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1.0 BACKGROUND AND SCOPE 

The City of Dayton (City) currently assesses water and wastewater impact fees as per Texas Local 

Government Code (TLGC) Chapter 395. The City retained Freese and Nichols, Inc. (FNI) to perform an 

update to the City’s water and wastewater impact fees. The methodology used herein satisfies the 

requirements of TLGC Chapter 395 (Section 1.1) for the update of water and wastewater impact fees.  

1.1 TEXAS LOCAL GOVERNMENT CODE 

TLGC Chapter 395 (Appendix A) requires an impact fee analysis before impact fees can be created, 

updated, and assessed. TLGC Chapter 395 defines an impact fee as “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.” In September 2001, TLGC Chapter 395 was amended creating an updated procedure for 

implementing impact fees. In 2025, TLGC Chapter 395 was updated per Senate Bill No. 1883 that went 

into effect September 1, 2025.  

TLGC Chapter 395 identifies the following items as impact fee eligible costs: 

• Construction contract price 

• Surveying and engineering fees 

• Land acquisitions 

• Fees paid to the consultant preparing or updating the capital improvements plan (CIP) and for the 

financial audit 

• Projected interest charges and other finance costs for projects identified in the CIP 

TLGC Chapter 395 also identifies items that impact fees cannot be used to pay for, such as: 

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

the impact fee CIP 

• 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 

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

service to existing development 
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• 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 

As a funding mechanism for capital improvements, impact fees allow cities to recover the costs associated 

with new facilities or facility expansions in order to serve future development. Statutory requirements 

mandate that impact fees be based on a specific list of improvements identified in a capital improvements 

program and only the cost attributed (and necessitated) by new growth over a 10-year period may be 

considered.  

Periodic Updates 

According to TLGC §395.052(a) “A political subdivision imposing an impact fee shall update the land use 

assumptions and capital improvements plan at least every five years...” and according to Senate Bill No. 

1883 amendment of TLGC §395.0515, “a political subdivision may not increase the amount of an impact 

fee for three years from the later of the date the fee was adopted or most recently increased, if 

applicable.” As capital improvement projects in the plan are completed, planned costs are updated with 

actual costs to reflect the capital expenditure of the program more accurately. Additionally, new capital 

improvement projects may be added to the impact fee eligible CIP at the time of future periodic updates.  

1.2 IMPACT FEE UPDATE 

The impact fee update process includes preparation of land use assumptions and identification of impact 

fee eligible CIPs and associated CIP costs. The impact fee calculation is limited to the 10-year project 

recommendations that will serve projected growth. This report documents the calculation of the 

maximum allowable impact fee per service unit equivalent for the City based on the updated land use 

assumptions and the water and wastewater CIPs. The TLGC §395.014 allows for a credit equal to 50% of 

the total projected cost of implementing the CIP. This method was utilized for the impact fee calculation 

for this study.  

The impact fee update process includes workshops with the City’s appointed Impact Fee Advisory 

Committee (IFAC) and City Council. The IFAC’s role includes reviewing the land use assumptions and 

impact fee CIPs and providing written comments on the proposed impact fees to the City Council. The City 

Council sets the impact fees to be collected.  
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Source of Impact Fee CIP Projects 

The impact fee eligible CIP projects were identified from the improvement recommendations developed 

as part of the ongoing 2026 Water and Wastewater Master Plan Update, based on which projects are 

anticipated to serve the projected 10-year growth.  

1.3 LIST OF ABBREVIATIONS 

The list of abbreviations used in this report are presented in Table 1-1. 

Table 1-1: List of Abbreviations 

Abbreviation Actual 

CCN Certificate of Convenience and Necessity 

CIP Capital Improvements Plan 

ETJ Extraterritorial Jurisdiction 

FM Farm-to-Market; Force Main 

FNI Freese and Nichols, Inc. 

gpad Gallons per Acre per Day 

gpcd Gallons per Capita per Day 

gpm Gallons per Minute 

IFAC Impact Fee Advisory Committee 

MGD Million Gallons per Day 

MUD Municipal Utility District 

OPCC Opinion of Probable Construction Costs 

SUE Service Unit Equivalent 

TLGC Texas Local Government Code 

WWTP Wastewater Treatment Plant 
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2.0 LAND USE ASSUMPTIONS 

