway system is shown on Exhibit J. 
 
 
7. Other Utilities 

 
Dry utilities are available from the public utility companies that serve the area.  
The District will receive electric service from the Bluebonnet Electric Cooperative, 
telephone service from AT&T, and cable from Spectrum. 
 
 
 

 
 

III. DEVELOPMENT PLAN 
(30 TAC 293.11 D 5 B) 

 
 
A. Land Use 
 
The District is proposed to contain a single family subdivision consisting of 1,465 single 
family lots on 200.07 acres.  An amenity center of 5.97 acres is proposed.  20 acres of 
commercial uses are currently proposed.  There are approximately 30 acres of open 
space, water quality, and drainage.  A wastewater treatment plant site comprising 2.5 
acres has been designated.  The remaining 55 acres are used for right of way.  The 
proposed lots range from a minimum size of 40’ x 120’ to 50’ x 120’. 
 
B. Phasing 
 
The subdivision is proposed to be constructed in five phases, with the first phase 
consisting of approximately 200 single family lots and the remaining sections ranging 
from 154 to 240 single family lots.  The proposed phasing plan is shown in Exhibit E.  
The facilities needed to serve the subdivision, including water, wastewater, drainage, 
and road improvements will be constructed in a phased approach as well.  The 
wastewater treatment plant, lift station, and force main, along with the regional water 
improvements will occur in the first phase. 
 
 
IV. FLOODPLAIN 

(30 TAC 293.11 D 5 C) 
 
A portion of the District lies in a 100-year floodplain as defined by the Federal 
Emergency Management Agency (FEMA) Flood Insurance Rate Map (FIRM) No. 
48055C0175E.  The limits of the 100-year floodplain are shown on Exhibit H. 
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V. EXISTING AND PROJECTED POPULATION WITHIN THE PROPOSED 
DISTRICT 
(30 TAC 293.11 D 5 D) 

 
The District is proposed to contain a single family subdivision consisting of 1,465 single 
family lots with an average household size of 3.5 persons.  The expected population at 
full buildout will therefore be 5,128 residents.  Existing population is zero. 
 
 
VI. PRELIMINARY COST ESTIMATES 

(30 TAC 293.11 D 5 E) 
 
A summary of the estimated costs to fully develop the District is provided in Table 2A 
and 2B.  The individual cost estimates for the roadway system, water distribution 
system, wastewater collection system, wastewater treatment and disposal system, 
drainage improvements, and detention ponds are contained in Table 3.  Quantities are 
based on preliminary engineering layouts for the subdivision shown on Exhibits F, G, I 
and J.   
 
 
VII. FEASIBILITY OF THE DISTRICT 

(30 TAC 293.11 D 5 F) 
 
 
A. Assessed Valuation and Tax Rate 
 
The District is planned as a single family and commercial development.  The District will 
have an estimate assessed valuation of $574,225,000 at full development.  Table 1 
shows the estimated District valuation at full development based on present day values. 
 
Table 2A shows an estimated total bond issue requirement of $55,500,000 for water, 
sewer, and drainage bonds assuming 100% District Participation. 
 
Table 2B shows an estimated total bond issue requirement of $8,400,000 for road 
bonds assuming 100% District participation. 
 
An estimated combined total Bond Issue Requirement of $63,900,000 will be required 
for 100 percent District participation in the funding of the road improvements and 100 
percent District participation in the funding of water, sewer, and drainage facilities.  
Assuming a 5% interest rate on bonds, the average annual debt service payment on 
$63,900,000 amortized over twenty five (25) years will be approximately $4,533,862.  
Based on an estimated District assessed valuation of $574,225,000 at full development 
and assuming 95% collection of taxes, an average debt service tax rate of $0.83 per 
$100 valuation will provide adequate funds to retire the incurred debt (See Table 4).  In 
addition, this will permit a $0.17/$100 valuation Operations and Maintenance tax, which 
equates to approximately $976,182 per year at full buildout. 
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It should be noted that this analysis assumed that District participation could be 100% of 
the eligible costs, but if actual costs exceed the preliminary estimates, it is anticipated 
the District would reduce its participation in development costs to a level appropriate to 
the tax limits in 30 TAC 293. 
 
