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1) Executive Summary  

a) Background 
The City of Cleveland (“City”) authorized Bleyl Engineering (“Bleyl”) to perform an Impact 

Fee Study for the City’s water and wastewater systems. The purpose of this report is to 

summarize the methodology used in the development and calculation of impact fees for the 

City. The methods used satisfy the requirements of Texas Local Government Code Section 

395 for the establishment of water and wastewater impact fees. Chapter 395 requires the 

City to create and adopt Land Use Assumptions (“LUA”) and a Capital Improvements Plan 

(“CIP”) in association with the Impact Fee Study. 

According to Chapter 395, “’Impact fee’ means a charge or assessment imposed by a political 

subdivision against new development in order to generate revenue for funding or recouping 

the costs of capital improvements or facility expansions necessitated by and attributable to 

the new development.”  

b) Land Use Assumptions 
Estimating future land use plays a critical role in the calculation of impact fees. This study 

utilizes a Future Land Use Assumptions Map that was prepared by a committee consisting of 

representatives from Bleyl, the City of Cleveland, and developers in the area. This coalition 

met on November 18, 2024, and August 28, 2025, to discuss the current and future 

development plans within the City of Cleveland. The map details the anticipated locations of 

residential communities, commercial developments, and industrial developments. The City 

has elected to adopt a systemwide LUA in lieu of having multiple service areas in order to 

streamline the impact fee collection process. 

c) Capital Improvement Plan  
The CIP includes various projects that are expected to be necessary in the next ten years. 

Project eligibility was determined by Bleyl with assistance from City staff and utilization 

percentages were determined for each eligible project based on the estimated capacity 

required by new growth. The projected total costs for water and wastewater infrastructure 

improvements attributed to new growth through 2035 are: 

• Water: ……………...... $30,506,589 

• Wastewater: ………. $25,217,706 

The City did not opt to conduct a detailed financial analysis, so a 50% credit will be applied 

to the eligible impact fee.  

d) Impact Fee Calculation 
Chapter 395 defines a Service Unit (“SU”) as, “A standardized measure of consumption 

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

accepted engineering or planning standards and based on historical data and trends 

applicable to the political subdivision in which the individual unit of development is located 

during the previous 10 years”. The service unit projections provided in this report are based 

on the projected equivalent single-family connections (“ESFCs”). It was assumed that each 
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ESFC would be equivalent to the established 5/8-inch water meter service unit. For a 

development that requires a different size meter, a service unit equivalent is established at a 

multiplier based on its capacity with respect to the 5/8-inch meter. For the purpose of this 

study, the projected wastewater ESFC count was assumed to be equivalent to the projected 

water ESFC count. One ESFC is estimated to produce 360 gpd of water demand and 275 gpd 

of wastewater demand.  

 

Table 1.1 shows the calculation of the maximum assessable water and wastewater impact 

fees. 

Table 1.1: Maximum Assessable Impact Fees 

 
 

2) Introduction 

The City of Cleveland (“City”) is 45 miles northeast of Houston, Texas. The City owns and maintains 

groundwater supply facilities including wastewater supply utilities in the Liberty County area. The 

City does not currently have Impact Fees. The City hired Bleyl Engineering (“Bleyl”) to prepare an 

Impact Fee Study for the proposed new developments in the City.  

The purpose of this report is to address the methodology used in the development and calculation of 

Impact Fees for the City. The methodology used herein satisfies the requirements of the Texas Local 

Government Code Section 395. The statutory authority for Impact Fees was established by the Texas 

Legislature in 1987 with the passage of Senate Bill 336 and is currently codified in Chapter 395, of 

the Texas Local Government Code as a means to allow government entities to reduce the financial 

impact new development has on its existing customer base and to provide a mechanism to allocate 

capital costs of this growth to future development.  
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The following is a summary of the key regulations and components of a municipal impact fee 

system, under the current Chapter 395 regulations: 

 

An Impact Fee Committee (the “Committee”) must approve the entire plan, after which the 

City Council must do the same. 

 

The Impact Fee, Land Use Assumptions, and Capital Improvements Plan must be updated a 

minimum of every 5 years. 

 

The Land Use Assumptions must include a description of the service area and projections for 

changes in land uses, densities, intensities, and population over at least a 10-year period. 