Population and projected land use are important elements in the analysis of water distribution and 

wastewater collection systems. In order to identify impact fee eligible water and wastewater capital 

projects, a reasonable estimation of 10-year growth is required. FNI collected data and input from the 

City’s Planning and Development Services and Public Works Departments to develop 10-year population 

and non-residential acreage growth projections and land use assumptions for this study incorporating the  

City’s Unified Land Development Code Zoning, Future Land Use Plan from the 2017 Comprehensive Plan, 

and development plans, where available. FNI then incorporated these 10-year growth projections into the 

City’s water and wastewater hydraulic models to perform analyses and identify eligible CIP projects for 

the impact fee analysis. 

The growth in population and non-residential acreage was converted into service unit equivalents (SUEs) 

for the impact fee analysis. An SUE is defined as the equivalent to a water or wastewater connection for 

a single-family residence.  

2.1 IMPACT FEE SERVICE AREA 

The water and wastewater impact fee service areas consist of the existing City limits and extraterritorial 

jurisdiction (ETJ), except for those areas already covered by another entity’s water or wastewater 

certificate of convenience and necessity (CCN), and are shown on Figure 2-1 and Figure 2-2, respectively.  
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2.2 LAND USE ASSUMPTIONS 

FNI utilized existing population and non-residential acreage within the City limits and worked with City 

staff to develop future 10-year and 25-year population and non-residential acreage projections. The 

methodology is described in the following sections. 

2.2.1 Historical Population 

Historical population information within the City limits is summarized in Table 2-1. The City’s population 

data shows that between 2021 and 2025, Dayton experienced a 1.3% average annual growth in 

population. 

Table 2-1:  Historical City Limits Population 

Year 
City 

Population(1) 
TDCJ 

Population(1) 
City + TDCJ 
Population 

Annual Growth 
Rate 

2021 9,162 4,236 13,398 4.4% 

2022 9,383 4,236 13,619 2.4% 

2023 9,679 4,236 13,915 3.2% 

2024 9,716 4,236 13,952 0.4% 

2025 9,752 4,236 13,988 0.4% 

Average 1.3% 

(1) 2021 to 2025 population data received from City. 

2.2.2 Population and Non-Residential Acreage Projections 

FNI worked with the City to develop population and non-residential acreage projections for the water and 

wastewater service areas. The growth projections were categorized into 10-year and 25-year planning 

periods based on the time frame the City anticipates serving each anticipated development, as shown on 

Figure 2-4. The impact fee calculation, discussed further in Section 3.0, included only the 10-year growth 

projections, and excluded all hatched parcels shown on Figure 2-4. The data sets and assumptions utilized 

to develop the population and non-residential acreage projections included: 

• Anticipated known developments provided by the City with planned phasing for the 10-year and 

25-year planning periods.  

• Land use from the City’s Unified Land Development Code Zoning, shown on Figure 2-3. 

• Future Land Use from the City’s 2017 Comprehensive Plan, included in Appendix E.  

• Latest parcel shapefile. 

• Active water meter billing locations from April 2025. 
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• Population density of 2.8 people per unit based on data from Census website from 2020 to 2024. 

• Developable acreage considered to be 80% of parcel. 

• Density assumptions by land use type were developed in collaboration with City staff: 3 

units/acre for single-family residential, and 10 units/acre for mixed-use developments. Mixed 

use development acreage was assumed to be 80% residential and 20% non-residential.  

Utilizing the data sets listed above and in coordination with City staff, FNI developed projections for the 

following categories of future growth: 

Anticipated Known Developments  

City staff identified areas where future residential and non-residential developments are anticipated to 

occur as well as the expected phasing for each development. Where available, the City supplied 

development-specific information such as number of single-family lots, number of multi-family units, and 

non-residential acreage. Where information was not available, FNI utilized the Unified Land Development 

Code Zoning and the density assumptions above to develop population and non-residential acreage 

projections. The anticipated known developments for the 10-year and 25-year planning periods are shown 

on Figure 2-4 and are categorized based on development type (Single-Family, Multi-Family, Mixed Use, 

Non-Residential).  