 
B. Water Rates 
 
The District will be served with potable water from the Aqua system.  For the purposes 
of this report and the preliminary cost estimates, it is assumed Aqua will provide retail 
water service within the District boundaries.  The Aqua rate for retail water for this area 
is currently a base charge of $31.60 per month plus $4.70 per 1000 gallons for up to the 
first 5,000 gallons then increasing incrementally for additional use.  The average water 
bill is estimated to be approximately $78.60 per month for a 10,000 gallon per month 
use.   These rates appear to be reasonable and competitive with other developments in 
the area.   
 
 
C. Wastewater Rates 
 
The District will be served with wastewater through a collection system and wastewater 
treatment facility, designed, constructed, owned, and operated by the District.  The 
District will provide retail wastewater service within its boundaries.  Based on the 
operating costs of similar facilities it is estimated that the base charge for wastewater 
will be $50 per month plus $4 per 1000 gallons.  This total equates to a monthly water 
bill of $90 per residence based on a 10,000 gallon usage.  These rates appear to be 
reasonable and competitive with other developments in the area.   
 
 
VIII. INVESTIGATION AND EVALUATION OF THE AVAILABILITY OF 

COMPARABLE SERVICES FROM OTHER SYSTEMS 
(30 TAC 293.11 D 5 G) 

 
 
The District is located in an area with limited options for utilities from other providers.  
Aqua Water Supply Corporation has a CCN for this property and it is the only viable 
water service provider.  Groundwater reserves are unknown as there is no major aquifer 
underlying the project. 
 
There are no existing wastewater providers with the capacity or ability to serve the 
project in the general vicinity of the District.  A wastewater permit is being pursued to 
serve the land due to the lack of existing providers and it is anticipated that the District 
will be the wastewater service provider for the project.   
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IX. EVALUATION OF THE EFFECT THE DISTRICT AND ITS SYSTEMS AND 
SUBSEQUENT DEVELOPMENT WILL HAVE ON EXISTING CONDITIONS 
(30 TAC 293.11 D 5 H) 

 
 
A. Land Elevation 
 
Elevations in the District range from 530 feet to 610 feet above mean sea level (MSL).  
No significant cut or fill is planned within the District, so no effect on land elevations 
within the District is anticipated.  Water surface elevations in streams within the District 
and in the streams leaving the District will remain unchanged. 
 
 
B. Subsidence 
 
There is no indication of subsidence in the area in which the District is located.  It is 
anticipated that the District will have no adverse effect on land subsidence within the 
area. 
 
 
C. Groundwater Levels 
 
The District will not directly use groundwater for its potable water needs.  Aqua will 
provide water service to the District, through use of existing water resources including 
its groundwater sources.  No impact to groundwater as a result of the District’s 
development is anticipated. 
 
D. Recharge Capability of Groundwater Source 
 
The District lies outside of any aquifer recharge or contributing zones therefore, no 
adverse impact is anticipated. 
 
E. Storm Runoff Rates 
 
Existing drainage patterns flow north to the Cedar/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.  No downstream property 
owners will be adversely affected by the proposed improvements contained within the 
District. 
 
 
F.       Water Quality 
  
No adverse effect on the water quality of ground or surface water is anticipated because 
the treatment and disposal of wastewater flows by the District will be by means of the 
wastewater treatment facilities previously discussed.  The District's treatment system 
will be operated pursuant to the terms of a wastewater discharge permit obtained from 
the TCEQ.  In addition, the District is located outside of any jurisdiction requiring water 
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quality controls and therefore, no permanent water quality best management practices 
will be constructed. However, the construction will be subject to inspection by a qualified 
inspector verifying compliance with properly prepared Stormwater Pollution Prevention 
Plans (SWPPP).  Due to these measures no adverse impact is expected to downstream 
water quality. 
 
 
G. Dam Safety 
 
The District contains some small existing ponds and therefore prior to development of 
the District, any necessary improvements will be constructed. A copy of the TCEQ Dam 
Safety section review of the creation of the District is enclosed as Exhibit ‘K’. 
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X. TABLE SUMMARIZING OVERLAPPING TAXING ENTITIES 
(30 TAC 293.11 D 5 I) 

 
A. Tax Rates @ 100% District Participation in WS&D Facility Funding and Road 

Improvements Funding 
 

1. Lockhart Independent School District $0.9569

2. Caldwell County $0.4691

3. Farm to Market Road $0.0001

4. Gonzales County Underground Water Conservation District $0.0032

5. Caldwell County ESD No. 5 $0.1000

6. District 
(2)

$1.0000

$2.5293  
 
 

