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TEXAS COMMISSION ON ENVIRONMENTAL QUALITY

AN ORDER Granting the Petition for Creation of Eastridge

Municipal Utility District of Cooke County and

Appointing Temporary Directors;

TCEQ Docket No. 2026-0514-DIS
On June 17, 2026, the Texas Commission on Environmental Quality (Commission)
considered during its open meeting requests for a contested case hearing filed by the
City of Valley View concerning the petition filed by Justin Bono, Manager of Astra
Investments GP, LLC and Managing Partner of Cooke 585 Land LP (Petitioner) to create
Eastridge Municipal Utility District of Cooke County (District). The requests for hearing
were evaluated under the requirements in the applicable statutes and Commission rules,
including 30 Texas Administrative Code (TAC) Chapter 55. The Commission also
considered the responses to the requests for hearing filed by the Executive Director, the
Office of Public Interest Counsel, and the Petitioner; and all timely public comments.
After evaluation of all relevant filings, the Commission determined to deny all hearing

requests.

Further, the Commission determined to grant the petition for creation of
Eastridge Municipal Utility District of Cooke County. The Commission considered the
petition filed by Justin Bono, Manager of Astra Investments GP, LLC and Managing
Partner of Cooke 585 Land LP, accompanying application materials, and the Executive
Director’s technical memorandum on the petition dated October 29, 2025, which is
attached as Exhibit “B,” and is hereby incorporated as part of this Order. The
Commission concludes that it has jurisdiction to consider and grant this petition
pursuant to Texas Water Code (TWC) Chapters 49 and 54 and 30 TAC Chapter 293. The
Commission further concludes that the petition satisfies all applicable statutory and
regulatory requirements, and the District is feasible, practicable, and necessary, and

would be a benefit to the land to be included in the District. The Commission also



approved the District’s request for road powers in accordance with TWC § 54.234, and
appointed Brent Murphree, Alexandra Dollahite, John Shellene, Martha White, and
Greyson Nastri to serve as temporary directors until permanent directors are elected

and qualified.

NOW, THEREFORE, BE IT ORDERED BY THE TEXAS COMMISSION ON
ENVIRONMENTAL QUALITY that:

1. The hearing request is hereby denied.

2. The petition for the creation of Eastridge Municipal Utility District of Cooke
County is hereby granted.

3. The creation of the District as set out in the petition satisfies all statutory and
regulatory requirements, and is feasible, practicable, necessary, and would be a
benefit to the land to be included in the District.

4. The District is created under the terms and conditions of Article XVI, § 59, and
Article III, § 52, of the Texas Constitution and Chapters 49 and 54 of the TWC.
The District shall be composed of the area described by metes and bounds in

Exhibit “A,” attached hereto and incorporated herein for all purposes.

5. The District shall have, and shall be subject to, all the rights, duties, powers,
privileges, authority, and functions conferred and imposed by the Commission

and the general laws of the State of Texas relating to municipal utility districts.

6. The District is granted the power, under the authority of Article III, § 52 of the
Texas Constitution, to design, acquire, construct, finance, issue bonds for, and
convey to the State, a county, or a municipality for operation and maintenance
one or more roads, or any improvement in aid of such roads, pursuant to TWC
§ 54.234.

7. The following persons are hereby named and appointed as temporary directors
of the District to serve until permanent directors are elected and qualified in
accordance with applicable law: Brent Murphree, Alexandra Dollahite, John

Shellene, Martha White, and Greyson Nastri. This Order shall in no event be



construed as an approval of any proposed agreements or 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.

The Chief Clerk of the Texas Commission on Environmental Quality shall forward

a copy of this Order to all affected persons.

If any provision, sentence, clause, or phrase of this Order is for any reason held
to be invalid, the invalidity of any portion shall not affect the validity of the

remaining portions of the Order.

TEXAS COMMISSION ON
ENVIRONMENTAL QUALITY

For the Commission

Date Signed
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Texas Commission on Environmental Quality

TECHNICAL MEMORANDUM
To: Justin P. Taack, Manager Date: October 29, 2025
Districts Section
Thru: Dan Finnegan, Team Leader

Districts Bond Team

From: Pirainder Lall
Districts Bond Team

Subject: Petition by Cooke 585 Land LP for Creation of Eastridge Municipal Utility District of
Cooke County; Pursuant to Texas Water Code Chapters 49 and 54.
TCEQ Internal Control No. D-07162025-034
CN: 606407013 RN: 112249057

A. GENERAL INFORMATION

The Texas Commission on Environmental Quality (TCEQ) received a petition within the
application requesting approval for the creation of Eastridge Municipal Utility District of Cooke
County (District). The petition was signed by Justin Bono, Manager of Astra Investments GP,
LLC, a managing partner of Cooke 585 Land LP, a Texas limited partnership (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 are no lienholders on the property to be included in the
proposed District.

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 (TWQ).

Location and Access

The proposed District is located within unincorporated Cooke County, Texas south of the City
of Valley View, west of I-35, and northeast of CR 248 and CR 250. Access to the proposed
District will primarily be from CR 248 and CR 250 from the north and south, respectively. A
secondary point of access will be provided from CR 204 for the northwest portion of the
District.

Metes and Bounds Description

The proposed District is comprised of approximately 454 total acres of land. The metes and
bounds description of the proposed District has been checked by TCEQ’s staff and has been
found to form an acceptable closure.

