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DRIPPING SPRINGS

Texas

To: Jamie Rose

H
From: Chad Gilpin, P.E.f‘ 1ty %ﬁmgf{leer; Laura Mueller, City Attorney
Date: May 2, 2024

RE: Takings Impact Assessment for Required Infrastructure for the Hardy Tract

INTRODUCTION

The City of Dripping Springs has required, due to site development and fire requirements, that the
project commonly known as the Hardy Tract build a road as specified in Exhibit “A.” The property
owner has requested a Takings Impact Assessment related to this requirement. For the City to
impose this requirement it must show that “the required dedication is related both in nature and
extent to the project’s anticipated impact, though a precise mathematical calculation is not
required.”’ This assessment will show that the road requirement is roughly proportional to the
impact of the Bunker Ranch/Hardy Tract project.

REQUIREMENTS

The City, in consultation with the Fire Department (North Hays County Fire — ESD), requires a
minimum twenty-six (26) foot roadway and a five (5) foot sidewalk on one side. This was based
on the representation by the developer that multi-family may be placed on the tract. If no multi-
family is on the tract, the roadway only must be twenty-four (24) feet. This is a fire requirement.
Section 11.3.4 of the City Subdivision Ordinance requires all subdivisions with fifty (50) or more
lots or units have at least two points of vehicular access and must be connected via improved
roadways. The standard is to require sidewalks on both sides of the roadway, but the City waived
the requirement for the second side on request of the developer in return for payment of fee-in-
lieu. Inaddition, drainage improvements are required, but are only those needed to meet the Water
Quality and Drainage mitigation as required by the Water Quality Ordinance Article 22.05.% The
extent of the drainage improvements are only those that directly affect the required roadway and
the sidewalk. These improvements are not required to be oversized for any other development.

The purpose of requiring two points of vehicular access is to provide safety and adequate traffic
circulation to the residents of the subdivision. The subdivision ordinance is attached as Exhibit
“A.” The requirement of adequate drainage and water quality is to ensure that any required or
planned improvements do not burden other private or public parties with adverse stormwater
flows. In addition, it aids in protecting all waterways in the area from pollutants. The Ordinance
adopted Article 22.05 is attached to this assessment as Exhibit “C.” The remoteness requirement
is from the Fire Code Section D106.3. Itis attached as Exhibit “B.” These required improvements

" Dolan v. City of Tigard, 512 U.S. 374, 391 (1994).
2 All references to Ordinances or Sections are to the City of Dripping Springs Code of Ordinances unless otherwise
stated. City of Dripping Springs Code of Ordinances are available on the City’s website and municode.com.
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are reasonably related to and accomplish the legitimate municipal goal of public safety while
ensuring that neighboring properties are not burdened by new development.

The roadway only needs to be twenty-four (24) feet in width unless multi-family is built adjacent
to the roadway. This is the minimum for any subdivision within the City of Dripping Springs. Fire
requires twenty-six (26) feet if there will be multi-family.

IMPACT OF DEVELOPMENT

The Hardy Tract will add an additional seventy-five lots. In addition, the development is seventy-
eight acres. This roadway is only for the residents of this development and does not have to be
open to the public. In addition, the City is not asking that it be oversized to meet the needs of the
public in general, only to meet the minimum city and fire requirements. Detention and Water
Quality are required by the Hardy Tract subdivision to mitigate increased flows to neighboring
properties caused by the roadway. The issue of the expense of the drainage is the fact that the
second access point, the roadway in question, is between two parcels that are currently not owned
by the developer. This requires that the drainage, sidewalk, and roadway must be included in their
owned property.

DISCUSSION AND ANALYSIS

The requirements the City and Fire require are the minimum for roads and drainage for any
residential development. In addition, the minimum normally required for a sidewalk on a two-lane
rural roadway (which is the roadway required by the City) is five feet on both sides. The City
waived the requirement that the sidewalk be on both sides, instead only requiring it on one side.
These requirements are required for safety and are also sized to an extent appropriate to a
development of this size. The nature of a subdivision as proposed is a two-lane rural road with
sidewalks including adequate drainage.

ALTERNATIVES

The development could build a second point of access in another part of the development. In
addition, the City has offered to review the possibility of allowing drainage to be stored on an
adjacent agricultural lot. Finally, the developer could also appeal the partial waiver of the sidewalk
to the Planning & Zoning Commission.

CONCLUSION AND RECOMMENDATIONS

The City and Fire is open to limiting the roadway to twenty-four feet so long as no multi-family is
built in this development or adjacent to this roadway. If any other variances or waivers are
requested, or decisions to be appealed, the processes must be followed. The City is not requiring
that the development pay for any additional city infrastructure or fees that are not the minimum
required by the number of lots and acres within this subdivision. The Hardy Drive and related
infrastructure is not for the public or the City, it is solely to benefit the safety of the future residents
of the proposed development.
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are reasonably related to and accomplish the legitimate municipal goal of public safety while
ensuring that neighboring properties are not burdened by new development.

The roadway only needs to be twenty-four (24) feet in width unless multi-family is built adjacent
to the roadway. This is the minimum for any subdivision within the City of Dripping Springs. Fire
requires twenty-six (26) feet if there will be multi-family.

IMPACT OF DEVELOPMENT

The Hardy Tract will add an additional seventy-five lots. In addition, the development is seventy-
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second access point, the roadway in question, is between two parcels that are currently not owned
by the developer. This requires that the drainage, sidewalk, and roadway must be included in their
owned property.
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The requirements the City and Fire require are the minimum for roads and drainage for any
residential development. In addition, the minimum normally required for a sidewalk on a two-lane
rural roadway (which is the roadway required by the City) is five feet on both sides. The City
waived the requirement that the sidewalk be on both sides, instead only requiring it on one side.
These requirements are required for safety and are also sized to an extent appropriate to a
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Section 11.3.4 of the City Subdivision Ordinance requires all subdivisions with fifty (50) or more
lots or units have at least two points of vehicular access and must be connected via improved
roadways.
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The standard is to require sidewalks on both sides of the roadway, but the City waived
the requirement for the second side on request of the developer in return for payment of fee-in-lieu.
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In addition, the minimum normally required for a sidewalk on a two-lane
rural roadway (which is the roadway required by the City) is five feet on both sides. The City
waived the requirement that the sidewalk be on both sides, instead only requiring it on one side.



GreenbergTraurig

Jamie A Rose

Tel 512.320.7281

Fax 512.320.7210
Jamie.Rose@gtlaw.com

January 27, 2025

Planning@cityofdrippingsprings.com
c/o Laura Mueller

City Attorney

City of Dripping Springs, Texas
Imueller@cityofdrippingsprings.com

Re: Notice of Appeal — Takings/Rough Proportionality Assessment — Hardy Driveway and
Hardy Subdivision.

Dear City of Dripping Springs, Texas,

This firm represents Hardy T. Land, LLC (“Appellant”) regarding the Hardy Driveway
(Project No. SD2022-0025) and the Hardy Subdivision (Project No. SUB2023-0042). On
December 6, 2024, Hardy T Land gave its written notice of appeal of the May 2, 2024 Takings
Impact Assessment for Requested Infrastructure for the Hardy Tract, from Chad Gilpin, P.E., City
Engineer, and Laura Mueller, City Attorney, attached hereto as Exhibit A (the “Assessment”).
Such matter was to be heard at prior meetings that were cancelled by the City, including the
January 21, 2025 meeting that was cancelled due to inclement weather.

Appellants hereby request this appeal be placed on the agenda for the City of Dripping
Spring’s City Council meeting to be held on February 18, 2025.

Please let us know if you wish to discuss in advance of the meeting.
Best regards,
/s/ Jamie Rose

Jamie A. Rose
Shareholder

Greenberg Traurig, LLP | Attorneys at Law
300 West 6th Street | Suite 2050 | Austin, TX 78701 | T +1512.320.7200 | F +1 512.320.7210

www.gtlaw.com
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Date: May 2, 2024

RE: Takings Impact Assessment for Required Infrastructure for the Hardy Tract

INTRODUCTION

The City of Dripping Springs has required, due to site development and fire requirements, that the
project commonly known as the Hardy Tract build a road as specified in Exhibit “A.” The property
owner has requested a Takings Impact Assessment related to this requirement. For the City to
impose this requirement it must show that “the required dedication is related both in nature and
extent to the project’s anticipated impact, though a precise mathematical calculation is not
required.”’ This assessment will show that the road requirement is roughly proportional to the
impact of the Bunker Ranch/Hardy Tract project.

REQUIREMENTS

The City, in consultation with the Fire Department (North Hays County Fire — ESD), requires a
minimum twenty-six (26) foot roadway and a five (5) foot sidewalk on one side. This was based
on the representation by the developer that multi-family may be placed on the tract. If no multi-
family is on the tract, the roadway only must be twenty-four (24) feet. This is a fire requirement.
Section 11.3.4 of the City Subdivision Ordinance requires all subdivisions with fifty (50) or more
lots or units have at least two points of vehicular access and must be connected via improved
roadways. The standard is to require sidewalks on both sides of the roadway, but the City waived
the requirement for the second side on request of the developer in return for payment of fee-in-
lieu. Inaddition, drainage improvements are required, but are only those needed to meet the Water
Quality and Drainage mitigation as required by the Water Quality Ordinance Article 22.05.% The
extent of the drainage improvements are only those that directly affect the required roadway and
the sidewalk. These improvements are not required to be oversized for any other development.

The purpose of requiring two points of vehicular access is to provide safety and adequate traffic
circulation to the residents of the subdivision. The subdivision ordinance is attached as Exhibit
“A.” The requirement of adequate drainage and water quality is to ensure that any required or
planned improvements do not burden other private or public parties with adverse stormwater
flows. In addition, it aids in protecting all waterways in the area from pollutants. The Ordinance
adopted Article 22.05 is attached to this assessment as Exhibit “C.” The remoteness requirement
is from the Fire Code Section D106.3. Itis attached as Exhibit “B.” These required improvements

" Dolan v. City of Tigard, 512 U.S. 374, 391 (1994).
2 All references to Ordinances or Sections are to the City of Dripping Springs Code of Ordinances unless otherwise
stated. City of Dripping Springs Code of Ordinances are available on the City’s website and municode.com.
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are reasonably related to and accomplish the legitimate municipal goal of public safety while
ensuring that neighboring properties are not burdened by new development.

The roadway only needs to be twenty-four (24) feet in width unless multi-family is built adjacent
to the roadway. This is the minimum for any subdivision within the City of Dripping Springs. Fire
requires twenty-six (26) feet if there will be multi-family.

IMPACT OF DEVELOPMENT

The Hardy Tract will add an additional seventy-five lots. In addition, the development is seventy-
eight acres. This roadway is only for the residents of this development and does not have to be
open to the public. In addition, the City is not asking that it be oversized to meet the needs of the
public in general, only to meet the minimum city and fire requirements. Detention and Water
Quality are required by the Hardy Tract subdivision to mitigate increased flows to neighboring
properties caused by the roadway. The issue of the expense of the drainage is the fact that the
second access point, the roadway in question, is between two parcels that are currently not owned
by the developer. This requires that the drainage, sidewalk, and roadway must be included in their
owned property.

DISCUSSION AND ANALYSIS

The requirements the City and Fire require are the minimum for roads and drainage for any
residential development. In addition, the minimum normally required for a sidewalk on a two-lane
rural roadway (which is the roadway required by the City) is five feet on both sides. The City
waived the requirement that the sidewalk be on both sides, instead only requiring it on one side.
These requirements are required for safety and are also sized to an extent appropriate to a
development of this size. The nature of a subdivision as proposed is a two-lane rural road with
sidewalks including adequate drainage.

ALTERNATIVES

The development could build a second point of access in another part of the development. In
addition, the City has offered to review the possibility of allowing drainage to be stored on an
adjacent agricultural lot. Finally, the developer could also appeal the partial waiver of the sidewalk
to the Planning & Zoning Commission.

CONCLUSION AND RECOMMENDATIONS

The City and Fire is open to limiting the roadway to twenty-four feet so long as no multi-family is
built in this development or adjacent to this roadway. If any other variances or waivers are
requested, or decisions to be appealed, the processes must be followed. The City is not requiring
that the development pay for any additional city infrastructure or fees that are not the minimum
required by the number of lots and acres within this subdivision. The Hardy Drive and related
infrastructure is not for the public or the City, it is solely to benefit the safety of the future residents
of the proposed development.
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Docusign Envelope ID: 33BD7869-F404-4516-96D7-F7793765BC81

DECLARATION OF JIM BOUSHKA

Pursuant to Section 132.001 of the Texas Civil Practice and Remedies Code, Declarant
Jim Boushka hereby makes the following declaration under penalty of perjury:

1. My name is James Boushka. I am over the age of eighteen and am fully competent
to make this declaration. The facts stated in this declaration are true and correct and based upon
my personal knowledge.

2. This Declaration is made on behalf of Hardy T Land, LLC in support of its Appeal
of the May 2, 2024 Takings Impact Assessment for Requested Infrastructure for the Hardy Tract,
from Chad Gilpin, P.E., City Engineer, relating to Project No. SUB2023-0042 (known as the
“Hardy Subdivision”) and Project No. SD2022-0025 (known as the “Hardy Driveway”). A copy
of the Notice of Appeal is attached hereto as Exhibit A. We initially gave notice of our intent to
be heard at the December 17, 2024 City Council Meeting, but we were notified that meeting had
been cancelled by the City.

3. I am a manager of Bunker Ranch, LLC, Hardy T Land, LLC and the Overlook at
Bunker Ranch, LLC. I have over 7 years of experience in residential real estate development and

construction, including as the owner and developer of 7 residential subdivision projects, including
Bunker Ranch.

4. Hardy T Land owns an approximately 79-acre tract (the “Hardy Tract”) in the City
of Dripping Springs (the “City”) that has been approved by the City for development as a
residential subdivision, being an extension to and comprising Phase 6 of Bunker Ranch
Subdivision, in accordance with Project No. SUB2023-0042 (known as the “Hardy Subdivision”),
on the condition that Hardy T Land also improve (to the City’s specifications) a private caliche
road located in the Dripping Springs extra territorial jurisdiction (the “ETJ”) that runs from the
proposed Hardy Subdivision to Highway 290 (the “Hardy Driveway”). Attached hereto are (i) the
deed conveying the Hardy Tract and (as tenants in common) the Hardy Driveway to Hardy T Land
(Exhibit B); (ii) the plans for the Hardy Subdivision (Exhibit C); (iii) the City’s conditional
approval of the Hardy Subdivision (Exhibit D); and (iv) the City’s approval with conditions of the
plans for the Hardy Driveway (Exhibit E).