(1) Based on 2024 Tax Rates 
(2) Consisting of a $0.83 debt service tax and $0.17 operations and maintenance 

tax. 
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XI. RECOMMENDATIONS AND CONCLUSIONS 
(30 TAC 293.11 D 5 J) 

 
 
LJA Engineering, Inc. (LJA) concludes that the District is economically feasible, 
practical, and necessary.  Based on the preliminary land plan and design of the 
roadway system, water distribution system, wastewater collection system, wastewater 
treatment and disposal system, drainage improvements, and stormwater quality and 
detention facilities for the District, LJA has determined that it is feasible from an 
engineering standpoint to construct the required facilities to serve the District.  Based on 
projected District assessed valuation, all proposed improvements, including non-
construction costs, can be funded with a District tax rate of $1.00 per $100 valuation, 
and a total overlapping tax rate of $2.5293.  The proposed total overlapping tax rate is 
considered reasonable and acceptable for a development of this type.   
 
As stated in foregoing sections of this report, development of this District should not 
have an adverse effect on land elevation, subsidence, groundwater levels, recharge 
capability of groundwater sources, stormwater runoff rates, and water quality.  
Therefore, we recommend that Caldwell County Municipal Utility District No. 10 be 
created to benefit all the land and future residents within its boundaries. 
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TABLE 1 
 

LAND USE SUMMARY AND ASSESSED VALUATION 
 



Land Use Area
Single Family 200.07
Commercial Lots 20.00
Amenity Lot 5.97
Greenbelt / Water Quality / Drainage 30.00
Wastewater Plant / Disposal 2.50
Right-of-Way 55.00
Total 313.54

Land Use Area Density LUEs
Single Family - 40' Lots 120.00 912 912 $350,000 $319,200,000
Single Family - 50' Lots 80.07 553 553 $425,000 $235,025,000
Commercial 20 8 160 $1,000,000 $20,000,000
Amenity Lot 5.97 5 $0 $0
Total 226.04 1,465 1,630 $574,225,000

LAND USE

Dwelling 
Units AV / Unit

Assessed 
Valuation
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TABLE 2 
 

BOND ISSUE REQUIREMENTS 
 



TABLE 2A

WS&D Bond Amounts

Cost Summary Assuming No Developer Contribution
TOTAL DISTRICT

CONSTRUCTION COSTS AMOUNT SHARE

A.  Developer Contribution Items

1. Section 1
a. Drainage Improvements 1,575,000$            1,575,000$            
b. Water Distribution System 1,181,250$            1,181,250$            
c. Wastewater System 1,338,750$            1,338,750$            
d. E/S Controls 126,000$               126,000$               

                    Subtotal 4,221,000$            4,221,000$            

2. Section 2
a. Drainage Improvements 1,522,500$            1,522,500$            
b. Water Distribution System 1,131,250$            1,131,250$            
c. Wastewater System 1,287,750$            1,287,750$            
d. E/S Controls 116,700$               116,700$               

                    Subtotal 4,058,200$            4,058,200$            

3. Section 3
a. Drainage Improvements 1,410,750$            1,410,750$            
b. Water Distribution System 1,045,750$            1,045,750$            
c. Wastewater System 1,191,750$            1,191,750$            
d. E/S Controls 106,950$               106,950$               

                    Subtotal 3,755,200$            3,755,200$            

a. Drainage Improvements 1,534,250$            1,534,250$            
b. Water Distribution System 1,130,500$            1,130,500$            
c. Wastewater System 1,292,000$            1,292,000$            
d. E/S Controls 113,050$               113,050$               

                    Subtotal 4,069,800$            4,069,800$            

a. Drainage Improvements 1,054,500$            1,054,500$            
b. Water Distribution System 777,000$               777,000$               
c. Wastewater System 888,000$               888,000$               
d. E/S Controls 77,700$                 77,700$                 

                    Subtotal 2,797,200$            2,797,200$            

6. Contingencies for Items 1-5 (15%)  $           2,835,210  $            2,835,210 

7.  Geotechnical, Survey, Design/CPS, Project Representative 
and Lab Fees for Items 1-6 (15%) 3,260,492$            3,260,492$            