City Consent
The proposed District is not located within the city limits or 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.

Exhibit “B”



Justin Taack, Manager
Page 2
October 29 2025

County Notification

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 letter dated September 2, 2025, the Cooke County
Commissioners Court was notified of the subject application. A response has not been received
to date.

Statements of Filing Petition

Evidence of filing a copy of the petition with the Cooke County Clerk’s office, TCEQ’s Austin
Region office, the Texas State Representative, and the Texas State Senator has been provided.

Type of Project

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

Developer Qualifications

The developer is Astra Development, based in Dallas, Texas. For over 12 years, the developer
has developed residential homes and infrastructure projects across north Texas.

Certificate of Ownership

By signed certificate dated April 7, 2025, the Cooke County Appraisal District has certified that
the tax rolls indicate that as of April 7, 2025, the Petitioner owns all of the land in the proposed
District.

Temporary Director Affidavits

The Petition requests TCEQ approval of the appointment of five initial directors, listed as
follows:

Brent Murphree Alexandra Dollahite John Shellene
Martha White Grayson Nastri

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 is (1) at least 18 years old; (2) a
resident citizen 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.
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Notice Requirements

Proper notice of the application was published on October 4, 2025, and October 11, 2025, in the
Gainesville Daily Register, a newspaper regularly published or circulated in Cooke County, the
county in which the district is proposed to be located. Proper notice of the application was
posted on September 25, 2025, on the bulletin board used for posting legal notices in Cooke
County. 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
November 10, 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
(CCN) of Bolivar Water Supply Corporation (BWSC). The proposed District anticipates receiving
water supply from BWSC.

The proposed District is currently not located in any wastewater CCN. The proposed District
will treat wastewater generated by the development at a proposed onsite Wastewater Treatment
Plant (WWTP) via a collection system as indicated in the application material. The proposed
District will own, operate, and maintain the wastewater collection and treatment system.

Water Supply and Distribution Improvements

The proposed District is currently located within the water CCN of BWSC. Per the engineering
report, it is estimated that the proposed District will contain 2,213 equivalent single-family
connections (ESFCs) at ultimate development. The proposed District will receive water supply
from BWSC via onsite water wells. BWSC will construct all master water distribution facilities
serving the development, and the District will construct the internal distribution lines within
the development.

The proposed water distribution system will consist of a network of interconnecting loop
mains. The design of the water supply and distribution system will be based on a projection
of the water demand conditions based on service connections, and the pressure at which it
must be supplied. The proposed system design will meet or exceed the minimum standards
established by Cooke County, BWSC, and TCEQ, where applicable.

Wastewater Treatment and Collection Improvements

The proposed District is currently not located in any wastewater CCN. Per the engineering
report, it is estimated that the proposed District will contain 2,213 ESFCs at ultimate
development. The proposed District anticipates constructing a WWTP with an ultimate plant
capacity of 950,000 gpd.

The proposed wastewater collection system will consist of gravity mains, force mains, and lift
stations to convey wastewater to the proposed WWTP. The design of the wastewater collection
system will be based on a projection of the wastewater demand conditions based on service
connections. The proposed system design will meet or exceed the minimum standards
established by County and TCEQ, where applicable. The proposed District will own, operate,
and maintain the wastewater collection and treatment system.
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Storm Water Drainage System and Drainage Improvements

Storm water runoff within the proposed District will be collected in curbed streets into flumes
or inlets which will convey the flows overland or via underground culverts, respectively. Storm
water from the proposed storm sewer system will typically outfall into detention ponds prior to
discharging offsite. Design of the storm sewer system will be based on the Cooke County
Drainage and Erosion Control Manual requirements.

Road Improvements

The proposed District will resurface portions of CR 204, CR 248, and CR 250 located within its
boundaries and along its perimeter. The developer will construct a network of collectors and
local streets to provide access to the various areas of the proposed District depending on land
use.

Floodplain

The proposed District is not within the 100-year floodplain as shown on the Federal Emergency
Management Agency Flood Insurance Rate Map No. 48097C0550C effective January 16, 2008.

Topography/Land Elevation

The proposed District consists mainly of undeveloped land with moderate tree coverage. The
natural drainage flows through the site towards the southeast boundary. The drainage is
collected by Pond Creek Tributary No. 1 and the Little Indian Creek respectively.

The existing District elevations range from approximately 716 feet above mean sea level (msl)
in the south portion to approximately 770 feet above msl in the northwest portion.

Elevations may be lowered or raised as needed to provide positive drainage and to better
channelize the floodplain in an effort to reclaim some usable acreage. Design of street
improvements based on existing natural grades will be optimized to minimize excavation.
Therefore, the development of the proposed District should not have any adverse effects on
land elevation.

Groundwater Levels/Recharge

The proposed District will provide water utility service via BWSC. Additionally, all construction
within the proposed District will include permanent and temporary erosion control measures
which comply with the Storm Water Pollution Prevention Plans (SWPPP) overseen by TCEQ as
applicable. All wastewater will be collected and treated in compliance with the Sewage
Collection System (SCS) as applicable. Therefore, the proposed District will not have any impact
on the ground water level or recharge in the region.
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Natural Run-off and Drainage

Runoff from the proposed District will be collected in detention ponds before discharging
offsite. Development of the proposed District will increase the natural runoff rates when
compared to the present undeveloped state of the land; however, the ponds will be designed to
mitigate any effect on downstream runoff rates. Additionally, all construction within the
proposed District will include permanent and temporary erosion control measures which
comply with the SWPPP overseen by TCEQ as applicable. All wastewater will be collected and
treated in compliance with the SCS as applicable. Therefore, the proposed District should have
minimal effect on natural runoff rates and drainage.