5. Aerial photos depicting the Hardy Subdivision and Hardy Driveway locations are
attached at Exhibit F. The Hardy Subdivision consists of 72 lots, which (like the existing,
completed phases of Bunker Ranch Subdivision) are large lots, and with respect to the Hardy
Subdivision, intended to be on average approximately .75 acre in size to accommodate the City’s
desire for reduced density. Primary access for the Hardy Subdivision will be via Bunker Ranch
Boulevard, which a Traffic Impact Analysis (“TIA”) determined to be sufficient to handle the
traffic flow stemming from the Hardy Subdivision. A copy of the TIA is attached hereto as Exhibit
G. The City is requiring, as a condition to approval of the Hardy Subdivision development, the
improvement of the Hardy Driveway to serve as a fire apparatus road and a secondary point of
vehicular access to the Hardy Subdivision. It is the secondary access requirement imposed by the
City that has apparently also led the City to impose requirements for construction of a sidewalk
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along one side of the Hardy Driveway and to require payment of a fee-in-lieu of construction of a
sidewalk along the other side. See Exhibit H; see also City Code section 15.4.2. Hardy T Land
sought from the Planning and Zoning Commission waivers of the secondary access and sidewalk
requirements relating to the Hardy Driveway, as well as variances from the requirement to build
sidewalks within the Hardy Subdivision, all of which were denied. It is noted that no prior phases
of Bunker Ranch Subdivision were required to install sidewalks, and thus there are no sidewalks
within Bunker Ranch Subdivision (as it is currently existing) to which sidewalks within the Hardy
Subdivision could feasibly connect. The City staff has indicated that the denials of sidewalk
variances by P&Z is not subject to administrative appeal. This is a separate question from the
issue at hand, namely, whether the City must compensate Hardy T Land for the substantial costs
associated with the sidewalk and fee-in lieu requirements based on the law relating to Takings and
Rough Proportionality.

6. Hardy T Land LLC owns as tenants in common with a third party the approximately
3000 x 60 ft strip of land that is currently improved as a private caliche driveway and referred to
herein as the “Hardy Driveway,” which is located between two large approximately 80-acre
privately-owned family tracts unrelated to the Hardy development, and which extends from the
proposed Hardy Subdivision to Hwy 290. See Exhibit B. The fact that Hardy T Land owns the
Hardy Driveway as tenants in common with a third party, prevents it as a matter of law from
unilaterally dedicating the driveway and/or any sidewalk improvement associated with the
driveway to the City as a public right-of-way. Thus, the conditionally approved site development
plan contemplates that the Hardy Driveway and any sidewalk improvements will remain private

property.

7. While Hardy T Land has challenged the necessity and extent of the required Hardy
Driveway improvements, which Hardy T Land alleges far exceed those needed for a fire apparatus
road and secondary access point, the subject of this appeal of the Takings Impact Assessment
focuses on the City’s requirements for the developer to (i) construct and pay for a sidewalk to
nowhere along one side of the Hardy Driveway and (ii) pay a fee in lieu of a sidewalk to nowhere
on the other side of this private drive, both of which—along with related increases in the
construction costs associated with the private drive—constitute exactions for which the City must
compensate Hardy T Land.

8. To put the City’s requirements for the Hardy Driveway in context, I provide some
background on the Hardy Tract and surrounding properties.

0. Bunker Ranch LLC owned and developed Phases 1-5 of the Bunker Ranch
residential subdivision that is situated south of Hwy 290 and west of the Arrowhead subdivision.
Consistent with maintaining its rural appeal, the Bunker Ranch residential subdivision includes
large, approximately 1-acre lots, and was not required to build sidewalks. As mentioned above,
the City waived the requirement for sidewalks within prior phases of the Bunker Ranch
Subdivision. In 2020, Overlook at Bunker Ranch, LLC proposed to develop an additional 18.25
acres to the south of Bunker Ranch, as an extension of Bunker Ranch (known as the Overlook at
Bunker Ranch or the “Florio Tract,” Project No. SFL.2021-0001)). The City waived sidewalks for
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the Overlook at Bunker Ranch development due to sidewalks “not providing any beneficial
pedestrian connectivity.” See Exhibit I.

10.  In 2021, Hardy T Land acquired the Hardy Tract, which is located to the west of
the existing Bunker Ranch Subdivision and the proposed Florio Tract development, and which at
the time of acquisition was located outside of the City limits. The Hardy Tract was acquired with
the specific intent to develop a residential subdivision that would be an extension of Bunker Ranch
Subdivision, and this plan was discussed at length with the City both before and after the
acquisition of the Hardy Tract. See Exhibit J. Hardy T Land also acquired co-ownership of the
Hardy Driveway extending from the new proposed Phase 6 of Bunker Ranch to Hwy 290. Prior
to Hardy T Land’s acquisition of the Hardy Tract and Hardy Driveway tract, principals of Hardy
T Land (including me) participated in numerous and extensive meetings and calls with the City,
during which it was discussed that this new addition would be an extension of Bunker Ranch
Subdivision and that the Hardy Driveway might be required for secondary emergency fire access
to satisfy the “remoteness” requirements of Fire Code Sec. D104.3. It is not disputed by the City
that the fire code does not require sidewalks, and that the fire marshal did not determine that
sidewalks must be built.

11.  In2021, Hardy T Land voluntarily annexed the Hardy Tract into the City in reliance
on the City’s representations that it would be an extension of (and treated like) prior phases of
Bunker Ranch Subdivision. However, the Hardy Driveway tract remains in the EJT. Despite no
public facilities, sidewalks, trails, or roads existing in the vicinity of the Hardy Driveway, and
despite the City previously waiving sidewalk requirements in all prior phases of the Bunker Ranch
Subdivision, as well as in the Florio Tract, the City is now requiring costly sidewalks both within
the Hardy Subdivision (Phase 6 of Bunker Ranch) and along the Hardy Driveway. Again, this
appeal of the Takings Impact Assessment focuses on the sidewalk to nowhere and fee in lieu
requirements along the Hardy Driveway.

12. While public sidewalks can advance a legitimate state interest, they do not do so
along the private Hardy Driveway. There is no evidence showing that the development of the
Hardy Driveway will have any impact on existing (or future planned and funded) infrastructure,
such that the City is permitted to force Hardy T Land to pay for the sidewalk improvements and
fees-in-lieu. In addition, there is no evidence showing that a sidewalk along the Hardy Driveway
will provide any pedestrian connectivity with the rest of Bunker Ranch Subdivision or surrounding
properties at all.

13. First, Mr. Gilpin’s Taking Impact Assessment refers, without any detail or
engineering analysis, to the City’s “standard of requiring sidewalks on both sides of a roadway”
as supporting his (incorrect) conclusion that there is no municipal taking of property, and that the
sidewalk requirements are roughly proportional to the impact of the subdivision development. He
offers no information or individualized, engineering analysis at all, including any supporting
documentation on the level of pedestrian traffic (or corresponding reduction in vehicle traffic) that
could be anticipated on a sidewalk along the Hardy Driveway. Given that a half-mile sidewalk
along the Hardy Driveway would go nowhere and connect with nothing at Hwy 290 or within the
remainder of the Bunker Ranch Subdivision, it defies logic to suggest that the impact of the Hardy



Docusign Envelope ID: 33BD7869-F404-4516-96D7-F7793765BC81

Tract subdivision requires the sidewalk. A copy of the Takings Impact Assessment is attached
hereto as Exhibit K.

14.  Second, sidewalks along the private Hardy Driveway significantly impair—rather
than promote—safety. The Takings Impact Assessment asserts that sidewalks are “solely to
benefit the safety of the future residents of the proposed development.” /d. But it does not explain
how, why, or on what basis that statement is made. On the contrary, sidewalks along the private
Hardy Driveway are not required by the Fire Code or the Fire Marshal—tasked with determining
safety issues associated with developments. The Takings Impact Assessment does not address or
attempt to address this fact and provides nothing to support its claim. Further, the required
sidewalk would dead-end into Hwy 290’s dangerous traffic, where there are no existing sidewalks,
or any planned and funded sidewalks. To promote access via a sidewalk to nowhere will decrease
safety for any pedestrians foolhardy enough to decide to walk to Hwy 290 along the Hardy
Driveway. Encouraging pedestrian traffic to enter this dangerous area of Hwy 290, where there
are no public improvements or safety measures in place or planned is simply negligent. And as
shown in Exhibit F there are no existing or planned public or even private trail systems connecting
to the Hardy Driveway. See ppt. 2-11. The existing trails within Bunker Ranch Subdivision dead
end into a fence abutting private ranch property located adjacent to the east of the Hardy Driveway.
In addition, there is currently fencing along both sides of the Hardy Driveway separating the
driveway from the adjacent, privately-owned ranch properties, thus, without additional land grants
by adjacent owners, there is no possibility of connectivity between Bunker Ranch, Hardy Tract
and any public trails within the vicinity. The closest public sidewalk to the Hardy Driveway is in
front of Walnut Springs Middle School, which is approximately 1 mile from the intersection of the
Hardy Driveway/Hwy 290 and there are no existing, or planned and funded public sidewalks on
Hwy 290 for that entire 1 mile.

15. Third, Mr. Gilpin makes a conclusory statement that the requirements of the Hardy
Driveway are required to protect waterways or the environment. There is no explanation as to how
that would support the City’s requirement for the addition of a sidewalk, which by its very nature
will increase impervious cover. During public comment at the P&Z hearing, neighbors and
concerned citizens expressed their disapproval of adding more cement (i.e., from the sidewalks).
Further, Mr. Gilpin did not even consider whether expanding the width of the road by requiring
the sidewalk would necessitate the removal of additional large, native trees that currently line both
sides of Hardy Driveway. Surely, removing these trees at the expense of cement sidewalks could
not possibly be beneficial for the environment. See Exhibit F, p. 12-18.

16.  Fourth, Mr. Gilpin does not offer nor address any reasonable alternatives to
building sidewalks along the Hardy Driveway.

17. 1 am qualified by my years of experience in residential development and
construction to determine the relative and reasonable costs of the Hardy Driveway with and
without the City’s sidewalk requirements. Attached as Exhibit L is a current estimate of the cost
of the Hardy Driveway, based on the City’s current approval with conditions. I believe that this is
a reasonable cost estimate based on the current market and City’s requirements, and the actual cost
will continue to grow and is likely to be higher at the time of construction because of the passage
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of time and delay caused by the disputes with the City relating to their excessive requirements for
the Hardy Driveway. Attached as Exhibit M is a current estimate of the cost for the Hardy
Driveway without the requirement for a sidewalk along one side. The compensation due to Hardy
T Land is $2,011,936, which is the difference between the two estimates plus the fee in lieu on one
side, and represents the costs associated with the sidewalks to nowhere.

18.  Attached hereto as Exhibit N is correspondence Greenberg Traurig, LLP sent on
our behalf on April 3, 2024, and we have done everything possible to resolve this matter since, to
no avail. We are asking the Council to make the right decision, and award compensation for this
taking of private property. If we are unable to get compensation for the exactions that do not flow
from the subdivision’s impact, we intend to seek relief from the Courts. The extreme costs of the
Hardy Driveway, due to the City staff’s specifications, compared to the relatively small number of
lots proposed for the Hardy Tract to meet City’s desire for reduced density, essentially destroys
the economic viability of the Hardy Subdivision project. We have even requested, and been
denied, additional density within the Hardy Subdivision. After many years of trying to reach an
acceptable compromise with the City on this issue, I note that if Hardy T Land is forced to build
the required sidewalks and pay the fees in lieu as required by the City as a condition to development
of the Hardy Tract, Hardy T Land may be left with no option but to abandon the development of
the Hardy Tract with its limited density, as currently contemplated.

19. Hardy T. Land’s counsel, Jamie Rose with Greenberg Traurig, LLP, has
corresponded with Laura Mueller, City Attorney of Dripping Springs, regarding the procedures
for this hearing. Apparently, the City had no procedures in place for this type of Appeal before
January 7, 2025—just two weeks prior to our appeal hearing. Attached hereto as Exhibit O are
email correspondence between Jamie Rose and Laura Mueller.

20. My name is Jim Boushka, my date of birth is March 29, 1961, and my address is
6836 FM 2244, Rd 3-302, Austin, Texas 78746. I declare under penalty of perjury that the
foregoing is true and correct.

Executed in Travis County, State of Texas, on the 16" day of January 2025
Signed by: l}vv/q
%802475_.

Jim Boushka
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GreenbergTraurig

Jamie A Rose

Tel 512.320.7281

Fax 512.320.7210
Jamie.Rose@gtlaw.com

December 12, 2024

Planning@cityofdrippingsprings.com
c/o Laura Mueller

City Attorney

City of Dripping Springs, Texas
Imueller@cityofdrippingsprings.com

Re: Notice of Appeal — Takings/Rough Proportionality Assessment — Hardy Driveway and
Hardy Subdivision.
Dear City of Dripping Springs, Texas,

On behalf of Hardy T. Land, LLC, and Bunker Ranch, LLC (collectively, “Appellants™),
regarding the Hardy Driveway (Project No. SD2022-0025) and the Hardy Subdivision (Project
No. SUB2023-0042), please consider this letter as a formal, written notice of appeal of the May 2,
2024 Takings Impact Assessment for Requested Infrastructure for the Hardy Tract, from Chad
Gilpin, P.E., City Engineer, and Laura Mueller, City Attorney, attached hereto as Exhibit A (the
“Assessment”).

Appellants hereby request this appeal be placed on the agenda for the City of
Dripping Spring’s meeting to be held on January 21, 2025.

