
ORDINANCE NO. 2013- 11- 109

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF McKINNEY,

TEXAS AMENDING CHAPTER 130, ENTITLED " LAND DEVELOPMENT

REGULATIONS," OF THE CODE OF ORDINANCES OF THE CITY OF

MCKINNEY,  TEXAS,  THROUGH THE AMENDMENT OF EXISTING

ARTICLE II ENTITLED " WATER AND WASTEWATER IMPACT FEES"

BY AMENDING PORTIONS OF SECTIONS 130-22, 130-26 THROUGH

130- 29, AND SECTIONS 130- 33, 130- 68, AND 130-71 AS SET FORTH

HEREIN BELOW;   BY THE ADOPTION OF A NEW EXHIBIT 1

REGARDING THE 2012-2013 LAND USE ASSUMPTIONS FOR UTILITY

IMPACT FEES;   BY THE ADOPTION OF A NEW EXHIBIT 2

REGARDING THE 2012-2013 WATER & WASTEWATER IMPACT FEE

UPDATE (" WATER & WASTEWATER IMPROVEMENTS PLANS"); AND

BY THE ADOPTION OF A NEW SCHEDULE 1 REGARDING THE

ASSESSMENT AND COLLECTION OF WATER AND WASTEWATER

IMPACT FEES;  PROVIDING THIS ORDINANCE BE CUMULATIVE;

PROVIDING FOR SEVERABILITY; PROVIDING FOR GOVERNMENTAL

IMMUNITY;  PROVIDING FOR INJUNCTIONS;  AND PROVIDING FOR

AN EFFECTIVE DATE

WHEREAS,  the City of McKinney ( the " City") is a home- rule city possessing the full
power of local self-government pursuant to Article II,  Section 5 of the

Texas Constitution, Section 51. 072 of the Texas Local Government Code

and its home rule charter; and

WHEREAS,  the City established utility impact fees to be imposed within its corporate
limits and within its extraterritorial jurisdiction by Ordinance No. 1868, and
as amended by Ordinance No. 1996- 03- 013; Ordinance No. 2001- 08- 092;
Ordinance No.   2003-05-056;   and Ordinance No.   2008- 11- 103 in

compliance with Chapter 395 of the Texas Local Government Code ( the

Utility Impact Fee Ordinances"); and

WHEREAS,  the Utility Impact Fee Ordinances have been codified in Article II of
Chapter 130 of the Code of Ordinances, City of McKinney, Texas; and

WHEREAS,  Texas Local Government Code Section 395. 052 requires a city imposing
utility impact fees to update the land use assumptions and capital
improvements plans at least once every five years; and

WHEREAS,  the City held a public hearing and approved the Updated Land Use
Assumptions For Utility Impact Fees in conjunction with Resolution No.
2013-06-089 ( R), which Resolution and Assumptions are attached hereto

as Exhibit 1 and incorporated herein by reference for all purposes allowed
by law; and

WHEREAS,  the City held a public hearing and approved the 2012-2013 Water &
Wastewater Impact Fee Update  (" Water  &  Wastewater Improvements

Plans")   in conjunction with Resolution No.  2013- 11- 187  ( R),  which

Resolution and Update are attached hereto as Exhibit 2 and incorporated

herein by reference for all purposes allowed by law; and

WHEREAS,  the City Council finds that the provisions governing the administration of
utility impact fees and Schedules 1 and 2 setting forth the water and
wastewater impact fees to be assessed and collected established in the

Utility Impact Fee Ordinances and codified in Article II of Chapter 130 of
the Code of Ordinances, City of McKinney, Texas, should be amended;
and



WHEREAS,  the City Council finds that the City has complied with Chapter 395 of the
Texas Local Government Code in the amendment of the land use

assumptions, capital improvements plans, and utility impact fees; and

WHEREAS,  the proposed amendments to Article II of Chapter 130 of the Code of
Ordinances,  City of McKinney,  Texas,  are in the best interest of the

citizens of McKinney to assure the availability of adequate water and
wastewater facilities and services in order to serve new development

consistent with the policies set forth in the City's Comprehensive Plan.

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF
MCKINNEY, TEXAS, THAT:

1.

All of the above premises are hereby found to be true and correct legislative and
factual findings of the City of McKinney,   and they are hereby approved and

incorporated into the body of this Ordinance as if restated herein in their entirety.

2.

From and after the effective date of this Ordinance,  Section 130-22 entitled
Definitions"  of the Code of Ordinances of the City of McKinney,  Texas,  is hereby

amended in part by deleting the definition of " Land Use Assumptions" and replacing
said definition with a new definition for the phrase " Land Use Assumptions" to read as
follows:

Land Use Assumptions means and includes a description of
the Service Areas and the projections of population and
employment growth and associated changes in land uses,

densities and intensities adopted by the City,  as may be
amended from time to time, in the Service Area over a 10-
year period upon which the Impact Fee Capital

Improvements Plans are based. The Land Use

Assumptions are set out in the most recently updated Land
Use Assumptions for Utility Impact Fees adopted by
resolution of the City Council of the City of McKinney, Texas,
and attached hereto as Exhibit 1."

3.

From and after the effective date of this Ordinance,  Section 130-22 entitled
Definitions"  of the Code of Ordinances of the City of McKinney,  Texas,  is hereby

amended in part by deleting the definition of " Wastewater Improvements Plan" and

replacing said definition with a new definition for the phrase "Wastewater Improvements
Plan" to read as follows:

Wastewater Improvements Plan identifies the wastewater

facilities or wastewater expansion and their associated costs

that are necessitated by and which are attributable to new
development,  for a period not to exceed ten  ( 10)  years,

which capital improvements are to be financed in whole or in
part through the imposition of wastewater impact fees

pursuant to this Article.    The Wastewater Improvements
Plan is a part or component of the  " Impact Fee Capital

Improvements Plan or Capital Improvements Plans for Utility
Impact Fees"   ("Utility Improvements Plan")  adopted by
resolution of the City Council of the City of McKinney, Texas,
and attached hereto as Exhibit 2."
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4.

From and after the effective date of this Ordinance,  Section 130- 22 entitled

Definitions"  of the Code of Ordinances of the City of McKinney,  Texas,  is hereby
amended in part by deleting the definition of "Water Improvements Plan" and replacing
said definition with a new definition for the phrase " Water Improvements Plan" to read

as follows:

Water Improvements Plan identifies the water facilities or

water expansions and their associated costs that are

necessitated by and which are attributable to new

development,  for a period not to exceed ten  ( 10)  years,

which capital improvements are to be financed in whole or in

part through the imposition of water Impact Fees pursuant to

this Article.    The Water Improvements Plan is a part or

component of the " Impact Fee Capital Improvements Plan or

Capital Improvements Plans for Utility Impact Fees" (" Utility
Improvements Plan")  adopted by resolution of the City
Council of the City of McKinney, Texas, and attached hereto
as Exhibit 2."

5.

From and after the effective date of this Ordinance,  Section 130-26 entitled
Impact Fees per Service Unit" of the Code of Ordinances of the City of McKinney,

Texas,  is hereby amended and replaced in its entirety so that hereafter said Section
130- 26 shall be and read as follows:

Sec. 130-26.   Impact Fees Per Service Unit

a)      The maximum impact fee per service unit ( pre-credit)

and the maximum assessable impact fee per service

unit ( post-credit) for wastewater and water facilities

shall be as set forth for each Meter Size and Meter

Type where Meter Type is distinguished in:

1)      Schedule 1,  Table A,  if the date of final plat

recording is prior to September 1,  2003 and

replatting is not necessary;

2)      Schedule 1,  Table B,  if the date of final plat

recording is on or after September 1,  2003

through and including November 9, 2008 and
replatting is not necessary;

3)      Schedule 1,  Table C,  if the date of final plat

recording is on or after November 10,  2008

through and including November 19, 2013 and
replatting is not necessary;

4)      Schedule 1,  Table D,  if the date of final plat

recording or replat recording is on or after
November 20, 2013.

Schedule 1,   Tables A through D   ( sometimes

hereinafter referred to collectively as  " Schedule 1")

are attached hereto and made a part of this Article by
reference.  Schedule 1 may be amended from time to
time by Ordinance.

b)      The maximum impact fee per service unit ( post-credit)

set forth in Schedule 1 that is assessed to new
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development, as may be amended from time to time,
is declared to be the roughly proportionate measure
of the impact(s)   generated by a new unit of

development on the City's utility system.    To the

extent that the impact fee per service unit collected is

less than the maximum assessable impact fee per

service unit, such difference is hereby declared to be
founded on policies unrelated to the measurement of

the actual impacts of the development on the City' s
transportation system.    The maximum assessable

impact fee per service unit may be used in evaluating
any claim by an applicant,  developer,  or property
owner that the dedication,     construction,     or

contribution of a capital improvement imposed as a

condition of development approval pursuant to the

City' s regulations is not roughly proportionate to the
impact(s) of the new development on the City' s utility
system."

6.

From and after the effective date of this Ordinance,  Section 130-27 entitled
Assessment of Impact Fees"  of the Code of Ordinances of the City of McKinney,

Texas, is hereby amended and replaced in its entirety so that hereafter said Section
130- 27 shall be and read as follows:

SECTION 130- 27.  Assessment of Impact Fees

a)      Assessment of the impact fee per service unit for any
new development shall be made as follows:

1)      For a new development for which a final plat
was recorded prior to September 1, 2003 and

for which no replatting is necessary pursuant to
the City' s subdivision regulations prior to

development or for a new development for

which no plat is necessary pursuant to the
City's Zoning Ordinance because the property
in question is a lot of record,  assessment of

impact fees shall occur at the time application

is made for the building permit,  and shall be
the amount of the maximum assessable

impact fee per service unit ( post-credit) as set
forth in Schedule 1, Table A, attached hereto

and incorporated herein by reference, for each
meter size for each proposed development unit

as set forth in Schedule 1, Table A.

2)      For a new development for which recordation

of the final plat occurred on or after September

1,  2003 through and including November 9,
2008 and for which no replatting is necessary
pursuant to the City's subdivision regulations,
assessment of impact fees shall occur at the

time of final plat recordation and shall be the
amount of the maximum assessable  ( post-

credit) impact fee per service unit ( post-credit)

as set forth in Schedule 1, Table B, attached

hereto and incorporated herein by reference,
for each meter size for each proposed

development unit as set forth in Schedule 1,

Table B .
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3)      For a new development for which recordation

of the final plat occurred on or after November

10, 2008 through and including November 19,
2013, and for which no replatting is necessary,
assessment of impact fees shall occur at the

time of final plat recordation and shall not

exceed the amount of the maximum

assessable impact fee per service unit ( post-

credit)  as set forth in Schedule 1,  Table C,

attached hereto and incorporated herein by
reference, for each Meter Size and Meter Type

for each proposed development unit as set

forth in Schedule 1, Table C .

4)      For a new development for which recordation

of the final plat occurred on or after November

20,  2013,  assessment of impact fees shall

occur at the time of final plat recordation and

shall not exceed the amount of the maximum

assessable impact fee per service unit ( post-

credit)  as set forth in Schedule 1,  Table D,

attached hereto and incorporated herein by
reference, for each meter size and meter type

for each proposed development unit as set

forth in Schedule 1, Table D.

5)      For land on which new development occurs or

is proposed to occur without platting,
assessment of impact fees shall occur at the

time application is made for the building permit,
and shall be the amount of the maximum

assessable impact fee per service unit ( post-

credit)  as set forth in Schedule 1,  Table D,

attached hereto and incorporated herein by
reference, for each meter size and meter type

for each proposed development unit as set

forth in Schedule 1, Table D.

b)      Following Assessment of the Impact Fee pursuant to
subsection   (A),   the amount of the Impact Fee

Assessed per Service Unit for that development

cannot be increased,  unless the owner proposes to

change the approved development by the submission
of a new application for Final Plat Approval or replat

approval or proposes to increase the Meter Size or

Meter Type for any use within that development,  in
which case new Assessment shall occur at the

maximum assessable Schedule 1 rate then in effect.

c)      In the event that a development is evaluated by City
staff, which results in a decrease in the number of

Service Units,   the City will credit the overall

development, based on the reduction in the number

of Service Units.

d)      Following the vacating of any plat or submittal of any
replat,   a new Assessment must be made in

accordance with Section 130-26.

e)      Approval of an amended plat pursuant to Texas Local

Government Code,    Section 212. 016,    and the
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Subdivision Ordinance, Section 142-79, is not subject
to reassessment for an Impact Fee provided that the
use of the property remains the same and no

increase in the Meter Size or Meter Type for any use
within that development is sought."