Water Quality

All construction within the proposed District will include permanent and temporary erosion
control measures which comply with the SWPPP overseen by TCEQ as applicable. All wastewater
will be collected and treated in compliance with the SCS as applicable, which should minimize
the effects on surface water quality. Therefore, the proposed District should have minimal
effect on water quality.

Dam Safety Analysis

The TCEQ Dam Safety Program personnel reviewed the location of the proposed District and
confirmed by letter dated May 16, 2025, that there are no dam safety issues associated with the
proposed District.

C. SUMMARY OF COSTS

WATER, WASTEWATER, AND DRAINAGE

CONSTRUCTION COSTS District’s Share ©
A. Water Distribution System $ 14,172,542
B. Sanitary Sewer System 18,765,483
C. Storm Sewer System 8,417,594
D. Engineering (Items A-C) 7,444,011
E. Contingency (Items A-D) 4,879,963
F. Land Costs (Detention, Lift Station, Ponds, Water Plant & WWTP
sites) 156,584
Total District Contribution Items $ 53,836,177

TOTAL CONSTRUCTION COSTS (77.74% of BIR) $ 53,836,177
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NON-CONSTRUCTION COSTS

A. Legal Fees $ 1,731,375
B. Fiscal Agent Fees 1,385,100

C. Interest Costs
1. Capitalized Interest 3,462,750
2. Developer Interest 5,518,208
D. Bond Discount (3%) 2,077,650
E. Bond Issuance Expenses 250,000
F. Bond Application Reports 250,000
G. Creation Expenses 251,347
H. Operating Costs 250,000
I. Attorney General Fee (0.1%) 69,255
J. TCEQ Bond Insurance Fee (0.25%) 173,138
TOTAL NONCONSTRUCTION COSTS $ 15,418,823
TOTAL BOND ISSUE REQUIREMENT $ 69,255,000

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 IMPROVEMENT

CONSTRUCTION COSTS (Developer/District Contribution Items) District’s Share ©

A. Excavation $ 463,745

B. Street Paving 14,895,241

C. Engineering (Items A-B) 2,764,617

D. Contingency (Items A-C) 1,812,360

E. Land Costs (Street ROW) 291,297
Total District Contribution Items $ 20,227,260
TOTAL CONSTRUCTION COSTS (77.53% of BIR) $ 20,227,260

NON-CONSTRUCTION COSTS

A. Legal Fees $ 652,250
B. Fiscal Agent Fees 521,800
C. Interest Costs

1. Capitalized Interest 1,304,500

2. Developer Interest 2,073,294
D. Bond Discount (3%) 782,700
E. Bond Issuance Expenses 252,105
F. Bond Application Reports 250,000
G. Attorney General Fee (0.1%) 26,090

TOTAL NON-CONSTRUCTION COSTS $ 5,862,740
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TOTAL BOND ISSUE REQUIREMENTS $ 26,090,000

Note:
(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. Eligibility of
costs may be subject to TCEQ review to 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
development. Planned ultimate development in the proposed District, as shown in the land use
plan provided, is as follows:

Land Use Acreage ESECs
Single-Family Residential 372.31 2,213
Amenity Center 2.90 71
ROW & Easements 28.37 0
Drainage & Open Space 45.17 0
WWTP & Lift Stations 5.25 0
Total 454.00 2,284

Market Study

A market study, prepared by Residential Strategies, Inc (RSI) in April 2025, has been submitted
in support of the creation of the proposed District. The market study indicates that the
proposed District will contain 2,213 single-family homes that will be priced between $265,000
and $355,000 on 40-foot lots, between $300,000 and $390,000 on 50-foot lots, and are
expected to be absorbed at a rate of 10 to 17 homes per month among all lot sizes throughout
the initial five years of activity.

Project Financing

The projected taxable assessed valuation (AV) for the proposed District is as follows:

Lots or Developed Unit Value Total Buildout

Development Description Acres (per acre) Value
Single-Family (40-Foot Lots) 1,052 lots $310,000 $326,120,000
Single-Family (50-Foot Lots) 1,161 lots $345,000 $400,545,000
Total Projected Valuation $726,665,000

Considering the financial review of future bond issues, the tax rate limitation pursuant to 30
TAC Section 293.59 is $1.00 in Cooke County. Therefore, a total issuance of $95,345,000
($69,255,000 for utilities and $26,090,000 for roads) in bonds can be recommended in order to
remain under the $1.00 tax rate limitation. Assuming 100% financing, a bond coupon rate of
5.0%, and a 25-year bond life, the average annual debt service requirement would be $6,764,962
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($4,913,812 for utilities plus $1,851,150 for roads). Assuming a 98% collection rate and an
ultimate AV of $726,665,000, a projected ultimate tax rate of approximately $0.95 ($.69 for
utilities plus $0.26 for roads) per $100 AV was indicated to be necessary to meet the annual
debt service requirements for the proposed District. An additional $0.05 per $100 AV is
projected to be levied for maintenance and operating expenses, for a combined proposed
District tax rate of $1.00.