Infill Growth 

Where development information was unknown, FNI utilized active April 2025 water meter locations 

(spatially located by address) and the City’s Unified Land Development Code Zoning to identify potential 

future developable areas. These areas include currently vacant parcels outside of the anticipated known 

developments described in this section that are not within the Rural Agricultural zoning type and excluded 

portions of the parcels within the floodway. These developable parcels were identified as infill and are 

shown in purple on Figure 2-4. Population and non-residential acreage was projected utilizing the Unified 

Development Code Zoning for infill parcels within City limits and the Future Land Use Plan from the 2017 

Comprehensive Plan for parcels within the ETJ. The density assumptions above were applied to the 

associated land use types, and the anticipated planning period for each parcel was provided by City staff.  
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Table 2-2 summarizes the growth in population and non-residential acreage projected to occur in the next 

10 years.  

Table 2-2:  Projected 10-Year Growth 

Year 
City 

Population(1) 
TDCJ Population(2) 

City + TDCJ 
Population 

Non-Residential 
Acreage(3) 

2026 9,752 4,236 13,988 612 

2036 24,026 4,236 28,262 3,336 

10-Year Growth 14,274 - 14,274 2,724 

(1) 2026 population assumed to be the same as 2025 population.   
(2) TDCJ population estimate received from City.  
(3) 2026 non-residential acreage based on geocoded April 2025 non-residential meters. 80% of acreage 

considered developable.  
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3.0 WATER AND WASTEWATER IMPACT FEE ANALYSIS 

3.1 WATER AND WASTEWATER SERVICE UNIT EQUIVALENTS 

According to TLGC Chapter 395, the maximum impact fee may not exceed the amount determined by 

dividing the impact fee eligible cost of required capital improvements by the total number of service units 

attributed to new development during the impact fee eligibility period.  

Definition of Service Unit Equivalent (SUE) 

A water SUE is defined as the equivalent to a water connection for a single-family residence. The City of 

Dayton utilizes 3/4-inch meters for single-family connections which would equate to one SUE. The City 

bills wastewater services based on the customer’s water consumption, as wastewater flows are not 

directly metered. Therefore, a single wastewater SUE is defined as the water service provided to a single-

family residence.  

Calculation of Service Unit Equivalents 

Impact fee assessment considers developments’ impact on the water and wastewater systems by utilizing 

the safe maximum operating capacity of each meter to calculate service unit equivalencies for all water 

meters larger than 3/4-inch. The service unit equivalency is the ratio of the safe maximum operating 

capacity for the larger meter to the safe maximum operating capacity of a 3/4-inch meter. 

The City of Dayton currently uses Badger Ultrasonic water meters. Each water meter size has a safe 

maximum operating capacity as defined by the manufacturer. Table 3-1 shows the safe maximum 

operating capacities for the water meter sizes utilized by the City of Dayton, and the resulting SUEs.  
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Table 3-1:  Service Unit Equivalent 

Water Meter Size 
Safe Maximum  

Operating Capacity(1)  
(gpm) 

Service Unit 
Equivalent(2) 

3/4" 32 1.0 

1" 55 1.7 

1-1/2” 100 3.1 

2" 160 5.0 

3" 560 17.5 

4" 1,100 34.3 

6" 2,000 62.5 

(1) Safe maximum operating capacity is based on Badger E-Series Ultrasonic for 
3/4” to 2” meters, and Badger E-Series G2 Ultrasonic for 3” to 6” meters 
specifications as received from the City.  
(2) Service unit equivalents are rounded down to nearest single decimal point.  

Projected 10-Year Service Units 

The City provided data that included the total count and sizes of the existing water meters in Dayton. This 

data was utilized to develop SUEs for the existing (2026) planning period. To calculate existing service 

units, service unit equivalents (as shown in Table 3-1) were multiplied by the total existing active meter 

count for each meter size. Existing irrigation customers and septic users were excluded from the 

wastewater meter count and wastewater SUE calculation.  

