
October 29, 2026

Presentation on 
Land Use Assumptions, 
Capital Improvements 

Plan, and Maximum 
Allowable Impact Fees



Impact Fee Update Process
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• Determine existing customer base

• Estimate growth over next 10-years

• Develop water demand and wastewater flow projections

Develop Land Use 
Assumptions

• Utilize Land Use Assumptions to determine required system improvements to serve 10-year growth

• Based on Water and Wastewater Master Plan recommendations

Establish Capital 
Improvement Plan (CIP)

• Determine 10-year capacity utilization for projects

• Establish growth in Living Unit Equivalents (LUEs)

• Calculate maximum allowable impact fee

Conduct Impact Fee 
Calculations

• Staff meetings

• IFAC meetings, CAP meetings, Developer Community meetings

• Board and City Council presentations
Stakeholder Meetings

• Public Hearing requires 30-day public notice

• Impact Fee report to be available to the public 60 days before public notice

• Ordinance update requires two readings at City Council meeting, Board approves NBU impact fee policy

Public Hearing and Adoption 
of Ordinance



Land Use Assumptions
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• Projections based on:
o 2025 Water Resources Plan

o 2026 W/WW Master Plan

o FY 2027 Budget Plan

• Utilized historical growth rates by 
customer type

• Incorporated ongoing and future 
proposed development information 
to spatially distribute growth

• Projected 10-year Average Growth 
Rate = 4.3%



Water System Improvements
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Existing Projects

• 2 Pump Stations

• 5 Storage Tanks

• 3 Production Facilities

• 32 Miles of Pipeline

Proposed Projects

• 3 Pump Stations

• 5 Elevated Storage Tanks

• 1 Ground Storage Tank

• 2 Production Facilities

• 18 Miles of Pipeline



Water Production Capacity
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• Trinity Expansion, Weltner 
Pump Station, Surface Water 
Treatment Plant (SWTP) 
Expansion, and new South 
SWTP all impact fee eligible

• Production capacity needed to 
serve growth across the water 
system, based on maximum 
day demand (MDD) projections

Historical Maximum Day Demand

Projected Maximum Day Demand

Sustainable Production Capacity (+15%)

Existing Maximum Production Capacity

Recommended Production Capacity



Wastewater System Improvements

6

Existing Projects

• 2 Lift Stations

• 2 Water Reclamation 
Facilities (WRF)

• 8 Miles of Pipeline

Proposed Projects

• 4 Lift Stations

• 3 WRF Expansions

• 18 Miles of Pipeline



McKenzie Water Reclamation Facility (WRF)
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• Texas Commission on Environmental 
Quality (TCEQ) “75/90” rule: 

• When a WRF exceeds 75% of its 
permitted annual average flow for 
three consecutive months, the utility 
must begin planning for a facility 
expansion

• When flows exceed 90% of the 
permitted annual average flow, the 
facility must begin construction of its 
next expansion

• Ongoing McKenzie WRF Expansion 
project will increase treatment capacity 
to 4.9 MGD

• Additional McKenzie WRF Expansion 
needed by 2034



Impact Fee Calculations



Impact Fee Calculations

• Only the percentage of a project utilized in the 10-year period is eligible

• Used hydraulic model and planning criteria to determine percent utilization

• Performed analysis to credit any portion of project costs that will be included in future water rates

• Impact fees calculated by dividing eligible project costs by growth in service units 
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Impact Fee 

per Service Unit =
Impact Fee CIP Cost - Credit

New Service Units



Eligible Cost Calculations
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% Utilized in 

10-year period

Impact fee eligible costs 

(Total Cost x 10-year 

Utilization)



Project Costs
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Water Costs

Total Project Costs = $780,853,720

Impact Fee Eligible Costs = $384,262,187

Wastewater Costs

Total Project Costs = $617,211,772

Impact Fee Eligible Costs $184,178,244



Living Unit Equivalents
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• Service equivalent to a water connection for a single-
family residence

