MUDs IN
BLANCO COUNTY

COMMUNITY
MEETING

TUESDAY, APRIL 6, 6-7PM
FREE -JOIN BY ZOOM OR IN PERSON

With growth, Blanco County is starting to see
something new - Municipal Utility Districts (“MUDs”).

MUDs can foster rapid subdivision development with
severe impacts on our community’s finances, natural
resources, and quality of life. Join us to learn more
about this pressing matter from a panel of experts.

To attend via Zoom, go here:
https://tinyurl.com/BlancoMUD
Passcode: BlancoMUD
Or attend in person at the Gem of the HIlls
ok 931: @‘/@; 2233 US-281, Blanco, TX
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Tonight's objective is to
get more informed:

What is a MUD, WCID,
other Special Districts
Why do they matter?
What can we do to
accentuate the
positives and minimize
the negatives?




Agenda:

Milan Michalec - Intro to
MUDs and WClIDs
Council Member Deda
Divine - Blanco MUD No.
1 update

Lauren lce - Best Practices
for Communities

Judge Kirsten Cohoon -
Experience from Boerne
Q&A

Wrap up




April 6, 2021






Overview

* Areas to cover
— What’s a MUD/WCID
— How they're created
— Public Notice
— A Kendall County Experience
— Water concerns



MUDs and WCIDs are...

* A category of special purpose government,
includes

— Independent School Districts
— Emergency Services Districts
— Groundwater Conservation Districts

* Reference paper: “Invisible Government:
Special Purpose Districts in Texas” online at
https://senate.texas.gov/ assets/srcpub/
Spotlight Special Purpose Districts.pdf



Invisible Government?

e \Water Districts are the least visible

— Typically, developers have drawn district boundaries to exclude all existing
residents of an area, then moved the only voters into rent-free mobile homes
shortly before elections. The newcomers sometimes move on soon after
approving huge sales of government bonds for roads, water lines and sewer
systems - which future homeowners are expected to pay for in taxes.

— The state Natural Resource Conservation Commission is supposed to oversee
the operation of all sorts of water districts, though its blessing wasn't needed
for the North Texas ones to form. The agency, by its own account, does little
with these districts beyond making sure required paperwork is filed and
reviewing their finances before all proposed bond sales. The attorney
general's office performs a similar evaluation.

— Source: (Dallas Morning News, Government by developer, 06/10/2001



What is a MUD?

Municipal Utility District (MUD)
Purpose: Provide services such as sewer, water and
drainage to areas where city and county services are not
available
— Can also fund parks, street lighting, some roads and fire prevention
facilities
Infrastructure: Built in phases. Each phase funded by the
developer
— Developer reimbursed from the sale of tax-exempt bonds
— Bonds paid by a property tax on property owners
— Phases are built out, more bonds are sold. Cycle continues until full
build out

Example: Blanco County MUD No. 1



What is a WCID?

Water Control and Improvement District (WCID)

Purpose: Comparable to MUD, limited to water control
and improvement

Infrastructure: Built in phases. Each phase funded by the
developer

— Developer reimbursed from the sale of tax-exempt bonds

— Bonds paid by a property tax on property owners

— Phases are built out, more bonds are sold. Cycle continues until full
build out

Example: Kendall County WCID No. 1

— Provides water and wastewater to Comfort
e Created in 1946
* Unincorporated area. No city government
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Who Creates MUDs and WCIDs?

* Created three ways

— County Commissioners Court
* By petition of majority of landowners

— Special Law at Legislature
* Requires public notification
* Requires “consent” of city

— Texas Commission on Environmental Quality (TCEQ)
* By petition of majority of landowners
 May be created anyway if consent of city is denied

11



Steps of MUD Creation

Adeveloper, a deal, adebt

Here's how a 519-acre retirorment corrmunity nesr Richmond came nto existence thanks to two tempoary
residents in amobie home millions of dollars in special district bond sales and a Houston-area law firm,

y /'

Joeand Clarle (_‘) The Willlarisos’ The MUD salls Asa rosult the ownerof ‘I The LID selle

" Willlams xo J vetels 5§24 milllon In bonds 4 $130,000 harne h Del $10.8 million
moved onto the successful, to pay for roads, wate Webb Sweetgrass now In bonds rasing
property so they can and MUD18Y and saveer lines and pays $1,.260 in property property faes

vote for theMUD [screated, ptherimprovements, tazesarnually for debt another $650
A senvice on the bonds. per year.

