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April 7, 2017 
 
 
 
The Honorable Mayor and City Council        
City of Montgomery 
101 Old Plantersville Road 
Montgomery, Texas  77356 
 
Re: Proposed 27-Acre Development Feasibility Study 
 The Shoppes of Montgomery 

City of Montgomery 
 
Dear Mayor and Council: 
 
On February 16, 2017 Hartford Realty (the “Developer”) submitted an application for utility service. We 
are pleased to present this analysis of the feasibility for the City to provide water and sanitary sewer 
service to the referenced 27-acre tract (the “Tract”). The purpose of the feasibility is to determine if 
water system and sanitary sewer system capacity is available, to determine if the existing public utilities 
will need to be upgraded or extended to serve the Tract, to determine potential impact to drainage and 
streets, and to offer clarity on the potential financial impact of the development. 
 
General  
 
This undeveloped Tract is located southwest of the intersection of SH-105 and FM 2854.  The 27-acre 
tract is located within the City limits. An exhibit displaying the Tract boundary and existing public utilities 
is enclosed as Appendix A. A preliminary land plan submission is enclosed as Appendix B. Per the 
preliminary land plan it appears the proposed buildings will encroach the City’s existing utility 
easements. A survey of the site showing the existing easements is enclosed as Appendix C. The 
developer will be required to revise the land plan to not encroach the existing easements/utilities. The 
City may also want to discuss obtaining additional land for the wastewater treatment plant lift station 
and/or relocating existing utilities with the developer during the design phase of the project to benefit 
both the City and the developer.  
 
The estimates included in this feasibility are based on the anticipated land use provided by the 
Developer. The Tract is currently within zoning Districts B (the Commercial District), R-1 (the Single-
family Residential District), and R-2 (the Multifamily District). The tract will require rezoning based on 
the anticipated usage per the provided preliminary land plan. The final land plan may affect the 
estimated costs and revenues associated with the development. 
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Water Production and Distribution1 
 
The City has three active water wells and two existing water plants with an average daily flow (“ADF”) 
capacity of 595,935 gallons per day (“gpd”). Seasonal averages based on the City’s connection count 
(currently 765 as defined per 30 TAC §290.38(15)) are roughly 251,000 gpd in the winter months and 
339,000 gpd in the summer months. Based upon the information provided by the Developer, the Tract’s 
water capacity requirement is approximately 30,000 gpd (900,000 gallons per month). Inclusive of 
existing connections, platted developments which are in design or under construction, and the 
projected usage for the Tract, the City will commit approximately 578,000 gpd or 97% of existing ADF 
capacity upon commitment to the Tract. The City currently has unallocated water production capacity 
available to serve the Tract. It should be noted that there are several new developments in various 
stages of planning, design, or construction. A current summary of Development Acreages & Service 
Demands is enclosed as Appendix D. We recommend the City authorize proceeding with the engineering 
design of the water system improvements projects that have been approved for funding from the Texas 
Water Development Board to address the future projected water system capacity shortage.   
 
As a reminder, part of our 2015 Water System Analysis and Master Plan, the City’s water plant facilities 
were inventoried in detail and analyzed for compliance with Texas Commission on Environmental 
Quality (“TCEQ”) requirements for production, storage, and distribution. An excerpt from Section 2.3 of 
this report is enclosed as Appendix E. During the facilities assessment we identified hydropneumatic 
tank and booster pump capacity as the current limiting factors in the City’s water distribution capability. 
These items are included in the Water Plant No. 3 Improvements project that has been approved for 
funding from the Texas Water Development Board.  
 
The Tract will be served by an existing public 12-inch waterline located within an existing 26-foot wide 
utility easement adjacent to the northern boundary of the Tract along the southern right-of-way 
(“ROW”) of SH-105 or by an existing 8-inch waterline located within the ROW of Buffalo Springs Drive 
adjacent to the western boundary of the Tract.  
 
The ultimate alignment of waterlines interior to the Tract will depend on the final land plan of the 
proposed development. These waterlines will need to be placed in public utility easements exclusive to 
the City located within or along public access easements interior to the development and constructed 
according to all applicable City and TCEQ design criteria. The Developer will be responsible for all costs 
associated with easement acquisitions and recordation. The proposed easements will be based on the 
City’s requirements and will be reviewed in advance of recordation. 
 