 

A Capital Improvements Plan shall include a description of the existing capital improvements 

in the service area, an analysis of the total capacity and current level of usage of the existing 

improvements, a description of the capital improvements and costs necessitated by new 

development based on the approved land use assumptions, a table establishing the demand 

per service unit and the equivalent number of service units for each land use, the projected 

number of service units due to new development, the projected demand for capital 

improvements over a 10-year period, and a plan for awarding credits for the portion of ad 

valorem tax and utility service revenue paid by new development during the planning period. 
 

Public hearings must be held to consider the amendments to land use assumptions, capital 

improvements plan, or impact fee for the designated service area. Within 30 days after the 

date of the final public hearing, City Council shall approve or disapprove the land use 

assumptions and capital improvements plan and the impact fee. For developments in which 

a valid building permit is issued within one year after the adoption date of the impact fee 

ordinance, the City may not collect the impact fee on that development, assuming the 

development was platted before adoption of the impact fee ordinance.  

 

Impact Fees can be used to pay for: 

• Construction contract price 

• Surveying and Engineering fees 

• Land and easement acquisition costs 

• Fees paid to the consultant preparing or updating the capital improvement plan 

(CIP) 

• Projected interest charges and other finance costs for facilities expansions 

identified in the capital improvements plan 

 

Impact fees cannot be used to pay for: 

• Construction, acquisition, or expansion of public facilities or assets other than 

those identified in the capital improvements plan 

• Repair, operation, or maintenance of existing or new capital improvements 

• Upgrading, updating, expanding, or replacing existing capital improvements to 

serve existing development in order to meet stricter safety, efficiency, 

environmental, or regulatory standards 
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• Upgrading, updating, expanding, or replacing existing capital improvements to 

provide better service to existing development 

• Administrative and operating costs of the political subdivision 

• Principal payments and interest or other finance charges on bonds or other 

indebtedness, except as allowed above 

 

3) Land Use Assumptions 

The purpose of the LUA are to provide a basis for project requirements to support new development 

within the service area. This is used to project how many new equivalent service units will be added 

for the impact fee planning period and fairly allocate the resulting costs through the assessment of 

Impact Fees. The LUA map was prepared by a coalition consisting of Bleyl, the City, and developers 

in the area. The future LUA map is provided in Exhibit A. Table 3.1 below shows the service unit 

totals. 

         Table 3.1 – Service Unit Totals 

 

Where a land plan or contract exists, planning is based on those projections. In the absence of that 

information, growth is projected based on the following land use factors applied to large, 

undeveloped tracts within the City identified by the committee: 

Land Use Factors: 

• Single Family Residential:     4 lots/acre 

• Commercial & Industrial:     1,200 gallons/day/acre 

For single-family residential, 1 lot is considered 1 SU. For commercial and industrial, the number of 

acres is multiplied by 1,200 gallons/day/acre. This value is then divided by 360 

gallons/day/connection to get the connection, or SU, count for that tract of land. Some tracts of land 

in the map may be partially developed, so a percentage undeveloped is applied to the calculations. 

These calculations are based on assumptions and are therefore approximations. The impact fee will 

ultimately be assessed based on the number and size of the required water meters.  

The City elected to adopt systemwide land use assumptions in lieu of having multiple service areas 

for water and wastewater in order to streamline the process of tracking and assessing impact fees. 

Using multiple service areas results in varying impact fees for each service area and multiple 

accounts to track the collected impact fees, as a collected impact fee can only be applied to CIP 

projects within the respective service area. System-wide LUA allow for the City to collect a consistent 

impact fee from all new development within the City and apply funds to any projects included within 

the adopted CIP throughout the City’s entire water and wastewater systems. 

Land Use SUs

Residential 3,695

Commercial 2,107

Industrial 2,147

TOTAL 7,949

Service Unit Totals
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4) Capital Improvements Plan  

Impact fee legislation allows those projects necessitated by growth during the planning period to be 

included in the Impact Fee calculation. The list of projects for both water and wastewater will 

generally include four types of projects: 

 

1. Expansion of systems to currently unserved areas, 

2. Upgrading existing systems to handle future demands due to growth, 

3. Additions to the existing systems for future demands due to growth, and 

4. Upgrades or additions to existing systems to handle increased demand from redevelopment. 

 

Each project is assigned a percentage related to new growth, which corresponds to the estimated 

capacity required by the new development resulting in one of the four types of projects stated above. 