• NBU utilizes 5/8-inch meters for typical single-family 
connections

• Equivalencies calculated based on American Water 
Works Association (AWWA) C700 and C702 maximum 
continuous capacity for water meters

• Multi-family: 0.5 LUE per dwelling unit

Meter Size

Maximum Flow Rate 

for 

Continuous Duty 

(gpm)

Living Unit

Equivalent

5/8” 10 1.0

1” 25 2.5

1 ½” 50 5.0

2” 80 8.0

3” 175 17.5

4” 300 30.0

6” 675 67.5

8” 2,400 240.0

10” 3,500 350.0



Service Unit Equivalents
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Customer 

Type Meter Size

2026 Total 

LUEs

2036 Total 

LUEs

2026-2036 

Growth in 

LUEs
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5/8" 39,701 62,305 22,604

1" 1,950 2,428 478

1 1/2" 1,505 1,870 365

2" 2,632 3,272 640

3" 298 368 70

4" 180 210 30

6" 68 68 0

10" 700 700 0

M
ul

ti-
F

am
ily

 

R
es

id
en

tia
l

- 7,162 10,200 3,039

TOTAL GROWTH IN LUEs 27,225

Customer 

Type Meter Size

2026 Total 

LUEs

2036 Total 

LUEs

2026-2036 

Growth in 

LUEs
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5/8" 36,513 54,744 18,231

1" 1,688 2,023 335

1 1/2" 1,505 1,800 295

2" 2,608 3,120 512

3" 280 350 70

4" 180 210 30

6" 68 68 0

10" 700 700 0

M
ul

ti-
F

am
ily

 

R
es
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en

tia
l

- 7,138 10,177 3,039

TOTAL GROWTH IN LUEs 22,512

WATER WASTEWATER



Credit Analysis
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Texas Local Government Code Chapter 395:
The CIP must contain…a plan for awarding:

A. a credit for the portion of…revenues generated by new service units during the program 
period that is used for the payment of improvements, including the payment of debt, that 
are included in the CIP

B. a credit equal to 50% of the total projected cost of implementing the CIP

or, in the alternative



Maximum Allowable Impact Fees
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Water Impact Fee

Total Eligible Capital Improvement Costs $384,262,187 

Total Eligible Financing Costs $234,123,950 

Total Eligible Impact Fee Costs $618,386,137 

Total Impact Fee Credits $1,683,202 

Maximum Allowable Eligible Costs $616,702,935 

Growth in Service Units 27,225

Maximum Allowable Water Impact Fee $22,652 

• Current water impact fee = $19,448

• Increase in the maximum allowable fee = $3,204 

• Increased construction costs 
are main factor contributing to 
increase

• Significant increase in 
treatment costs
• SWTP Expansion:      

$52,556,400  $108,843,786

• New South SWTP: $137,592,000



Maximum Allowable Impact Fees
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Wastewater Impact Fee

Total Eligible Capital Improvement Costs $184,178,244 

Total Eligible Financing Costs $110,296,975 

Total Eligible Impact Fee Costs $294,475,219 

Total Impact Fee Credits $2,488,815 

Maximum Allowable Eligible Costs $291,986,404 

Growth in Service Units 22,512

Maximum Allowable Wastewater Impact Fee $12,970 

• Current wastewater impact fee = $6,244

• Increase in the maximum allowable fee = $6,726 

• Main factors contributing to 
increase:
• Construction costs

• Location of growth

• Significant increase in 
treatment costs
• McKenzie WRF Expansion: 

$59,735,434  $83,470,350

• Gruene WRF Expansion: 
$44,490,000  $122,421,000

• New McKenzie WRF Expansion: 
$122,850,000



Next Steps



Next Steps

Impact Fee Report 

available to public by 

December 1, 2026

City Council Resolution to set 

the public hearing date

January 25, 2027

Conduct public hearing on 

impact fees on 

March 8, 2027

City Council to consider 

adoption of impact fees

NBU Board to consider 

setting impact fee 

collection rate on

April 29, 2027



Questions and Discussion

CONTACT INFORMATION:

Stephanie Neises, PE | sjn@freese.com | 512.617.3192