The 10-year land use assumptions and growth projections discussed in Section 2.0 were utilized to 

estimate the number of water meters in Dayton in 2036. To develop the projected 10-year growth in 

meter counts, the projected 10-year population growth rate was applied to all estimated residential type 

meters and the projected 10-year non-residential acreage growth rate was applied to all estimated non-

residential type meters. Tables 3-2 and 3-3 include the existing and projected 10-year water and 

wastewater SUEs by meter size. A summary of the overall projected 10-year growth in SUEs is included in 

Table 3-4. 
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Table 3-2:  Existing and Projected Water SUEs 

Water 
Meter Size 

Service Unit 
Equivalent(1) 

Existing Projected 10-Year Projected 10-Year 
Growth in Service 

Units(3) Meter Count(2) 
No. of 

Service Units(3) 
Meter Count 

No. of 
Service Units(3) 

3/4" 1.0 2,804 2,804  6,551  6,551  3,747  

1" 1.7 191 325  399  679  354  

1-1/2” 3.1 11 35  17  53  18  

2" 5.0 107 535  477  2,385  1,850  

3" 17.5 21 368  108  1,890  1,522  

4" 34.3 9 309  44  1,510  1,201  

6" 62.5 7 438  39  2,438  2,000  

Total 3,150 4,814 7,635 15,506 10,692 

(1) Service unit equivalents calculated based on safe maximum operating capacity of water meters, as shown in Table 3-1.  
(2) Meter count based on April 2025 active water meters. 
(3) Service units rounded up to the nearest whole number.  

 
Table 3-3:  Existing and Projected Wastewater SUEs 

Water 
Meter Size 

Service Unit 
Equivalent(1) 

Existing Projected 10-Year Projected 10-Year 
Growth in Service 

Units(3) Meter Count(2) 
No. of 

Service Units(3) 
Meter Count 

No. of 
Service Units(3) 

3/4" 1.0 2,585 2,585  6,150  6,150  3,565  

1" 1.7 131 223  263  448  225  

1-1/2” 3.1 5 16  7  22  6  

2" 5.0 83 415  429  2,145  1,730  

3" 17.5 19 333  102  1,785  1,452  

4" 34.3 8 275  43  1,475  1,200  

6" 62.5 7 438  39  2,438  2,000  

Total 2,838 4,285  7,033  14,463  10,178  

(1) Service unit equivalents calculated based safe maximum operating capacity of water meters, as shown in Table 3-1.  

(2) Meter count based on April 2025 active water meters, excluding irrigation meters and customers receiving water service 
only. 
(3) Service units rounded up to the nearest whole number.  
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Table 3-4: Summary of Projected Water and Wastewater SUEs 

Year 
Water Service Unit 

Equivalents 
Wastewater Service Unit 

Equivalents 

2026(1) 4,814 4,285 

2036(2) 15,506 14,463 

10-Year Growth in Service Units 10,692 10,178 

(1) Existing water SUEs calculated based on April 2025 active water meters. Existing wastewater SUEs 
calculated based on April 2025 active water meters, excluding irrigation meters and customers 
receiving water service only.  
(2) 2036 SUEs calculated based on projected growth discussed in Section 2.2.  

3.2 WATER DEMAND AND WASTEWATER FLOW PROJECTIONS 

City provided water production and wastewater treatment plant effluent data from January 2020 to April 

2025, and water meter billing data by usage class from January 2024 to April 2025. FNI evaluated the 

historical water production, water consumption, and wastewater effluent data to identify existing water 

demand and wastewater flows and develop future demand and flow planning criteria for residential and 

non-residential developments. The planning criteria was applied to the projected 10-year growth to 

develop projected water demand and wastewater flows. Known demand and flow information for 

ongoing developments was incorporated into the water demand and wastewater flow projections where 

available. Table 3-5 and Table 3-6 summarize the existing and projected 10-year water demands and 

wastewater flows in the City’s impact fee service areas.  