The Developer is responsible for providing engineered plans and specifications for the water distribution 
system interior to the development to the City Engineer for review and approval prior to commencing 
construction, and to obtain all required Planning and Zoning Commission, City Council, and development 
approvals and permits. The Developer will need to contact the City for water taps to serve the reserves 
within the Tract. The cost to tap the waterline will be calculated by the City’s Utility Operator in 
accordance with the City’s Code of Ordinances.   
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Sanitary Sewer Collection and Treatment2 
 
The City’s existing wastewater facilities consist of 13 public lift stations, four semi-public lift stations, and 
two wastewater treatment plants (one of which is currently decommissioned). The Stewart Creek 
Wastewater Treatment Plant (TPDES Permit No. WQ0014737001) has a permitted capacity of 400,000 
gpd. The ADF based on the City’s current number of connections (765 as defined per 30 TAC 
§290.38(15)) is approximately 229,500 gpd (calculated using 300 gpd/connection). Based upon the 
information provided by the Developer Tract’s ADF is estimated to be approximately 25,000 gpd 
(750,000 gallons per month). The City currently has unallocated wastewater treatment capacity 
available to serve the Tract. It should be noted that there are several new developments in various 
stages of planning, design, or construction. A current summary of Development Acreages & Service 
Demands is enclosed as Appendix D. As the projects shown in the design/construction phase achieve full 
development, the City should be prepared to initiate planning for additional treatment capacity. 
 
The Tract will be served by a proposed 12-inch public sanitary sewer line located within an existing 26-
foot wide utility easement adjacent to the northern boundary of the Tract along the southern ROW of 
SH-105 and will terminate into an existing sanitary sewer manhole and 10-inch sanitary sewer line. This 
line then flows directly into Lift Station No. 1 (“LS No. 1”). The proposed 12-inch public sanitary sewer 
line is sufficient to serve the Tract and installation is scheduled to be completed by the end of April 
2017. However, the existing 10-inch sanitary sewer line that extends to LS No. 1 is nearing its design 
capacity. The City needs to aggressively planning for the upsizing of the 10-inch gravity sanitary sewer 
line to meet projected wastewater system demands.  An excerpt from the 2015 Sanitary Sewer System 
Analysis and Master Plan pertaining to LS No. 1 is enclosed as Appendix F. 
 
Additionally, as part of our 2015 Sanitary Sewer System Analysis and Master Plan the City’s wastewater 
facilities were inventoried in detail and analyzed for compliance with TCEQ requirements for collection, 
conveyance, and treatment of average dry weather flow, dry weather peak flow, and peak flow with 
inflow and infiltration (“I&I”). During this assessment we identified LS No. 1 as operating at 145% of its 
design capacity. We recommend the City authorize proceeding with the engineering design of the Lift 
Station No. 1 Replacement project that has been approved for funding from the Texas Water 
Development Board to address the lift station capacity shortage. 
 
The ultimate alignment of sanitary sewer lines interior to the Tract will depend on the final land plan of 
the proposed development. These sanitary sewer lines will need to be placed in public utility easements 
exclusive to the City located within or along public access easements interior to the development and 
constructed according to all applicable City and TCEQ design criteria. The Developer will be responsible 
for all costs associated with easement acquisitions and recordation. The proposed easements will be 
based on the City’s requirements and will be reviewed in advance of recordation. 
 
The Developer is responsible for providing engineered plans and specifications for the sanitary sewer 
conveyance system interior to the development to the City Engineer for review and approval prior to 
commencing construction, and to obtain all required Planning and Zoning Commission, City Council, and 
development approvals and permits.  The Developer will need to contact the City for sanitary sewer taps 
to serve the reserve within the Tract.  The cost to tap the sanitary sewer line will be calculated by the 
City’s Utility Operator, in accordance with the City’s Code of Ordinances.   
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Drainage and Paving 
 
All drainage and detention improvements interior to the development will be designated private and 
will require maintenance and upkeep by a Property Owners Association or similar entity. Stewart Creek 
runs through the Tract and a significant portion of the Tract is located within the floodway and 
floodplain and must be appropriately designed for in the final construction plans. The site survey 
enclosed as Appendix C shows the limits of the existing floodway and floodplain. The developer will also 
be required to dedicate a public drainage easement through the site for Stewart Creek. All drainage and 
detention improvements must be designed per the City’s Code of Ordinances requiring compliance with 
the City’s floodplain regulations and all applicable Montgomery County Drainage Criteria Manual 
standards. Failure to design and construct the drainage and detention facilities per Montgomery County 
criteria potentially jeopardizes eligibility for acceptance and/or reimbursement. The Developer is 
responsible for providing engineered plans and specifications for the drainage and detention system 
interior to the development to the City Engineer for review and approval prior to commencing 
construction, and to obtain all required TxDOT, Planning and Zoning Commission, City Council, and 
development approvals and permits.   
 