8.

From and after the effective date of this Ordinance,  Section 130- 28 entitled
Payment and Collection of Impact Fees"  of the Code of Ordinances of the City of

McKinney, Texas, is hereby amended in part by deleting paragraph ( d) in its entirety
and replacing said paragraph with a new paragraph ( d) to read as follows:

d)    The amount of each Impact Fee  (wastewater and

water) for a New Development shall not exceed an
amount computed by multiplying the maximum

assessable fee per Service Unit for each category of
utility pursuant to Section 130- 26 by the number of
Service Units generated by the development.

According to the American Water Works Association
the ratio of water flows for different sizes and types of
Water Meters is as follows:

Meter Meter Type Ratio to 1/4" meter
Size
3/

4"       Simple 1. 0

1" Simple 1. 7
11/

2"     Simple 3. 3

2" Simple 5. 3

2" Compound 5. 3

2" Turbine ( Irrigation) 10. 7

3" Compound 10. 7

3" Turbine ( Irrigation) 23.2

4" Compound 16. 7

4" Turbine ( Irrigation) 43. 3

6" Compound 33. 3

6" Turbine ( Irrigation) 93. 3

8" Compound 53. 3

8" Turbine ( Irrigation) 160.0

10"      Turbine ( Irrigation) 233.3

12"      Turbine ( Irrigation) 293.3

Accordingly,  the number of service units for each

Meter Size and Meter Type follows the same ratio

and is used to determine the proportional water and
wastewater impact fee for each Meter Size and Meter

Type compared to a simple 3/ 4" Water Meter."

9.

From and after the effective date of this Ordinance,  Section 130-29 entitled
Offsets and Credits against Impact Fees" of the Code of Ordinances of the City of

McKinney,  Texas,  is hereby amended in part by adding a new subparagraph ( 8) to

paragraph ( b) of said section to read as follows:

8.      a provision stating that in those instances where the
City determines the projected cost to construct a
system facility is not roughly proportionate to the
dollar value of the impact fee credits which may be
awarded for that system facility the City may

consider,  upon request of the Developer,  awarding
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impact fee credits based on the lesser of a

percentage of the City' s projected costs for that
system facility or a percentage of the documented
and City-approved costs to the Developer of the
system facility which was dedicated to and accepted
by the City with the City' s projected costs or the
documented and City-approved costs to the

Developer being reduced by the same percentage of
reduction as applied to the maximum impact fee per

service unit  ( pre-credit)  to arrive at the maximum

assessable impact fee per service unit ( post-credit)

as reflected in the applicable Table of Schedule 1 ."

10.

From and after the effective date of this Ordinance,  Section 130- 33 entitled

Refunds"  of the Code of Ordinances of the City of McKinney,  Texas,  is hereby
amended by deleting paragraph  ( e)  in its entirety and re- lettering paragraph  ( f) as

paragraph ( e).

11.

From and after the effective date of this Ordinance,  Section 130- 68 entitled

Water Improvement Plan" of the Code of Ordinances of the City of McKinney, Texas,
is hereby amended in part by deleting the second sentence of paragraph ( a) so that

hereafter paragraph ( a) of said Section 130- 68 shall be and read as follows:

a)     The Water Improvements Plan for the City of

McKinney is a component of the Water & Wastewater

Improvements Plans attached hereto and

incorporated herein by reference as Exhibit 2."

12.

From and after the effective date of this Ordinance,  Section 130- 71 entitled

Wastewater Improvements Plan" of the Code of Ordinances of the City of McKinney,
Texas, is hereby amended in part by deleting the second sentence of paragraph ( a) so
that hereafter paragraph ( a) of said Section 130- 71 shall be and read as follows:

a)     The Wastewater Improvements Plan for the City of
McKinney is a component of the Water & Wastewater

Improvements Plans attached hereto and

incorporated by reference as Exhibit 2."

13.

From and after the effective date of this Ordinance, former Exhibit 1 that was

attached to and adopted by Ordinance No. 2008- 11- 103 is hereby deleted in its entirety
and replaced with a new Exhibit 1 that is attached hereto and incorporated herein by
reference for all purposes allowed by law.   Such Exhibit 1 is comprised of Resolution

No.  2013-06-089 ( R), together with the 2012-2013 Land Use Assumptions for Utility
Impact Fees that was approved by and incorporated into said Resolution.     All

references to " Exhibit 1" contained in this Ordinance and Article II of Chapter 130 of the

Code of Ordinances, City of McKinney, Texas, are hereby declared to be references to
Exhibit 1 of this Ordinance.

14.

From and after the effective date of this Ordinance, former Exhibit 2 that was

attached to and adopted by Ordinance No. 2008- 11- 103 is deleted in its entirety and
replaced with a new Exhibit 2 that is attached hereto and incorporated herein by
reference for all purposes allowed by law.   Such Exhibit 2 is comprised of Resolution
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No.  2013- 11- 187 ( R) together with the 2012-2013 Water & Wastewater Impact Fee
Update  (" Water  &  Wastewater Improvements Plans")  that was approved by and
incorporated into said Resolution.    All references to  " Exhibit 2"  contained in this

Ordinance and Article II of Chapter 130 of the Code of Ordinances, City of McKinney,
Texas, are hereby declared to be references to Exhibit 2 of this Ordinance.

15.

This ordinance shall be and is hereby declared to be cumulative of all other
ordinances of the City of McKinney, and this ordinance shall not operate to repeal or
affect any of such other ordinances except insofar as the provisions thereof might be
inconsistent or in conflict with the provisions of this ordinance,  in which event such

conflicting provisions,  if any,  in such other ordinance or ordinances are hereby
superseded.

16.

If any section, subsection, sentence, clause or phrase of this ordinance is for any
reason held to be unconstitutional,  such holding shall not affect the validity of the
remaining portions of this ordinance.

17.

All of the regulations provided in this ordinance are hereby declared to be
governmental and for the health, safety and welfare of the general public. Any member
of the City Council or any City official or employee charged with the enforcement of this
ordinance,  acting for the City of McKinney in the discharge of his duties,  shall not

thereby render himself personally liable; and he is hereby relieved from all personal
liability for any damage that might accrue to persons or property as a result of any act
required or permitted in the discharge of his said duties.

18.

Any violation of this ordinance can be enjoined by a suit filed in the name of the
City of McKinney in a court of competent jurisdiction,  and this remedy shall be in
addition to any penal provision in this ordinance or in the Code of the City of McKinney.

19.

The caption of this Ordinance shall be published one time in a newspaper having
general circulation in the City of McKinney, and this Ordinance shall become effective
upon publication.

PASSED AND APPROVED BY THE CITY COUNCIL OF THE CITY OF MCKINNEY,
TEXAS, ON THIS THE 19TH DAY OF NOVEMBER, 2013.

CITY OF McKINNEY, TEXAS

BRIAN LOU H k ER

Mayor

CORRECTLY ENROLLED:

SA DY H A T, TRMC, MMC

City Secretary
BLANCA I. GARCIA

Assistant City Secretary
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DATE:   -At IL/ 1LLJ      •

A7  •   E P AS TO FORM:

L
MARK S. HOUSER

City Attorney
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RESOLUTION NO.  2013- 06- 089 ( R)

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF McKINNEY,
TEXAS, APPROVING THE LAND USE ASSUMPTIONS FOR THE 2012-
2013 UTILITY IMPACT FEE UPDATE

WHEREAS,  per Texas Local Government Code Section 395. 052, a city imposing an
impact fee shall update the Land Use Assumptions and capital

improvements plan at least every five years; and

WHEREAS,  the Land Use Assumptions were presented to the Planning and Zoning
Commission, serving in their role as the Capital Improvements Advisory
Committee, on April 23, 2013 and the meeting minutes were forwarded to the
City Council on May 7, 2013; and

WHEREAS,  per Texas Local Government Code Section 395.054, the City of McKinney,
Texas has held a public hearing to consider updated Land Use Assumptions
for the 2012- 2013 Utility Impact Fee Update; and

WHEREAS,  per Texas Local Government Code Section 395.054, the City of McKinney,
Texas is required to adopt an ordinance, order, or resolution approving the
Land Use Assumptions.

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF
McKINNEY, TEXAS, THAT:

Section 1.     The City Council of the City of McKinney, Texas approves the Land Use
Assumptions for the 2012- 2013 Utility Impact Fee Update.

Section 2.     This Resolution shall take effect immediately from and after the date of
passage and is so resolved.

DULY PASSED AND APPROVED BY THE CITY COUNCIL OF THE CITY OF
McKINNEY, TEXAS ON THE

18TH

DAY OF JUNE, 2013.

CITY OF McKINNEY, TEXAS

TRAVIS US ERY

Mayor Pro- Tem

ATTEST:

SAND HART, TRM  , MMC

City Secretary
BLANCA I. GARCIA

Assistant City Secretary

AP'   
VE% AS TO FORM:

MARK S. HOUSER

City Attorney
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CITY OF MCKINNEY

LAND USE ASSUMPTIONS REPORT

2012- 2013 IMPACT FEE UPDATE

INTRODUCTION

To accurately determine the costs associated with providing infrastructure to
serve new development for the purpose of assessing impact fees, a planning
study must first be conducted to determine the type,  amount,  and location of
expected growth over the next 10 years.  That study,  known as a Land Use
Assumptions  ( LUA)  report,  is described in Chapter 395 of the Texas Local

Government Code as the basis for which all capital improvement plans for impact

fees are to be created. It must be updated every five years and/ or as conditions
for development change in the city.

CONTENTS

The report is divided into six sections that serve to satisfy the methodology
requirements of State Law. They are:

I. Study Process:  A description of the data types and basic

procedures used in the study.

II.       Service Area Maps:  The impact fee service areas for roadway
facilities and utility facilities based on the data collection zones.

III.      Baseline Data:  Information on population,  land use,  and square

footage of non- residential uses for McKinney, as of 2012, for each
service area.

IV.      Ultimate Projections:   Projections for population and square

footage of non- residential uses which reflect a completely

developed condition based on the city' s Future Land Use Plan and
current land use patterns.

V.       10- Year Growth Assumptions:  Population and non- residential

growth assumptions for the next ten years by service area.

VI.      Summary Tables: Tabular summary of figures for baseline and 10-
year projections by service area.
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I. STUDY PROCESS

In order to estimate current population, estimate non- residential square footage

levels in McKinney and to develop growth assumptions to be used in capital
improvements planning,  a wide variety of data have been reviewed.   By
assimilating data of varying types and noting both the differences and similarities
of their variables, logical conclusions have been drawn to support the inclusion of
data which is the  " most appropriate"  for McKinney and its expected growth
patterns.  It is important to note that there is no " one right way" to carrying out a
land use assumptions study,  but City Staff has been very diligent to utilize
generally accepted forecasting techniques based on sound planning principles.

A. Data Types:

1.  Existing land uses ( source: Collin Central Appraisal District).

2.  Existing zoning map and regulations ( source: City of McKinney).

3.  Future land uses based on the adopted Future Land Use Plan and

Module Diagram ( source: City of McKinney).

4.  Historical population information ( source: City of McKinney).

5.  Residential and non- residential developments constructed over the last

seven years ( source: City of McKinney).

6.  McKinney Town Center Study Phase 2,  Market Feasibility Analysis

source: City of McKinney).

7.  Proposals for residential and non- residential developments that have

been submitted to the City ( and in some cases, have been approved)
but not yet constructed ( source: City of McKinney).

B. Study Procedures:

Using the data described above, the study has been prepared following these
primary steps.

1.  Update impact fee service area boundaries in accordance with State
Law requirements. See Section II: Service Area Maps.