                    Total Developer Contribution Items 24,997,102$          24,997,102$          

4. Section 4

5. Section 5

Page 1 WS&D Bond 2/5/2025



TABLE 2A

B.  District Items

1. Wastewater System and Expansions
a. WWTP 100,000 gpd $2,500,000 $2,500,000
b. Lift Stations (3) $1,500,000 $1,500,000
c. Force Main $500,000 $500,000
d. WWTP to 200,000 gpd $1,750,000 $1,750,000
e. WWTP to 400,000 gpd $2,500,000 $2,500,000

                    Subtotal $8,750,000 $8,750,000

2. Offsite Water
a. EST $1,750,000 $1,750,000
b. 12" Water Line Extension (6500 LF) $1,250,000 $1,250,000

                    Subtotal $3,000,000 $3,000,000

3. Regional Detention $1,000,000 $1,000,000

4. Land Costs (Detention & WWTP) $200,000 $200,000

5.  Geotechnical, Survey, Design/CPS, Project Representative 
and Lab Fees for Items 1-4 (18%) $2,331,000 $2,331,000

                   Total District Items $15,281,000 $15,281,000

TOTAL CONSTRUCTION COSTS 40,278,102$          40,278,102$          
NET CONSTRUCTION COSTS
% OF B.I.R. 72.6%

Page 2 WS&D Bond 2/5/2025



TABLE 2A

NON-CONSTRUCTION COSTS

A.   Legal Fees (2.5%) 1,387,500$            
B.   Fiscal Agent Fees (2.0%) 1,110,000$            
C.   Interest Costs

1.  Capitalized Interest (2 years at 5.0%) 5,550,000$            
2.  Developer Interest (5.0%) 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 Costs 150,000$               
H.   Attorney General's Fee (0.10%) 55,500$                 
I.    TCEQ Bond Issue Fee (0.25%) 138,750$               
J.   Operating Expenses 400,000$               

TOTAL NON-CONSTRUCTION COSTS 15,221,899$          
% OF B.I.R. 27.4%

TOTAL BOND ISSUE REQUIREMENT 55,500,000$          

NOTES:
*Assumption:  District will have eight WS&D bond applications.

Page 3 WS&D Bond 2/5/2025
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TABLE 3 
 

PRELIMINARY COST SUMMARY 
 



WS&D and Lot Cost Breakdown

Location Acreage Lot Width (ft)  Lots Total Lots Cost per Lot Total Cost

Section 1 40 0
   Drainage 4,750.00$           -$                     
   Water 3,500.00$           -$                     
   Wastewater 4,000.00$           -$                     
   E/S Controls 350.00$              -$                     

Subtotal -$                     

50 315
   Drainage 5,000.00$           1,575,000.00$     
   Water 3,750.00$           1,181,250.00$     
   Wastewater 4,250.00$           1,338,750.00$     
   E/S Controls 400.00$              126,000.00$        

Subtotal 4,221,000.00$     

Section 2
40 170

   Drainage 4,750.00$           807,500.00$        
   Water 3,500.00$           595,000.00$        
   Wastewater 4,000.00$           680,000.00$        
   E/S Controls 350.00$              59,500.00$          

Subtotal 2,142,000.00$     

50 143
   Drainage 5,000.00$           715,000.00$        
   Water 3,750.00$           536,250.00$        
   Wastewater 4,250.00$           607,750.00$        
   E/S Controls 400.00$              57,200.00$          

Subtotal 1,916,200.00$     

Section 3 40 197
   Drainage 4,750.00$           935,750.00$        
   Water 3,500.00$           689,500.00$        
   Wastewater 4,000.00$           788,000.00$        
   E/S Controls 350.00$              68,950.00$          

Subtotal 2,482,200.00$     

50 95
   Drainage 5,000.00$           475,000.00$        
   Water 3,750.00$           356,250.00$        
   Wastewater 4,250.00$           403,750.00$        
   E/S Controls 400.00$              38,000.00$          

Subtotal 1,273,000.00$     

Section 4 40 323
   Drainage 4,750.00$           1,534,250.00$     
   Water 3,500.00$           1,130,500.00$     
   Wastewater 4,000.00$           1,292,000.00$     
   E/S Controls 350.00$              113,050.00$        

Subtotal 4,069,800.00$     

Section 5 40 222
   Drainage 4,750.00$           1,054,500.00$     
   Water 3,500.00$           777,000.00$        
   Wastewater 4,000.00$           888,000.00$        
   E/S Controls 350.00$              77,700.00$          