Please let us know if you wish to discuss in advance of the Planning & Zoning meeting.
Best regards,
/s/ Jamie Rose

Jamie A. Rose
Shareholder

Greenberg Traurig, LLP | Attorneys at Law
300 West 6th Street | Suite 2050 | Austin, TX 78701 | T +1512.320.7200 | F +1 512.320.7210

www.gtlaw.com
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DRIPPING SPRINGS

Texas

To:  Jamie Rose

H
From: Chad Gilpin, P.E.‘,‘\ 1ty %@mer; Laura Mueller, City Attorney
Date: May 2, 2024

RE: Takings Impact Assessment for Required Infrastructure for the Hardy Tract

INTRODUCTION

The City of Dripping Springs has required, due to site development and fire requirements, that the
project commonly known as the Hardy Tract build a road as specified in Exhibit “A.” The property
owner has requested a Takings Impact Assessment related to this requirement. For the City to
impose this requirement it must show that “the required dedication is related both in nature and
extent to the project’s anticipated impact, though a precise mathematical calculation is not
required.”’ This assessment will show that the road requirement is roughly proportional to the
impact of the Bunker Ranch/Hardy Tract project.

REQUIREMENTS

The City, in consultation with the Fire Department (North Hays County Fire — ESD), requires a
minimum twenty-six (26) foot roadway and a five (5) foot sidewalk on one side. This was based
on the representation by the developer that multi-family may be placed on the tract. If no multi-
family is on the tract, the roadway only must be twenty-four (24) feet. This is a fire requirement.
Section 11.3.4 of the City Subdivision Ordinance requires all subdivisions with fifty (50) or more
lots or units have at least two points of vehicular access and must be connected via improved
roadways. The standard is to require sidewalks on both sides of the roadway, but the City waived
the requirement for the second side on request of the developer in return for payment of fee-in-
lieu. Inaddition, drainage improvements are required, but are only those needed to meet the Water
Quality and Drainage mitigation as required by the Water Quality Ordinance Article 22.05.%> The
extent of the drainage improvements are only those that directly affect the required roadway and
the sidewalk. These improvements are not required to be oversized for any other development.

The purpose of requiring two points of vehicular access is to provide safety and adequate traffic
circulation to the residents of the subdivision. The subdivision ordinance is attached as Exhibit
“A.” The requirement of adequate drainage and water quality is to ensure that any required or
planned improvements do not burden other private or public parties with adverse stormwater
flows. In addition, it aids in protecting all waterways in the area from pollutants. The Ordinance
adopted Article 22.05 is attached to this assessment as Exhibit “C.” The remoteness requirement
is from the Fire Code Section D106.3. Itis attached as Exhibit “B.” These required improvements

" Dolan v. City of Tigard, 512 U.S. 374, 391 (1994).
2 All references to Ordinances or Sections are to the City of Dripping Springs Code of Ordinances unless otherwise
stated. City of Dripping Springs Code of Ordinances are available on the City’s website and municode.com.
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are reasonably related to and accomplish the legitimate municipal goal of public safety while
ensuring that neighboring properties are not burdened by new development.

The roadway only needs to be twenty-four (24) feet in width unless multi-family is built adjacent
to the roadway. This is the minimum for any subdivision within the City of Dripping Springs. Fire
requires twenty-six (26) feet if there will be multi-family.

IMPACT OF DEVELOPMENT

The Hardy Tract will add an additional seventy-five lots. In addition, the development is seventy-
eight acres. This roadway is only for the residents of this development and does not have to be
open to the public. In addition, the City is not asking that it be oversized to meet the needs of the
public in general, only to meet the minimum city and fire requirements. Detention and Water
Quality are required by the Hardy Tract subdivision to mitigate increased flows to neighboring
properties caused by the roadway. The issue of the expense of the drainage is the fact that the
second access point, the roadway in question, is between two parcels that are currently not owned
by the developer. This requires that the drainage, sidewalk, and roadway must be included in their
owned property.

DISCUSSION AND ANALYSIS

The requirements the City and Fire require are the minimum for roads and drainage for any
residential development. In addition, the minimum normally required for a sidewalk on a two-lane
rural roadway (which is the roadway required by the City) is five feet on both sides. The City
waived the requirement that the sidewalk be on both sides, instead only requiring it on one side.
These requirements are required for safety and are also sized to an extent appropriate to a
development of this size. The nature of a subdivision as proposed is a two-lane rural road with
sidewalks including adequate drainage.

ALTERNATIVES

The development could build a second point of access in another part of the development. In
addition, the City has offered to review the possibility of allowing drainage to be stored on an
adjacent agricultural lot. Finally, the developer could also appeal the partial waiver of the sidewalk
to the Planning & Zoning Commission.

CONCLUSION AND RECOMMENDATIONS

The City and Fire is open to limiting the roadway to twenty-four feet so long as no multi-family is
built in this development or adjacent to this roadway. If any other variances or waivers are
requested, or decisions to be appealed, the processes must be followed. The City is not requiring
that the development pay for any additional city infrastructure or fees that are not the minimum
required by the number of lots and acres within this subdivision. The Hardy Drive and related
infrastructure is not for the public or the City, it is solely to benefit the safety of the future residents
of the proposed development.

Page 2 of 2
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21051171 DEED Total Pages: 23
Filed and Recorded: 09/17/2021 09:07:15 AM

NOTICE OF CONFIDENTIALITY RIGHTS: IF YOU ARE A NATURAL PERSON, YOU
MAY REMOVE OR STRIKE ANY OR ALL OF THE FOLLOWING INFORMATION
FROM ANY INSTRUMENT THAT TRANSFERS AN INTEREST IN REAL PROPERTY
BEFORE IT IS FILED FOR RECORD IN THE PUBLIC RECORDS: YOUR SOCIAL
SECURITY NUMBER OR YOUR DRIVER'S LICENSE NUMBER.

SPECIAL WARRANTY DEED WITH VENDOR’S LIEN

STATE OF TEXAS §
§ KNOW ALL MEN BY THESE PRESENTS:
COUNTY OF HAYS §

THAT P & H FAMILY LIMITED PARTNERSHIP NO. 1., a Texas limited partnership,
("Grantor"), for the consideration herein provided, has GRANTED, BARGAINED, SOLD and
CONVEYED and does hereby GRANT, BARGAIN, SELL and CONVEY unto HARDY T
LAND, LLC, a Texas limited liability company, whose address is 317 Grace Lane, Austin, Texas
78746, all that certain real property comprising Tract 1, Tract 2, Tract 3, Tract 4 and Tract 5
situated in Hays County, Texas, and described on EXHIBITS A, A-1, A-2 and A-3, all attached
hereto and incorporated herein by reference for all purposes (collectively, the "Land"), together with
any and all improvements situated upon the Land, including specifically, but not by way of
limitation, houses, barns, sheds, garages and other buildings and fences, fixtures, roads, paving,
curbing, trees, shrubs, plants, hay, crops and other landscaping (the "Improvements"), and together
with all rights, privileges and appurtenances pertaining thereto, including but not limited to: any
right, title and interest of Grantor in and to any adjacent streets, alleys or rights-of~way adjoining
the Land, any water rights, claims, strips and gores, and easements, whether of record or not (the

“Appurtenances”).

For the same consideration, Grantor has GRANTED, SOLD and CONVEYED and does
hereby GRANT, SELL and CONVEY, unto Grantee, WITHOUT WARRANTY, EITHER
EXPRESS OR IMPLIED, INCLUDING, BUT WITHOUT LIMITATION THERETO, ALL
WARRANTIES THAT MIGHT ARISE BY COMMON LAW AND THE WARRANTIES IN
SECTION 5.023 OF THE TEXAS PROPERTY CODE (OR ITS SUCCESSOR STATUTE),
all of Grantor’s rights, title and interest in and to any development rights, entitlements, land use -
rights, and utility rights pertaining to the Land (“Entitlements™) and to any permits, applications,
plans, studies and warranties applicable to the Land (“Permits”).

The Land, together with the Improvements, Appurtenances, Entitlements and Permits are
herein collectively referred to as the “Property.”

The consideration for this conveyance, the receipt of which is hereby acknowledged, is as follows:

1. $10.00 and other valuable consideration paid to Grantor for which no lien, either
expressed or implied, is retained; and

2. Delivery and payment to Grantor by STEPHEN C. DUJKA PARTNERSHIP, LTD.,
a Texas limited partnership (“First Lien Lender”), at the instance and request of
Grantee, of the proceeds from one certain promissory note dated on or about the date
of this Deed (the “First Lien Note™), executed by Grantee, in the original principal

1
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amount therein stated, bearing interest and payable to the order of First Lien Lender
as therein provided, the payment of which First Lien Note to the extent of the funds
advanced for the purchase of the Property (defined below) is secured by the vendor’s
lien herein retained and by a deed of trust (the “First Lien Deed of Trust”) of even
date herewith to Steve Dujka, Trustee; and

3 Delivery and payment to Grantor by JPH INVESTMENT HOLDINGS, LLC, a
Texas limited liability company (“Second Lien Lender”), at the instance and request
of Grantee, of the proceeds from one certain promissory note dated on or about the
date of this Deed (the “Second Lien Note”), executed by Grantee, in the original
principal amount therein stated, bearing interest and payable to the order of Second
Lien Lender as therein provided, the payment of which Second Lien Note to the
extent of the funds advanced for the purchase of the Property (defined below) is
secured by a subordinate vendor’s lien herein retained and by a subordinate deed of
trust (the “Second Lien Deed of Trust”) of even date herewith to James P. Hendricks,
Trustee.

Grantor hereby EXCEPTS from the Property hereby conveyed and RESERVES UNTO ITSELF, its
successors and assigns, all of the oil, gas and other minerals of every kind and character, whether
similar or dissimilar, known or unknown, in, on, under and which may be discovered, mined,
produced, or recovered from the Property, or any portion thereof, that are owned by Grantor as of
the date of this instrument (hereinafter the "Mineral Reservation"). The Mineral Reservation
expressly excluding water, sand, gravel, limestone, rock, building stone, caliche, surface shale, near
surface lignite, iron, and similar materials considered part of the surface estate. In connection with
the Mineral Reservation, Grantor hereby WAIVES AND RELEASES any and all rights of every
kind on the part of itself and its successors and assigns, to use the surface of the Land between the
natural surface thereof and a depth of five hundred feet (500" in connection with the exploration,
prospecting, mining, drilling, producing, saving, transporting, storing, treating or otherwise dealing
with the oil, gas and other minerals lying in, on and under the Land or which may be produced
therefrom.

This conveyance and the warranties of title herein are expressly made subject to: a) ad
valorem taxes for the year 2021, not yet due and payable, and all subsequent years, including any
and all assessments for prior years due to changes in land usage; and b) the matters set forth on
EXHIBIT B, attached hereto and incorporated herein by this reference for all purposes
(collectively, the “Permitted Exceptions™).

BY ITS ACCEPTANCE OF THIS SPECIAL WARRANTY DEED, GRANTEE
ACKNOWLEDGES AND AGREES THAT, EXCEPT FOR THE SPECIAL WARRANTY OF
TITLE SET FORTH HEREIN AND THOSE REPRESENTATIONS AND WARRANTIES IN
THAT CERTAIN FARM AND RANCH CONTRACT BETWEEN GRANTOR AND STEVE
HARRAN AND JIM BOUSHKA, PREDECESSORS IN INTEREST TO GRANTEE, DATED
MARCH 5, 2021 AS AMENDED BY THAT CERTAIN FIRST AMENDMENT TO FARM AND
RANCH CONTRACT DATED JUNE 17, 2021 AND THAT CERTAIN SECOND
AMENDMENT TO FARM AND RANCH CONTRACT DATED AUGUST 23, 2021
(COLLECTIVELY, THE “GRANTOR REPRESENTATIONS AND WARRANTIES”),
GRANTEE ACKNOWLEDGES AND AGREES THAT GRANTOR HAS NOT MADE, DOES
NOT MAKE AND SPECIFICALLY DISCLAIMS ANY REPRESENTATIONS, WARRANTIES,

2
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PROMISES, COVENANTS, AGREEMENTS OR GUARANTIES OF ANY KIND OR
CHARACTER WHATSOEVER, WHETHER EXPRESS OR IMPLIED, ORAL OR WRITTEN,
PAST, PRESENT OR FUTURE, OF, AS TO, CONCERNING OR WITH RESPECT TO: (A)
THE NATURE, QUALITY OR CONDITION OF THE PROPERTY, INCLUDING, WITHOUT
LIMITATION, THE WATER, SOIL AND GEOLOGY; (B) THE INCOME TO BE DERIVED
FROM THE PROPERTY OR THE PROPERTY’S INCOME POTENTIAL; (C) THE
SUITABILITY OF THE PROPERTY FOR ANY AND ALL ACTIVITIES AND USES WHICH
GRANTEE MAY CONDUCT THEREON; (D) THE COMPLIANCE OF OR BY THE
PROPERTY OR ITS OPERATION WITH ANY LAWS, RULES, ORDINANCES OR
REGULATIONS OF ANY APPLICABLE GOVERNMENTAL AUTHORITY OR BODY; (E)
THE HABITABILITY OR MERCHANTABILITY OF THE PROPERTY OR ITS FITNESS
FOR ANY PARTICULAR PURPOSE; (F) THE PRESENCE OF ANY ENDANGERED OR
THREATENED SPECIES ON THE PROPERTY, AS WELL AS THE SUITABILITY OF THE
PROPERTY AS HABITAT FOR ANY OF THOSE SPECIES; (G) THE PRESENCE OF ANY
HISTORICAL OR ARCHEOLOGICALLY SIGNIFICANT SITE ON THE PROPERTY; (H)
THE AVAILABILITY, CAPACITY OR LOCATION OF UTILITIES TO SERVE THE
PROPERTY; (I) THE IMPACT UPON OR PRECISE NATURE OF OPERATIONS
CONDUCTED UPON THE PROPERTY IN CONNECTION WITH ANY OIL, GAS AND
MINERAL OPERATIONS WHICH MAY HAVE BEEN PREVIOUSLY CONDUCTED UPON
OR NEAR THE PROPERTY OR (J) ANY OTHER MATTER WITH RESPECT TO THE
PROPERTY OTHER THAN AS MAY BE SPECIFICALLY REPRESENTED IN THE
GRANTOR REPRESENTATIONS AND WARRANTIES.