2.  Collect/determine baseline data for 2012 population and non-

residential square footage ( by land use category and by service area).
See Section III: Base Year Data.

3.  Project the ultimate population and non- residential square footage ( by
land use category and by service area) for McKinney at build- out. See
Section IV: Ultimate Projections.
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4.  Project population and non- residential square footage growth for the

next ten years ( by land use category and by service area). See Section

V: 10-Year Growth Assumptions.

II. SERVICE AREA MAPS

As defined by Local Government Code Chapter 395,  a  " service area"  may
include all or part of the land within the political subdivision or its ETJ to be

served by the capital improvements or facilities expansions specified in the
Capital Improvements Plan, except roadway facilities and storm water, drainage,
and flood control facilities.

For roadway facilities, a service area is limited to an area within the corporate
boundaries of the political subdivision and shall not exceed 6 miles.  Roadway
service area boundaries generally follow existing and future major thoroughfares.
Roadway service areas also represent areas of similar traffic generation
characteristics and help to maintain efficiencies in accounting and administration
of roadway impact fees.

Exhibit " A" shows the 2012 Roadway Service Area Map. The 2012 Roadway
Service Area Map includes the same 13 Service Areas that the City of McKinney
recognized during the 2007-2008 Impact Fee Update. Only slight changes have
been made to align service area boundaries with newly constructed roadways.
These slight changes do not necessarily alter Service Area boundaries, rather,
they simply capture the alignments of built roadways as opposed to proposed
alignments.

Exhibit  " B"  shows the 2012 Utility Service Area Map.  Since there were no

changes in the boundary of McKinney' s Extraterritorial Jurisdiction  ( ETJ),  the

2012 Utility Service Area Map has not changed since the 2007-2008 Impact Fee
Update.
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ROADWAY SERVICE AREA MAP (2012)
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UTILITY SERVICE AREA MAP (2012)
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EXHIBIT " B"
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III. BASELINE DATA

A. Population:

The baseline population in McKinney as of January 1, 2012 has been estimated
at 136, 813.

Table 1 below shows McKinney' s population history from the 2000 U. S Census
through the estimate for January 1, 2012. Using the official 2010 U. S. Census
population as starting point,  City Planning Staff estimates a population figure
each year based on an analysis of building permit data for the previous year as
well as on commonly accepted assumptions for occupancy rates and household
sizes.

Table 1 below illustrates that McKinney has been experiencing steady residential
growth over the last decade. With no foreseeable exhaustion of land, this trend of

increasing population growth should continue well past the 10- year forecast of
this study.

TABLE 1

CITY OF MCKINNEY

HISTORICAL POPULATION GROWTH

2000 — 2012

YEAR POPULATION ANNUAL PERCENTAGE GROWTH

2000 54, 369*

2001 58,438 7. 5%

2002 66, 990 14. 6%

2003 76,907 14. 8%

2004 85,865 11. 6%

2005 94,733 10. 3%

2006 104, 853 10. 7%

2007 115, 198 9. 9%

2008 120, 978 5. 0%

2009 122, 803 1. 5%

2010 131, 117*     6. 8%

2011 133, 376 1. 7%

2012 136, 666 2. 5%

Official Census figure

The citywide population estimate is then spatially distributed among the thirteen
roadway service areas. To do this, data from Collin CAD is used in conjunction
with City building permit data to convert the population into housing units.  By
querying the data using Geographic Information Systems  (GIS) software,  the
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number of exiting housing units currently within each service area is estimated.
Using the average number of persons in a single family unit and a multi- family
unit ( i. e. the household size), an estimated number of residents is determined for

each service area. For single family, the average household size used is 3. 0. For
multi- family, the average household size used is 2. 4. These are the standard
household sizes used by City Planning Staff for the yearly population estimates.
See Summary Table in Section VI)

B. Non-Residential Square Footages:

It is also necessary to establish a baseline figure for non- residential uses
currently in McKinney. Non- residential uses are estimated in square feet because
building square footages provide the basis for determining the projected increase
in Service Units demanded over the next ten years.

For roadway impact fees in particular,  building square footage is the most
common independent variable for the estimation of non- residential vehicle trips
generated in the Institute of Transportation Engineers  ( ITE)  Trip Generation
Manual.  This statistic is more appropriate than the number of employees

because building square footage is tied more closely to trip generation and is
known at the time of application for any development or development

modification that would require the assessment of an impact fee.

As a result, the non- residential uses are grouped into three broad categories:

Basic, Service, and Retail. These three categories correspond to an aggregation

of other specific land use categories based on the North American Industry
Classification System ( NAICS).

The Basic category generally consists of industrial uses. The Service category
generally consists of office uses,   including institutional uses   ( schools,

government, and churches). The Retail category generally includes commercial
uses.

Baseline square footage of Basic,  Service, and Retail uses within the City of
McKinney is determined using data from Collin CAD. Collin CAD provides the
City Planning Staff with square footage data for all existing non- residential
improvements ( i. e. structures) within the city limits. GIS is then used to query the
data by service area and by non- residential land use type. Using the results of
these queries, a summary table of all non- residential uses within each service
area is created.  Adding the square footage of each non- residential land use
within each service area gives the baseline square footages of Basic, Service,

and Retail uses. ( See Summary Table in Section VI)

7
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IV. ULTIMATE PROJECTIONS

A. Population:

An ultimate population projection must also been established.  This ultimate

projection is needed as an input ( i. e. it establishes an upper growth limit when

plotting a Gompertz growth curve) for estimating the ten- year projection ( which is
provided in Section V). Therefore, the Ultimate Project has been calculated first

in this report.

The ultimate population of the City of McKinney is a function of residential land
use area ( acres), housing density ( dwelling units per acre), occupancy rate, and
household size ( persons per dwelling unit). An ultimate population of 357, 967

persons is based on the following process:

Within current city limits: An existing land use map is derived from Collin CAD
data and reflects currently developed properties in the City of McKinney. The
existing land use map reflects existing uses and may not necessarily correspond
with the zoning or Future Land Use Plan. By taking the Future Land Use Plan
map and subtracting all developed land as shown on the existing land use map,
a new map is created that show only undeveloped  (vacant) areas within the

current city limits. The undeveloped land map is then divided into service areas.

Staff then analyzes the zoning regulations for every undeveloped parcel of land
in order to compile a summary of the number of acres available for type of
residential development ( single- family, multi- family). For parcels currently zoned
Agricultural District," Staff uses the Future Land Use Plan ( and its accompanying

Module Diagram) to determine future anticipated uses. The Future Land Use

Plan ( and Module Diagram) is a guide indicating the City's desired future use of
land and is already referenced when the City considers zoning requests. The
acreage of each type of residential development in each service area is

multiplied by the average dwelling units per gross developable acre of type as
calculated from existing land use patterns.

EUndeveloped Average Dwelling Units per Gross      _ Projected

Acres
X

Developable Acre by Residential Type Dwelling Units

Within the ETJ but outside current city limits: Property located within the ETJ but
outside the city limits is not subject to the City's zoning regulations. Therefore,
the Future Land Use Plan  ( and Module Diagram)  is used to consider which

zoning regulations would be applied to the property upon annexation into the city.
Thus,  the ultimate population for the area within the ETJ but outside of the

current city limits is calculated based on an analysis of the Future Land Use Plan
and Module Diagram).

8
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The acreage of each land use category in each service area is multiplied by the
recommended average allowable housing density given by the Future Land Use
Plan ( and Module Diagram). The products of each land use category are then
added together to obtain the total projected dwelling units in each service area.

EUndeveloped Dwelling Units       _ Projected

Acres
X

Per Acre Dwelling Units

The projected number of dwelling units for each service area within and outside
of the city limits are added together to get the total projected increase in the
number of dwelling units to build- out.

This figure is converted to population by multiplying it by an average household
size ( persons per dwelling unit).   For single family, the average household size
used is 3. 0. For multi- family, the average household size used is 2. 4. These are
the same average household sizes used for the yearly population projection by
the City.

The total projected increase in population is added to the 2012 baseline

population to determine the ultimate population of the City of McKinney at 100%
build out.

E
Existing       +      Population      _     Population at

Population Increase Build Out

B. Non-Residential Square Footage:

To estimate the ultimate square footage of Basic,  Service and Retail uses, a

method similar to the one used for population is used.

Within the current city limits ( applicable for roadway and utility impact fees): A

map is created showing only undeveloped ( vacant) areas within the current city
limits.  The undeveloped land map is divided into service areas.  Then,  Staff

analyzes the zoning regulations for every undeveloped parcel of land in order to
compile a summary of the number of acres within the current city limits that could
be developed for Basic, Service and Retail uses.

For purposes of this analysis, the Basic category consists of zoning districts with
designations for:

ML- Light Manufacturing
MH- Heavy Manufacturing
PD- Planned Development Districts with industrial- type base zoning
districts or development standards.

9
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The Service category consists of zoning districts designated for:
O- Office

0-1 Neighborhood Office

PD- Planned Development Districts with office- type base zoning districts
or development standards).

The Retail category consists of zoning districts designated for:
BN- Neighborhood Business

BG- General Business

C- Planned Center

PD- Planned Development Districts with commercial- type base zoning
districts or development standards.

For properties currently zoned " Agricultural District," Staff uses the Future Land
Use Plan  ( and the accompanying Module Diagram).  See below for how Staff

groups the various land use types of the Future Land Use Plan ( and the Module
Diagram) into Retail, Service or Basic categories.

Within the ETJ but outside current city limits ( applicable only for utility impact
fees: The ultimate non- residential square footage for the area within the ETJ but

outside the current city limits is calculated based on an analysis of the Future
Land Use Plan ( and Module Diagram). This analysis produces a summary of the
number of acres within the ETJ but outside current city limits that could be
developed for Basic, Service, and Retail uses.

For purposes of this analysis, the Basic category consists of the following future
land use types:

Light Industrial/ Manufacturing
Flex Office/Warehouse

Airport Operations

The Service category consists of the following future land use types:
Office- Neighborhood

Office- Urban

Office- Regional

Employment Center

Community Facilities

The Retail category consists of the following future land use types:
Retail- Neighborhood

Retail- Urban

Retail- Regional

Lodging
Entertainment

10
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Using the square footage data from Collin CAD, the square footage of all existing
developments ( i. e. the square footage of the improvements) are then divided by
the total developed acreage to determine the square footage per acre for Basic,
Service, and Retail uses. ( See Table 2 below)

Using the analysis of the undeveloped acres of Basic, Service, and Retail uses
both within and outside of the city limits, the projected increase in square footage
in each service area is found by multiplying the acreage of undeveloped land by
the square footage per acre. ( See Table 3 below)

EExisting Square Footage Acres of Projected Increase in

of Developed Land
X

Developed Land Building Square Footage

The projected increase in non- residential square footage is then added to the

2012 baseline square footage to determine the projected ultimate non- residential

square footage of Basic,  Service,  and Retail uses at build- out.  (See Table 4

below as well as the Summary Table in Section VI)

Table 2 below shows the square footage per acre of existing Basic, Service, and
Retail uses that are existing in the City of McKinney.

TABLE 2

CITY OF MCKINNEY

EXISTING BASIC, SERVICE, AND RETAIL

SQUARE FOOTAGE PER ACRE

ACRES EXISTING BUILDING
SQ. FT. PER ACRE

DEVELOPED SQ.  FT.

BASIC 1, 272 11, 453, 254 9, 004

SERVICE 1, 749 9, 804, 080 5, 606

RETAIL 1, 281 9, 900, 940 7, 729

Table 3 below shows the projected increase in non- residential square footage of

Basic, Service, and Retail uses to build- out.
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TABLE 3

CITY OF MCKINNEY

PROJECTED INCREASE IN BASIC, SERVICE, AND RETAIL

SQUARE FOOTAGE TO BUILD- OUT

SQ. FT. PER ACRES PROJECTED INCREASE

ACRE UNDEVELOPED IN BUILDING SQ. FT.

BASIC 9, 004 5, 304 47,758, 891

SERVICE 5, 606 5, 804 32, 543, 118

RETAIL 7,729 6, 215 48,033,018

Table 4 below shows the projected ultimate non- residential square footage of
Basic, Service, and Retail uses at build- out.