Subtotal 2,797,200.00$     



Road Costs

1. Entrance Boulevard (N-S) 1,275,000$            1,275,000$          

2. Entrance Boulevard (E-W) 1,200,000$            1,200,000$          

3. Signal and Turn Improvements (Pettytown Rd and Taylorsville Rd) 750,000$               750,000$             

4.  Misc Collectors (4,000 LF @ $200 / LF) 800,000$               800,000$             
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TABLE 4 
 

DETERMINATION OF TAX RATE 
TO RETIRE BOND ISSUE REQUIREMENT (BIR) 



TAX RATE TO RETIRE WS&D BOND INDEBTEDNESS TAX RATE TO RETIRE WS&D BOND INDEBTEDNESS w/ Roads

No Developer Contribution No Developer Contribution

Bond Issue Size 55,500,000$                Bond Issue Size 63,900,000$                   

Interest Rate 5.00% Interest Rate 5.00%

Bond Duration 25 years Bond Duration 25 years

Amortization 3,937,861$                  per year Amortization 4,533,862$                     per year

Assessed Valuation 574,225,000$              Assessed Valuation 574,225,000$                 

Required Tax Rate 0.72$                            per $100 valuation Required Tax Rate 0.83$                              per $100 valuation

(assumes 95% collection) (assumes 95% collection)
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TABLE 5 
 

OVERLAPPING TAX RATES 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Caldwell County

Tax Rate with no Developer Contribution

1. Lockhart Independent School District $0.9569

2. Caldwell County $0.4691

3. Farm to Market Road $0.0001

4. Gonzales County Underground Water Conservation District $0.0032

5. Caldwell County ESD No. 5 $0.1000

6. District 
(2)

$1.0000

$2.5293

1 Based on 2024 Tax Rates

2 Consisting of a $0.83 debt service tax and $0.17 operations and maintenance tax.
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EXHIBIT A 
 

METES AND BOUNDS DESCRIPTION 
OF PROPOSED MUNICIPAL UTILITY DISTRICT 

 



1  

FIELD NOTE DESCRIPTION FOR A 313.540 ACRE TRACT  LAND: 
 
BEING A TRACT OR PARCEL OF LAND SITUATED IN CALDWELL COUNTY, 
TEXAS, AND BEING A PART OF THE J. GILBERT SURVEY, ABSTRACT NO. 113, 
AND BEING ALL OF THAT CERTAIN TRACT OF LAND CONVEYED TO DAKURI 
ESTATES, LLC FROM BWE LAND, LLC, TATED MARCH 29, 2022, RECORDED 
IN DOCUMENT NO. 2022-002543, OFFICIAL PUBLIC RECORDS, CALDWELL 
COUNTY, TEXAS (HEREIN AFTER REFERED TO AS “TRACT 1”, AND ALL OF 
THAT CERTAIN TRACT OF LAND CONVEYED TO DAKURI ESTATES, LLC 
FROM LINDA FRANCIS, DATED  AUGUST 19, 2022, RECORDED IN DOCUMENT 
NO. 2022-006585, OFFICIAL PUBLIC RECORDS, CALDWELL COUNTY, TEXAS, 
AND BEING MORE PARTICULARLY DESCRIBED BY METES AND BOUNDS 
AS FOLLOWS: 

 
COMMENCING at a fence post found in the south line of that certain tract of land 
conveyed to Terry A. Voigt from Gustof Voigt, Jr. and wife, Luella Voight, dated 
September 18, 1975, recorded inVolume 357, Page 463, Deed Records, Caldwell 
County, Texas, for the Northeast corner of that certain tract of land conveyed to David 
Barker from Linda Lorraine Francis, dated July 16, 2008, recorded in Volume 543, 
Page 389, Official Public Records, Caldwell County, Texas, for the  62°10’26” East, for 
the Northwest corner of said “Tract 1”, and for the Northwest corner and POINT OF 
BEGINNING of the herein described tract; 
 