WITHOUT LIMITING THE FOREGOING, EXCEPT AS SET FORTH IN GRANTOR’S
REPRESENTATIONS AND WARRANTIES, GRANTOR DOES NOT AND HAS NOT MADE
ANY REPRESENTATION OR WARRANTY REGARDING THE PRESENCE OR ABSENCE
OF ANY HAZARDOUS SUBSTANCES (defined below) OR SOLID WASTE (defined at 40
C.F.R., Part 261) ON, UNDER OR ABOUT THE PROPERTY OR THE COMPLIANCE OF
THE PROPERTY WITH ANY OF THE FOLLOWING ENVIRONMENTAL LAWS AND
GRANTEE FURTHER RELEASES GRANTOR FROM ANY CLAIMS, DEMANDS OR
CHARGES THAT MAY BE BROUGHT BY IT WITH RESPECT TO THE FOLLOWING
ENVIRONMENTAL LAWS - THE COMPREHENSIVE ENVIRONMENTAL RESPONSE,
COMPENSATION AND LIABILITY ACT (“CERCLA”), THE SUPERFUND AMENDMENT
AND REAUTHORIZATION ACT, THE RESOURCE CONSERVATION RECOVERY ACT,
THE FEDERAL WATER POLLUTION CONTROL ACT, THE FEDERAL
ENVIRONMENTAL PESTICIDES ACT, THE CLEAN WATER ACT, THE CLEAN AIR ACT,
THE TEXAS NATURAL RESOURCES CODE, THE TEXAS WATER CODE, THE TEXAS
SOLID WASTE DISPOSAL ACT, THE TEXAS HAZARDOUS SUBSTANCES SPILL
PREVENTION AND CONTROL ACT, ANY SO CALLED FEDERAL, STATE OR LOCAL
“SUPERFUND” OR “SUPERLIEN” STATUTE, OR ANY OTHER STATUIE, LAW,
ORDINANCE, CODE, RULE, REGULATION, ORDER OR DECREE REGULATING,
REIATING TO OR IMPOSING LIABILITY (INCLUDING STRICT LIABILITY) OR
STANDARDS OF CONDUCT CONCERNING ANY HAZARDOUS SUBSTANCES
(COLLECTIVELY, THE “ENVIRONMENTAL LAWS”). FOR PURPOSES OF THIS
INSTRUMENT, THE TERM “HAZARDOUS SUBSTANCES” SHALL MEAN AND INCLUDE
THOSE ELEMENTS OR COMPOUNDS WHICH ARE CONTAINED ON THE LIST OF
HAZARDOUS SUBSTANCES ADOPTED BY THE UNITED STATES ENVIRONMENTAL
PROTECTION AGENCY AND THE LIST OF TOXIC POLLUTANTS DESIGNATED BY

3

567085v.2 T444/00001



21051171 Page 4 of 23

CONGRESS OR THE ENVIRONMENTAL PROTECTION AGENCY OR UNDER ANY
ENVIRONMENTAL LAWS. (49 CFR 172.101 AND 40 CFR PART 301) AND AMENDMENTS
THERETO OR ANY SUBSTANCES, MATERIALS OR WASTES WHICH ARE OR BECOME
REGULATED UNDER ANY APPLICABLE ENVIRONMENTAL LAW, INCLUDING,
WITHOUT LIMITATION, ANY MATERIAL, WASTE, OR SUBSTANCE WHICH IS (i)
PETROLEUM, (ii) ASBESTOS, (iii) POLYCHLORINATED BIPHENS, (iv) DESIGNATED AS
A “HAZARDOUS SUBSTANCE” UNDER SECTION 331 OF THE CLEAN WATER ACT OR
LISTED PURSUANT TO SECTION 307 OF THE CLEAN WATER ACT OR (v) DEFINED AS
A “HAZARDOUS WASTE” PURSUANT TO SECTION 101 OF CERCLA.

GRANTEE FURTHER ACKNOWLEDGES AND AGREES THAT: (i) GRANTEE HAS
BEEN GIVEN FREE AND FULL OPPORTUNITY TO INSPECT THE PROPERTY; (ii)
GRANTEE IS A SOPHISTICATED BUYER OF REAL PROPERTY, (iii) GRANTEE WILL BE
PURCHASING THE PROPERTY PURSUANT TO ITS INDEPENDENT EXAMINATION,
STUDY, INSPECTION AND KNOWLEDGE OF THE PROPERTY; (iv) GRANTEE IS
RELYING UPON ITS OWN DETERMINATION OF THE VALUE OF THE PROPERTY AND
USES TO WHICH THE PROPERTY MAY BE PUT, AND NOT ON ANY INFORMATION
PROVIDED OR TO BE PROVIDED BY GRANTOR OR ITS AGENIS; AND (v) THE
PURCHASE PRICE REFLECTS THE “AS IS” NATURE OF THIS INTENDED
TRANSACTION. GRANTEE SPECIFICALLY ACKNOWLEDGES AND AGREES THAT,
EXCEPT AS OTHERWISE SPECIFICALLY SET FORTH IN THE GRANTOR
REPRESENTATIONS AND WARRANTIES, GRANTOR IS SELLING THE PROPERTY AND
GRANTEE IS PURCHASING THE PROPERTY ON AN “AS 1S, “WHERE IS” AND “ WITH
ALL FAULTS” BASIS.

TO HAVE AND TO HOLD the Land, subject to the Mineral Reservation and the Permitted
Exceptions, unto Grantee, and Grantee's successors and assigns forever, and Grantor does hereby
bind Grantor, and Grantor's successors and assigns, to WARRANT and FOREVER DEFEND, all
and singular the Land unto Grantee and Grantee's successors and assigns, against every person
whomsoever lawfully claiming or to claim the same or any part thereof, by, through, or under
Grantor, but not otherwise, but subject, however, to the Mineral Reservation and the Permitted
Exceptions.

Ad valorem taxes for the current year have been prorated as of the Effective Date of this
instrument.

First Lien Lender, at Grantee’s request, has paid in cash to Grantor that certain portion of the
purchase price of the Property as is evidenced by the above referenced First Lien Note. It is
expressly agreed and stipulated that a first and superior vendot’s lien against and superior title (to
the extent of the portion of the First Lien Note advanced for the purchase of the Property), is hereby
retained by Grantor against the Property for the benefit of First Lien Lender until the above-
described First Lien Note, and all interest accruing thereon, have been fully paid in accordance with
their terms. Grantor does hereby TRANSFER, ASSIGN and CONVEY unto First Lien Lender said
vendor’s lien and superior title to the Property, WITHOUT RECOURSE against Grantor. Upon the
full and complete payment of the First Lien Note and satisfaction and performance of all covenants,
conditions, obligations and liabilities under the First Lien Deed of Trust, then this conveyance shall
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become absolute and the vendor's lien and superior title herein reserved shall be automatically
released and discharged.

In addition, Second Lien Lender, at Grantee’s request, has paid in cash to Grantor that
certain portion of the purchase price of the Property as is evidenced by the above referenced Second
Lien Note. It is expressly agreed and stipulated that a subordinate vendor’s lien (to the extent of the
portion of the Second Lien Note advanced for the purchase of the Property), is hereby retained by
Grantor against the Property for the benefit of Second Lien Lender until the above-described
Second Lien Note, and all interest accruing thereon, have been fully paid in accordance with their
terms. Grantor does hereby TRANSFER, ASSIGN and CONVEY unto Second Lien Lender said
vendor’s lien, WITHOUT RECOURSE against Grantor. Upon the full and complete payment of
the Second Lien Note and satisfaction and performance of all covenants, conditions, obligations and
liabilities under the Second Lien Deed of Trust, then this conveyance shall become absolute and the
vendor's lien and superior title herein reserved shall be automatically released and discharged.

(Signature page follows)
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EXECUTED effective as of this E%éjf%’:y of September, 2021 (the “Effective Date™).
GRANTOR:

P & H FAMILY LIMITED PARTNERSHIP NO. 1
a Texas limited partnership

By: Pathar No. 1, L.L.C.
Its: General Partner

f i
By: fwfé&@@é £. Mﬁg‘}@w
Name: Hardy E<Thompson, ITI
Title: President

GRANTEE:

HARDY T LAND, LLC
a Texas limited liability compqpny’a

S . \i&\ o
By: . %«é’” R :?‘*'%"’“M
Name: Stevé'G. Harren é T

Title: Manager

THE STATE OF TEXAS §
§
COUNTY OF i’lrw % §

S
This instrument was acknowledged before me on the {ié: day of September, 2021, by
Hardy E. Thompson, III, in his capacity as President of Pathar No. 1, L.L.C., a Texas limited
liability company, general partner to P & H Family Limited Partnership No. 1, a Texas limited

partnership, for and on behalf of said limited partnership. o~
T ] : ~
VICTORIA L. HEAFNER //: - 1o
My Notary 1D # 11916965 @, LN e

& ExpiresApri30,2025 |2

THE STATE OF TEXAS §
§

COUNTY OF \L, : §

This instrument was acknowledged before me on the \ | g‘%iwbaﬁy of September, 2021, by

Steve G. Harren, in his/her capacity as Manager of Hardy T Land, LL.C, a Texas limited liability
company, for and on behalf of said limited liability company.

S - ;‘/

W, / %
¢ ém&\ L
A et N
{3 e

Notary Fﬁblic, State of Texas

o

o

VICTORIA L. HEAFNER
My Notary 1D # 11916965 |
Expires April 30, 2025 L

PR
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The following_individuals join in the execution of this Special Warranty Deed to reflect the
relinquishment of their homestead rights, if any, in and to the Property.

[k £ FHopr ooz
Hardy Eﬁ'hompson, N

”%ﬁfgﬁf;éj &ééﬁﬁﬁg;~H

// SusanS Thompson

THE STATE OF TEXAS 8
3 % §
COUNTY OF %%QMAQ §

This instrument was acknowledged before me on the aiﬁgﬂaﬁay of September, 2021 by

Hardy E. Thompson, III. — ad
A ;o
et ?’“x g’(y&d{k 8 ii /&\
g { ‘\‘ﬁ / \%/ S
VICTORIAL. HEAFNER \I¥ N S

5 -
My Notary ID # 1191696 Notary Public, State of Texas

Expires April 30, 2025

THE STATE OF TEXAS §
an §
COUNTY OF g 1&&1 5 §

This instrument was acknowledged before me on the % day of September, 2021 by
Susan S. Thompson

VICTOPIAL HEAFNER
My Notary iD # 11916965

Expireil 0' 2 Notary Public, State of Texas S

After recording, please return to:
GF No. 20-4146-D

Attn: Vicki Heafner

Corridor Title Company

171 Benney Lane, Bldg. 1
Dripping Springs, Texas 78620
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EXHIBIT A

LEGAL DESCRIPTION OF THE LAND

Tract 1: Being 78.021 acres of land, more or less, out of the B. F. HANNA LEAGUE, in Hays
County, Texas, being a portion of that certain 79.61 acre tract conveyed in Deed recorded in
Volume 1733, Page 755, Official Public Records, Hays County, Texas. Said 78-021 acre tract being
more particularly described by metes and bounds in Exhibit "A-1" attached hereto and made a part
hereof.

Tract 2: A one-half undivided interest in and to that certain 3.706 acres of land, more or less, out of
the B.F. HANNA LEAGUE, in Hays County, Texas, being all of a called 4.25 acre tract conveyed
to P & H Family Limited Partnership No. 1 in Exhibit C by deed of record in Volume 1733, Page
755, Official Public Records, Hays County, Texas. Said 3.706 acre tract being more particularly
described by metes and bounds in Exhibit "A-2" attached hereto and made a part hereof.

Tract 3: A one-half undivided interest in and to that certain 1.507 acre tract of land, more or less,
out of the BENJAMIN F. HANNA SURVEY NO. 28, ABSTRACT NO. 222, in Hays County,
Texas, being a portion of a called 79.61 acre tract conveyed to P & H Family Limited Partnership
No. 1 as Tract A by Deed of record in Volume 1733, Page 755, Official Public Records, Hays
County, Texas. Said 1.507 acre tract being more particularly described by metes and bounds in
Exhibit ""A-3” attached hereto and made a part hereof.

Tract 4: Being all of Grantor’s right, title and interest in and to that certain non-exclusive easement
for ingress and egress sixty (60) feet in width, lying south of and adjacent to the northern boundary
of that certain 79.39-acre tract being out of and a part of quarter section No. 15. of the B. F.
HANNA LEAGUE and a portion of the A. J. Holford Survey, in Hays County, Texas, said 79.39
acre-tract being more particularly described on Exhibit B to that certain Special Warranty Deed
dated October 23, 2000 recorded at Document No. 00025537, Volume 1733, Page 748 in the
Official Public Records of Hays County, Texas (the “FLP 2 Tract”); said easement over the FLP 2
Tract being created and described as Item #4 in that Special Warranty Deed dated October 23, 2000,
executed by Hardy E. Thompson, Jr. and Patty King Thompson, to P & H Family Limited
Partnership No. 1, a Texas limited partnership, recorded in Volume 1733, Page 755, Official Public
Records, Hays County, Texas.

Tract 5: Being all of Grantor’s right, title and interest in and to a one-half undivided interest in any
other easements of ingress and egress appurtenant to Tract 1 or to the FLP 2 Tract, as described as
Item #3 in that Special Warranty Deed dated October 23, 2000, executed by Hardy E. Thompson, Jr.
and Patty King Thompson, to P & H Family Limited Partnership No. 1, a Texas limited partnership,
recorded in Volume 1733, Page 755, Official Public Records, Hays County, Texas.