TABLE 4

CITY OF MCKINNEY

PROJECTED BASIC, SERVICE, AND RETAIL

SQUARE FOOTAGE AT BUILD-OUT

EXISTING PROJECTED INCREASE IN TOTAL SQ. FT.

BUILDING SQ. FT.   BUILDING SQ. FT.    AT BUILD OUT

BASIC 11, 453,254 47, 758, 891 59, 212, 145

SERVICE 9,804, 080 32, 543, 118 42, 347, 198

RETAIL 9, 900, 940 48, 033, 019 57, 933, 959

12
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SE
V. 10- YEAR GROWTH ASSUMPTIONS

A. Population:

The ten- year population projection for land use assumptions is not only based on
densities established by the existing zoning regulations and by the currently
adopted Future Land Use Plan ( and Module Diagram), but it is also based on

historical population data.  As aforementioned in Section III of this report,

McKinney has experienced a steady growth over the past 15 years. With no
foreseeable exhaustion of land,  this trend of increasing population growth is
expected to continue well past the 10- year forecast of this study.

There are several methods for projecting population growth based on historic
population data.  One of these methods involves using a linear growth curve
which assumes a constant growth rate and takes the form of a straight line when

plotted. This method has suited the City of McKinney' s relatively constant growth
rate in previous studies.

However, during the period of this update, the City of McKinney ( along with the
rest of the country) has experienced a significant slowdown in the single family
residential market. For projections over a relatively short period of time such as
ten years,   the linear method is too simplified and cannot accurately
accommodate a significant economic slowdown such as what has occurred in

recent years. Therefore, in order to develop a projection that is more accurate
over the ten year growth horizon, two other standard methods of projection have

been utilized. The average of the two methods has been incorporated into the

land use assumptions report. These two methods are the Gompertz growth curve

and the ratio technique.

The Gompertz growth curve is an extrapolation method that generally fits the
growth pattern of McKinney over the last few years. It assumes that, during the
total growth period of a geographic area, the growth is slow in the beginning,
then increases exponentially for a period of time,  and then tapers off as the
population approaches an upper growth limit. When plotted, the curve resembles

an " S". Using the ultimate population ( 357, 966) from the build- out projections as
the upper growth limit, a Gompertz curve has been plotted.

Projections for larger geographic areas  ( i. e.  counties or regions)  are more

reliable than projections for smaller areas ( i. e. cities) since the larger population

base is less likely to exhibit short term variations.  For this reason,  a second

method called the ratio technique has also been utilized. This method assumes

that, if the relationship between the population of a city and its larger geographic
area ( for example, a county) has been a generally fixed ratio, the population of
the city can be projected based on the population projection of the county.

Analyzing data from Collin CAD over the last five years shows that the total
number of single family units in McKinney has been about 15% of the total units

in Collin County. Likewise, analyzing data from the State Demographer over the
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last five years shows that the population for McKinney has been about 15% of

that of Collin County.

With no foreseeable constraint on the supply of developable land in McKinney, it
is assumed that McKinney's share of population growth in Collin County will
remain the same for at least the next 10 years.  Using this assumption,
McKinney's population has been calculated for the ten year period as 15% of the

population projected by the State Demographer for Collin County for the same
10- year period.

The Gompertz projection provides the low end of the projection and the ratio
method provides the high end. Then, the average of both methods is used to
establish the 10-year population projection.

Once the population is projected for the 10- year window,  dispersing the
additional population among the service areas is necessary.   In order to

accurately disperse the population,  population growth trends ( i. e. quantity and
location of anticipated additional residential dwelling units) have been analyzed
by considering all planned lots/ units shown on all pending plats and general
development plans. ( See Summary Table in Section VI)

Note: Municipal Utility District (Nos. 1 and 2) and Utility Impact Fees

The Trinity Falls MUD, a large master-planned development located wholly within
the northern reaches of McKinney' s ETJ,  anticipates ultimate build- out of

approximately 4, 200 single-family residential units on approximately 1, 700 acres.
The City of McKinney will be providing water and wastewater service to this
development, and, as such, this development will be subject to utility impact fees.

Based on consideration of data provided by the developer as well as information
contained in various agreements between the developer and the City,  City Staff
is making the following assumptions for this impact fee update:

Approximately 2, 700 residential units are projected to be

developed in the Trinity Falls development within the 10- year
planning window of this impact fee update.

No amount of non- residential square footage is projected to be

developed in the Trinity Falls development within the 10- year
planning window of this impact fee update.

The Trinity Falls development is not anticipated to be annexed
into the corporate boundaries of the City of McKinney within the
10- year planning window of this impact fee update.
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B. Non- Residential Square Footage:

The baseline 2012 non- residential square footage figures have been used as a

reference point of how developed the service areas are in 2012. To forecast the

amount of growth in Basic, Service, and Retail use categories over the 10-year

period of the study, a combination of three methods has been used.

It is assumed that the anticipated growth of uses in the Retail category will tend
to follow the growth of population.  In order to determine the amount of Retail

growth within the City of McKinney, a ratio of current square feet of Retail space
to population is determined.  The location of the anticipated Retail growth is

determined by analyzing population growth, the location of undeveloped land and
the location of developing retail corridors and nodes. Using these methodologies,
Staff is able to forecast the amount and location of Retail uses anticipated over

the next 10 years.

It is assumed that the anticipated growth of uses in the Basic category will not
follow population but,  instead, grow at the same rate it has over the last five

years. It is also assumed that Basic uses will be concentrated in industrial areas

of the city. A per year average of the amount of Basic uses constructed over the
past five years is used by Staff to forecast the amount of Basic growth
anticipated over the next 10 years. The location of the anticipated Basic growth is

determined by analyzing the location of undeveloped land,  zoning regulations
and the Future Land Use Plan ( and Module Diagram).

To forecast the amount of anticipated growth of uses in the Service category over
the next 10 years,  a combination of current square footage per person and

historical levels of Service uses in McKinney is used. The amount of Service
growth can be tied to population growth,  but it is not as dependent on the

population growth as Retail uses. It is assumed that the location of some Service

uses   ( i. e.   neighborhood- scale offices,   churches,   and schools)   would be

dispersed according to population,  but the location of some other types of

Service uses ( i. e. larger-scale office parks, governmental centers, etc.) may be
located within clusters throughout the city. The location of the anticipated Service
growth is determined by analyzing the location of undeveloped land,  zoning
regulations, and the Future Land Use Plan ( and Module Diagram) as well as the

location of residential growth. ( See Summary Table in Section VI)
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VI. SUMMARY TABLES

Table 5.

Baseline 2012
Residential Non- Residential Square Feet

Service

Area Population Dwelling Units Basic Service Retail

A 0 0 0 0 0

B 0 0 0 0 0

C 3, 501 1, 245 10, 233 108, 704 488,070

D 9, 584 2, 776 66,490 1, 775, 143 719, 239

E 2, 550 635 3, 159, 347 759, 829 984, 216

F 0 0 0 0 0

G 35, 028 12, 584 138,680 1, 201, 866 883, 757

H 13, 294 5, 222 293,832 803, 818 1, 218,376

I 33, 327 11, 881 101, 530 1, 259, 562 872, 364

J 21, 291 8, 816 1, 453,785 2, 040, 859 3, 000, 259

K 18, 223 6, 584 5, 628,221 1, 852, 784 1, 723, 306

L 15 13 601, 136 1, 515 11, 353

M 0 0 0 0 0

Total 136, 813 49,756 11, 453, 254 9,804, 080 9, 900, 940

Table 6.      3
10-Year Projected Increase

Residential Non- Residential Square Feet

Service

Area Population Dwelling Units Basic Service Retail

A 0 0 0 0 0

B 7, 919 2, 740 0 0 0

C 8, 216 2, 843 0 261, 471 672, 692

D 5, 199 1, 799 0 392, 211 831, 620

E 2, 439 844 530, 732 0 170, 542

F 43 15 0 0 0

G 14, 236 4, 926 37, 908 436, 138 618,214

H 10,407 3, 601 37, 910 1, 926, 111 1, 035, 982

I 7, 537 2, 608 56, 865 855,438 327, 306

J 3, 725 1, 289 132,684 459, 139 599, 805

K 2, 468 854 331, 707 125,597 244, 095

L 0 0 199, 024 0 0

M 0 0 0 0 0

Total 62, 190 21, 519 1, 326, 830 4,456, 105 4, 500, 256
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Table 7.

10-Year Projection
Residential Non- Residential Square Feet

Service

Area Population Dwelling Units Basic Service Retail

A 0 0 0 0 0

B 7, 919 2, 740 0 0 0

C 11, 718 4, 088 10, 233 370, 175 1, 160, 762

D 14, 784 4, 575 66,490 2, 167, 354 1, 550, 859

E 4, 989 1, 479 3, 690, 079 759, 829 1, 154, 758

F 43 15 0 0 0

G 49, 264 17, 510 176, 588 1, 638, 004 1, 501, 971

H 23, 701 8, 823 331, 742 2, 729, 929 2, 254, 358

I 40, 864 14, 489 158, 395 2, 115, 000 1, 199, 670

J 25, 016 10, 105 1, 586,469 2, 499, 998 3, 600, 064

K 20, 691 7, 438 5, 959, 928 1, 978, 381 1, 967,401

L 15 13 800, 160 1, 515 11, 353

M 0 0 0 0 0

Total 199, 003 71, 275 12, 780, 084 14, 260, 185 14, 401, 196

Note: All numbers are cumulative ( i. e. numbers include the baseline 2012 from Table 5
figures plus the 10- year Projection Increase figures from Table 6.).
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CITY OF MCKINNEY

2012 —2022 WATER &  WASTEWATER IMPACT FEE UPDATE

SECTION I — INTRODUCTION

A.   GENERAL

In accordance with the requirements of Chapter 395. 052 of the Local Government Code, this

report establishes the City of McKinney' s Capital Improvement Plan for water and wastewater

impact fees and calculates the maximum allowable fee for each.   Land use assumptions for

impact fees were generated under a separate document by the City of McKinney' s Planning

Department.

Chapter 395, of the Local Government Code is an act that provides guidelines for financing

capital improvements required by new development in municipalities, counties, and certain other

local governments.  The basis for determination of an impact fee requires the preparation and

adoption of a land use plan and growth assumption, and the preparation of a 10- year capital

improvement plan.  The capital improvement plan requires an analysis of total capacity, the level

of current usage and commitments of capacity of existing capital improvements. From these two

phases, a maximum impact fee is calculated.

The Act allows the maximum impact fee to be charged if revenues from future ad valorem taxes,

and water and sewer bills are included as a credit in the analysis.  If not, the Act allows the

maximum fee to be set at 50% of the calculated maximum fee.   The following items were

included in the impact fee calculation:

1.   The portion of the cost of the new infrastructure that is to be paid by the City, including

engineering, property acquisition and construction cost.

2.   Existing excess capacity in lines and facilities that will serve future growth and which were

paid for in whole or part by the City.

3.   Engineering and quality control fees for construction projects.

4.   Interest and other finance charges on bonds issued by the City to cover its portion of the

cost.
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The engineering analysis portion of the Water and Wastewater Fee determines utilized capacity

cost of the major water distribution and wastewater collection facilities between the year 2012

and the year 2022.  Facilities in this analysis include, water pump stations, water storage tanks,
water transmission lines and wastewater collection lines.   The North Texas Municipal Water

District ( NTMWD) water treatment, wastewater treatment and distribution components were

excluded from this analysis.  The study period is a ten- year period with 2012 as the base year.

The impact fee calculations for the water and wastewater systems are based on land use

assumptions provided by the City of McKinney.  Prior to this impact fee update, the City's Water

Distribution and Wastewater Collection hydraulic models were updated for 2012, 2022 and

buildout conditions.   The hydraulic model results are available for review from the City of

McKinney.   The equivalency factors utilized in this analysis conform to the latest American

Water Works Association Standards ( C700 - C703).

B.   WATER & WASTEWATER IMPACT FEE GLOSSARY

1.   Advisory Committee means the capital improvements advisory committee established by the

City for purposes of reviewing and making recommendations to the City Council on

adoption of the City's impact fee program.