Table 3-5:  Projected Water Demands 

Year 
Average Daily Demand 

(MGD) 
Maximum Daily Demand(3) 

(MGD) 

2026(1) 2.0 4.2 

2036(2) 6.1 12.8 

(1) 2026 demands based on latest available (April 2025) water production data.  
(2) Projected 10-year average daily water demand calculated utilizing planning criteria of 80 gallons per 
capita per day (gpcd) for residential water demand and 1,100 gallons per acre per day (gpad) for non-
residential water demand with the exception of MI Homes. Average daily demand for the MI Homes 
development was based on information provided by the City. 
(3) Maximum daily demand based on maximum day to average day peaking factor of 2.1 from historical 
production data. 
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Table 3-6:  Projected Wastewater Flows 

Year 
Average Daily Flow 

(MGD) 

2026(1)  1.9 

2036(2) 5.6 

(1) 2026 average daily flow based on historical maximum average daily flow from 2020 
to 2025 based on wastewater effluent data received from the City. 
(2) Projected 10-year average daily flow calculated utilizing planning criteria of 70 gpcd 
for residential flow and 1,000 gpad for non-residential flow. Known average daily and 
peak flow information for ongoing developments (MI Homes, Prosper Ridge, Medina, 
and Gulf Inland Logistics Park) was utilized where available.   

3.3 WATER AND WASTEWATER IMPACT FEE CIP 

The impact fee eligible CIP projects are divided into two categories: 1) Existing/Under Design Projects and 

2) Proposed Future Projects.  

Existing/Under Design Projects 

Existing and under design capital improvement projects that are projected to serve growth in the next 10- 

years are also considered impact fee eligible. These projects are shown in orange on Figure 3-1 and Figure 

3-2 and Table 3-7 and Table 3-8.  

Proposed Future Projects 

The proposed future water CIP projects are based on system analyses using the calibrated hydraulic model 

incorporating demand projections for known anticipated developments and infill growth over the next 10 

years.  These projects are recommended to increase the capacity of the existing system and allow the 

system to distribute drinking water and provide adequate supply, pumping, and storage to serve the 

projected 10-year growth.  More details on the capacity of the City’s existing water system facilities are 

included in Appendix D. 

The proposed future wastewater CIP projects are based on system analysis using the calibrated hydraulic 

model incorporating flow projections for known anticipated developments and infill growth over the next 

10 years. The improvement projects are recommended to increase the capacity of the existing system and 

improve its ability to convey wastewater flows and provide the required conveyance and treatment 

capacities to serve the projected growth through the 10-year planning period. More details on the City’s 

existing wastewater system capacities are included in Appendix D. 
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Proposed future impact fee eligible water projects are shown in blue on Figure 3-1 and in Table 3-7 and 

proposed future impact fee eligible wastewater projects are shown in green on Figure 3-2 and in Table 

3-8.  

Development of Capital Costs 

Planning level opinions of probable construction costs (OPCCs) were developed for all recommended 

improvements in 2026 dollars based on previous similar engineering experience and include allowances 

for the following: 

• Contingencies: A 30% contingency was utilized for all future construction projects.  This is the cost 

assigned to the unknowns in the definition of the project.  The contingency is intended to account 

for construction costs that have not yet been identified due to the project’s maturity and should 

be expected to be fully utilized during construction. 

• Engineering/Survey: For this study, engineering and survey was set at 20% for water facilities, lift 

stations, and greenfield WWTP projects. Engineering was set at 15% for the existing WWTP and  

linear-only projects. The engineering and survey portion of the OPCC accounts for costs projected 

to be incurred for design, geotechnical, subsurface, environmental engineering, and survey tasks 

during the design of a project.  

OPCCs developed by FNI are classified as an AACE Class 5 Estimate with an accuracy range of -30% to 

+50%. Costs included in the OPCCs do not include financing, inflation, individual service connections or 

subdivision lines, easements, or land acquisition. OPCCs for the future water and wastewater projects are 

included in Appendix B and Appendix C, respectively.    
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Table 3-7:  Water Impact Fee Eligible Capital Improvements Plan Projects 

Project 
Type 

Impact Fee 
Eligible  
CIP No. 

Description of Project 
Total Capital Cost(1) 

(2026 Dollars) 

Ex
is

ti
n

g/
U

n
d

er
 D

es
ig

n
 P

ro
je

ct
s A FM 1960 Water Line Extension $395,376 

B Rosewood Water Plant Expansion $641,980 

C Highway 146 Utility Extension $1,115,586 

D Clayton Pump Station - 2,000 gpm Well and Collection Line $5,533,500 

E MI Homes Water Plant $7,272,160 

F MI Homes 16-inch Water Line Along Hwy 90 $3,515,176 

G 16-inch Water Line Along Sunset Heights Avenue and HWY 90 $500,000 

H 
2026 Water and Wastewater Master Plan and Impact Fee 
Study 

$197,500 

I 2025 Impact Fee Financial Audit $11,500 

Existing/Under Design Projects Subtotal $19,182,778 

P
ro

p
o

se
d

 F
u

tu
re

 P
ro

je
ct

s 

1 
16-inch Water Line Along W Clayton Street from North Church 
Street to Waco Street 