+ ) Creatlon of aMUD The lawfirm is hired .
i «/ requiresa favorable 1o represent the MUD,
v votebyresidents.

) The law fm is hired to represent
The law fim recrukts AENS 2 e @ E 7 aseparate Levee morovement

S twonew residents District as well

..°'|nua--nn-nn-uonu-nuun-- mhw B T R T
firm of

Tho developer hires a law firm to help it
set upa municoal utitity dstrict, or MUD.
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Mathews Ranch WCID No.1
Public Notification

NOTICE OF INTENT TO INTRODUCE LEGISLATION

This is to give notice of intent to introduce in the 87th Legislature, Regular Session

a bill to be entitled an Act relating to the creation of the Matthews Ranch Water Con-
trol and Improvement District No. 1 of Blanco County, a special district operating |
under Section 52, Article III, and Section 59, Article XVI, Texas Constitution and |
Chapters 49, 51 and 54, Texas Water Code, providing authority for the District to |
impose assessments, fees or taxes and issue bonds and granting a limited authority

of eminent domain, affecting lands in Blanco County, Texas, being generally located
within the Wm. Herwig Survey No. 50, Abstract No. 1391; Waco Manufacturing
Company Survey No. 49, Abstract No. 739; Thomas Morgan Survey No. 200, Ab-
stract No. 1062; Joe Casey Survey No. 413, Abstract 106; H Kelly Survey No. 33
and Thomas Morgan Survey No. 200, Abstract No. 1062; and Joel Casey Survey No.
413, Abstract No. 106, all in Blanco County. The costs for the publication of this

notice were paid by Ross Martin, Winstead PC.

GPRRARY 10, 20
A CMP'TW \ ﬁ\ﬁ‘%




Matthews Ranch WCID #1
of Blanco County

M= U

A-1391A-]

P4O acres

106 acres

320 acres

97 acres
Source: Rough take from Blanco CAD
A-1062
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Recognize this law firm?

ALLEN BOONE HUMPHRIES ROBINSON LLP

ATTORNEYS AT LAW

PHOENIX TOWER
3200 SOUTHWEST FREEWAY

SUITE 2600
HOUSTON, TEXAS 77027
TEL (713) 860-6400

FAX (713) 860-6401
abhr.com

Direct Line: (713) 860-6424 Linda Sotirake
Direct Fax: (713) 860-6624 Isotirake@abhr.com Legal Assistant

October 7, 2020
VIA EMAIL AND OVERNIGHT DELIVERY

City of Blanco

Attn: Ms. Laurie A. Cassidy
300 Pecan St.

Blanco, TX 78606

Re:  Petition for Consent to the Creation of Blanco County Municipal Utility
District No. 1

Dear Ms. Cassidy:
Enclosed for review by the City of Blanco please find the Original Petition for

Consent to the Creation of a Municipal Utility District, with metes and bounds
description of the property (the “Petition”).

If you have any questions regarding the enclosed Petition or if you need additional
information, please call Ryan Harper at (512) 518-2431. Please let me know when this
creation application will be processed and presented to City Council for approval.

Sincerely, ( ;
X /
D e,

Linda F. Sotirake
Legal Assistant

Enclosure
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Blanco County MUD No.1

Infrastructure Cost

Waterworks/ Wastewater: $34,750,000
Roads:

$14,450,850

Total:

$49,450,850

Source: Petition, October 7, 2020

Density

Acres: 385+/-
Residential Lots: 1,094
Commercial Lots: 8
Parking Lots: 3

Total Lots: 1,105

Source: Memo, Mark Sparrow, July 17,
2020

BLANCO COUNTY 385 ACRES (+/-)

MASTER FLAN-2 L:

ILTOND LAYGUT
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The Development Agreement
City of Boerne and WCID No. 3