2.   Area-Related Facility means a capital improvement or facility expansion which is

designated in the impact fee capital improvements plan and which is not a site- related

facility. Area-Related Facility may include capital improvements that are located off-site, or

within or on the perimeter of the development site.

3.   Assessment means the determination of the amount of the maximum impact fee per service

unit that can be imposed on new development.

4.   Capital Improvement means either a water facility or a wastewater facility with a life

expectancy of three or more years, to be owned and operated by or on behalf of the City.

5.   City means the City of McKinney, Texas.

6.   Credit means the amount of the reduction of an impact fee due, determined under this

ordinance or pursuant to administrative guidelines that is equal to the value of area- related
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facilities provided by a property owner pursuant to the City' s subdivision or zoning

regulations or requirements, for the same type of facility.

7.   Debt Service means the 20- year financing costs of projects applied to all eligible existing

and proposed water and wastewater facilities.

8.   Facility Expansion means either a water facility expansion or a sewer facility expansion.

9.   Impact Fee means either a fee for water facilities or a fee for wastewater facilities, imposed

on new development by the City pursuant to Chapter 395 of the Texas Local Government

Code in order to generate revenue to fund or recoup the costs of capital improvements or

facility expansion necessitated by and attributable to such new development.  Impact fees do

not include the dedication of rights-of-way or easements for such facilities,  or the

construction of such improvements, imposed pursuant to the City's zoning or subdivision

regulations.

10.  Impact Fee Capital Improvements Plan means either a water capital improvements plan or a

wastewater capital improvement plan adopted or revised pursuant to the impact fee

regulations.

11.  Land Use Assumptions means the projections of population and growth, and associated

changes in land uses, densities and intensities over at least a ten- year period, as adopted by

the City and as may be amended from time to time, upon which the capital improvements

plans are based.

12.  Land Use Equivalency Table means a table converting the demands for capital

improvements generated by various land uses to numbers of service units, as may be

amended from time to time.

13. New Development means the subdivision of land;  the construction,  reconstruction,

redevelopment, conversion, structural alteration, relocation, or enlargement of any structure;

or any use or extension of the use of land; any of which increases the number of service

units.
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14.  Recoupment means the imposition of an impact fee to reimburse the City for capital

improvements that the City had previously oversized to serve new development.

15.  Service Area means either a water service area or wastewater service area which impact fees

for capital improvements or facility expansion will be collected for new development

occurring within such area, and within which fees so collected will be expended for those

types of improvements or expansions identified in the type of capital improvements plan

applicable to the service area.

16.  Service Unit means the applicable standard units of measure shown on the land use

equivalency table in the Impact Fees Capital Improvements Plan that can be converted to

water meter equivalents,  for water or for wastewater facilities,  which serves as the

standardized measure of consumption, use or generation attributable to the new unit of

development.

17.  Site-Related Facility means an improvement or facility which is for the primary use or

benefit of a new development, and/or which is for the primary purpose of safe and adequate

provision of water or wastewater facilities to serve the new development, and which is not

included in the impact fees capital improvements plan and for which the property owner is

solely responsible under subdivision or other applicable development regulations.

18.  Utility Connection means installation of a water meter for connecting a new development to

the City's water system, or connection to the City's wastewater system.

19.  Wastewater Facility means a wastewater interceptor or main, lift station or other facility

included within and comprising an integral component of the City's collection system for

wastewater.  Wastewater facility includes land, easements or structure associated with such

facilities. Wastewater facility excludes site- related facilities.
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20.  Wastewater Facility Expansion means the expansion of the capacity of any existing

wastewater improvement for the purpose of serving new development, but does not include

the repair, maintenance, modernization, or expansion of an existing sewer facility to serve

existing development.

21.  Wastewater Capital Improvements Plan means the adopted plan, as may be amended from

time to time, which identifies the wastewater facilities or wastewater expansions and their

associated costs which are necessitated by and which are attributable to new development,

for a period not to exceed 10 years.

22.  Water Facility means a water main, pump station, storage tank or other facility included

within and comprising an integral component of the City's water storage or distribution

system.  Water facility includes land, easements or structures associated with such facilities.

Water facility excludes site- related facilities.

23.  Water Facility Expansion means the expansion of the capacity of any existing water facility

for the purpose of serving new development, but does not include the repair, maintenance,

modernization,  or expansion of an existing water improvement to serve existing
development.

24.  Water Capital Improvements Plan means the adopted plan, as may be amended from time to

time, which identifies the water facilities or water expansions and their associated costs

which are necessitated by and which are attributable to new development, for a period not to

exceed 10 years.

25.  Water Meter means a device for measuring the flow of water to a development, whether for

domestic or for irrigation purposes.

C.   LAND USE ASSUMPTIONS ( Provided By: City ofMcKinney Planning Department)

The impact fee land use assumptions utilized in this update were prepared by the City of

McKinney' s Planning Department and are presented in a separate document.   The land use

assumptions projected an ultimate residential population of approximately 357, 967 in the City of

McKinney' s ultimate planning boundary.  This is a lower ultimate population than projected in

the City' s 2007 Water and Wastewater Impact Fee Update,  which estimated a residential

population of 387,964, a decrease of 29,997 people.
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The residential and non- residential growth provided by the City for the year 2012 through 2022
is summarized in Table No. 1.

TABLE NO.  1

Residential and Non- Residential Growth from 2012 to 2022

Residential Non-Residential Uses**

Year Population*   Type Developed Area (SF)

Basic 11, 453, 254

2012 136, 813 Service 9, 804, 571

Retail 9, 900,940

Total:   31, 158,274

Basic 12, 780, 084

2022 199, 003 Service 14, 260, 185

Retail 14,401, 196

Total:   41, 441, 465

Res. Growth Rate 1. 45 Non-Res. Growth Rate 1. 3

Residential Population— Represent Estate. Low Density. Medium Density and High Density Residential Categories
Basic— Industrial Land Uses

Service— Office& Institutional Land Uses

Retail—Commercial Land Uses

As shown in Table No. 1, increases in the residential population and non-residential uses will

occur during the 10- year capital recovery period.  The water demand and wastewater flows from

the residential and non-residential uses dictate the ultimate size of facilities, while the rate of

growth is important to determine the timing of system improvements to meet the City' s growing
needs.  The eligible water impact fee facilities are shown on Exhibit 1.  The eligible wastewater

facilities are shown on Exhibit 2 in this report.
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SECTION H

WATER  &  WASTEWATER C.I.P.  AND IMPACT FEE ANALYSIS

A.   DEFINITION OF A SERVICE UNIT — WATER AND WASTEWATER

Chapter 395 of the Local Government Code requires that impact fees be based on a defined

service unit.  A " service unit" means a standardized measure of consumption, use generation, or

discharge attributable to an individual unit of development calculated in accordance with

generally accepted engineering or planning standards.   This impact fee defines a water and

wastewater service unit to be a 3/- inch water meter and has referred to this service unit as a

Single Family Living Unit Equivalent ( SFLUE).  The SFLUE is based on the continuous duty

capacity of a
3/

4- inch water meter.  This is the typical meter used for a single family detached

dwelling, and therefore is considered to be equivalent to one " living unit".  Other meter sizes can

be compared to the 3/ 4- inch meter through a ratio of water flows as published by the American
Water Works Association as shown in Table No. 2 below.   This same ratio is then used to

determine the proportional water and wastewater impact fee amount for each water meter size.

TABLE NO. 2

Living Unit Equivalencies For Various Types and Sizes of Water Meters

Continuous Duty Ratio to 3/ 4"

Meter Type Meter Size Maximum Rate (gpm) (
a)  

Meter

Simple 3/
4"   15 1. 0

Simple 1"   25 1. 7

Simple 1- 1/ 2" 50 3. 3

Simple 2"    80 5. 3

Compound 2"    80 5. 3

Turbine ( Irrigation)  2"  160 10. 7

Compound 3"  160 10. 7

Turbine ( Irrigation)  3"  350 23. 3

Compound 4"  250 16. 7

Turbine ( Irrigation)  4"  650 43. 3

Compound 6"  500 33. 3

Turbine ( Irrigation)  6" 1, 400 93. 3

Compound 8"  800 53. 3

Turbine ( Irrigation)  8"       2,400 160. 0

Turbine 10"       3, 500 233. 3

Turbine 12"      4,400 293. 3

Source: AWWA Standard C700- C703
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B.   CALCULATION OF WATER & WASTEWATER - LIVING UNIT EQUIVALENTS

The City of McKinney provided the existing water meter count by size category as of December
2012.   In total, there are 47, 277 domestic water and irrigation meters serving an existing

population of 136, 813 residents and business.  Table No. 3 shows the number of existing meters,

the living unit equivalent factor and the total number of living unit equivalents for each sized
water meter.

The number of wastewater accounts was determined by subtracting the number if irrigation
meters from the number of domestic water meters.  This equates to 45, 481 wastewater accounts.

Table No. 4 illustrates the existing wastewater accounts and the SFLUE' s.

The residential growth rate of 1. 45 in Table 1 was applied to 3/ 4- inch through 2- inch meters. The

non-residential growth rate of 1. 3 in Table 1 was applied to 3- inch through 8- inch meters.

Utilizing these growth rates in a straight- line extrapolation of the existing water and wastewater
accounts, the numbers of new accounts was calculated for the year 2022.  City records indicate
the historical growth of

3/
4- inch and 1- inch meters is approximately 45% 3/ 4- inch meters and 55%

1- inch meters for the base meter sizes.  These percentages were applied to the total growth of 3/ 4-

inch and 1- inch meters.   Living unit equivalents were then applied to the water meters and
wastewater accounts for 2012 and 2022, resulting in a total number of living units.   The

difference in the total number of 2012 and 2022 living units results in the new living unit
equivalents during the impact fee period.    The calculation of living unit equivalents is
summarized in Table 3 and Table 4.

TABLE NO. 3

Water Living Unit Equivalents 2012 - 2022

2012 2022
New

Living Unit
Living Unit Total Living Unit Total Equivalents

Number of Equivalent Number Number Equivalent Number of During
Water Ratio for 3/ 4"      ofLiving of Water Ratio for 3/ 4"   Living Impact

Meter Size Meters Used Units Meters Used Units Fee Period

3/ 4" 29,629 1. 0 29,629.0 38,676 1. 0 38,676 9,047

1"  15, 050 1. 7 25,083.3 26, 108 1. 7 43,513 18,430

1- 1/ 2" 462 3. 3 1, 540. 0 670 3. 3 2,233 693

2"  1, 844 5. 3 9,834. 7 2,674 5. 3 14,260 4,426

3"   178 10.7 1, 898.7 237 10.7 2,525 627

4"   44 16. 7 733. 3 59 16. 7 975 242

6"   16 33. 3 533. 3 21 33. 3 709 176

8"    4 53. 3 213. 3 5 53. 3 284 70

Totals 47,227 69,465.7 68,450 103, 176.9 33,711
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TABLE NO. 4

Wastewater Living Unit Equivalents 2012— 2022

2012 2022
New

I

Living Unit
Living Unit Total Living Unit Total Equivalents

Number of Equivalent Number Number Equivalent Number of During
Water Ratio for 3/ 4"      of Living of Wate r Ratio for 3/ 4"   Living Impact

Meter Size Meters Used Units Meters Used Units Fee Period

3/ 4" 26,830 1. 0 26,830.0 35,212 1. 0 35,212 8,382

1"  14, 564 1. 7 24,273. 3 24,809 1. 7 41, 348 17,075

1- 1/ 2" 264 3. 3 880.0 383 3. 3 1, 276 396

2"   969 5. 3 5, 168. 0 1, 405 5. 3 7,494 2,326

3"   172 10. 7 1, 834. 7 229 10.7 2,440 605

4"   43 16. 7 716.7 57 16.7 953 237

6"    15 33. 3 500.0 20 33. 3 665 165

8"    4 53. 3 213. 3 5 53. 3 284 70
I

Totals l 42, 861 60,416.0 62, 120 89,672.4 29,256

C.   COST OF FACILITIES

Unit cost for proposed water and wastewater lines larger than 12 inches in diameter that are

anticipated to be constructed by private development,  include the City's oversize cost

participation only.   These water and wastewater lines are highlighted green on Exhibits 1

through 2.  Oversize cost participation from City is when funds become available.  For City

participation, the developer must bid the 12- inch as a base and the oversize as an additive

alternate.  City initiated water and waste water lines include the full cost of the proposed facility.
These water and wastewater lines are highlighted red on Exhibits 1 through 2.    Developer

initiated water and wastewater line projects which are 12 inches or less in diameter are not

included in this Impact Fee analysis, as the cost for these size lines are the responsibility of the

developer. These water and wastewater lines are highlighted blue on Exhibits 1 through 2.