THENCE with the north line of said “Tract 1”, South 62°10’26” East, at a distance of 
841.56 feet pass the Southeast corner of the said Voigt and the Southwest corner of that certain 
tract of land conveyed to Terry A. Voigt from Kenneth L. Voigt and Helen S. Voigt Revocable 
Living Trust, dated March 24, 2002, recorded in Document No. 2002-05263, Official Public 
Records, Caldwell County, Texas, at a distance of 1,968.18 feet pass the Southeast corner of the 
said Voigt tract and the Southwest corner of that certain tract of land conveyed to Richard Voigt 
from Rachel Petty Voigt, dated March 15, 2019, recorded in Document No. 2019-001254, Official 
Public Records, Caldwell County, Texas, at a distance of 2887.40 feet pass the Southeast corner of 
the said Voigt tract and the Southwest corner of that certain tract of land conveyed to Rachel Petty 
Voigt from Nolan E. Petty, Jr. and wife, Margic C.Petty, dated November 17, 2008, recorded in 
Volume 553, Page 701, Official Public Records, Caldwell County, Texas, in all a total distance of 
3,560.21 feet to an iron pipe post found, for the Northwest corner of that certain tract of land 
conveyed to Nick F. Lara from Michael Fred Deyo and wife, Rebecca Ann Arfman-Deyo, dated 
September 11, 1985, recorded in Volume 496, Page 694, Official Public Records, Caldwell 
County, Texas, for the Northeast corner of said “Tract 1”, and for the Northeast corner of this 
tract; 
 
THENCE with the east line of said “Tract 1”, the following two (2) courses: 
 

1. South 29°36’20” West, at a distance of 692.06 feet pass the Southwest corner of 
the said Lara tract and the Northwest corner of that certain tract of land conveyed 
to Nick F. Lara from The Veterans Land Board of Texas, dated September 11, 
1965, recorded in Volume 496, Page 706, Official Public Records, Caldwell 
County, Texas, at a distance of 1,461.75 feet pass the Southwest corner of the said 
Lara tract and the Northwest corner of that certain tract of land conveyed to Nick 
Lara and wife, Mary Lara from Mark Brashear, dated January 17, 1989, recorded 
in Volume 20, Page 271, Official Public Records, Caldwell County, Texas, in all a 
total distance of 1,688.11 feet to an iron rod found, for the Northwest corner of 
that certain tract of land conveyed to William Lloy Bussa from Michael H. 
Proffitt, recorded in Volume 417, Page 740, Official Public Records of Caldwell 
County, Texas, for the Southwest corner of the said Lara tract, for an angle corner 
of said “Tract 1”, and for an angle corner of this tract; 

 
2. South 29°07’15” West, a distance of 1,699.08 feet to an iron rod found, for the 

Southwest corner of the said Bussa tract, for the Northeast corner of that certain 
tract of land conveyed to Patsy A. Peterson, dated April 23, 2007, recorded in 
Volume 506, Page 55, Official Public Records, Caldwell County, Texas, for an 
exterior corner of said “Tract 1”, and for an exterior corner of this tract; 

 
THENCE with the north line of the said Peterson tract, North 61°19’12” West, a distance of 
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387.01 feet to 4” pipe found, for the Northwest corner of the said Peterson tract, for the Northeast 
corner of that certain tract of land conveyed to Gerardo Cruz Castro and Vargas America Guadalup 
from Hector Gutierrez, dated October 29, 2021, recorded in Document No. 2021-007985, Official 
Public Records, Caldwell County, Texas, for an angle corner of said “Tract 1”, and for an angle 
corner of this tract; 
 
THENCE with the north line of the said Castro, et al tract, North 63°28’44” West, a distance of 
356.92 feet to an iron pipe found at the beginning of a curve to the left; 
 
THENCE along said curve to the left an arc length of 53.00 feet (said curve having a radius of 
34.99 feet, a chord bearing of South 73°07’48” West and a chord distance of 48.07 feet) to an iron 
pipe found; 
 
THENCE with thee west line of the said Castro, et al tract, the following three (3) courses: 
 

1. South 29°44’19” West, a distance of 714.56 feet to an iron rod found, for an angle 
corner of this tract; 

 
2. South 28°25’15” West, a distance of 593.02 feet to an iron rod found, for an angle 

corner of this tract; 
 

3. South 27°19’55” West, a distance of 707.06 feet to an iron rod found in the north 
right of way line of Taylorsville Road, for the Southwest corner of the said Castro, 
et al tract, for the Southeast corner of said “Tract 1”, and for the Southeast corner of 
this tract; 

 
THENCE with the north right of way line of said Taylorsville Road and the south line of said 
“Tract 1”, the following two (2) courses: 
 