WCID #3A WORK SHEET - DECEMBER 2, 2019

A Water Control and improvement District (WCID) is a political subdivision of the Sm: o/ Texns und is emp dto operate, and mai imp to provide water, wastewater, drainage and other services and
improvements, such as roadways in areas not typically served by @ municipalit by the City of Boerne and @ ial developer of the Biedenharn property, B Bak LLC began in 2016, but were put on hold pending

acquisition of a viable water supply by the devek The Texas Legi: PP ‘55914"1 2017 creating Kendoll County WCID #3 encompassing over 1,000 ocres (the Biedenharn troct]. On Morch 26th, 2018, on agreement was reached
between the San Antonio Water System (SAWS) and WCID #3 to serve o 1,054 acre tract of (the Biedenharn property). WCID #3A also reached an ag with the Blanco River y (GBRA) to serve the 1,054 acre tract beginning in
2038 when the SAWS agreement expires. The City of Boerne granted consent to creation of WCID #3A as to only 374.86 acres out of the 1,054 acre tract, and the City of Boerne consent must be requested in the future to create the District over the
remainder of the property. In the 2019 Texos Legislative session, House Bill 2590 (o "MUD" bill) was modified to allow water control and improvement districts created by statute, such as Kendall County WCID #3, to use the Texas Local Government
Code Chapter 42 process through the Texas Commission on Environmental Quality (TCEQ) to create or form a WCID without consent from the local government. Once a viable water supply was secured by BoerneBak, discussions between the City of
Boerne and the developer started anew. At the same time, City m:ﬂ, the Mayw and others reached out to our community partners, including Kendall County, the Boere ISD and Cow Creek Groundwater Conservation District to gain their perspective
o discussions continued. The stated gool of all involved, i o of B. Bak, has been to create a g that achieves the best result for the Boerne community.

Category Deveiopment Agreement Mojor Points Advantage Benefit

Road improvements to Valerie Lane, Corley Road and Scenic Loop Road bazec
Roadway and |on updated Traffic Impact Analyziz, City staff and County Engineer’s department Developer will be required to make improvements bazed on Traffic Impact Analysis and new Proportionality Ordinance plus have agreed to
Mobility negotiations sdditional improvements requested by the County Engineer’s office

Aszures water used 3t the d. iz not from local g sources, but from sources outside Kendall County protecting water
resources in the area. Provision of wholesale wastewater treatment services by City insures no temporary or package treatment plant is

Water/ (Will not access local groundwater supplies and agree to convey Cow Creek built dizcharging to Balconies Creek. Type | treated effiuent from the Wastewater Treatment and Recycling Center can be used to offset
Environmental |zroundwater rights on the property to City of Boerne potable water uses

Eventual gain in Ad Valorem taxes. Note: Kendsll County, BISD and Cow Creek Groundwater Conzervation District will have full taxation
Voluntary Annexation after 15 years 3t City's option immedistely on all development on site

Limited Purpoze Annexation of 41 acre commercizl and multifamily area

propozed by WCID #3A to sllow collection of zales tax Potential new Sales Tax to City bazed on development on this site. 50% of development must be zales tax producing

Allows City to apply all ordinances and | ppli in itz ETJ, i the Subdivision Ordinance. Will 3ls0 extend the "Boerne
Annexation  |Expanzion of ETJ to include 100% of WCID #3A Wall" to protect encroachment from San Antonio

School Designates 3 19.4 acre site to be allocated for 3 school site BISD must purchase site 3t cost but 3 location has been reserved

Outside City
Limits
Development |Callz for 3.75% development mitigation fee per houze zale payable to City of pproxi y $3,150,000 in addif one time revenue over 20 year buildout. Thiz will equate to approximately $157,500 per year which

Mitigation Boerne ilized to offzet costs for Parks, Library, Streets, Police and Fire

City of Boerne will have exclusive rights to serve Gas to development- Guarantees City of Boerne 1600 LUE eguivalent Natural Gas Customers and sole rights to provide retail gas service versus other provider or
Naturol Gas  |Approximately 1,200 rezidenti pluz 400 i3l and multi- 3ll electric option. Developer pays all cozt= for distribution zystem within the site [estimated 3t $1.25M). Each home required to uze gas
Service family LUE= for home heating and water heating pluz one sppliance. Allows £33 system growth as well 33 new General Fund revenue