The total CIP cost is then multiplied by this percentage to assign an Impact Fee that corresponds with 

the new developments’ impacts to the system. 

The 2025 percent utilization is the portion of a project’s capacity needed to serve existing 

development. It is not included as part of the impact fee analysis. The 2035 percent utilization is the 

portion of the project’s capacity that will be needed to serve the projected development in 2035. 

The 2025-2035 percent utilization is the difference between the projected 2035 percent utilization 

and the existing 2025 percent utilization. The portion of a project’s total cost that is used to serve 

development projected to occur from 2025 to 2035 is calculated as the total cost multiplied by the 

2025-2035 percent utilization. Only this portion of the cost is used in the impact fee analysis.  

a) Existing Water and Wastewater Systems  
The existing condition of the City’s water distribution system is based on the 2021 

Comprehensive Plan and other data provided by City staff. The City’s water system is supplied 

by groundwater from local aquifers. Groundwater is supplied by six groundwater wells with 

a total rated pumping capacity of approximately 4 MGD. The City operates five water plants. 

The system also includes 3 elevated storage tanks with a total storage capacity of 1 MG and 5 

ground storage tanks with a total storage capacity of 1.7 MG. Water line diameters range from 

1.5 inches to 12 inches. A water system map of the existing facilities is provided in Exhibit B.  

 

The existing condition of the City’s wastewater collection system is based on the 2021 

Comprehensive Plan and other data provided by City staff. The City currently operates three 

wastewater treatment facilities: the 0.95 MGD East Wastewater Treatment Plant (“WWTP”), 

the 0.75 MGD West WWTP, and the proposed MUD #1 WWTP. The wastewater collection 

system consists of over 50 miles of collector mains, interceptors, lift stations, and force mains. 

A wastewater system map of the existing facilities is provided in Exhibit C.  

b) Water and Wastewater System Improvements 
Projects were determined based on an evaluation of the existing systems and discussions 

with City staff. Only facility additions, expansions, and extensions warranted by new growth 

during the planning period are eligible. The City assisted Bleyl in the determination of 

utilization percentages for the construction projects. 
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The proposed 10-year impact fee eligible water and wastewater system projects and costs 

are summarized in Tables 4.1 - 4.4 and project location maps are provided in Exhibits D and 

E. Tables 4.1 and 4.3 show a 2025 percent utilization which relates to the project’s capacity 

that is required to serve existing development and is not impact-fee-eligible. The 2035 

percent utilization is an estimation of the portion of the project’s capacity that will be 

required to serve new growth within the service area in 2035. The 2025-2035 percent 

utilization is an estimation of the portion of the project’s capacity required to serve new 

development from 2025-2035. The impact-fee-eligible cost for each project is calculated as 

the total capital cost multiplied by the 2025-2035 percent utilization. Only this portion of the 

cost can be used to calculate maximum allowable impact fees. 

c) Water Capital Improvements Plan 
Table 4.1 – Water Capital Improvements Plan 

 

Water CIP continued on the next page. 
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Table 4.2 – Water Project Descriptions 
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d) Wastewater Capital Improvements Plan 
Table 4.3 – Wastewater Capital Improvements Plan 

 

Wastewater CIP continued on the next page.  
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Table 4.4 – Wastewater Project Descriptions 

 

 

 

 

WW.12 Dora St Sewer Main 0% 100% 100% $143,640 $143,640

WW.13 Mary Jo St Sewer Main 0% 100% 100% $140,940 $140,940

WW.14 US-59 North Lift Station 0% 100% 100% $2,769,255 $2,769,255

WW.15 East WWTP Expansion 0% 100% 100% $6,075,000 $6,075,000

WW.16 BNSF WWTP Expansion 0% 100% 100% $10,000,000 $10,000,000
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5) Water and Wastewater Service Units and Demand 

The development of the water and wastewater impact fee CIP for the City of Cleveland relies on 

several factors, the main factor being the assumptions about land use presented in Exhibit A.  

a) Historical Usage  
Historical annual water and wastewater data is provided by the City and is summarized in 

Tables 5.1 and 5.2. 

i) Historical Water Demand 

Table 5.1 - Historical Water Demand 

 

ii) Historical Wastewater Flows 

Table 5.2- Historical Wastewater Flows 

 

In order to estimate future wastewater demands, a ratio of water to sewer usage 

was established by comparing historical water and wastewater flows. It was 

determined that, on average, the City’s wastewater flows equate to 61% of the City’s 

water pumpage, as shown in Table 5.3. 