567085v.2 T444/00001
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EXHIBIT A-1

METES AND BOUNDS DESCRIPTION AND SURVEY PLAT OF TRACT 1

[SEE ATTACHED]

567085v.2 T444/0801
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EXHIBIT A-1
78.021 ACRES
BUNKER RANCH PROJECT NO.: 304-065
DRIPPING SPRINGS, TX MARCH 4, 2021
LEGAL DESCRIPTION

BEING A 78.021 ACRE TRACT OF LAND (INCLUDING A 60 SQUARE FOOT
AREA IN CONFLICT) OUT OF THE BENJAMIN F. HANNA SURVEY NO. 28,
ABSTRACT NO. 222, SITUATED IN HAYS COUNTY, TEXAS, BEING A
PORTION OF A CALLED 79.61 ACRE TRACT CONVEYED TO P & H FAMILY
LIMITED PARTNERSHIP NO. 1 AS TRACT A BY DEED OF RECORD IN
VOLUME 1733, PAGE 755, OFFICIAL PUBLIC RECORDS OF HAYS COUNTY,
TEXAS (O.P.RH.C.T.); SAID 78.021 ACRE TRACT OF LAND BEING MORE
PARTICULARLY DESCRIBED BY METES AND BOUNDS AS FOLLOWS:

COMMENCING, at a % inch iron rod with “CEC™ cap set at the northeast corner of the remainder
of said 79.61 acre tract, being an interior “ell” corner of a called 4.25 acre tract described in Exhibit C of
said deed recorded in Volume 1733, Page 755, O.PR.H.C.T,;

THENCE, along the common line of said remainder of 79.61 acre tract and of said 4.25 acre tract,
S00°25°57”W, a distanced of 60.03 feet to a }4 inch iron rod with “CEC” cap set for the easterly common
comer of said 78.021 acre tract and of said remainder of 79.61 acre tract and the POINT OF BEGINNING,
hereof.

THENCE, along the common line of said 78.021 acre tract and partially of said 4.25 acre tract and
then partially of a called 44.123 acre tract conveyed to the Elry and Barbara Hudson Living Trust by deed
of record in Volume 2851, Page 80, O.PR.H.C.T., S00°25'57"W, passing at distance of 39.91 feet, a ¥4
inch iron rod found at the westerly common comer of said 4.25 acre tract and of said 44.123 acre tract,
continuing for a total distance of 652.82 feet to a ¥ inch iron rod found at the westerly common corner of
said 44.123 acre tract and of Bunker Ranch Phase 2, a subdivision of record in Document No. 20017197,
OPRHCT,;

THENCE, along the common line of said 78.021 acre tract and partially of said Bunker Ranch
Phase 2 and then partially of the remainder of a called 111.67 acre tract conveyed to Bunker Ranch, LLC
by deed of record in Document No. 16020931, O.P.RH.C.T,, S00°21°25”W, passing at 629.14 feet, a %
inch iron rod with “CEC” cap set at the westerly common corner of said Bunker Ranch Phase 2 and the
said remainder of 111,67 acre tract, continuing for a total distance of 2,259.99 feet to a % inch iron rod
found at the westerly common comer of said remainder of 111.67 acre tract of a called 18.250 acre tract
conveyed to The Overlook at Bunker Ranch, LLC by deed of record in Document No. 20061246,
OPRH.LCT,;

THENCE, bounding the area of conflict, the following two (2) courses and distances:
1. S05°53°31”E, a distance of 10.82 feet to a found % inch iron rod;

2. 886°15°32”W, a distance of 5.94 feet to an 8 inch cedar fence post found at the northerly common
corner of said 18.250 acre tract and of a called 603.70 acre tract conveyed to Anna Marie Widen
Speir, et al, by deed of record in Volume 1734, Page 427, OPRH.C.T.;

THENCE, along the common line of said 78.021 acre tract and of said 603.70 acre tract,
$88°42°30™W, a distance 0f 1,237.34 feet to a 1 inch iron rod with “CEC” cap set at the southerly common
comer of said 78.021 acre tract and of a called 79.39 acre tract conveyed to P & H Family Limited
Partnership No. 2 by deed of record in Volume 1733, Page 748, O.PRH.C.T.;
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78.021 ACRES
BUNKER RANCH PROJECT NO.: 304-065
DRIPPING SPRINGS, TX MARCH 4, 2021

THENCE, along the common line of said 78.021 acre tract and of said 79.39 acre tract, the
following three (3) courses and distances:

1. N18°14°48"E, a distance of 881.92 feet to a found % inch iron rod;
2. N19°44°58”W, a distance of 1,048.36 feet to a found 8 inch cedar fence post;

3. NI12°13'46”E, a distance of 1,128.80 feet to a % inch iron rod set at the westerly common corner
of said 78,021 acre tract and said remainder of 79.61 acre tract;

THENCE, along the common line of said 78.021 acre tract and of said remainder of 79.61 acre
tract, N88°43°55”E, 1,100.12 feet to the POINT OF BEGINNING, and containing 78.021 acres
(3,398,613 square feet) of Iand, more or less.

THE BASIS OF BEARING OF THIS SURVEY IS TEXAS STATE PLANE COORDINATE SYSTEM,
SOUTH CENTRAL ZONE, NSRS 2011(2012A), UTILIZING THE LEICA SMARTNET
CONTINUALLY OPERATING REFERENCE NETWORK.

Witness my hand and seal this 4% day of March, 2021,

N =

Frank William Funk, R.P.1.S. 6803
Civil & Environmental Consultants, Inc.
3711 S. MoPac Expressway, Building 1, Suite 550
Austin, TX 78746 ‘

Texas Registered Surveying Firm No. 10194419

-
-----------------------------
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EXHIBIT A-2

METES AND BOUNDS DESCRIPTION AND SURVEY PLAT OF TRACT 2

ISEE ATTACHED]

10
567085v.2 T444/00001



21051171 Page 16 of 23

EXHIBIT A-2
3.706 ACRES
BUNKER RANCH PROJECT NO.: 304-065
DRIPPING SPRINGS, TX APRIL 29, 2021
LEGAL DESCRIPTION

BEING A 3.706 ACRE TRACT OF LAND OUT OF THE BENJAMIN F. HANNA
SURVEY NO. 28, ABSTRACT NO, 222, SITUATED IN HAYS COUNTY, TEXAS,
BEING ALL OF A CALLED 4.25 ACRE TRACT CONVEYED TO P & HFAMILY
LIMITED PARTNERSHIP NO. 1 IN EXHIBIT C BY DEED OF RECORD IN
VOLUME 1733, PAGE 755, OFFICIAL PUBLIC RECORDS OF HAYS COUNTY,
TEXAS (O.P.R.H.C.T.); SAID 3.706 ACRE TRACT OF LAND BEING MORE
PARTICULARLY DESCRIBED BY METES AND BOUNDS AS FOLLOWS:

BEGINNING, at a }2 inch iron rod with “CEC” cap set at an interior “el”’ comer of said 3.706 acre
tract, being the northeast corner of a called 79.61 acre tract, being described in Exhibit A of said deed
recorded in Volume 1733, Page 755, O.P.R.H.C.T., for the POINT OF BEGINNING, hereof:

THENCE, along the common line of said 3.706 acre tract and of said 79.61 acre tract,
$88°43°55”W, a distance of 3.37 feet to a found cotton spindle in a fence post at the southerly common
corner of said 3.706 acre tract and of a called 49.98 acre tract conveyed to Miguel Silva and Angelica Silva
by deed of record in Document No. 15020907, O.P.R.H.C.T,;

THENCE, along the common line of said 3.706 acre tract and of said 49.98 acre tract, generally
following the fence, the following six (6) courses and distances:

1. NO01°03°57"W, a distance of 453.05 feet to a calculated point;
N01°56°10”W, a distance of 547.42 feet to a calculated point;
N01°l3’49”W, a distance of 182.02 feet to a calculated point;
N01°27°10”W, a distance of 445.20 feet to a calculated point;
N02°33°10”W, a distance of 563.42 feet to a calculated point;

N02°40°11”W, a distance of 802.30 feet to a % inch iron rod found in the southerly right-of-way
line of U.S. Highway 290 at the northerly common corner of said 3.706 acre tract and of said 49.98
acre tract;

o v A W

THENCE, along the common line of said 3.706 acre tract and of the southerly right-of-way line
of U.S. Highway 290, N89°24°56™E, a distance of 60.00 feet to a % inch iron rod with “CEC” cap set at the
northerly common corner of said 3.706 acre tract and of a called 18.340 acre tract conveyed to Nelda Kyle
by deed of record in Volume 1264, Page 812, OP.RH.C.T;

THENCE, along the common line of said 3.706 acre tract and partially of said 18.340 acre tract,
and then partially of a called 44.123 acre tract conveyed to the Elry and Barbara Hudson Living Trust in
Volume 2851, Page 80, O.P.R.H.C.T., S02°00°08”E, a distance of 2995.00 feet to a found ¥ inch jron rod;

THENCE, along the common line of said 3.706 acre tract and of said 44.123 acre tract, the
following two (2) courses and distances:

1. 500°49°45”W, a distance of 99.68 feet to a found ¥ inch iron rod;
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3.706 ACRES
BUNKER RANCH PROJECT NO.: 304-065
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2. N89°00°40”W, a distance of 56.01" feet to a % inch iron rod found in the easterly line of said 79.61
acre tract found at the westerly common corner of said 3.706 acre tract and of said 44.123 acre
tract;

THENCE, along the common line of said 3.706 acre tract and of said 79.61 acre tract,
N00°25°57”E, a distance of 99.94 feet to the POINT OF BEGINNING, and containing 3.706 acres
(161,454 square feet) of land, more or less.

THE BASIS OF BEARING OF THIS SURVEY IS TEXAS STATE PLANE COORDINATE SYSTEM,
SOUTH CENTRAL ZONE, NSRS 2011(2012A), UTILIZING THE LEICA SMARTNET
CONTINUALLY OPERATING REFERENCE NETWORK.

Witness my hand and seal this 29® day of April, 2021.

oAt

Frank William Funk, R.P.L.S. 6803

Civil & Environmental Consultants, Inc.

3711 S. MoPac Expressway, Building 1, Suite 550
Austin, TX 78746

Texas Registered Surveying Firm No. 10194419
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EXHIBIT A-3

METES AND BOUNDS DESCRIPTION AND SURVEY PLAT OF TRACT 3

[SEE ATTACHED]

11
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EXHIBIT A-3
1.507 ACRES
BUNKER RANCH PROJECT NO.: 304-065
DRIPPING SPRINGS, TX APRIL 29, 2021
LEGAL DESCRIPTION

BEING A 1.507 ACRE TRACT OF LAND OUT OF THE BENJAMIN F. HANNA
SURVEY NO. 28, ABSTRACT NO. 222, SITUATED IN HAYS COUNTY, TEXAS,
BEING A PORTION OF A CALLED 79.61 ACRE TRACT CONVEYEDTOP & H
FAMILY LIMITED PARTNERSHIP NO. 1 AS TRACT A BY DEED OF RECORD
IN VOLUME 1733, PAGE 755, OFFICIAL PUBLIC RECORDS OF HAYS
COUNTY, TEXAS (0.P.R.H.C.T.); SAID 1.507 ACRE TRACT OF LAND BEING
MORE PARTICULARLY DESCRIBED BY METES AND BOUNDS AS
FOLLOWS:

BEGINNING, at a % inch iron rod with “CEC” cap set at the northeast corner of the said 79,61
acre tract, being an interior “ell” corner of a called 4.25 acre tract described in Exhibit C of said deed
recorded in Volume 1733, Page 755, O.P.RILC.T., for the POINT OF BEGINNING hereof:

THENCE, along the common line of said 1.507 acre tract and of said 4.25 acre tract,
S00°25°57”W, a distance of 60.03 feet to a % inch iron rod with “CEC” cap set at the easterly common
corner of said 1.507 acre tract and the remainder of said 79.61 acre tract;

THENCE, along the common line of said 1.507 acre tract and of said remainder of 79.61 acre tract,
S88°43°55"W, 1,100.12 feet to a 4 inch iron rod with “CEC” cap set in the common line of said 79.61 acre
tract and of a called 79.39 acre tract conveyed to P&H Family Limited Partnership No. 2 by deed of record
in Volume 1733, Page 748, O.P.R.H.C.T., at the westerly common corner of said 1.507 acre tract and of
the remainder of said 79.61 acre tract;

THENCE, along the common line of said 1.507 acre tract and of said 79.39 acre tract,
N12°13’46”E, a distance of 61.70 feet to a % inch iron rod found in the southerly line of a called 36.802
acre tract conveyed to Patriot Erectors, LLC by deed of record in Document No. 18016400, O.P.RH.C.T,,
at the northerly common corner of said 1.507 acre tract and of said 79.39 acre tract;

THENCE, along the common line of said 1.507 acre tract and partially of said 36.802 acre tract,
and then partially of a called 49.98 acre tract conveyed to Miguel Silva and Angelica Silva by deed of
record in Document No, 15020907, O.P.R.H.C.T., and then partially of said 4,25 acre tract, N88°43°55”E,
passing at a distance of 1,084.13, a found cotton spindle in a fence post at the southerly common comer of
said 49.98 acre tract and of said 4.25 acre tract, continuing for a total distance of 1,087.50 feet to the POINT
OF BEGINNING, and containing 1,507 acres (65,628 square feet) of land, more or less.

THE BASIS OF BEARING OF THIS SURVEY IS TEXAS STATE PLANE COORDINATE SYSTEM,
SOUTH CENTRAL ZONE, NSRS 2011(2012A), UTILIZING THE LEICA SMARTNET
CONTINUALLY OPERATING REFERENCE NETWORK.

Witness my hand and seal this 29® day of April, 2021,

L L

Frank William Funk, R.P.L.S. 6803

Civil & Environmental Consultants, Inc.