The total year 2024 overlapping tax rates on land within the proposed District are shown as
follows:

Taxing Jurisdiction Projected Overlapping

Tax Rate®
District $ 1.000000®
Cooke County 0.190400
FM & Lateral Road 0.000100
North Texas Medical 0.091200
North Central Texas College 0.094500
Road & Bridge Fund 0.125000
Valley View ISD 0.938400
TOTAL TAX per $100 AV: $ 2.439600

Notes:
(1) Tax rate per $100 AV.
(2) Includes a $0.95 debt service tax rate (utilities and roads) and a $0.05 maintenance tax rate.

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

Water and Wastewater Rates

According to information provided, the estimated monthly fee for 10,000 gallons of water
service would be $77 (monthly minimum $32.75 plus $44.25 for 10,000 gallons). The District
will be the retail sewer provider, and will set and collect the sewer service rates.

Comparative Water District Tax Rates

A combined projected tax rate of 1.00 ($2.439600 total overlapping) per $100 AV valuation, as
indicated above, is comparable to other districts in the area. Based on the requirements and
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. CONCLUSIONS

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, would
be a benefit to the land within the proposed District, and would be 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 facilities and road facilities; a combined projected tax
rate of $1.00 per $100 AV; the proposed District obtaining a 5.0% 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 Eastridge Municipal Utility District of Cooke County.

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:

Brent Murphree Alexandra Dollahite John Shellene
Martha White Grayson Nastri

H. ADDITIONAL INFORMATION

The Petitioner’s professional representatives are:

Attorney: Mr. Carson Luddecke - Coats Rose, P.C.
Creation Engineer: Landon King, P.E. - LJA Engineering, Inc.
Market Analyst: Ms. Cassie Gibson - RSI
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PETITION FOR THE CREATION OF
EASTRIDGE MUNICIPAL UTILITY DISTRICT OF COOKE COUNTY

THE STATE OF TEXAS §
COUNTY OF COOKE §
TO THE HONORABLE TEXAS COMMISSION ON ENVIRONMENTAL QUALITY:

Cooke 585 Land LP, a Texas limited partnership (the “Petitioner) respectfully petitions
the Texas Commission on Environmental Quality (the “Commission”) for the creation of a
municipal utility district in Cooke County, Texas. Petitioner holds title to a majority of the
assessed value of the real property described in Exhibit “A” attached hereto and incorporated
herein for all purposes, as indicated by the appraisal rolls of Cooke County, Texas. Petitioner,
acting pursuant to the provisions of Chapters 49 and 54 of the Texas Water Code, together with
all amendments and additions thereto, would respectfully show the following:

L

The name of the proposed district shall be “EASTRIDGE MUNICIPAL UTILITY
DISTRICT OF COOKE COUNTY” (the “District”). There is no other conservation or
reclamation district in Cooke County, Texas with the same name.

II.

The District shall be created and organized and shall exist under the terms and provisions
of Article X VI, Section 59, and Article III, Section 52, of the Texas Constitution and Chapters 49
and 54, Texas Water Code, together with all amendments and additions thereto.

I11.

The area proposed to be within the District is approximately 454 acres (the “Property”),
situated in Cooke County, Texas. The Property consists of a tract of land described by metes and
bounds in Exhibit “A” attached hereto and incorporated herein for all purposes. The Property is
not within the corporate limits or extraterritorial jurisdiction of any city, town, or village. All of
the Property may be properly included in the District.

IV.

The Petitioner constitutes a majority of value of the holders of title of the land within the
proposed District, as indicated by the tax rolls of the central appraisal district of Cooke County,
Texas, and by conveyances of record since the date of preparation of said tax rolls. There are no
lienholders on the Property.

4935-3075-4352.v1
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The general nature of the work proposed to be done by the District at the present time is
to purchase, construct, acquire, improve, or extend inside or outside of its boundaries any and all
works, improvements, facilities, plants, equipment, and appliances necessary or helpful to supply
and distribute water for municipal, domestic, and commercial purposes; to collect, transport,
process, dispose of and control domestic, and commercial wastes; to gather, conduct, divert,
abate, amend and control local storm water or other local harmful excesses of water in the
District; to design, acquire, construct, finance, improve, operate, and maintain macadamized,
graveled, or paved roads and turnpikes, or improvements in aid of those roads; and to purchase,
construct, acquire, improve, or extend inside or outside of its boundaries such additional
facilities, systems, plants, and enterprises as shall be consonant with the purposes for which the
District is created, all as more particularly described in an engineer's report filed simultaneously
with the filing of this Petition, to which reference is made for a more detailed description.

VI

There is, for the following reasons, a necessity for the above-described work, services
and improvements: the area proposed to be within the District is in a developing area of Cooke
County, Texas, and within the foreseeable future will experience a substantial and sustained
residential growth. There is not now available within the area, which will be developed as
residential subdivisions, an adequate water supply and distribution system, sanitary sewer
system, and drainage system. The protection of the purity and sanitary condition of the State's
water and the health and welfare of the present and future inhabitants of the area and of
territories adjacent thereto require the purchase, construction, acquisition, provision, operation,
maintenance, repair, improvement, extension, and development of an adequate water supply and
distribution system, sanitary sewer system, and drainage system. Petitioners petition the
Commission for the authority to design, acquire, construct, finance, and issue bonds for a
roadway system consisting of macadamized, graveled or paved roads and turnpikes pursuant to
Section 54.234, Texas Water Code. A public necessity therefore exists for the organization of the
District to provide for the purchase, construction, acquisition, improvement, extension, and
development of a water supply and distribution system, sanitary sewer system, drainage system,
and roadway system.