Year 

Total Yearly

Pumpage 

(MG)

Average Day

Pumpage 

(MGD)

Percent 

Increase

2021 374 1.02 -

2022 390 1.07 4.3%

2023 474 1.30 21.5%

2024 488 1.34 3.0%

Historical Water Production

Year

East WWTP 

Flow

(MG)

West WWTP 

Flow

(MG)

Total WWTP

Flow (MG)

Annual 

Average

Daily 

WWTP Flow

(MGD)

Percent 

Increase

2021 147 108 255 0.70 -

2022 147 100 247 0.68 -3.1%

2023 145 109 254 0.70 2.8%

2024 177 113 290 0.79 14.2%

Historical Wastewater Flows
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Table 5.3 – Ratio of Historical Wastewater Flows to Water Production 

 

The estimated ratio can be used to estimate the amount of sewer demand each ESFC 

is projected to produce. Applying the ratio calculated in Table 5.3, each ESFC would 

be estimated to produce approximately 220 gpd of wastewater demand. However, 

the City and Bleyl agreed to apply a more conservative rate of 275 gpd per ESFC. The 

rate of 275 gpd per ESFC creates a wastewater to water ratio of approximately 76%. 

These flow estimations were used to project the City’s estimated water and sewer 

demand requirements at the end of the 10-year planning period. 

iii) Existing Connections 

When making projections for the impact fee planning period, it is important to note 

the current rate of growth within the City. Table 5.4 provides existing connection 

counts in the City in 2025; the base year established for this study is 2025. 

Table 5.4 – Existing Number of Connections 

 

Table 5.5 – Existing Connection Breakdown 
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b) Projected Water and Wastewater Demands  
Chapter 395 states that development of the impact fee must include an evaluation of the 

projected demand for capital improvements or facility expansions required by new service 

units projected over the period of time. The period of time being evaluated in this report is 

10 years making the impact fee planning year 2035. Demands will be projected using the SUs 

projected in the LUA and typical TCEQ water demands, as well as sewer data from the City. 

i) Water and Wastewater 

The LUA map shows 7,949 new service units by 2035. If we multiply this 

number of service units by 360 gpd and perform a conversion, this results in 

an estimated water demand of 2.86 MGD in 2035, solely due to new service 

units from the LUA map. Using the 61% sewer ratio from Table 5.3, this would 

result in an estimated wastewater demand of 1.74 MGD in 2035, solely due to 

new service units from the LUA map. Using the 76% sewer ratio mentioned 

above, this would result in an estimated wastewater demand of  2.17 MGD in 

2035, solely due to new service units from the LUA map.  

c) Projected Service Units  
In order to calculate the maximum assessable impact fees, a basis for establishing service 

units must be defined. The projected number of connections for each land use type was 

converted to ESFCs. An ESFC was assumed to be equivalent to a standard 5/8-inch residential 

water meter which is discussed further in the following section.  

 

6) Water and Wastewater Impact Fee Analysis 

According to Chapter 395 of the Texas Local Government Code, the maximum impact fee may not 

exceed the amount determined by dividing the cost of capital improvements required by the total 

number of service units attributed to new development during the impact fee eligibility period. A 

water service unit is defined as a service equivalent to a water connection for a single-family 
residence using a 5/8” meter. The American Water Works Association (“AWWA”) provides a safe 

maximum operating capacity for each meter size. Table 6.1 summarizes the service unit equivalent 

based on the safe maximum operating capacity of each meter compared to a 5/8” meter.  
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Table 6.1 Service Unit Equivalencies 

 

Table 6.2 summarizes the maximum assessable impact fees from the total eligible capital 

improvement costs. 

Table 6.2 Maximum Assessable Impact Fees 
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Table 6.3 provides a summary of the calculated maximum assessable impact fee for each meter 

size. 