3711 8. MoPac Expressway, Building 1, Suite 550
Austin, TX 78746

Texas Registered Surveying Firm No. 10194419
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™ e T S —— NEE 4355 E - CALLED 4.25 ACRE
0 250° 500 1087.50 % 77%7.
1084.13° It voL 1733
237 PG. 755
LEGEND: OPRHCT.
@ /2" IRON ROD FOUND 1.507 ACRES FONT OF
(65,628 BEGINNING
® COTION SFINDLE FOUND SQUARE FEET)
o 1/2” IRON ROD SET
W/ “CEC* CAP
DETAIL ‘A"
SCALE 1" = 40°
TRACT 2
I P&Z ;/wx/zy
MITED
PATRIOT ERECTORS, LLC CALLED MIGUEL SILVA AND ANGELICA SILVA PARTNERSHIE
J36.802 ACRES CALLED 49.98 ACRES NO. 7 & NO. 2
DOC. NO. 18016400 DOC. NO. 15020907 CALLED 4£.25 ACRE
OP.RHLCT. | O.P.RH.C.T. VoL, 71733
| ! PG 748
I VoL 1733,
| PG. 755
. O.P.RH.CT,
SEE DETAIL *A
\ _—~ POINT OF BEGINNING
. NBE 43 °55°F 1087.50 SO0'25°57W 60.03°
N12°13'46°F 61.70° AN ;
P&H FAMILY 588°'43'55"W 1100.12° ] —_
LIMITED
A T e
. RUST
mz%g o 1.507 ACRES CALLED 44,123 ACRES'
FC. 748 TRACT 1 O.P.RH.CT.
O.PRH.C.T. Pa&H FAMILY TRACT 3
LIMITED PARTNERSHIP NO. 1 P&H FAMILY
A REMANDER OF A HE0 7981 | WITED PARTNERSHIP NO. 1
| vor 1733 P6. 755 OPRHCT PORTION OF A
/ CALLED 79.61
1 ACRE TRACT
THE BASIS OF BEARINGS SHOWN HEREON IS THE VoL, 1733 PG. 755
TEXAS COORDINATE SYSTEM, NSRS 2011 (20124), OPRHCT
SOUTH CENTRAL ZONE, UTILIZING THE LEICA
SMARTNET CONTINUALLY OPERATING REFERENCE
NETWORK,
/l. I. I./ STEVE HARREN
[
' N N
i o . CITY OF DRIPPING SPRINGS,
Civil & Environmental Consultants, Inc. HAYS COUNTY. TEXAS
3711 South MoPac Expressway - Building 1, Sulte 550 - Austin, TX 78746 2
Bt Ph: 512.439.0400 - Fax: 512.329.0086 P&HTRACT3
sgisterad Taxas Reglstared
Surveying Firm 10194449 Wwww,cecinc.com Enginearing Firm F-38 EXHI BlT
DRAWN BY: ESH}CHECKED BY: FWF]APPROVED BY: FWF|SHEET NO.:
DATE: APRIL, 2021|DWG SCALE: "= 250| PROJEGT NO: 304-065 10F1




21051171  Page 22 of 23

EXHIBIT B
Permitted Exceptions

1. Easement granted to Southwestern Bell Telephone Company, dated July 12, 1937, recorded
in Volume 115, Page 86, of the Deed Records of Hays County, Texas (Tract 2).

2. Easement granted to Dripping Springs Water Supply Corporation, dated December 18,
2002, recorded in Volume 3228, Page 542, of the Official Public Records of Hays County,
Texas (Tracts 1 and 3).

3. Non-exclusive ingress and egress easement set out in Special Warranty Deed recorded in
Volume 1733, Page 748, Official Public Records, Hays County, Texas (Tract 3).

4. Rights and claims of cotenants in the land and to the rights of anyone claiming under them
including, but not limited to, rights of partition, claims for improvements, claims for
reimbursement, owelty of partition, and agreements between co-tenants (Tracts 2 and 3).

5. FEasement granted to Pedernales Electric Cooperative, Inc. pursuant to Condemnation
Proceedings filed May 19, 1953, under Cause No. 1648, in the County Court of Hays
County, Texas and file of record in Document No. 21022398 of the Official Public Records
of Hays County, Texas and as affected by Amendment recorded in Volume 1983, Page 576,
of the Official Public Records of Hays County, Texas (Tract 1).

6. Easement granted to Dripping Springs Water Supply Corporation, dated December 4, 2003,
recorded in Volume 3228, Page 534, of the Official Public Records of Hays County, Texas
(Tract 2).

7. Affidavit to the public regarding a non-standard and/or proprietary on-site sewage facility
installed on subject property, as recorded in Document No. 18037775, of the Official Public
Records of Hays County, Texas. (Tract 4)

8. An approximately 60 square foot area located at the southeast corner of the Land in conflict
with description of 18.250 acre tract in deed to The Overlook at Bunker Ranch, LLC

recorded at Clerk’s File No. 20061246, of the Official Public Records of Hays County,
Texas.

12
567085v.2 T444/00001



THE STATE OF TEXAS
COUNTY OF HAYS

| hereby certify that this instrument was FILED on the
date and the time stamped hereon by me and was duly
RECORDED in the Records of Hays County, Texas.

21051171 DEED
09/17/2021 09:07:15 AM Total Fees: $110.00

Elaine H. Cardenas, MBA, PhD,County Clerk
Hays County, Texas

%&w (//éi/%%ﬂ%—
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DRIPPING SPRINGS

Texas

Date: March 7, 2024

Name: Luis Garcia
Company: CEC
Email: Igarcia@cecinc.com

Dear Luis Garcia:

CONDITIONAL APPROVAL

City of Dripping Springs
511 Mercer Street » PO Box 384 - Dripping Springs, TX 78620 » 512.858.4725
cityofdrippingsprings.com

Open spaces, friendly faces.

This letter is to inform you that case SUB2023-0042 HARDY CONSTRUCTION PLANS has received a conditional
approval. Each the following conditions must be addressed before the permit is approved.

1. Final approval will be withheld until completion of the secondary access.

2. Provide copy of executed drainage easement.

Should you have any questions or concerns, please feel free to reach out to the planning department.

Regards,

%rpenter, AICP

Planning Director
City of Dripping Springs
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f AN City of Dripping Springs

f\V 511 Mercer Street « PO Box 384 + Dripping Springs, TX 78620 « 512.8584725
\\/ / cityofdrippingsprings.com

S i

DRIPPING SPRINGS Open spaces, friendly faces.
Texas

Date: November 7, 2023

Name: Michael Theone
Company: Civil & Environmental Consultants, Inc.
Email: mtheone@cecinc.com

Dear Michael Theone:

CONDITIONAL APPROVAL
This letter is to inform you that the case SD2022-0025 HARDY DRIVEWAY has received a conditional approval. Each
the following conditions must be addressed before the permit is approved.

1. Submit executed drainage easement document.

2. I do not see the level spreader details for the culvert discharge. Please add details or clarify location. The one
detail reference 508S-13 is a standard headwall detail that will not fit the situation.

3. Confirm 100-yr flow is contained within the ROW. Provide an exhibit confirming the spread of the 100-yr is
contained within the ROW.

4. Since this roadway is in the ETJ provide a signature block on the cover with approval by the County
Transportation Department prior to submitting to the City for final approval and signatures.

Should you have any questions or concerns, please feel free to reach out to the planning department.

Michelle Fischer
City Administrator
City of Dripping Springs
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REVISED TRAFFIC IMPACT ANALYSIS
FOR THE PROPOSED
BUNKER RANCH SUBDIVISION EXPANSION
City of Dripping Springs, Hays County, Texas

EXECUTIVE SUMMARY

General Overview of the Development
e The Bunker Ranch subdivision is located south of US 290, at its intersection with Bunker
Ranch Boulevard, in the City of Dripping Springs, Hays County, Texas.

e The Bunker Ranch subdivision was previously approved to include 160 single family units
and 42 condominium units. At the time of the data collection for this project, 58 single
family units and six (6) condominium units have been constructed and occupied.

e The proposed expansion will include the construction of an additional 228 single family
units (388 total single family units).

e Access to the Bunker Ranch subdivision is provided via Bunker Ranch Boulevard at its
intersection with US 290. No changes to the site access are planned with the expansion.

e Traffic Impact Analysis revised in order to address review comments received from the
traffic engineering consultant for the City of Dripping Springs (HDR Engineering, Inc.)
dated June 3, 2021.

Study Intersection

e US 290 with Bunker Ranch Boulevard (existing unsignalized);
e US 290 with Arrowhead Ranch Boulevard (existing unsignalized); and
e US 290 with Springs Lane (existing unsignalized).

Trip Generation and Distribution

e Trip generation of the proposed Bunker Ranch subdivision was determined using rates and
formulae contained in the Institute of Transportation Engineers (ITE) publication 7rip
Generation, Tenth Edition, 2017:

o Land Use Code 210, Single-Family Detached Housing, was used to determine the trip
generation of the proposed 228 additional single family units.

e Estimated Trip Generation for the proposed development:
AM Peak Hour: 40 Entering / 122 Exiting / 162 Total
PM Peak Hour: 134 Entering / 79 Exiting / 213 Total

e Trip distribution provided by the City of Dripping Springs indicates 80% / 20% distribution
with the majority of trips originating from or destined to the east of the site along US 290.

Civil & Environmental Consultants, Inc. -v- 304-065 — Revised Traffic Impact Analysis
June 2021



Mitigation Measures to be Constructed Concurrent with Development

e No mitigation measures recommended for the Bunker Ranch development expansion.

Civil & Environmental Consultants, Inc. -vi- 304-065 — Revised Traffic Impact Analysis
June 2021



REVISED TRAFFIC IMPACT ANALYSIS
FOR THE PROPOSED
BUNKER RANCH SUBDIVISION EXPANSION
City of Dripping Springs, Hays County, Texas

Civil & Environmental Consultants (CEC) has completed this Revised Traffic Impact Analysis for
the construction of the proposed expansion of the Bunker Ranch subdivision, which is located
south of US 290, at its intersection with Bunker Ranch Boulevard, in the City of Dripping Springs,
Hays County, Texas.

This Traffic Impact Analysis has been revised in order to address review comments received from
the traffic engineering consultant for the City of Dripping Springs, HDR Engineering Inc., dated
June 3, 2021.

The following sections of this report contain a project description, data collection, site traffic
generation and distribution, projected traffic volumes, analysis, and conclusions and
recommendations.

PROJECT DESCRIPTION/DATA COLLECTION/EXISTING
ROADWAY DESCRIPTION

PROJECT DESCRIPTION

As shown in Figure 1, the Bunker Ranch subdivision is located south of US 290, at its intersection
with Bunker Ranch Boulevard, in the City of Dripping Springs, Hays County, Texas.

The Bunker Ranch subdivision was previously approved to include 160 single family units and 42
condominium units. At the time data collection was performed for this project, 58 single family
units and six (6) condominium units had been constructed and occupied. The proposed expansion
will include the construction of an additional 228 single family units, for a total of 388 single
family units following the proposed expansion.

A copy of the site plan for the proposed Bunker Ranch subdivision has been included with this
report as Figure 2.

In accordance with a scope of study developed by the representatives of the City of Dripping
Springs and provided to CEC via an email dated March 31, 2021, the following intersections were
selected for study:

e US 290 with Bunker Ranch Boulevard (existing unsignalized);

e US 290 with Arrowhead Ranch Boulevard (existing unsignalized); and

e US 290 with Springs Lane (existing unsignalized).

A total of three (3) existing intersections were included in the scope of the study. A copy of the
completed City of Dripping Springs/Texas Department of Transportation Traffic Impact Analysis

Civil & Environmental Consultants, Inc. -1- 304-065 — Revised Traffic Impact Analysis

June 2021



Scope and Study Area form provided by the City of Dripping Springs has been included in
Appendix A to this report.

The study intersections with respect to the site are illustrated in Figure 3.
DATA COLLECTION

Manual turning movement counts were performed at the existing study intersections on Tuesday,
April 20, 2021 from 7:00 AM to 9:00 AM and from 4:00 PM to 6:00 PM. These time periods
were assumed to include the weekday AM and weekday PM peak hours of vehicular activity for
the study area. Summaries of the data collected during the turning movement counts at the study
intersections have been included in Appendix C to this report.

The overall peak hours determined from these counts are as follows:

e AM Peak Hour — 8:00 AM — 9:00 AM
e PM Peak Hour — 4:30 PM - 5:30 PM

The results of the turning movement counts are presented in Figure 4.

However, as a result of measures put in place to prevent the spread of COVID-19 including stay
at home orders, canceling of events and public gatherings, business closures, university and school
closures, increased telecommuting, and increased jobless numbers, traffic volumes observed at the
time the turning movement counts were conducted collected may be lower than under pre-COVID
conditions in some locations. Therefore, at the request of the City of Dripping Springs, historic
traffic count data during pre-COVID conditions was reviewed in order to determine if an
adjustment factor is necessary to account for variations in traffic volumes due to the COVID-19
pandemic.

Pre-COVID 24-hour traffic volumes collected in January 2018 along US 290, west of Bell Springs
Road, were provided by the City of Dripping Springs. According to this count data, the Average
Daily Traffic (ADT) along US 290, west of Bell Springs Road, was 14,959 vehicles per day in
2018.

In order to project current year, 2021, traffic volumes, CEC calculated a background traffic growth
rate for the study area. This growth rate was calculated based on Average Annual Daily Traffic
(AADT) volume data obtained from the TXDOT Traffic Count Database System (TCDS). The
data includes the five (5) most recent years of AADT count data available for three (3) count
stations along US 290. Based on this count data, a background traffic growth rate of 2.44 percent
per year, linear was calculated. This background traffic growth rate was approved by the City of
Dripping Springs Traffic Consultant, HDR Inc., on April 30, 2021. Detailed background traffic
growth rate calculations are provided in Appendix B to this report.

The background traffic growth rate of 2.44 percent per year, linear, was then applied to the 2018
ADT volumes provided by the City of Dripping Springs in order to depict existing 2021 24-hour
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ADT traffic volumes along US 290, west of Bell Springs Road. The resultant 2021 ADT traffic
volumes for US 290, west of Bell Springs Road, was estimated to be 16,054 vehicles per day.

An Automatic Traffic Recorder (ATR) was installed along US 290, west of Bell Springs Road, for
48-continuous hours on Tuesday, April 20, 2021 and Wednesday, April 21, 2021. Based on the
data collected using the ATR, the average ADT for this location along US 290 was identified to
be approximately 20,717 vehicles per day. This reflects an increase of 4,663 vehicles per day
when compared to the ADT data provided by the City of Dripping Springs, grown to estimate
existing 2021 conditions. As a result, it is CEC’s opinion that traffic volumes within the study
area do not require an adjustment factor to account for COVID-19. This evaluation was provided
to and approved by the City of Dripping Spring’s Traffic Consultant, HDR Inc., in a virtual
meeting held on April 3, 2021.

Traffic volume comparisons to evaluate COVID-19 traffic conditions are provided in Appendix D
to this report.