VIL

The proposed improvements are feasible and practicable, and the terrain of the territory to
be included within the District is such that a waterworks system, a sanitary sewer system, a
drainage and storm sewer system, and a roadway system can be constructed and developed at a
reasonable cost. A preliminary investigation has been instituted to determine the cost of the
project, and it is now estimated by the Petitioner, from such information as it has at this time,
that the ultimate cost of the project contemplated will be approximately $95,345,000.00.

VIIL

The following named persons are each and all over eighteen (18) years of age, resident
citizens of the State of Texas, owners of land subject to taxation within the District, and are

4935-3075-4352.v1



otherwise qualified to serve as directors of the District under the provisions of the Texas Water
Code:

il. Brent Murphree

2. Alexandra Dollahite
3. John Shellene

4. Martha White

5. Grayson Nastri

XL

WHEREFORE, the Petitioner respectfully prays that this Petition be properly filed, as
provided by law, that notice of the application be given as provided therein, that a hearing be
held if necessary and that this Petition be in all things granted, that the proposed municipal utility
district be organized and five (5) temporary directors named herein be appointed to serve until
their successors are duly elected and qualified, and for such other orders, acts, procedures and
relief as are proper, necessary, and appropriate to the purpose of creating and organizing the
District and to the execution of the purposes for which the District shall be organized, as you
may deem proper and necessary.

[EXECUTION PAGES FOLLOW]
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RESPECTFULLY SUBMITTED, this‘lﬁ day of éz i Qf , 2025.

"PETITIONER"

COOKE 585 LAND LP,
a Texas limited partnership

By:  Astra Investments GP, LLC,
a Texas limited liability company,
its Managing ¢

Tltle Manager

THE STATE OE TEXAS §
COUNTY OF .U §

This instrument was acknowledged before me on this Mday of ( zipgc / ,
2025 by Justin Bono, Manager of Astra Investments GP, LLC, a Texas limited liability company,

Managing General Partner of Cooke 585 Land LP, a Texas limited partnership, on behalf of said

entity and in the capacity herein stated.
Notary Publif j and for the State of Texas

(NOTARY SEAL)

KELLEY LATHAM
My Notary ID # 7087378

% Expiros February 19, 2027
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EXHIBIT “A”
Legal Description of the Property

BEING A 453.996 ACRE TRACT OF LAND SITUATED IN THE EDWARD BRADLEY
SURVEY, ABSTRACT NO. 33 AND THE GEORGE L. SMITH SURVEY, ABSTRACT NO.
914, AND BEING ALL OF A 186.11 ACRE TRACT OF LAND, CONVEYED TO COOKE
585 LAND LP, AS RECORDED IN COUNTY CLERK'S FILE NO. 2024-1105, OFFICIAL
PUBLIC RECORDS, COOKE COUNTY, TEXAS, PART OF A 194.17 ACRE TRACT OF
LAND, CONVEYED TO COOKE 585 LAND LP, AS RECORDED IN COUNTY CLERK'S
FILE NO. 2024-1107, OFFICIAL PUBLIC RECORDS, COOKE COUNTY, TEXAS AND
PART OF A 206.086 ACRE TRACT OF LAND, CONVEYED TO COOKE 585 LAND LP, AS
RECORDED IN COUNTY CLERK'S FILE NO. 2024- 1109, OFFICIAL PUBLIC RECORDS,
COOKE COUNTY, TEXAS. SAID 453.996 ACRE TRACT WITH BEARING BASIS BEING
GRID NORTH, TEXAS STATE PLANE COORDINATES, NORTH CENTRAL ZONE
NADS83, DETERMINED BY GPS OBSERVATIONS UTILIZING THE ALTERRA RTKNET,
BEING MORE PARTICULARLY DESCRIBED BY METES AND BOUNDS AS FOLLOWS:

BEGINNING AT A 1/2 INCH IRON ROD FOUND FOR THE NORTHEAST CORNER OF
SAID 186.11 ACRE TRACT, SAID POINT BEING ON THE WEST LINE OF SAID 194.17
ACRE TRACT AND BEING IN THE APPROXIMATE CENTER OF COUNTY ROAD NO.
248, (A VARIABLE WIDTH PRESCRIPTIVE RIGHT-OF-WAY);

THENCE, NORTH 01 DEGREES 01 MINUTES 47 SECONDS WEST, ALONG SAID WEST
LINE OF 194.17 ACRE TRACT AND WITH SAID COUNTY ROAD NO. 248, A DISTANCE
OF 142.63 FEET TO A 1/2 INCH IRON ROD FOUND FOR THE NORTHWEST CORNER
OF SAID 194.17 ACRE TRACT;

THENCE, NORTH 89 DEGREES 42 MINUTES 10 SECONDS EAST, ALONG THE NORTH
LINE OF SAID 194.17 ACRE TRACT AND WITH SAID COUNTY ROAD NO. 248, A
DISTANCE OF 1368.55 FEET TO POINT FOR CORNER;