1. North 64°59’22” West, a distance of 33.57 feet to fence post, for an angle corner of 
this tract; 

 
2. North 62°19’14” West, a distance of 550.91 feet to a fence post, for the Southeast 

corner of that certain tract of land conveyed to the Roy L. McKean Estate, recorded 
in Volume 400, Page 388, Official Public Records, Caldwell County, Texas, for the 
Southwest corner of said “Tract 1”, and for the Southwest corner of this tract; 

 
THENCE with the east line of the said McKean tract, North 29°04’12” East, a distance of 713.55 
feet to a tree, for the Northeast corner of the said McKean tract, for an interior corner of said “Tract 
1”, and for an interior corner of this tract; 
 
THENCE North 62°13’34” West, a distance of 822.13 feet to a fence post, for an interior corner of 
the said McKean tract, for an exterior corner of said “Tract 1”, and for an exterior corner of this 
tract; 
 
THENCE with a west line of said “Tract 1”, the following two (2) courses: 
 

1. North 28°08’57” East, a distance of 915.64 feet to an iron rod found, for the 
Northeast corner of the said McKean tract, for the Southeast corner of that certain 
tract of land conveyed to Rene Perez and wife, Lisa Perez from Bob Patterson, 
dated May 25, 2017, recorded in Document No. 2017-002942, Official Public 
Records, Caldwell County, Texas, for an angle corner of this tract; 

 
2. North 27°59’13” East, at a distance of 658.05 feet pass the Northeast corner of the 

said Perez tract and the Southeast corner of that certain tract of land conveyed to 
Linda Francis from Margie McKean Estate, by Last Will and Testament, in all a 
total distance of 1,049.28 feet to a fence corner post, for an exterior corner of the 
said Francis tract, for an interior corner of said “Tract 1”, and for an interior corner 
of this tract; 

 
THENCE with the north line of the said Francis tract, North 61°14’41” West, a distance of 1,344.31 
feet to a fence corner post, for an interior corner of the said Francis tract, for an exterior corner of 
said “Tract 1”, and for an exterior corner of this tract; 
 
THENCE North 29°04’14” East, a distance of 444.95 feet to an iron rod found, for the Southeast 
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corner of said “Tract 2”, for the Northeast corner of the said Francis tract, for an exterior of this 
tract; 
 
THENCE with the north line of the said Francis tract and the south line of said “Tract 2”, North 
60°55’55” West, a distance of 124.38 feet to a calculated point in the east right of way line of 
Pettytown Road, from which an iron rod found, for reference bears North 60°55’55” West, a 
distance of 4.97 feet, for the Northwest corner of the said Francis tract, and the Southwest corner of 
said “Tract 2”, and for an exterior corner of this tract; 
 
THENCE with the east right of way line of said Pettytown Road, the following two (2) courses: 
 

1. North 27°54’17” East, a distance of 1,532.53 feet to an iron rod found, for the 
Northwest corner of said “Tract 2”, for an angle corner of said “Tract 1”, and for an 
angle corner of this tract; 

 
2. North 29°56’15” East, a distance of 80.30 feet to an iron rod found, for the 

Southwest corner of the said Barker tract, for an exterior corner of said “Tract 1”, 
and for an exterior corner of this tract; 

 
THENCE with the south line of the said Barker tract, South 60°58’25” East, a distance of 153.64 
feet to an iron rod found, for the Southeast corner of the said Barker tract, for an interior corner of 
said “Tract 1”, and for an interior cornerof this tract; 
 
THENCE with the east line of the said Barker tract, North 29°08’08” East, a distance of 683.11 feet 
to the POINT OF BEGINNING, containing 313.540 acres of land, more or less. 
 
 
 
  
 
 
 
 
 
 
 
 

CELCO Surveying 
18018 Overlook Loop, Suite 105, Unit 239 
San Antonio, Texas 78259 
Firm Registration No.  10193975 
 

 

BY: GEORGE E. LUCAS 
R.P.L.S. No. 4160 
State of Texas 
May 23, 2024 
2024-0515-Legal 
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EXHIBIT B 
 