EXISTING CONDITIONS

A field reconnaissance of the study area was conducted by CEC to obtain information such as
roadway widths, roadway grades, and posted speed limits within the environs of the study
intersection. A description of the study roadways is as follows:

US 290 — Within the study area, US 290 is a State-maintained, principal arterial roadway providing
a five (5) lane, 63-foot wide improved surface with a 15 foot wide center two-way left turn lane
and five (5) foot-wide paved shoulders.

At its intersection with Bunker Ranch Boulevard, US 290 provides a three (3) lane approach for
eastbound traffic (two (2) exclusive through lanes and an exclusive right turn lane) and a three (3)
lane approach for westbound traffic (left turns from the center, two-way left turn lane and two (2)
exclusive through lanes). The intersection is controlled by a Stop sign on the Bunker Ranch
Boulevard approach to US 290.

At its intersection with Arrowhead Ranch Boulevard/Dripping Springs Independent School
District (DSISD) Transportation Department driveway, US 290 provides a four (4) lane approach
for eastbound traffic (left turns from the center, two-way left turn lane, two (2) exclusive through
lanes and an exclusive right turn lane) and a three (3) lane approach for westbound traffic (left
turns from the center, two-way left turn lane, an exclusive through lane, and a shared through/right
turn lane). The intersection is controlled by a Stop sign on the Arrowhead Ranch Boulevard
driveway approach to US 290. Although there is no Stop sign on the DSISD Transportation
Department driveway approach to US 290, it is assumed that this minor street approach to US 290
is intended to stop prior to entering US 290.

At its intersection with Springs Lane, US 290 provides a three (3) lane approach for eastbound
traffic (left turns from the center, two-way left turn lane and two (2) exclusive through lanes) and
atwo (2) lane approach for westbound traffic (an exclusive through lane and a shared through/right
turn lane). The intersection is controlled by a Stop sign on the Springs Lane approach to US 290.
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The posted speed limit of US 290 is 60 miles per hour west of Arrowhead Ranch Boulevard and
50 miles per hour east of Arrowhead Ranch Boulevard.

Bunker Ranch Boulevard — At its intersection with US 290, Bunker Ranch Boulevard is a
privately-maintained roadway, providing a 20-foot wide lane for ingress traffic and a 20-foot wide
lane for egress traffic, separated by a 20-foot wide median. Bunker Ranch Boulevard provides a
one (1) lane approach to US 290 for northbound traffic. The posted speed limit on Bunker Ranch
Boulevard is 25 mph.

Arrowhead Ranch Boulevard — At its intersection with US 290, Arrowhead Ranch Boulevard is
a privately-maintained roadway providing a 24-foot wide lane for ingress traffic and a 24-foot
wide lane for egress traffic, separated by a eight (8) foot wide median. Arrowhead Ranch
Boulevard provides a one (1) lane approach to US 290 for northbound traffic. There is no posted
speed limit on Arrowhead Ranch Boulevard.

Dripping Springs Independent School District (DSISD) Transportation Department
Driveway — At its intersection with US 290, the Dripping Springs Independent School District
(DSISD) Transportation Department driveway is a privately-maintained roadway providing a 40-
foot wide improved lane with a single lane approach to US 290 for southbound traffic. There is
no posted speed limit on the DSISD Transportation Department driveway.

Springs Lane — At its intersection with US 290, Springs Lane is a privately-owned roadway,
providing a two (2) lane, 30-foot wide improved surface with a single lane approach to US 290 for
southbound traffic. There is no posted speed limit on Springs Lane.

Photographs of each approach to the study intersections are included in Appendix E to this report.
EXISTING 2021 CONDITION CAPACITY ANALYSIS

Capacity calculations were performed for each of the existing study intersections using existing
2021 peak hour traffic volumes and the methodologies published by the Transportation Research
Board in their Highway Capacity Manual, Sixth Edition, 2017. This methodology determines how
well an intersection, approach to an intersection, or movement at an intersection operates, and
assigns to it a Level of Service (LOS) A through F, with LOS A representing the best operating
conditions and LOS F, the worst. Detailed definitions of LOS have been included in Appendix F
to this report.

The results of the capacity calculations performed using existing 2021 peak hour traffic volumes
and conditions at the existing study intersections are presented in Figure 5 for the weekday AM
and weekday PM peak hours. LOS, delay, and volume to capacity ratios for each approach to each
study intersection are summarized in Table 1 and Table 2 for the weekday AM and weekday PM
peak hours, respectively.

The results of the capacity calculations performed using existing 2021 condition traffic volumes
revealed that each of the existing study intersections currently operates at an overall intersection
Level of Service A during both the weekday AM and weekday PM peak hours, with all movements
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at the study intersections operating at a Level of Service C or better, with the exception of the
DSISD Transportation Department driveway approach to US 290, which currently operates at a
LOS D during the weekday AM peak hour and a LOS E during the weekday PM peak hour. Copies
of the capacity calculations performed using existing 2021 peak hour traffic volumes and
conditions at the existing study intersections are included in Appendix G to this report.

FORECASTED 2025 NO-BUILD (BASE) TRAFFIC VOLUMES

The proposed Bunker Ranch subdivision expansion is anticipated to be completed and fully
occupied in 2025. Therefore, traffic volumes were projected for the study intersections for
forecasted 2025 conditions.

Forecasted 2025 background traffic volumes for the weekday AM and weekday PM peak hours
were determined by applying the aforementioned background traffic growth rate of 2.44 percent
per year, linear, to the existing 2021 peak hour traffic volumes (Figure 4). The resultant forecasted
2025 background weekday AM and weekday PM peak hour traffic volumes are presented in Figure
6.

As previously discussed, the Bunker Ranch subdivision was previously approved to include 160
single family units and 42 condominium units but, at the time data collection was performed for
this project, 58 single family units and six (6) condominium units had been constructed and
occupied. Therefore, the anticipated weekday AM and PM peak hour trips to be generated by the
102 single family units and 36 condominium units that have been approved but not yet constructed
or occupied have been included in the within the approved no-build (base) condition traffic
volumes.

Vehicular trip generation of the 102 single family units and 36 condominium units that have been
approved but not yet constructed or occupied was projected based upon data published by the
Institute of Transportation Engineers (ITE) in their Trip Generation, Tenth Edition, 2017. Land
Use Code 210, Single-Family Detached Housing, was used to estimate the trip generation for the
102 single family units and Land Use Code 220, Multifamily Low-Rise, was used to estimate the
trip generation for the 36 multi-family condo units.

Using this methodology, the approved but not yet constructed or occupied residential units within
the Bunker Ranch subdivision can be anticipated to generate a total of 90 trips during the weekday
AM peak hour (22 trips entering and 68 trips exiting) and a total of 122 trips during the weekday
PM peak hour (77 trips entering and 45 trips exiting). Copies of the trip generation calculations
performed in order to estimate the anticipated trip generation of the approved but not yet
constructed or occupied residential units within the Bunker Ranch subdivision are included in
Appendix H to this report.

The forecasted trips to be generated by the approved but not yet constructed or occupied residential
units within the Bunker Ranch subdivision were distributed onto the study roadways and through
the study intersections based on an arrival/departure distribution provided by the Traffic
Engineering Consultant for the City of Dripping Springs. According to this information, 80
percent of primary trips within the study area are anticipated to originate from and be destined to
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the east along US 290 and the remaining 20 percent of primary trips are anticipated to originate
from and be destined to the west along US 290. The anticipated distribution of the forecasted trips
to be generated by the approved but not yet constructed or occupied residential units within the
Bunker Ranch subdivision is presented in Figure 7.

The anticipated trips to be added to the study intersections by the approved but not yet constructed
or occupied residential units within the Bunker Ranch subdivision during the weekday AM and
weekday PM peak hours are presented in Figure 8.

Similarly, it is understood that approximately 181 of the 403 residential units that have been
approved as part of the Arrowhead Ranch residential development have been constructed and are
occupied. Therefore, the anticipated weekday AM and PM peak hour trips to be generated by the
222 single family units that have been approved but not yet constructed or occupied have been
included in the within the approved no-build (base) condition traffic volumes.

Vehicular trip generation of the 222 single family units that have been approved but not yet
constructed or occupied was projected based upon data published by the aforementioned 77ip
Generation. Land Use Code 210, Single-Family Detached Housing, was used to estimate the trip
generation for the 222 single family units.

Using this methodology, the approved but not constructed or occupied residential units within the
Arrowhead Ranch residential development can be anticipated to generate a total of 158 trips during
the weekday AM peak hour (40 trips entering and 118 trips exiting) and a total of 207 trips during
the weekday PM peak hour (131 trips entering and 76 trips exiting).

The forecasted trips to be generated by the approved but not yet constructed or occupied residential
units within the Arrowhead Ranch development were distributed onto the study roadways and
through the study intersections based on the aforementioned arrival/departure distribution
provided by the Traffic Engineering Consultant for the City of Dripping Springs. The anticipated
distribution of the forecasted trips to be generated by the approved but not yet constructed or
occupied residential units within the Arrowhead Ranch residential development is presented in
Figure 9.

In addition, according to representatives of the City of Dripping Springs, a 6,000 SF super
convenience store with 10 vehicle fueling positions and a 1,800 SF liquor store are currently
planned to be constructed as part of the Arrowhead Ranch development. It is CEC’s understanding
that these commercial developments have not submitted a TIA and are not currently approved by
the City of Dripping Springs. However, the City of Dripping Springs has requested that the
anticipated trips to be generated by these planned commercial developments be included in the
background traffic projections.

The City of Dripping Springs provided a conceptual site plan for these planned Arrowhead Ranch
commercial developments. Based on the site plan provided, access to these commercial
developments is proposed via a new site access driveway to US 290, the centerline of which is
shown to be located approximately 320 feet west of the centerline of Arrowhead Ranch Boulevard,
that will be restricted to right turns in/right turns out only. A second, full-movement driveway to
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Arrowhead Ranch Boulevard is also planned to provide access to these commercial developments.
A copy of the conceptual site plan for the planned Arrowhead Ranch commercial developments is
included in Appendix I to this report.

Vehicular trip generation for the planned Arrowhead Ranch commercial developments was
projected based upon data published in the aforementioned 77ip Generation. Land Use Code 960,
Super Convenience Market/Gas Station, was used to estimate the trip generation for the 6,000 SF
super convenience store with 10 vehicle fueling positions. Land Use Code 899, Liguor Store, was
used to estimate the trip generation for the 1,800 SF liquor store.

Using this methodology, the proposed 6,000 SF super convenience store with 10 vehicle fueling
positions can be anticipated to generate a total of 488 trips during the weekday AM peak hour (244
trips entering and 244 trips exiting) and a total of 386 trips during the weekday PM peak hour (193
trips entering and 193 trips exiting). Similarly, the proposed 1,800 SF liquor store can be
anticipated to generate a total of eight (8) trips during the weekday AM peak hour (four (4) trips
entering and four (4) trips exiting) and a total of 29 trips during the weekday PM peak hour (15
trips entering and 14 trips exiting).

In addition, a portion of the total trips to be generated by the proposed Arrowhead Ranch 6,000 SF
super convenience store with 10 vehicle fueling positions can be anticipated to be pass-by trips
(those trips that are already traveling the study roadways and will stop at the site as an intermediate
stop between their primary origin and their primary destination). The forecasted pass-by trips to
be generated by the planned 6,000 SF super convenience store with 10 vehicle fueling positions,
as a percentage of the total site trip generation, were estimated using data published by ITE in their
Trip Generation Handbook, Third Edition, 2017. Land Use Code 960, Super Convenience
Market/Gas Station, was used to estimate the trip generation for the 6,000 SF super convenience
store with 10 vehicle fueling positions. According to this information, a Super Convenience
Market/Gas Station can be anticipated to generate approximately 76 percent pass-by trips during
both the weekday AM and PM peak hours.

Using this methodology, approximately 370 of the 488 trips generated by the planned 6,000 SF
super convenience store with 10 vehicle fueling positions during the weekday AM peak hour can
be anticipated to be pass-by trips (185 trips entering/185 trips exiting) and approximately 294 of
the total 386 trips generated by the planned 6,000 SF super convenience store with 10 vehicle
fueling positions during the weekday PM peak hour can be anticipated to be pass-by trips (147
trips entering/147 trips exiting).

The forecasted primary trips to be generated by the planned Arrowhead Ranch commercial
developments were distributed onto the study roadways and through the study intersections based
on the aforementioned arrival/departure distribution provided by the Traffic Engineering
Consultant for the City of Dripping Springs. The anticipated distribution of the forecasted trips to
be generated by the planned Arrowhead Ranch commercial developments is presented in Figure
10.

Forecasted pass-by trips to be generated by the planned super convenience store with 10 vehicle
fueling positions were distributed through the study intersections based on the existing peak hour
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traffic volume distributions along US 290 during each individual peak hours analyzed for both the
weekday AM and PM peak hours. The forecasted pass-by trip distribution percentages are
presented in Figure 11.

The anticipated trips to be added to the study intersections by the approved but not yet constructed
or occupied residential units within the Arrowhead Ranch residential development during the
weekday AM and weekday PM peak hours are presented in Figure 12.

The anticipated trips to be added to the study intersections by the planned Arrowhead Ranch liquor
store during the weekday AM and weekday PM peak hours are presented in Figure 13.

The forecasted primary trips to be added to the study intersections by the planned Arrowhead
Ranch super convenience market/gas station are presented in Figure 14.

The forecasted pass-by trips to be added to the study intersections by the planned Arrowhead
Ranch super convenience market/gas station are presented in Figure 15.

The total trips to be added to each of the study intersections by the Arrowhead Ranch development,
including both primary and pass-by trips, are presented in Figure 16.

Forecasted 2025 no-build traffic volumes for the weekday AM and weekday PM peak hours were
determined by adding anticipated trips to be added to the study intersections by the approved but
not yet constructed or occupied residential units within the Bunker Ranch subdivision (Figure 8)
and the total trips to be added to each of the study intersections by the Arrowhead Ranch
development (Figure 16) to the forecasted 2025 background traffic volumes (Figure 6). The
resultant 2025 no-build (base) traffic volumes are presented in Figure 17.