THENCE, OVER AND ACROSS SAID 194.17 ACRE TRACT, THE FOLLOWING
COURSES AND DISTANCES:
SOUTH 10 DEGREES 04 MINUTES 24 SECONDS WEST, A DISTANCE OF
31.93 FEET TO A POINT FOR CORNER;
SOUTH 09 DEGREES 59 MINUTES 26 SECONDS WEST, A DISTANCE OF
58.78 FEET TO A POINT FOR CORNER;
SOUTH 05 DEGREES 16 MINUTES 51 SECONDS WEST, A DISTANCE OF
341.87 FEET TO A POINT FOR CORNER;
SOUTH 02 DEGREES 54 MINUTES 02 SECONDS WEST, A DISTANCE OF
254.18 FEET TO A POINT FOR CORNER;
SOUTH 00 DEGREES 00 MINUTES 29 SECONDS WEST, A DISTANCE OF
373.02 FEET TO A POINT FOR CORNER;
SOUTH 00 DEGREES 11 MINUTES 20 SECONDS EAST, A DISTANCE OF
1423.90 FEET TO A POINT FOR CORNER;
SOUTH 06 DEGREES 54 MINUTES 48 SECONDS EAST, A DISTANCE OF

5
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326.12 FEET TO A POINT FOR CORNER;

SOUTH 07 DEGREES 29 MINUTES 04 SECONDS EAST, A DISTANCE OF

372.45 FEET TO A POINT FOR CORNER;

SOUTH 09 DEGREES 30 MINUTES 57 SECONDS EAST, A DISTANCE OF

360.60 FEET TO A POINT FOR CORNER;

SOUTH 17 DEGREES 14 MINUTES 08 SECONDS EAST, A DISTANCE OF

372.92 FEET TO A POINT FOR CORNER

SOUTH 20 DEGREES 00 MINUTES 48 SECONDS EAST, A DISTANCE OF

114.77 FEET TO A POINT FOR CORNER

SOUTH 20 DEGREES 00 MINUTES 47 SECONDS EAST, PASSING AT A
DISTANCE OF 24.40 FEET THE SOUTH LINE OF SAID 194.17 ACRE TRACT AND
THE NORTH LINE OF AFORESAID 206.086 ACRE TRACT, CONTINUING OVER
AND ACROSS SAID 206.086 ACRE TRACT, IN ALL A TOTAL DISTANCE OF
299.05 FEET TO A POINT FOR CORNER;

THENCE, CONTINUING OVER AND ACROSS SAID 206.086 ACRE TRACT, THE
FOLLOWING COURSES AND DISTANCES:
SOUTH 31 DEGREES 17 MINUTES 33 SECONDS EAST, A DISTANCE OF
372.28 FEET TO A POINT FOR CORNER;
SOUTH 33 DEGREES 28 MINUTES 42 SECONDS EAST, A DISTANCE OF
172.07 FEET TO A POINT FOR CORNER;
SOUTH 00 DEGREES 56 MINUTES 04 SECONDS EAST, A DISTANCE OF
2514.48 FEET TO A POINT FOR CORNER;
SOUTH 00 DEGREES 53 MINUTES 34 SECONDS EAST, A DISTANCE OF 148.8
FEET TO A POINT FOR CORNER ON THE SOUTH LINE OF SAID 206.086 ACR
TRACT, SAID POINT BEING IN THE APPROXIMATE CENTER OF COUNT ROA
NO. 250, (A VARIABLE WIDTH PRESCRIPTIVE RIGHTOF-WAY);

THENCE, SOUTH 88 DEGREES 59 MINUTES 58 SECONDS WEST, ALONG SAID SOUTH
LINE OF 206.086 ACRE TRACT AND WITH SAID COUNTY ROAD NO. 250, A
DISTANCE OF 1909.87 FEET TO A 5/8 INCH IRON ROD FOUND FOR THE SOUTHWEST
CORNER OF SAID 206.086 ACRE TRACT, SAID POINT BEING AT THE INTERSECTION
OF SAID COUNTY ROAD NO. 250 AND AFORESAID COUNTY ROAD NO. 248;

THENCE, NORTH 01 DEGREES 02 MINUTES 00 SECONDS WEST, ALONG THE WEST
LINE OF SAID 206.086 ACRE TRACT AND WITH SAID COUNTY ROAD NO. 248, A
DISTANCE OF 3386.84 FEET TO A 1/2 INCH IRON ROD FOUND FOR THE NORTHWEST
CORNER OF SAID 206.086 ACRE TRACT AND THE SOUTHWEST CORNER OF
AFORESAID 194.17 ACRE TRACT;

THENCE, NORTH 01 DEGREES 11 MINUTES 52 SECONDS WEST, CONTINUING WITH
SAID COUNTY ROAD NO. 248 AND ALONG THE WEST LINE OF SAID 194.17 ACRE
TRACT, A DISTANCE OF 1496.96 FEET TO A 1/2 INCH IRON ROD FOUND FOR -THE
SOUTHEAST CORNER OF AFORESAID 186.11 ACRE TRACT, SAID POINT BEING AT
THE INTERSECTION OF SAID COUNTY ROAD NO. 248 AND THE APPROXIMATE
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CENTER OF COUNTY ROAD NO. 204, (A VARIABLE WIDTH PRESCRIPTIVE RIGHT-
OF-WAY);