Developer to make payments in fieu of impact fees over accelerated § year period following ion of the 3 = . The
City will receive $6.25M in first 5 years. City of Boerne serves development wtilizing 3 new Wholesale Sewer Rate that approximates the
revenue \:lue of 1,600 LUE: plus 20% outside city limits premium. City to construct or expand all needed improvements from point of

to treatment facility and expand the facility 35 needed to provide timely service to WCID #3A. Accelerated
Wastewater payments reduce current sewer customers need to fund major capital improvements of the wastewater system. Provision of wholesale

Treatment wastewater treatment services by City insures no temporary or package treatment plant is built discharging to Balconies Creek. Type |
Service City of Boerne to provide permanent wholezale sewer service to the WCID #34 treated effiuent from the Wastewater Treatment and Recycling Center can be used to offset potable water uses

Residential:

Potential school site:
Commerdial/Multifamily:

Total WCID #3A:

Denzity Projection (LUE'z per acre):
WCID #3 Original Acreage:




Evaluating Special Districts: Disadvantages

* Limited groundwater availability once was a barrier to high density development.
Special districts have become problematic in trying to manage local development
consistent with the characteristic low density and the corresponding low impact to
natural resources. They can pose a significant negative environmental impact.

* The proposal to create a water district most often occurs after local government
declines to alter subdivision development rules to accommodate the developer.

e Districts bypass and undermine these rules, rules used to limit density to protect
natural resources, specifically intended to ensure sustained groundwater
availability and protection of recharge from being degraded.

Source: Local Government in Texas: Special Districts Part |, Amy Glenn
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Kendall

Registered: 395

County Wells

Registered: 8,507

MAP OF KENDALL COUNTY, TEXAS
SHOWING WATER WELLS LISTED

Source: Works Public Administration, 1940

Source: Cow Creek Groundwater Conservation
District, 2020

19



Summary

Areas we covered

What’s a MUD/WCID

How they’re created

Public Notice

A Kendall County Experience
Water concerns

What we learned

Number one issue is lack of transparency
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THANK YOU!

For more information visit
www.ccgcd.org
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Blanco County MUD No. 1

L7 OF NOADWAY : 43,600

Source: Memo, Mark Sparrow, July 17, 2020

M&S ENGINEERING
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Memo, Mark Sparrow, July 17, 2020

Source



Aquifers Of Texas

Major Aquifers of Texas Minor Aquifers of Texas
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Trinity Aquifer Rocks

SPRWES

SPRINGS

SPRINGS

one shal-pd-clda i d o
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LOWER
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Karl

SPRINGS

EDWARDS AQUIFER
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UPPER TRINITY
SHALLOW  AQUIFER

e

MIDDLE TRINITY

AQUIFER

CONFINING ZONE

LOWER TRINITY
AQUIFER

—_t
SUBUNCONFORMITY
AQUIFER

Source: Al Broun, P.G., Hayes-Trinity GCD
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Groundwater: Yours, Mine, Ours

Schematic Geologic Cross Section and Inferred Groundwater Flow
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Edwards-Trinity Aquifer System

EDWARDS PLATEAU

Recharge
zone

-ﬁ*—-'Uanﬁn
E deune
Urban area

Discharge

Supply

- Upper
confining units

28



Groundwater And Surface Water
Connection (R. Green, Ph.D, P.G)

| Other localities with river loss in the Edwards Aquifer 1
Contributing Zone

Contributing Zone k_‘
Recharge Zone
| Artesian Zone




The Trinity Aquifer

Understanding The Trinity Aquifer in Kendall County

(click image to play)
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roundwater Management Area 9
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Relationships Along The Cibolo
Impact to Our Desired Future

Edwards-Plateau springs

Boerne City Lake water

Local Wells

Boerne Wastewater Treatment Plants
Recharge Features

Density

Future Water Demand and Availability
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Cow Creek GCD History

1990 — The Texas Hill Country was designated as a Priority
Groundwater Management Area (PGMA). This designation
meant that within 25 years, the area would experience
critical groundwater problems related to quantity and
quality.

1999 — The Cow Creek GCD was created as a temporary
District.

2001 — The Cow Creek GCD was ratified as a permanent
District by the Texas Legislature, subject to voter approval.

2002 — In a confirmation election held on November 5,
2002, Kendall County voters approved the creation of the
District and elected five Directors to the Board of Directors.
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