Development Costs 
 
The Developer will need to construct on-site water, sanitary sewer, paving, drainage, and detention 
facilities to serve the proposed Tract. Additionally, the Developer will need to purchase water system 
capacity and wastewater treatment plant capacity from the City. The water and wastewater system 
capacities are calculated from Table 1.1 of the Montgomery Impact Fee Analysis Report based on the 
projected ADF from the Tract as shown in Appendix G. The estimated ADF provided by the Developer 
requires the use of an 8-inch water meter per the table. The estimated cost to the Developer associated 
with the purchase of water and wastewater system capacity is as follows:  
 
Water and Wastewater System Capacity Costs: 
 

 Water System Capacity 

 Wastewater System Capacity 
Subtotal 

 
 
The estimate is based on the projected water and wastewater usage provided by the developer. The 
actual costs will depend on the final land plan and final design.  
 
 
 
 
 
 
 
 

$150,264 
$335,168  
$485,432 
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cc: The Planning and Zoning Commission – City of Montgomery 
 Mr. Jack Yates – City of Montgomery, City Administrator  

Ms. Susan Hensley – City of Montgomery, City Secretary 
 Mr. Larry Foerster – Darden, Fowler & Creighton, LLP 
 Mr. E. Levi Love, PE – L Squared Engineering  

 



 

 

 

 

 

 

 

Appendix A 

Proposed 27-Acre The Shoppes at Montgomery Development 

Boundary Map 
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Proposed 27-Acre The Shoppes at Montgomery Development 

Preliminary Site Plan 
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Proposed 27-Acre The Shoppes at Montgomery Development 

Proposed Site Survey 
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Proposed 27-Acre The Shoppes at Montgomery Development 

Updated Development Acreages & Service Demands 



City of Montgomery, Texas

Developer Acreages Service Demands (Updated April 2016)

4/7/2017

Page 1 of 2

Design Actual Design Actual

Acres

Lots or 

Units SF Est. ESFC

Water 

360/ESFC

Water 

427/ESFC

Sewer  

300/ESFC

Sewer  

120/ESFC 2017 2018 2019 2020 2021 2022 2023

Existing Development 360 427 300 120

Exist. Connections-Comm. 101 36,360        43,127        30,300        12,120        101-               -               -               -               

Exist. Connections-Res. 407 146,520      173,789      122,100      48,840        407-               -               -               -               

Exist. Connections-Irr. 49 17,640        20,923        14,700        5,880          49-               -               -               -               

Exist. Connections-Inst. 7 2,520          2,989          2,100          840              7-               -               -               -               

Exist. Connections-City/Other 21 7,560          8,967          6,300          2,520          21-               -               -               

Subtotals 297.33 343 585 334,080      396,256      278,400      111,360      754                778              783              -               -               -               -               

Platted Development - Design/Construction

Buffalo Springs Shopping, Ph. I 33.5 121.0 43,560        51,667        36,300        14,520        60.5 60.5-               -               -               -               0

Buffalo Springs Shopping, Ph. 2 18.5 135.0 48,600        57,645        40,500        16,200        68 66-               -               -               -               

Heritage Medical Center 1.687 10.0 3,600           4,270           3,000           1,200           10

Hills of Town Creek 24.6 100 100.0 36,000        42,700        30,000        12,000        25 25 25 25

KenRoc Development 20.7 111.0 40,000        47,397        30,000        13,320        20 30 61-               -               -               -                 

Lake Creek Village, Section 2 11.6 45 45.0 16,200        19,215        13,500        5,400           23 22-               -               -               -               

McCoy's Devleopment 10.4 33.0 11,880        14,091        9,900           3,960           33

Pizza Shack 3.3 12,000      72.0 25,920        30,744        21,600        8,640           72-               -               -               -               20

Waterstone, Section 2 22 80 80.0 28,800        34,160        24,000        9,600           20 20 20-               

Virgin Development Tract 2 10.0 3,600           4,270           3,000           1,200           10-               

Terra Vista 17 62 62.0 22,320        26,474        18,600        7,440           20 21 21-               -               -               -               

West Side at the Park 3.9 11 11.0 3,960           4,697           3,300           1,320           5 45                -               -               -               

Subtotal 169.187 298 12,000      790.0 284,440      337,330      233,700      94,800        367                245              127              

Cumulative Subtotal 1,375      618,520      733,586      512,100      206,160      1,170             1,438           1,570           

Development In Feasibility

The Montgomery Shoppes 17 83.0 30,000        35,441        24,900        9,960           20 20 43