THENCE, SOUTH 89 DEGREES 01 MINUTES 45 SECONDS WEST, ALONG THE SOUTH
LINE OF SAID 186.11 ACRE TRACT AND WITH SAID COUNTY ROAD NO. 204, A
DISTANCE OF 3360.80 FEET TO A 1/2 INCH IRON ROD FOUND FOR THE SOUTHWEST
CORNER OF SAID 186.11 ACRE TRACT;

THENCE, NORTH 00 DEGREES 33 MINUTES 31 SECONDS WEST, ALONG THE WEST
LINE OF SAID 186.11 ACRE TRACT, A DISTANCE OF 2434.73 FEET TO A POINT FOR
THE NORTHWEST CORNER OF SAID 186.11 ACRE TRACT;

THENCE, NORTH 89 DEGREES 37 MINUTES 36 SECONDS EAST, ALONG THE NORTH
LINE OF SAID 186.11 ACRE TRACT, A DISTANCE OF 3344.47 FEET TO THE POINT OF
BEGINNING AND CONTAINING A CALCULATED AREA OF 453.996 ACRES
(19,776,044 SQ. FEET) OF LAND.
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PETITION FOR THE CREATION OF
EASTRIDGE MUNICIPAL UTILITY DISTRICT OF COOKE COUNTY

THE STATE OF TEXAS §
COUNTY OF COOKE §
TO THE HONORABLE TEXAS COMMISSION ON ENVIRONMENTAL QUALITY

Cooke 585 Land LP, a Texas limited partnership (the “Petitioner™) respectfully petitions
the Texas Commission on Environmental Quality (the “Commission”) for the creation of a
municipal utility district in Cooke County, Texas. Petitioner holds title to a majority of the
assessed value of the real property described in Exhibit “A” attached hereto and incorporated
herein for all purposes, as indicated by the appraisal rolls of Cooke County, Texas. Petitioner,
acting pursuant to the provisions of Chapters 49 and 54 of the Texas Water Code, together with
all amendments and additions thereto, would respectfully show the following:

L

The name of the proposed district shall be “EASTRIDGE MUNICIPAL UTILITY
DISTRICT OF COOKE COUNTY” (the “District”). There is no other conservation or
reclamation district in Cooke County, Texas with the same name.

II

The District shall be created and organized and shall exist under the terms and provisions
of Article X VI, Section 59, and Article III, Section 52, of the Texas Constitution and Chapters 49
and 54, Texas Water Code, together with all amendments and additions thereto.

I

The area proposed to be within the District is approximately 454 acres (the “Property”),
situated in Cooke County, Texas. The Property consists of a tract of land described by metes and
bounds in Exhibit “A” attached hereto and incorporated herein for all purposes. The Property is
not within the corporate limits or extraterritorial jurisdiction of any city, town, or village. All of
the Property may be properly included in the District.



v

The general nature of the work proposed to be done by the District at the present time is
to purchase, construct, acquire, improve, or extend inside or outside of its boundaries any and all
works, improvements, facilities, plants, equipment, and appliances necessary or helpful to supply
and distribute water for municipal, domestic, and commercial purposes; to collect, transport,
process, dispose of and control domestic, and commercial wastes; to gather, conduct, divert,
abate, amend and control local storm water or other local harmful excesses of water in the
District; to design, acquire, construct, finance, improve, operate, and maintain macadamized,
graveled, or paved roads and turnpikes, or improvements in aid of those roads; and to purchase,
construct, acquire, improve, or extend inside or outside of its boundaries such additional
facilities, systems, plants, and enterprises as shall be consonant with the purposes for which the
District is created, all as more particularly described in an engineer's report filed simultaneously
with the filing of this Petition, to which reference is made for a more detailed description.

VI

There is, for the following reasons, a necessity for the above-described work, services
and improvements: the area proposed to be within the District is in a developing area of Cooke















































































































TABLE 3
EASTRI DGE MUNI CI PAL UTILITY DISTRICT OF COOKE COUNTY
BOND | SSUE COST SUMMARY
UTILITIES | NFRASTRUCTURE

COST SUMMARY ASSUMING % DEVELOPER CONTRIBUTION = 48. 7%

DEVELOPER
A. CONSTRUCTI ON COSTS TOTAL AMOUNCJ'ONTRIBUTIOD STRICT SHARE

1. WATER DISTRIBUTION SYSTEM $ 27,605,800.00 $ 13,433,258.34 $ 14,172,541.66
2. SANITARY SEWER SYSTEM $ 36,552,100.00 $ 17,786,617.38 $ 18,765,482.62
3. STORM SEWER SYSTEM $ 16,396,100.00 $ 7,978,506.22 $ 8,417,593.78
4. ENGINEERING (18% OF ITEMS 1-3) $ 14,499,720.00 $ 7,055,708.75 $ 7,444,011.25
5. CONTINGENCY (10% OF ITEMS 1-4) $ 9,505,372.00 $ 4,625,409.07 $ 4,879,962.93

TOTAL CONSTRUCTI ON COSTS $104,559, 892 .50, 879, 499 .5%, 679,592. 24

% of BIR 77.51%
B. LAND COSTS
1. WWTP LAND COSTS $ 105,000.00 $ 51,094.05 $ 53,905.95
2. DETENTION LAND COSTS $ 200,000.00 $ 97,322.00 $ 102,678.00
TOTAL LAND COSTS $ 305, 0086. 00 148,416.05 156, 583. 95
% of BIR 0.23%