FORECASTED 2025 NO-BUILD (BASE) CONDITION CAPACITY CALCULATIONS

Capacity calculations were performed for each of the study intersections using forecasted 2025
no-build (base) condition traffic volumes during the weekday AM and weekday PM peak hours.
The results of the capacity calculations performed using forecasted 2025 no-build (base) condition
traffic volumes are presented in Figure 18 for the weekday AM and weekday PM peak hours.
LOS, delay, and volume to capacity ratios for each approach to each study intersection are
summarized in Table 1 and Table 2 for the weekday AM and weekday PM peak hours,
respectively.

The results of the capacity calculations performed using forecasted 2025 no-build (base) condition
traffic volumes revealed that the study intersections of US 290 with Bunker Ranch Boulevard and
US 290 with Springs Lane are anticipated to operate at an overall intersection Level of Service A
during the weekday AM and PM peak hours, with all movements at each intersection forecasted
to operate at a LOS C or better during each of the peak hours analyzed.

However, the study intersection of US 290 with Arrowhead Ranch Boulevard/DSISD
Transportation Department driveway is anticipated to operate at an overall intersection Level of
Service F during both the weekday AM and PM peak hours, with both the northbound Arrowhead
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Ranch Boulevard and the southbound DSISD Transportation Department driveway approaches to
the intersection operating at LOS F during each of the peak hours analyzed.

Copies of the capacity calculations performed using forecasted 2025 no-build (base) traffic
volumes and conditions are included in Appendix L to this report.

According to the City of Dripping Springs Code of Ordinances, Chapter 28, Exhibit A, Section
11.11, “The intersections included within the traffic impact analysis shall be considered adequate
to serve the proposed development if existing intersections can accommodate the existing service
volume, the service volume of the proposed development, and the service volume of approved but
unbuilt developments holding valid, unexpired building permits at level of service “C” or above.”
Therefore, because of the forecasted decrease in Level of Service, mitigation measures will need
to be considered for the intersection of US 290 with Arrowhead Ranch Boulevard.

Warrants for the installation of traffic signal control were evaluated at the study intersection of US
290 with Arrowhead Ranch Boulevard. These analyses were performed using criteria published
in Chapter 4C, Traffic Control Signal Needs Studies, contained in the Texas Manual on Uniform
Traffic Control Devices (TMUTCD). Specifically Warrant III, the Peak Hour warrant, was
evaluated. The peak hour signal warrant is anticipated to be satisfied at the intersection of US 290
with Arrowhead Ranch Boulevard under forecasted 2025 no-build (base) conditions during both
the weekday AM and weekday PM peak hours. Therefore, traffic signal control is assumed to be
necessary for the planned Arrowhead Ranch development and the installation of traffic signal
control at the intersection of US 290 with Arrowhead Ranch Boulevard would be the sole
responsibility of the Arrowhead Ranch development.

Copies of the graphs used to verify warrants for the installation of traffic signal control are included
in Appendix L to this report.

Therefore, capacity calculations were then performed for the study intersection of US 290 with
Arrowhead Ranch Boulevard assuming the installation of a traffic signal at the intersection. The
results of these capacity calculations revealed that the intersection of US 290 with Arrowhead
Ranch Boulevard could be anticipated to operate at an overall intersection Level of Service C or
better during the weekday AM and PM peak hours, with all movements operating at a LOS C or
better, following installation of traffic signal control. The anticipated Levels of Service at the
intersection of US 290 with Arrowhead Ranch Boulevard, assuming the installation of a traffic
signal, are presented in Figure 19 for the weekday AM and weekday PM peak hours. LOS, delay,
and volume to capacity ratios for each approach are summarized in Table 1 and Table 2 for the
weekday AM and weekday PM peak hours, respectively.

Copies of the capacity calculations performed using forecasted 2025 no-build (base) traffic
volumes including mitigations are included in Appendix M to this report.
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SITE TRAFFIC GENERATION AND DISTRIBUTION
VEHICULAR TRIP GENERATION

Vehicular trip generation for the proposed Bunker Ranch subdivision expansion was projected
based upon data published in the aforementioned 7rip Generation. Land Use Code 210, Single-
Family Detached Housing, was used to estimate the trip generation for the proposed 228 Single
family units.

Using this methodology, the proposed Bunker Ranch subdivision expansion can be anticipated to
generate a total of 162 trips during the weekday AM peak hour (40 trips entering and 122 trips
exiting) and a total of 213 trips during the weekday PM peak hour (134 trips entering and 79 trips
exiting).

SITE TRAFFIC DISTRIBUTION

As previously detailed, arrival and departure distribution for the proposed Bunker Ranch
subdivision expansion was provided by the Traffic Engineering Consultant for the City of Dripping
Springs. This trip distribution is summarized in Figure 7.

The forecasted trips to be added to each of the study intersections by the proposed Bunker Ranch
subdivision expansion are presented in Figure 20.

FORECASTED 2025 BUILD (WITH DEVELOPMENT) TRAFFIC VOLUMES

The forecasted 2025 build traffic volumes (with development) at each of the study intersections
during the weekday AM and weekday PM hours were determined by adding the forecasted trips
to be added to the study intersection by the proposed Bunker Ranch subdivision expansion (Figure
20) to the forecasted 2025 no-build (base) traffic volumes (Figure 17). The resultant forecasted
2025 build (with development) traffic volumes are presented in Figure 21.

FORECASTED 2025 BUILD (WITH DEVELOPMENT) CONDITION CAPACITY
CALCULATIONS

Capacity calculations were performed for each of the study intersections using forecasted 2025
build (with development) traffic volumes and conditions during the weekday AM and weekday
PM peak hours. The results of the capacity calculations performed using forecasted 2025 build
(with development) conditions and traffic volumes are presented in Figure 22 for the weekday AM
and weekday PM peak hours. LOS, delay, and volume to capacity ratios for each approach are
summarized in Table 1 and Table 2 for the weekday AM and weekday PM peak hours,
respectively.

The results of the capacity calculations performed using forecasted 2025 build (with development)
condition traffic volumes revealed that the study intersections of US 290 with Bunker Ranch
Boulevard and US 290 with Springs Lane are anticipated to continue to operate at an overall
intersection Level of Service A during the weekday AM and PM peak hours, with all movements
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at each intersection forecasted to operate at a LOS D or better. Therefore, no mitigation measures
are necessary for the intersections of US 290 with Bunker Ranch Boulevard and US 290 with
Springs Lane following completion of the Bunker Ranch subdivision expansion.

However, similar to the analyses performed for the 2025 no-build (base) conditions, the study
intersection of US 290 with Arrowhead Ranch Boulevard is anticipated to operate with an overall
intersection Level of Service F during both the weekday AM and PM peak hours, with both the
northbound Arrowhead Ranch Boulevard and the southbound DSISD Transportation Department
driveway approaches to the intersection operating at LOS F during each of the peak hours analyzed
under existing traffic control. As previously detailed, warrants for the installation of traffic signal
control at the intersection of US 290 with Arrowhead Ranch Boulevard are forecasted to be
satisfied under forecasted 2025 no-build (base) conditions. Therefore, traffic signal control is
assumed to be necessary for the planned Arrowhead Ranch development. Installation of traffic
signal control at the intersection of US 290 with Arrowhead Ranch Boulevard is the sole
responsibility of the Arrowhead Ranch development.

Copies of the capacity calculations performed using forecasted 2025 build (with development)
traffic volumes are included in Appendix N to this report.

Therefore, capacity calculations were then performed for the study intersection of US 290 with
Arrowhead Ranch Boulevard assuming the installation of a traffic signal at the intersection. The
results of these capacity calculations revealed that the intersection of US 290 with Arrowhead
Ranch Boulevard could be anticipated to operate at an overall intersection Level of Service C or
better during the weekday AM and PM peak hours, with all movements operating at a LOS C or
better, following installation of traffic signal control. The anticipated Levels of Service at the
intersection of US 290 with Arrowhead Ranch Boulevard, assuming the installation of a traffic
signal, are presented in Figure 23 for the weekday AM and weekday PM peak hours. LOS, delay,
and volume to capacity ratios for each approach are summarized in Table 1 and Table 2 for the
weekday AM and weekday PM peak hours, respectively.

Copies of the capacity calculations performed using forecasted 2025 build (with development)
traffic volumes including mitigations are included in Appendix O to this report.

ADDITIONAL ANALYSES
SIGNAL WARRANT EVALUATION

As previously discussed, warrants for the installation of traffic signal control at the study
intersection of US 290 with Arrowhead Ranch Boulevard are anticipated to be satisfied under
forecasted 2025 no-build (base) conditions and are forecasted to continue to be satisfied under
forecasted 2025 build (with development) conditions.

According to the City of Dripping Springs Code of Ordinances, Chapter 28, Exhibit A, Section
11.11, “The intersections included within the traffic impact analysis shall be considered adequate
to serve the proposed development if existing intersections can accommodate the existing service
volume, the service volume of the proposed development, and the service volume of approved but
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unbuilt developments holding valid, unexpired building permits at level of service “C” or above.”
Therefore, signal warrant evaluations were not performed for the intersections of US 290 with
Bunker Ranch Boulevard and US 290 with Springs Lane.

QUEUING ANALYSIS

Traffic volumes at each of the study intersections were used to perform queuing analyses for each
approach to each intersection. These queuing analyses were reported as the 95 percentile queue
from the average of five (5) runs of SimTraffic Traffic Signal Coordination Software by
TrafficWare. The results of these queuing analyses are summarized in Table 1 and Table 2 for the
weekday AM and weekday PM peak hours, respectively.

As described under Existing Conditions, a center, two-way left turn lane is provided along US 290
within the study area. SimTraffic Traffic Signal Coordination Software does not account for left
turns being made within a center two-way left turn lane. Therefore, in order to accurately model
the intersections, the center, two-way left turn lane was treated as an exclusive left turn lane at
each of the study intersections.

Based on the results of these queueing analyses, each of the existing auxiliary turn lanes at the
study intersections is of sufficient length to accommodate all existing queues, as well as all
forecasted 2025 queues, both without and following the proposed Bunker Ranch subdivision
expansion.

However it should be noted that the right turn in/right turn out driveway proposed to be constructed
as part of the planned Arrowhead Ranch commercial developments will be located in the middle
of the taper of the existing eastbound right turn lane on US 290 at its intersection with Arrowhead
Ranch Boulevard. Therefore, it is anticipated that the eastbound right turn lane on US 290 will
need to be lengthened in order to accommodate the location of the right turn in/right turn out
driveway and the increase in traffic volumes associated with the Arrowhead Ranch development.

Copies of the queuing analyses performed for existing 2021, forecasted 2025 no-build (base),
forecasted 2025 no-build (base) mitigated, forecasted 2025 build (with development), and
forecasted 2025 build (with development) mitigated conditions have been included in Appendix
P, Appendix Q, Appendix R, Appendix S and Appendix T to this report, respectively.

STOPPING SIGHT DISTANCE

Stopping sight distance calculations were performed for the US 290 approaches to Arrowhead
Ranch Boulevard, as warrants for the installation of traffic signal control at the intersection are
anticipated to be satisfied and the installation of a traffic signal is anticipated to be required in
order to mitigate the impacts caused by the construction of the proposed Arrowhead Ranch
commercial development. Stopping sight distance calculations were completed based on the
methodologies presented in the TXDOT Roadway Design Manual, July 2020. For analysis
purposes, the stopping sight distance required for vehicles approaching a stopped vehicle along
US 290 was evaluated
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The posted speed limit of US 290 is 60 miles per hour west of Arrowhead Ranch Boulevard and
50 miles per hour east of Arrowhead Ranch Boulevard. Therefore, for analysis purposes, the
stopping sight distance calculations were conservatively based on a posted speed limit of 60 miles
per hour. According to the TXDOT Roadway Design Manual, Section 3, Table 2-1, the required
stopping sight distance for a 60 mph posted speed limit is 570 feet.

The available stopping sight distance for the US 290 approaches to Arrowhead Ranch Boulevard
was measured to the location of the projected back of the queues on US 290. Based on the results
of the queuing analysis performed, the back of queue on the eastbound US 290 approach to
Arrowhead Ranch Boulevard was identified to be approximately 230 feet back from the
intersection during the weekday AM peak hour and approximately 196 feet back from the
intersection during the weekday PM peak hour. The back of queue on the westbound US 290
approach to Arrowhead Ranch Boulevard was identified to be approximately 170 feet back from
the intersection during the weekday AM peak hour and approximately 152 feet back from the
intersection during the weekday PM peak hour.

Based on the sight distance measurements performed at the intersection of US 290 with Arrowhead
Ranch Boulevard, greater than 1,000 feet of sight distance is available to the back of queue along
eastbound US 290 and greater than 1,000 feet of sight distance is available to the back of queue
along westbound US 290. Therefore, the available sight distance along US 290 to the back of
queue at Arrowhead Ranch Boulevard exceeds the required stopping sight distance for a posted
speed limit of 60 miles per hour.

CONCLUSIONS/RECOMMENDATIONS

The study concluded that the construction of the proposed Bunker Ranch Residential Development
expansion will have no significant impact on the operation of the study intersections.

Following completion of the proposed Bunker Ranch Residential Development expansion, the
study intersections of US 290 with Bunker Ranch Boulevard and US 290 with Springs Lane are
anticipated to continue to operate at an overall intersection Level of Service A during the weekday
AM and PM peak hours, with all movements operating at a LOS D or better.

However, it should be noted that, under both forecasted 2025 no-build (base) and forecasted 2025
build (with development) conditions, the study intersection of US 290 with Arrowhead Ranch
Boulevard is anticipated to operate at an overall intersection Level of Service F during both the
weekday AM and PM peak hours, with both the northbound Arrowhead Ranch Boulevard and the
southbound DSISD Transportation Department driveway approaches to the intersection operating
at LOS F during each of the peak hours analyzed. These Failure Levels of Service can be directly
attributed to the traffic volumes generated by the planned Arrowhead Ranch commercial
developments, including a 1,800 SF liquor store and a 6,000 SF super convenience store with 10
vehicle fueling positions.

Warrants for the installation of traffic signal control are anticipated to be satisfied at the
intersection of US 290 with Arrowhead Ranch Boulevard under forecasted 2025 no-build (base)

Civil & Environmental Consultants, Inc. -13- 304-065 — Revised Traffic Impact Analysis
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