Actual construction costs of the various elements of the water and wastewater systems were

utilized where the information was known.  The existing cost of facilities was determined from

Contractor' s final pay requests, City purchase orders, bid tabulation forms and developer' s

agreements.
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Most of the cost data for existing water and wastewater lines included in the impact fee analysis

have been located.  A 5% debt service, over a period of 20- years, has been added to all projects.

Actual costs were used for those existing projects where records were available.

D.  WATER DISTRIBUTION SYSTEM

Computer models for the years 2012, 2022 and Buildout were prepared and analyzed by

Birkhoff, Hendricks & Carter.  The models were developed and water demand distributed from

residential population and non- residential land use projections provided by the City of

McKinney' s Planning Department.  The projected developed land areas from the City' s Land

Use Assumptions follow closely to the construction of major facilities in the system.   These

facilities include pump stations, storage tanks, and major distribution lines. All computer models

were run for the Maximum Hourly Demands in a three- day extended period simulation to insure

proper sizing of the facilities to meet peak demands.

1.   Existing Pump Stations, Ground Storage Reservoirs & Elevated Storage Tanks

The existing water distribution system included in the impact fee analysis ( As of December

2012) includes the facilities summarized in Table No. 5 and Table No. 6.

TABLE NO. 5

Water Distribution System -- Existing Pump Stations & Ground Storage

Number Rated Number of Total

of Capacity Ground Ground Storage

Pump Station Pumps      ( MGD)    Storage Tanks Available( Gallons)

McKinney Ranch 11 49. 7 2 16, 000, 000

University 6 50. 0 2 16, 000,000

Total: 17 99. 7 4 32,000,000
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TABLE NO. 6

Existing Elevated Storage Tanks

Elevated Storage Tanks Capacity in Million Gallons

Industrial Elevated Storage Tank 2. 0

U.S. 380 Elevated Storage Tank 1. 5

Wilmeth Elevated Storage Tank 2. 0

Virginia Elevated Storage Tank 1. 5

Independence Elevated Storage Tank 3. 0

Community Elevated Storage Tank 3. 0

Total 13.0

The existing McKinney Ranch Low Side pumps and the Chestnut Elevated Storage Tank are

no longer utilized and were not included in the impact fee calculation.  The existing Gerrish

Pump Station is near capacity and is not included in the impact fee calculation.

The pump stations and ground storage facilities were analyzed with the maximum daily

demand, while elevated storage acts dynamically and therefore was analyzed utilizing the

difference between the Maximum Hourly Demand and the Maximum Daily Demand.

2.   Distribution Lines

The distribution lines consist of all lines within the Service Area planning boundary

supplying water to customers in the City of McKinney.  Existing and proposed distribution

lines vary in size from 3/ 4- inch services to 72- inch transmission lines.  The cost of water

lines includes construction cost, appurtenances ( water valves, fire hydrants, taps and the

like), utility relocations, purchase of easements and engineering costs.   Financing cost over

a 20- year term is included for each project.

Unit cost for proposed capital improvement water lines 12- inches and larger in diameter

classified as City initiated, or City participation in oversize water lines, include the City' s

full cost of the proposed facility.  Developer' s initiated water line projects, 12 inches or less

in diameter were not included in this Impact Fee analysis, as the cost for these size lines are

the responsibility of the developer.
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3.   Water Supply

The City of McKinney currently receives all of its water supply from the North Texas

Municipal Water District (NTMWD).  McKinney' s allocation of the capital cost of services

as a Member of the NTMWD was specifically excluded from the impact fee analysis.

If included, McKinney' s share of the NTMWD capital cost could include the original

construction cost, expansion cost and financing cost of the following components:

a)   Water Rights Cost in Lake Lavon and other Sources

b)   Raw Water Intake Structures

c)   Raw Water Pump Stations

d)   Treatment Plant and Expansion

e)   High Service Pump Stations

f)   Transmission Lines

g)   NTMWD Owned Ground Storage Facilities

4.   Water Distribution System Capital Improvement Projects for Impact Fees

In order to meet the demands of the anticipated growth over the next 10- years, as provided

in the Land Use Assumptions prepared by the City of McKinney, certain water distribution
system improvements are required.   Exhibit 1 shows the recommended water system

improvements and Table No. 7 itemizes each project and the project cost in 2012 dollars.

These recommended improvements form the basis for the water system impact fee

calculation.

The capital improvement plan for impact fees provides for system improvements within the

defined Service Area Planning Boundary.
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Table No. 7

10- Year Water System Capital Improvement Plan for Impact Fees

PROPOSED WATER LINES

I Sty Participation in Cost Oversize

2  . ity Initiated and Funded
Opinion of

Construction Debt Total

Year Project Size Cost( A)       Service( B)     Project Cost

2014 2 INDUSTRIAL BLVD. 12" WATERLINE( PIPEBURST 8" to 12")      12"      $      610,868  $      320,707  $      931, 575

2014 2 COUCH DRIVE 12" WATER LINE LOOP 12"      $      700,000  $      367, 500  $     1, 067, 500

2015 2 US 380/ INDEPENDENCE LOOP 12", 16", 20", 24" $     2, 173,617  $     1, 141, 149  $     3, 314,766

2014 1 US 380/ COLT SUBDIVISION OFFSITE 16", 20", 24"   $      235,861  $      123, 827  $      359,688

2015 1 BLUESTEM 16" WATERLINE 16"      $       42,750  $       22,444  $       65, 194

2015 1 WESTRIDGE 16" WATERLINE 16"      $       29,349  $       15, 408  $       44,757

2015 1 S. H. 5 36" WATER LINE& WILLOWWOOD 36"& 24" WATER LINE 24", 36"    $     2, 307,387  $     1, 211, 378  $     3, 518,765

2016 1 HARDIN SOUTH 16" WATER LINE 16"      $       27,264  $       14,314  $       41, 578

2017 1 STONEBRIDGE48" WATERLINE 48"      $     6,096,215  $     3,200,512  $     9,296,727

2017 1 HARDIN 30" WATER LINE-( TRINrI'YFALLS WEST FEED)       30"      $     2, 188,580  $     1, 149,004  $     3, 337, 584

2017 1 F.M. 54324"& 16" WATERLINE 16", 24"    $      402,059  $      211, 081  $      613, 140

2017 1 F. M. 1461( FUTURE EW THOROUGHFARE) 24"& 18" WATERLINE 18", 24"    $      861, 612  $      452,346  $     1, 313, 958

2018 1 HARDIN 24"& 16"( TRINITY FALLS WEST FEED NORTH)       16", 24"    $      425, 132  $      223, 194  $      648,326

2018 1 COUNTY ROAD 227 16" WATERLINE 16"      $       94,617  $       49,674  $      144,291

2018 2 AIRPORT WATER LINE NORTH LOOP 20", 36"    $     3, 569, 134  $     1, 873, 795  $     5,442, 929

2018 2 CUSTER 18" NORTH WATERLINE 18"      $     2,301, 937  $     1, 208,517  $     3, 510,454

2019 1 RIDGE 20"& 24" WATERLINES 20", 24"    $      498,838  $      261, 890  $      760, 728

2019 1 RIDGE 16" WATERLINES( LOOP TO OLD DANVILIE SYSTEM)     16"      $       92,909  $       48,777  $      141, 686

2019 1 IAKE FOREST 30" WATERLINE 30"      $      910,261  $      477,887  $     1, 388, 148

2019 1 BLOOMDALE16" WATERLINE- 850 PHASE 1 16"      $       61, 438  $       32,255  $       93, 693

2019 1 BLOOMDALEI6" WATERLINE- 850 PHASE 2 16"      $       95, 152  $       49,955  $      145, 107

2020 2 BLOOMDALE 794 PUMP STATION 54" DISCHARGE LINE 54"      $     3, 890,601  $     2, 042,566  $     5, 933, 167

2020 2 AIRPORT 24" WATERLINE SOUTH LOOP 24"      $     1, 356,344  $      712,082  $     2, 068,426

2020 2 OLD MILL ROAD 24" WATER LINE( FUTURE THOROUGHFARE)   24"      $     2,008, 863  $     1, 054,653  $     3, 063, 516

2020 1 BLOOMDALE 850 PUMP STATION 42& 54" DISCHARGE LINE 42", 54"    $     4,029,477  $     2, 115,476  $     6, 144,953

2021 1 FUTURE 850 EAST/ WEST THOROUGHFARE 20"& 24" WATERLINE 20", 24"    $     1, 541, 297  $      809, 182  $     2, 350,479

BLOOMDALE PUMP STATION 850 DISCHARGE LINE( TRINITY FALLS

2021 1 EAST FEED)   24", 30", 48"  $     4, 127,908  $     2, 167, 151  $     6,295,059

2022 1 F.M. 2933 30" WATERLINE 30"      $     1, 625, 879  $      853,587  $     2, 479,466

2022 1 MCINTYRE/ WOODLAWN36" WATERLINE 36"      $     1, 540,425  $      808,723  $     2, 349, 148

2022 1 U.S. 380 EAST WATERLINE 12", 24"  _$     1, 859, 159  $      976,058  $     2,835217

2022 1 FUTURE NORTH/ SOUTH THOROUGHFARE 16" WATER LINE 16"      $      162,415  $       85,268  $      247,683

Subtotal: Proposed Water Lines 45,867,348  $   24,080,360  $   69,947, 708

A)   Opinion of Cost includes:

a) Engineer' s Opinion of Construction Cost

b) Professional Services Fees( Survey, Engineering, Testing, Legal
c) Cost ofEasement or Land Acquisitions

B)   Debt Service based on 20-year simple interest bonds at 5%
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Table No. 7 Cont.

PUMPING AND STORAGE FACILITIES

Opinion of

Construction Debt Total

Year Project Capacity Cost( A)       Service( B)     Project Cost

2013 Hardin Elevated Storage Tank 2 MG     $     5, 202,788  $     2, 731, 464  $     7,934, 252

2014 University 10- MGGround Storage Reservoir No. 3 10 MG     $    4, 950,000  $     2, 598,750  $     7,548,750

2014 794/ 850 PRV 183, 920  $       96,558  $      280,478

2015 Getrish2-MG Ground Storage Reservoir No. 2 2MG     $     2, 200,000  $     1, 155, 000  $     3, 355, 000

2015 Gerrish Pump Station Expansion- Replace Pump 4+ Electrical 4.8 MGD    $     1, 100,000  $      577, 500  $     1, 677, 500

2016 Stacy Elevated Storage Tank 3 MG     $     6, 700,000  $     3, 517,500  $    10,217, 500

2017 Trinity Falls Elevated Storage Tank 3 MG     $     6,700,000  $     3, 517,500  $    10,217, 500

2018 Bloomdale Pump Station- Phase I( 850) 20 MGD    $     4, 730,149  $     2, 483,328  $     7,213,477

2018 Bloomdale 6- MG Ground Storage Reservoir No. 1 6 MG     $     2, 640,000  $     1, 386,000  $     4,026,000

2018 Bloomdale Pump Station- Emergency Generator No. 1 1000 kW    $      660,000  $      346,500  $     1, 006, 500

2018 Bloomdale Pump Station- Phase I( 794) 20 MGD    $     4, 730,149  $     2, 483, 328  $     7,213,477

2022 University Pump Station Phase III Improvements- Add Pump 15 MGD    $      550,000  $      288,750  $      838,750

Subtotal: Pumping and Storage Facilities 40, 347,006  $  21, 182,178  $   61, 529, 184

PLANNING EXPENSES

Opinion of Cost Debt Total

Year Project Capacity 1) Service( 2)     Project Cost

2007 Water& Wastewater System Master Plan& Impact Fee Analysis 204,417  $ 204,417

Subtotal: Planning Expenses 204,417  $ 204,417

GRAND TOTAL: Water Distribution System OP S 86,418,771  $   45,262,538  $  131, 681,309
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5.   Utilized Capacity

Utilized capacity for the water distribution system was calculated based on the water line

size required for each model year ( 2012, 2022 and build out).   Analysis of the water

distribution system is based on the maximum daily demand, maximum hourly demand, and

the minimum hourly demand.  Pump station capacity is generally based on the maximum

daily system demand while transmission and distribution facilities are sized based on either

the maximum hourly demand or the minimum hourly demand, whichever demand is greater

for a particular water line.  Often times, the capacity of a water line is determined by the

flows generated by the minimum hourly demand.  The minimum hourly flows are usually

higher in those lines that are used to refill elevated storage.  For each line segment in the

water distribution model, the buildout flow rate in the line was compared to the flow rate in

the same line segment for the 2012 and the 2022 models.