C. NON-CONSTRUCTI ON COSTS

1. LEGAL FEES (2.5% BIR) $ 1,731,375.00
2. FISCAL AGENT FEE (2% BIR) $ 1,385,100.00
3. INTEREST EXPENSES
|. CAPITALIZED INTEREST (1 YEAR @ 5.00%) $ 3,462,750.00
Il. DEVELOPER INTEREST (2 YEARS @ 5.00%) $ 5,518,208.06
4. BOND DISCOUNT (3% BIR) $ 2,077,650.00
5. BOND APPLICATION COSTS** $ 250,000.00
6. BOND ISSUANCE EXPENSES $ 250,000.00
7. ATTORNEY GENERAL'S FEE (0.10% BIR) $ 69,255.00
8. TCEQ BOND ISSUE FEE (0.25% BIR) $ 173,137.50
9. OPERATING COSTS $ 250,000.00
10. CREATION COSTS $ 251,348.25
TOTAL NON- CONSTRUCTI ON COSTS $ 15,418,823.81
% of BIR 22.26%
TOTAL BOND | SSUE REQUI REMENT $ 69, 255,000.00

Notes:
**Assumes District will issue five (5) bonds.
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TABLE 4
EASTRIDGE MUNICIPAL UTILITY DISTRICT OF COOKE COUNTY
BOND ISSUE COST SUMMARY
ROAD INFRASTRUCTURE

COST SUMMARY ASSUMING % DEVELOPER CONTRIBUTION = 48.7%

DEVELOPER DISTRICT SHARE w/

A. CONSTRUCTION COSTS TOTAL AMOUNT CONTRIBUTION CONTRIBUTION
1. EXCAVATION $ 903,300.00 $ 439,554.81 § 463,745.19
2. STREET PAVING $ 29,013,500.00 $ 14,118,259.24 § 14,895,240.76
3. ENGINEERING (18% OF ITEM 1-2) $ 538502400 $ 2,620,406.53 $ 2,764,617.47
4. CONTINGENCY (10% OF ITEMS 1-3) $ 353018240 $ 1,717,822.06 $ 1,812,360.34
TOTAL CONSTRUCTION COSTS $ 37,928,706.40 $ 18,456,487.83 $ 19,935,963.76
% of BIR 76.41%
B. LAND COSTS
1. ROW LAND COSTS $ 567,400.00 $ 276,102.51 § 291,297.49
TOTAL LAND COSTS $ 567,400.00 $ 276,102.51 $ 291,297.49
% of BIR 1.12%
C. NON-CONSTRUCTION COSTS
1. LEGAL FEES (2.5% BIR) $ 652,250.00
2. FISCAL AGENT FEE (2% BIR) $ 521,800.00
3. INTEREST EXPENSES
|. CAPITALIZED INTEREST (1 YEAR @ 5.00%) $ 1,304,500.00
Il. DEVELOPER INTEREST (2 YEARS @ 5.00%) $ 2,073,294.28
4. BOND DISCOUNT (3% BIR) $ 782,700.00
5. BOND APPLICATION COSTS** $ 250,000.00
6. BOND ISSUANCE EXPENSES $ 252,104.48
7. ATTORNEY GENERAL'S FEE (0.10% BIR) $ 26,090.00
TOTAL NON-CONSTRUCTION COSTS $ 5,862,738.75
% of BIR 22.47%
TOTAL BOND ISSUE REQUIREMENT $ 26,090,000.00

Notes:
**Assumes District will issue five (5) bonds



Engineering Creation Report
Eastridge Municipal Utility District of Cooke County

Table 5

District Assessed Value
and
Determination of District Tax Rate to Retire Bond Issue Requirement



TABLE 5
EASTRIDGE MUNICIPAL UTILITY DISTRICT OF COOKE COUNTY
DISTRICT ASSESED VALUE
AND
DETERMINATION OF DISTRICT TAX RATE TO RETIRE BIR

NUMBER OF TOTAL ASSESSED
PROPERTY PROJECTED VALUE HOMES/UNITS/SQ. FT. VALUE
SINGLE FAMILY HOMES (40's LOTS) $ 310,000 1,052 $ 326,120,000
SINGLE FAMILY HOMES (50's LOTS) $ 345,000 1,161 § 400,545,000
Total Estimated Assessed Valuation $ 726,665,000
Borrowing Rate 5.00%
Term of Loan 25 years
Estimated Tax Collection Rate 98%

Ammortization Amount per Year * $100

Required Tax Rate per $100 Valuation =
Assessed Value * Collection Rate

UTILITY TAX RATE w/ DISTRICT SHARE @ 51.3%

BIR $ 69,255,000
Amortization Amount per Year $ 4,913,812
Required Tax Rate per $100 Valuation $ 0.690

ROADS TAX RATE w/ DISTRICT SHARE @ 51.3%

BIR $ 26,090,000

Amortization Amount per Year $ 1,851,150
Required Tax Rate per $100 Valuation $ 0.260
MAINTENANCE TAXRATE $ 0.050

PROPOSED DISTRICT TAX RATE $ 1.000
















