Table 6.3 Maximum Assessable Impact Fees per Meter Size 

 

Impact fees for water and sewer will both be charged based on the domestic water meter size. 

Irrigation meters can also be charged an impact fee for the water fee only. There is no impact fee 

charge for fire meters.  

In the event an existing development re-develops and requires an additional or larger meter, an 

impact fee will be charged based on the size of the additional meter or the difference of the impact 

fees for the increase in size of the new meter. For example, if the existing development utilizes a 1” 

meter which requires an impact fee of $7,711 and the redevelopment requires a 3” compound 

meter which requires an impact fee of $70,102, the developer will be required to pay an impact fee 

of $62,391.  

The City has the ability to waive an impact fee in accordance with Chapter 395. Table 6.4 provides 

a summary of impact fees in other cities for comparison. 
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Table 6.4 Maximum Assessable Impact Fees Comparable Cities  

 

 

7) Impact Fee Adoption 

a) Public Hearings 
In accordance with Chapter 395, in order for an impact fee to be adopted, two public hearings 

must be held: first to present the land use assumptions and capital improvement plan and the 

second to allow for discussion on imposition of the impact fee. The public hearings provide 

the opportunity for the public to provide comments. SB 1883 requires the LUA and CIP be 

made available to the public for 60 days before publication of the notice of public hearing.  

b) Ordinance 
Once the public hearing is held, the City has 30 days to approve or disapprove the presented 
land use assumptions, capital improvements plan, and impact fee via adoption of an 

ordinance, order, or resolution. Typically, the City Council will provide their decision 

immediately following the conclusion of the Public Hearing at the same Council Meeting. 

c) Assessment and Collection 
Upon adoption of the land use assumptions, capital improvements plan, and impact fee via 

adoption of an ordinance, order, or resolution the assessment and collection of impact fees 

will occur as follows: 

For new developments that have been platted in accordance with the platting procedures of 

the City of Cleveland before the adoption of the impact fee; the City may not collect impact 

fees for any service units for which a valid building permit is issued within one year after the 

date of the adoption of the impact fee.  

For new developments that are platted in accordance with the platting procedures of the City 

of Cleveland after adoption of the impact fee; impact fees shall be assessed before or at the 

time of recordation of the plat. The impact fees shall be collected at the time a building permit 

is issued.  
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For land platted outside the bounds that the City has authority to issue building permits, the 

fees shall be collected at the time an application for an individual meter connection to the 

City’s water or wastewater system is filed. 

For land on which new development occurs or is proposed to occur without platting, the City 

may assess the impact fees at any time during the development and building process and may 

collect the fees at the time of connection to the City’s water or sewer system or at the time 

the City issues either the building permit or certificate of occupancy. 

Additionally, the landowner and the City can set, by agreement, the time and method of 

payment of assessed impact fees per Sec. 395.018. 

d) Amendments to Land Use Assumptions, Capital Improvements 

Plan, Or Impact Fee 
The political subdivision must update its LUA and CIP every at least every five years. The 

initial five-year period starts when the CIP and LUA are adopted. Any updates to the LUA or 

CIP must go through the Public Notice and Public Hearing procedures required with the initial 

adoption process.  

The City may determine that updates are unnecessary to the CIP and LUA, however, the City 

must provide notice to the public in accordance with Sec. 395.0575. A public hearing is not 

required in the event the City determines no updates are necessary. 

e) Advisory Committee 
The role of the elected Advisory Committee during the impact fee collection period as 

described in Sec. 395.058 is as follows: 

(1)  advise and assist the political subdivision in adopting land use assumptions; 

(2)  review the capital improvements plan and file written comments; 

(3)  monitor and evaluate implementation of the capital improvements plan; 

(4)  file semiannual reports with respect to the progress of the capital improvements plan 

and report to the political subdivision any perceived inequities in implementing the plan or 

imposing the impact fee; and 

(5)  advise the political subdivision of the need to update or revise the land use assumptions, 

capital improvements plan, and impact fee. 

SB 1883 requires the Advisory Committee to be made up of at least 50% representatives of 

the real estate, development, or building industry who are not city officials.  
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Service Layer Credits: © OpenStreetMap (and) contributors, CC-BY-SA
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CITY OF CLEVELAND 
WATER AERIAL EXHIBIT
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