The percent utilized capacity was then calculated for each year based on the buildout

capacity.  The utilized capacity during the Impact Fee period is the difference between the

year 2022 capacity and the year 2012 capacity.  Table No. 8 below summarizes the project

cost and utilized cost over the impact fee period of 2012 - 2022 for each element of the

Water Distribution System.  The utilized capacity for each water distribution facility, both

existing and proposed, is presented in detail in Impact Fee Capacity Calculation Table

Nos. 9, 10, 11, 12 and 13.

Table No. 8

Summary of Eligible Water Distribution Project Cost and Utilized Capacity Cost

Utilized

20-Year Capacity ($) in the

Water System Facility Project Cost CRP Period

Existing Pump Stations & Storage 74, 737,483 19, 576,395

Existing Transmission/Distribution Lines 66,836, 124 11, 022, 749

Proposed Pump Stations& Storage 61, 529, 184 43, 027, 372

Proposed Transmission/ Distribution Lines 69,947, 708 21, 785, 316

Planning Expenses 204,417 204,417

Total:   $ 273,254,916 95,616,249

2012-2022 Water& Wastewater Impact Fee Update 16-  
hirkhoff,

hendricks&

carter, L.L. I'.
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E.   WASTEWATER COLLECTION SYSTEM

Computer models for the years 2012, 2022 and Buildout were prepared by Birkhoff, Hendricks

Carter.  The models were developed and peak flows calculated from the residential population

and non- residential land use projections provided by the City of McKinney' s Planning

Department.  Computer models were run to determine peak wet weather flow to insure proper

sizing of the collection system.

1.   Collection Lines

The natural creeks, whose basins will collect wastewater through the installed system of

collection lines that flow into the geographic area serviced by the NTMWD.

The wastewater collection system analysis covered all of the drainage basins within the

Service Area planning boundary.   Each collection system was analyzed for line sizes

12- inches in diameter and larger.  Eliminating line sizes smaller than 12- inches in diameter

from the study leaves only the interceptor and trunk lines included in the study.   The

wastewater project cost includes necessary appurtenances ( manholes, lift stations, aerial

crossings and the like), purchase of easements, utility relocation, pavement removal and

replacement, and engineering costs.   For existing Impact Fee projects, actual costs were

utilized where known.  Future project cost estimates were based on 2012 average unit cost

per linear foot and includes engineering, easements, and construction cost.

All eligible wastewater collection line projects in the Service Area planning boundary were

included in the impact fee analysis.  Eligible existing and proposed wastewater facilities are

shown on Exhibit 2.

2.   Treatment

The North Texas Municipal Water District (NTMWD) provides the City of McKinney with

a significant portion of its wastewater collection, and transportation.  NTMWD also owns

and operates the Wilson Creek Treatment Plant and provides all of McKinney' s wastewater

treatment.  McKinney pays NTMWD for the cost of this service according to the City' s

present contribution of wastewater flows in each of the regional facilities in any given year.
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This Impact Fee study excludes the cost of NTMWD regional collection and transportation

and facilities located within the City' s Service Area planning boundary that were paid for

by NTMWD.   Existing treatment plant and future treatment plant expansion costs of

NTMWD were specifically excluded from this Impact Fee analysis.

3.   Wastewater System Capital Improvement Projects for Impact Fees

The 10- year Wastewater System Capital Improvement Plan for Impact Fees was developed

by Birkhoff,  Hendricks  &  Carter,  LLP.    Exhibit 2 shows the recommended system

improvements and Table No.  14 itemizes each project and the project cost.    These

recommended improvements form the basis for the Wastewater System Impact Fee

Calculation.

The capital improvement plan for impact fees provides for system improvements within the

defined Service Area Planning Boundary.

IWO
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Table No. 14

10- Year Wastewater System Capital Improvement Plan for Impact Fees

PROPOSED WASTEWATER LINES

1= City Participation in Cost Oversize

2= City Initiated and Funded

Opinion of

Construction Debt Total

Year Project Size Cost( 1)       Sertice( 2)    Project Cost

2013 1 Westerra Stonebridge- Sanitary Sewer Trunk Line Line" H-3"    15- 24"   $       628,692  $    330,063  $     958,755

2013 1 Trinity Falls Off-site Wastewater Line 36"    $     2,503, 778  $   1, 314,482  $   3, 818,260

2014 1 Clemons Creek Trunk Sewer 21"- 27"  $       834,039  $    437,871  $   1, 271, 910

2016 1 Honey Creek Trunk Sewer 15"- 36"  $      1, 367,493  $    717,933  $   2,085,426

2017 1 NTMWD Prosper I McKinney Parallel Interceptor 42"- 48"  $      1, 799, 107  $    944,532  $   2,743, 639

2018 1 Big Branch Trunk Sewer 21"- 27"  $       468,264  $    245,839  $     714, 103

2018 1 Upper Fast Fork Trunk Sewer 15"- 30"  $       855,365  $    449,066  $   1, 304,431

2020 1 Franklin Branch Trunk Sewer 15"- 18"  $       417,301  $    219,083  $     636,384

2022 2 Stonebridge Lift Station No. 1 Abandonment Sanitary Sewer 24"    $      1, 022,400  $    536,760  $   1, 559, 160

2022 1 Stover Creek Trunk Sewer 24"- 27"  $      1, 377,601  $    723,241  $   2, 100,842

2022 1 12per Wilson Creek Trunk Sewer 15"    $       157,933  $      82.915  $     240,848

Subtotal: Proposed WastenaterLines S 11, 431,973 I S 6, 001, 785 5 17, 433. 758

PROPOSED WASTEWATER FACILITIES

pity Participation in Cost Oversize
2 ity Initiated and Funded

Opinion of

Capacity Construction Debt Total

Year Project MGD)      Cost( 1)       Service( 2)    Project Cost

2013 1 Westerra Stonebridge- Lift Station No. 2& Forcemain 4. 9    $       345, 674  $     181, 479  $     527. 153

2013 1 Westerra Stonebridge- Lift Station No. 3& Forcemain 4.4    $       380,098  $     199, 551  $     579, 649

Subtotal: Proposed WastewaterLines S 725,772 I $   381, 030 S 1, 106, 802

onsnvctian(' u.ri Reduced by 50% On/. 111 Station: 1b 3 and 60% On Litt Station 2 for Excess Capacity Available to city for Future Development

PLANNING EXPENSES

Opinion of Cost Debt Total

Year Project 1)( b) Service( 2)    Project Cost

20]       \' ater SN stem Master l' Ian& Impact l. cc Anal) s is 345, 935  $ 345,935

Subtotal: Planning Expenses S 345,935  $ S 345,935

GRAND TOTAL: Wastewater Collection System CIP 12. 503,680 S 6. 382,815  $ 18, 886,495
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4.   Utilized Capacity

Utilized capacity for the wastewater collection system was calculated based on land use

assumptions provided by the City of McKinney.  The population and non- residential growth

in each wastewater drainage basin was determined utilizing the City' s growth projections.

These growth rates were utilized to calculate 2012, 2022 and buildout peak design flows.

The percent-utilized capacity was calculated for the design flow of each study year based on

the buildout capacity.  The utilized capacity during the Impact Fee period is the difference

between the year 2012 capacity and the year 2022 capacity.    Table No.  15 below

summarizes the project cost and utilized cost over the impact fee period of 2012 — 2022.

The utilized capacity for each eligible existing and proposed wastewater collection line is

presented in detail in the Impact Fee Capacity Calculation Table Nos. 16 and 17.  Table

No. 18 summarizes the utilized capacity of lift stations eligible for impact fee recovery.

TABLE NO.  15

Summary of Eligible Capital Cost and Utilized Capacity Cost

20-Year Utilized Capacity ($)
Wastewater System Facility Project Cost in the CRP Period

Existing Wastewater Collection Line 20, 302,674 2, 133, 385

Proposed Wastewater Collection Line 17, 433, 758 7, 097, 312

Proposed Wastewater Facilities 1, 106, 802 606, 116

Planning Expenses 345, 935 345, 935

Total: 39, 189, 169 10, 182, 748
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F.   CALCULATION OF MAXIMUM IMPACT FEES - WATER & WASTEWATER

The Water System impact fee for a 3/ 4" meter is calculated as follows:

Maximum Impact Fee=   Eligible Existing Facility Cost + Eligible Proposed Facility Cost

Number of New Living Unit Equivalent over the Next 10- Years

30,599, 144 65,017, 105    =   95,616,249

33,711 33,711

Calculated Water Maximum Impact Fee =     2,836.33 *

Maximum Allowable Water Impact Fee is 50% of the Calculated Water Maximum Impact Fee

Maximum Assessable Water Impact Fee =  2, 836. 33 X 50%=      $ 1, 418. 17

The Wastewater System impact fee is calculated as follows:

Maximum Impact Fee=   Eligible Existing Facility Cost + Eligible Proposed Facility Cost

Number of New Living Unit Equivalent over the Next 10- Years

2, 133, 385 8,049,363     =   10, 182, 748

29,256 29,256

Calculated Water Maximum Impact Fee =      348. 05 *

Maximum Allowable Water Impact Fee is 50% of the Calculated Water Maximum Impact Fee

Maximum Assessable Wastewater Impact Fee=  $ 348. 05 X 50%=      $ 174.03

Chapter 395, of the Local Government Code allows the maximum impact fee to be charged if

revenues from Future Ad Valorem Taxes, and water and sewer bills are included as a credit in

the analysis.   If not, the Act allows the maximum assessable fee to be set at 50% of the

calculated maximum fee.  The maximum impact fees for the water and wastewater systems are

calculated separately by dividing the cost of the capital improvements or facility expansions
necessitated and attributable to new development in the Service Area within the ten year period

by the number of living units anticipated to be added to City within the ten year period.  To

simplify collection, we recommend the fee remain fixed throughout the 5- year period, unless

changed by Council.