Subtotal 17 83.0 30,000        35,441        24,900        9,960           20                  20                 43                -               -               -               -               

Cumulative Subtotal 1,458      648,520      769,027      537,000      216,120      1,190             1,468           1,613           

Development Info & Capacities (Design vs Actual)

Planning Period, ESFC

Developments  

(Existing & Proposed)

(Inside & Outside City)

K:\W5841\W5841-1018-00 The Shoppes at Montgomery\2 Design Phase\Reports\C- Developer Acreages Capacities (1)



City of Montgomery, Texas

Developer Acreages Service Demands (Updated April 2016)

4/7/2017

Page 2 of 2

Design Actual Design Actual

Acres

Lots or 

Units SF Est. ESFC

Water 

360/ESFC

Water 

427/ESFC

Sewer  

300/ESFC

Sewer  

120/ESFC 2017 2018 2019 2020 2021 2022 2023

Development Info & Capacities (Design vs Actual)

Planning Period, ESFC

Developments  

(Existing & Proposed)

(Inside & Outside City)

Potential Future Development

HEB Tract 31.9 65,000      58.5 21,060        24,980        17,550        7,020           27-               -               -               -               

Heritage Plaza, Phase2 140 140.0 50,400        59,780        42,000        16,800        30 37-               -               -               -               

Lake Creek Village Section 3 30.6 22 22.0 7,920           9,394           6,600           2,640           10 12

Montgomery Forest 68 195 195.0 70,200        83,265        58,500        23,400        39 39 39 39

Montgomery Ridge 125 488 488.0 175,680      208,376      146,400      58,560        50 50 50 50 50 50-               -               -               -               

Stewart Landing 33 105 10,000      125.0 45,000        53,375        37,500        15,000        20 20 20 20 15 15-               -               -               -               

Summit Business Park, Phase 2 8 60,000      12.0 4,320           5,124           3,600           1,440           6-               -               -               -               

Town Creek Village, Phase 2 34.8 152 72.4 26,058        30,907        21,715        8,686           35 37-               -               -               -               

Waterside Estates 61 85 85.0 30,600        36,295        25,500        10,200        43 42

Waterstone, Section 3 36 36.0 12,960        15,372        10,800        4,320           12 12 12-               -               -               -               

Waterstone, Section 4 19 19.0 6,840           8,113           5,700           2,280           6 6 7

Misc Undeveloped Land (city) 1000 4,000      1,440,000   1,680,000   1,200,000   480,000      50 100 100 100 200 200 200

Misc Undeveloped Land (ETJ) 5200 20,800    7,488,000   8,736,000   6,240,000   2,496,000   

Subtotal 5322.9 1,916,238   2,244,381   1,596,865   644,346      115                407              331              228              309              265              265              

Totals: 6,781      2,564,758   3,013,408   2,133,865   860,466      1,305             1,875           1,944           2,172           2,481           2,746           3,011           

Water 469,620        675,000      699,840      781,920      893,160      988,560      1,083,960  

Sewer 391,350        562,500      583,200      651,600      744,300      823,800      903,300      

Projected Volumes:
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Appendix E 

Proposed 27-Acre The Shoppes at Montgomery Development 

Excerpt from 2015 Water System Analysis and Master Plan 





 

 

 

 

 

 

 

Appendix F 

Proposed 27-Acre The Shoppes at Montgomery Development 

Excerpt from 2015 Sanitary Sewer System Analysis and Master Plan  







 

 

 

 

 

 

 

Appendix G 

Proposed 27-Acre The Shoppes at Montgomery Development 

Excerpt from Impact Fee Analysis  
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Table 1.1 Maximum Assessable Impact Fee for Commonly Used Meters 
 

 
Meter 

Size 

 

Maximum 

Flow (GPM) 

Equivalent Single 
Family 

Connection (ESFC) 

Maximum 

Assessable 

Water Fee 

($/ESFC) 

Maximum 

Assessable 

Wastewater Fee 

($/ESFC) 

Maximum 

Assessable Fee 

($/ESFC) 

5/8” 15 1.00 $1,252 $2,793 $4,045 

3/4” 25 1.67 $2,091 $4,664 $6,756 

1” 40 2.67 $3,343 $7,457 $10,801 

1 1/2” 120 8.00 $10,018 $22,345 $32,362 

2” 170 11.33 $14,187 $31,645 $45,833 

3” 350 23.33 $29,214 $65,162 $94,376 

4” 600 40.00 $50,088 $111,723 $161,811 

6” 1,200 80.00 $100,176 $223,445 $323,621 

8” 1,800 120.00 $150,264 $335,168 $485,432 
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