SURVEY CLOSURE CALCULATIONS 
 



---------------------------------------------------------------------------

Parcel name: TAYLORSVILLE ROAD

   North: 13877222.8760       East : 2454343.6710    

Line  Course: S 62-10-26 E  Length: 3560.21         

        North: 13875561.0066         East : 2457492.2080    

Line  Course: S 29-36-20 W  Length: 1688.11         

        North: 13874093.2844         East : 2456658.2375    

Line  Course: S 29-07-15 W  Length: 1699.08         

        North: 13872608.9760         East : 2455831.3750    

Line  Course: N 61-19-12 W  Length: 387.01          

        North: 13872794.7088         East : 2455491.8458    

Line  Course: N 63-28-44 W  Length: 356.92          

        North: 13872954.0834         East : 2455172.4845    

Curve  Length: 53.00                Radius: 34.99      

        Delta: 86-46-57            Tangent: 33.08           

        Chord: 48.07                Course: S 73-07-48 W

    Course In: S 26-31-16 W     Course Out: N 60-15-41 W

    RP  North: 13872922.7754         East : 2455156.8605    

    End North: 13872940.1320         East : 2455126.4788    

Line  Course: S 29-44-19 W  Length: 714.56          

        North: 13872319.6814         East : 2454772.0257    

Line  Course: S 28-25-15 W  Length: 593.02          

        North: 13871798.1348         East : 2454489.7813    

Line  Course: S 27-19-55 W  Length: 707.06          

        North: 13871170.0100         East : 2454165.1383    

Line  Course: N 64-59-22 W  Length: 33.57           

        North: 13871184.2029         East : 2454134.7162    

Line  Course: N 62-19-14 W  Length: 550.91          

        North: 13871440.1140         East : 2453646.8522    

Line  Course: N 29-04-12 E  Length: 713.55          

        North: 13872063.7758         East : 2453993.5503    

Line  Course: N 62-13-34 W  Length: 822.13          

        North: 13872446.8748         East : 2453266.1350    

Line  Course: N 28-08-57 E  Length: 915.64          

        North: 13873254.2150         East : 2453698.1053    

Line  Course: N 27-59-13 E  Length: 1049.28         

        North: 13874180.7865         East : 2454190.5013    

Line  Course: N 61-14-41 W  Length: 1344.31         

        North: 13874827.4931         East : 2453011.9683    

Line  Course: N 29-04-14 E  Length: 444.95          

        North: 13875216.3892         East : 2453228.1634    

Line  Course: N 60-55-55 W  Length: 124.38          

        North: 13875276.8190         East : 2453119.4499    

Line  Course: N 27-54-17 E  Length: 1532.53         

        North: 13876631.1572         East : 2453836.6780    

Line  Course: N 29-56-15 E  Length: 80.30           



        North: 13876700.7428         East : 2453876.7522    

Line  Course: S 60-58-25 E  Length: 153.64          

        North: 13876626.1948         East : 2454011.0944    

Line  Course: N 29-08-08 E  Length: 683.11          

        North: 13877222.8710         East : 2454343.6853    

   Perimeter: 18207.27   Area: 13,657,799 sq.ft. 313.540 acres

Mapcheck Closure - (Uses listed courses, radii, and deltas)

Error Closure: 0.0152               Course: S 70-48-26 E

  Error North: -0.00498              East : 0.01432         

Precision  1: 1,197,846.71    
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EXHIBIT C 
 

DISTRICT LOCATION MAP 
 



Bee C
reek

Ten
ne

y C
ree

k

Be
e 

C
re

ek

TAYLORSVILLE RD

PE
TT

YT
O

W
N 

RD

F.
M

. 8
6

C
A

LD
W

EL
L 

C
O

U
N

TY
 M

.U
.D

. #
10

C
A

LD
W

EL
L 

C
O

U
N

TY
, T

X.

EX
H

IB
IT

 C
 - 

LO
C

A
TI

O
N

 M
A

P
1 

 O
F 

 1

I:\NT4453\0383\MUD CREATION\exhibits\CCMUD9-road.dwg

C
C

M
U

D
9-

ro
ad

.d
w

g

SCALE IN FEET

0 300015003000 6000

PROJECT
LOCATION

BASTROP COUNTY

CALDWELL COUNTY

LJ
A

 E
ng

in
ee

ri
ng

, I
nc

.

Au
sti

n, 
Te

xa
s  

78
73

5

75
00

 R
ial

to 
Bo

ule
va

rd
, B

uil
din

g I
I

Su
ite

 10
0

Ph
on

e 5
12

.43
9.4

70
0

Fa
x 5

12
.43

9.4
71

6
FR

N 
- F

-1
38

6



21 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

EXHIBIT D 
 

DISTRICT BOUNDARY MAP 
 