Table No. 19 summarizes the per service unit equivalent maximum assessable impact fee that

can be charged based on the calculated 50% credit above.
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TABLE NO.  19

Maximum Assessable Water& Wastewater Impact Fee

Maximum Assessable Water Impact Fee per Living Unit Equivalent:   1, 418. 17

Maximum Assessable Wastewater Impact Fee per Living Unit Equivalent:    $ 174.03

Typical Meter Meter Living Unit
Max. Assessable Impact

Land Use Type Size Equivalent Water Wastewater Total

Single Family Residential Simple 3/ 4" 1. 0 1, 418. 17   $     174.03   $   1, 592. 19

Single Family Residential Simple 1"  1. 7 2, 363. 61   $     290.04   $   2, 653. 65

Single Family Residential Simple 1- 1/ 2" 3. 3 4, 727.22   $     580.09   $   5, 307.31

Single Family Residential Simple 2"  5. 3 7, 563. 55   $     928. 14   $   8, 491. 69

Conln/Retail Compound 2"  5. 3 7, 563. 55   $     928. 14   $   8, 491. 69

Comm./Retail/ Irrigation Turbine 2"  10. 7 15, 127. 10   $   1, 856.28   $ 16, 983. 38

Conu,L/ Retail/ Multi Family Compound 3"  10. 7 15, 127. 10   $   1, 856.28   $  16, 983. 38

Comm./Retail Irrigation/

Mufti Family Turbine 3" 23. 3 33, 090. 52   $   4,060.61   $ 37, 151. 14

Comm./RetaiV Multi Family Compound 4"  16. 7 23, 636.09   $   2, 900.44   $ 26, 536. 53

Conu L/ Retail/ Irrigation/

Multi Family Turbine 4" 43. 3 61, 453. 83   $   7,541. 14   $ 68, 994.97

Industrial Compound 6" 33. 3 47,272. 18   $   5, 800. 88   $ 53, 073. 05

IndustriaV Irrigation Turbine 6" 93. 3 132, 362. 10   $ 16,242.45   $ 148, 604. 55

Industrial Compound 8" 53. 3 75, 635. 48   $   9, 281. 40   $ 84, 916. 89

IndustriaV Irrigation Turbine 8" 160. 0       $ 226,906.45   $ 27,844.21   $ 254,750. 66

IndustriaV Irrigation Turbine 10" 233. 3       $ 330,905. 24   $ 40,606. 13   $ 371, 511. 38

Industrial Turbine 12" 293. 3       $ 415, 995. 16   $ 51, 047.71   $ 467,042.87"
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SCHEDULE 1
Maximum assessable utility fee based on date of final plat recordation.

TABLE A.

Maximum assessable utility impact fee if date of final plat recordation is prior to September 1, 2003 for which no replacing is necessary

Meter Size
WATER WASTEWATER

inches)   
Maximum Fee Maximum Fee Maximum Fee Maximum Fee

pre-credit)      post-credit)      pm- credit)      post-credit)

3/ 4       $       640. 00  $       320.00 $       725. 00 $       362. 50

1       $      1, 120.00  $       560.00 $      1, 268. 75 $       634.38

1 1/ 2      $      2, 560.00 $      1, 280.00 $      2, 900.00 $      1, 450.00

2       $      4,480.00 $      2, 240.00 $      5, 075.00 $      2, 537. 50

3       $     10, 240. 00 $      5, 120.00 $     11, 600. 00 $      5,800.00

4       $     17, 920. 00 $      8, 960.00 $     20, 300. 00 $     10, 150.00

6       $     40,960. 00 $     20,480.00 $     46,400. 00 $     23, 200.00

8       $     64,000. 00 $     32,000.00 $     72, 500. 00 $     36, 250.00

10       $     96,000. 00 $     48,000.00 $    108, 750. 00 $     54,375. 00

Moximum Assessable Fee( post-credit/ is 50% of the Maximum Fee( pre-credit).

TABLE B.

Maximum assessable utility impact fee if date of final plat recordation is between September 1, 2003 and November 9, 2008 for which no replatting is necessary.

Meter Size
WATER WASTEWATER

inches)   
Maximum Fee Maximum Fee Maximum Fee Maximum Fee

pre-credit)      post- credit)      pre- credit)      post- credit)

3/ 4       $      2, 832 97 $      1, 416. 49 5 1, 412. 18  $       706.09

1       $      4,816.04 $      2, 408. 02 $      2, 400. 70  $      1, 200.35

1 1/ 2      $      9,348.76 $      4,674.38 $      4, 660. 16 $      2, 330.08

2       $     15, 014.68 $      7, 507.34 $      7, 484.40 $      3, 742. 20

3       $     30,312.68 $     15, 156. 34 $     15, 110. 24 $      7, 555. 12

4       $     47,310.44 $     23, 655. 22 $     23, 512. 65 $     11, 756. 33

6       $     94,337.56 $     47, 168. 78 $     47,025. 30 $     23, 512. 65

8       $    151,087.76 $     75, 543. 88 $     75, 268.72 $     37,634.36

10       $    434,292. 76  $    217, 146. 38  $    216, 485. 84  $    108, 242.92

Maximum Assessable Fee( post-credit) is 50% of the Maximum Fee( pre-credit).

TABLE C.

Maximum assessable utility impact fee if date of final plat recordation is between November 10, 2008 and November 19, 2013 for which no replatting is necessary.

Meter Size Meter Type
WATER WASTEWATER

inches) 
Maximum Fee Maximum Fee Maximum Fee Maximum Fee

pre-credit)      post-credit)      pre-credit)      post- credit)

3/ 4 Simple      $      3, 255. 36 $      1, 627.68 $       411.04 $       205. 52

1 Simple      $      5, 534. 12 $      2, 767.06 $       698.76 $       349. 38

1 1/ 2 Simple      $     10,742.68 $      5, 371. 34 $      1, 356.44 $       678. 22

2 Simple      $     17, 253.40 $      8,626. 70 $      2, 178.52 $      1, 089.26

2 Compound    $     17,253.40 $      8,626. 70 $      2, 178.52 $      1, 089.26

2 Turbine     $     21,810.92 $     10, 905.46 $      2, 753.96 $      1, 376. 98

3 Compound    $     34,832.36 $     17, 416. 18 $      4,398. 12 $      2, 199. 06

3 Turbine     $     52, 085.76 $     26, 042. 88 $      6, 576.64 $      3, 288.32

4 Compound    $     54,364.52 $     27, 182. 26 $      6, 864.36 $      3, 432.18

4 Turbine     $     91,150.08 $     45, 575. 04 $     11, 509. 12 $      5, 754. 56

6 Compound    $    108,403.48 $     54, 201. 74 $     13, 687.64 $      6, 843. 82
6 Turbine     $    199,553.56 $     99, 776. 78 $     25, 196.76 $     12, 598.38

8 Compound    $    173, 510.68 $     86, 755. 34 $     21, 908.44 $     10, 954. 22

8 Turbine     $    347,346.92  $    173, 673. 46 $     43, 857.96 $     21, 928.98

10 Compound    $    499,046.68 $    249, 523. 34 $     63, 012.44 $     31, 506. 22

10 Turbine     $    542,668.52  $    271, 334. 26 $      6,852.36 $      3, 426.18

12 Turbine     $    716, 179.20  $    358, 089. 60 $     90,428.80 $     45, 214. 40

Maximum Assessable Fee( post-credit) is 50% of the Maximum Fee( pre-credit).

TABLE D.

Maximum assessable utility impact fee if date of final plat recordation is on or after November 20. 2013 for which no replatting is necessary.

Meter Size Meter Type
WATER WASTEWATER

inches) 
Maximum Fee Maximum Fee Maximum Fee Maximum Fee

pre- credit)      post-credit)      pre- credit)      post-credit)

3/ 4 Simple      $      2, 836. 34 $      1, 418.17  $       348.06 $       174.03

1 Simple      $      4,727. 22 $      2, 363. 61  $       580.08 $       290.04

1 1/ 2 Simple      $      9, 454.44 $      4,727. 22 $      1, 160. 18 $       580.09

2 Simple      $     15, 127. 10 $      7, 563. 55 $      1, 856.28 $       928.14

2 Compound    $     15, 127. 10 $      7, 563. 55 $      1, 856.28 $       928.14

2 Turbine     $     30, 254. 20 $     15, 127. 10 $      3, 712.56 $      1, 856. 28
3 Compound    $     30, 254. 20 $     15, 127. 10 $      3, 712. 56 $      1, 856.28

3 Turbine     $     66, 181.04 $     33, 090. 52 $      8, 121.22 $      4,060.61

4 Compound    $     47, 272. 18 $     23, 636. 09 $      5, 800.88 $      2, 900.44

4 Turbine     $    122,907. 66 $     61,453. 83 $   15, 082.28 $      7, 541. 14

6 Compound    $     94, 544.36 $     47,272. 18 $     11, 601.76 $      5, 800.88
6 Turbine     $    264, 724. 20  $    132, 362. 10 $     32,484.90 $     16, 242.45

8 Compound    $    151, 270.96 $     75, 635. 48 $     18,562.80 $      9,281.40

8 Turbine     $    453, 812.90  $    226, 906. 45 $     55,688.42 $     27,844.21

10 Turbine     $    661, 810.48  $    330, 905.24 $     81, 212. 26 $     40,606.13

12 Turbine      $    831, 990.32  $    415, 995. 16  $    102,095.42 $     51,047.71

Maximum Assessable Fee( post-credit) is 50%of the Maximum Fee( pre-credit).



SCHEDULE 2
Actual water and wastewater impact fees charged based on date of final plat recordation.

TABLE A.
Actual water and wastewater impact fees charged if date of final plat recordation is poor to

September 1, 2003 for which no replatting is necessary.

Meter Size
WATER WASTEWATER

inches)

3/ 4       $      1, 418. 17 $       174. 03

1       $      2, 363.61 $       290. 04

1 1/ 2      $      4, 727. 22 $       580. 09

2       $      7, 563. 55  $       928. 14

3       $     15, 127. 10 $      1, 856. 28

4       $     23, 636.09 $      2, 900. 44

6       $     47,272. 18 $      5, 800. 88

8       $     75,635.48 $      9, 281. 40

10       $    330, 905. 24 $     40, 606. 13

TABLE B.
Actual water and wastewater impact fees charged if date of final plat recordation is between

September 1, 2003 and November 9, 2008 for which no replatting is necessary.

Meter Size
WATER WASTEWATER

inches)

3/ 4       $      1, 418. 17 $       174. 03

1       $      2, 363. 61  $       290. 04

1 1/ 2      $      4, 727. 22 $      580. 09

2       $      7, 563. 55  $       928. 14

3       $     15, 127. 10 $      1, 856. 28

4       $     23, 636.09 $      2, 900. 44

6       $     47,272. 18 $      5, 800. 88

8       $     75,635.48 $      9, 281. 40

10      _$    330, 905.24 $     40, 606. 13

TABLE C.
Actual water and wastewater impact fees charged if date of final plat recordation is between November 9, 2008 and November

19, 2013 for whoh no replatting is necessary.

Meter Size Meter Type
WATER WASTEWATER

inches)

r

3/ 4 Simple      $      1, 418.17 $       174.03

1 Simple      $      2, 363. 61 $       290.04

1 1/ 2 Simple      $      4, 727. 22 $       580. 09

2 Simple      $      7, 563. 55 $       928. 14

2      _   Compound    $      7, 563. 55 $       928. 14

2 Turbine     $      9, 501. 74 $      1, 166.00

3 Compound    $     15, 127. 10 $      1, 856.28

3 Turbine     $     22, 690.72 $      2, 784.48

4      _   Compound    $     23, 636.09 $      2, 900.44

4 Turbine     $     39, 708.76 $      4,872. 84

6 Compound    $     47, 272. 18 $      5, 800. 88

6      _    Turbine     $     86, 933. 82 $     10,668. 04

8 Compound    $     75, 635.48 $      9, 281.40

8 Turbine     $    151, 318.74 $     18,569. 00

10 Compound    $    330,905. 24 $     40,606. 13

10      •    Turbine     $    236,408.94 $     29,010. 80

12 I Turbine     $    311,997.40 $     38, 286.60

TABLE D.
Actual water and wastewater impact fees charged if date of final plat recordation is on or after November 20, 2013 for which

no replatting is necessary.

Meter Size Meter Type
WATER WASTEWATER

inches)

3/ 4 Simple      $      1, 418. 17  $       174. 03

1 Simple      $      2, 363.61  $       290. 04

1 1/ 2 Simple      $      4, 727. 22  $       580. 09

2 Simple      $      7, 563.55  $       928. 14

2 Compound    $      7, 563.55  $       928. 14

2 Turbine     $     15, 127. 10 $      1, 856. 28

3 Compound    $     15, 127. 10 $      1, 856. 28

3 Turbine     $     33, 090.52 $      4, 060. 61

4 Compound    $     23, 636.09 $      2, 900.44

4 Turbine     $     61,453.83 $      7, 541. 14

6 Compound    $     47,272. 18 $      5, 800. 88

6 Turbine     $    132, 362. 10 $     16, 242.45

8 Compound    $     75,635.48 $     9, 281.40

8 Turbine     $    226, 906.45 $     27, 844. 21

10 Turbine     $    330, 905. 24 $     40, 606. 13

12 Turbine     $    415,995. 16 $     51, 047. 71