$4,216,800 

2 Pumping Improvements at Clayton Water Plant $12,628,000 

3 New 2,000 gpm HWY 146 Water Plant $21,979,600 

4 
New 12-inch Water Line along County Road 6021 from FM 
1960 to HWY 90 

$8,913,500 

5 
16-inch Water Line Along Highway 321 from Tram Road to FM 
686 

$5,997,400 

6 8-inch Water Line along Tram Rd and County Road 667 $6,184,200 

7(2) 2,500 gpm MI Homes Water Plant Expansion $25,537,100 

8 
New 12-inch Water Line along FM 1960 from County Road 614 
to the Grand Parkway 

$3,529,500 

9 
New 0.75 MG Elevated Storage Tank at FM 1960 and the 
Grand Parkway 

$6,929,400 

10 
New 12-inch Water Line along the Grand Parkway from FM 
1960 through Cedar Bayou 

$10,052,200 

11 New 1,000 gpm Grand Parkway Water Plant $11,254,100 

12 
2031 Water and Wastewater Master Plan and Impact Fee 
Study 

$250,000 

13 2031 Impact Fee Financial Audit $11,500 

Proposed Future Projects Subtotal $117,483,300 

Total Impact Fee Eligible Water Capital Improvement Project Costs $136,666,078 

(1) Existing/under design projects capital cost: These costs represent the City’s share of construction costs for the 
completed projects or the latest cost estimates for projects currently under design, provided by the City or engineer of 
record.  
Proposed projects capital cost: 2026 planning level costs were developed for proposed future projects and include 
material costs, contingency, and engineering.  Additional expenses related to environmental, geotechnical, change order 
contingency, soft costs, and legal fees are not included.  
(2) Offsite well and collection line included in project cost and will be dependent on ground conditions. Location and size 
of the well(s) will be determined during a well siting and feasibility study. Length of the collection line will depend on the 
final selected well site and may vary from the approximate location utilized for this study. 

Note: The Engineer has no control over the cost of labor, materials, equipment, or the Contractor's methods of determining 
prices, nor over competitive bidding or market conditions. Opinions of probable costs provided herein are based on the 
information known to the Engineer at this time and represent only the Engineer's judgment as a design professional 
familiar with the construction industry. The Engineer cannot and does not guarantee that proposals, bids, or actual 
construction costs will not vary from its opinions of probable costs. Additionally, fluctuations in material costs due to tariffs, 
trade policies, or supply chain disruptions may further impact pricing in ways that are difficult to predict. 
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Table 3-8:  Wastewater Impact Fee Eligible Capital Improvements Plan Projects 

Project 
Type 

Impact Fee 
Eligible  
CIP No. 

Description of Project 
Total Capital Cost(1) 

(2026 Dollars) 

Ex
is

ti
n

g/
U

n
d

er
 D

es
ig

n
 

P
ro

je
ct

s 

A Wastewater Treatment Plant Expansion $6,880,000  

B Highway 146 Utility Extension $1,115,586  

C Sawmill Lift Station Expansion to 5.4 MGD Firm Capacity $431,000  

D MI Homes Lift Station and 14-Inch Force Main $6,869,287  

E New 0.75 MGD Package Plant $26,100,000  

F 
2026 Water and Wastewater Master Plan and Impact Fee 
Study 

$197,500  

G 2025 Impact Fee Financial Audit $11,500  

Existing/Under Design Projects Subtotal $41,604,873  

P
ro

p
o

se
d

 F
u

tu
re

 P
ro

je
ct

s 

1 Central WWTP Expansion from 4.0 MGD to 5.0 MGD  $50,360,000  

2 
New and Replacement 36/48/54-inch and a 48-inch Gravity 
Line and Microtunnel to Central WWTP 

$14,260,600  

3 Replacement 36/42-Inch Waco Street Gravity Line $10,150,100  

4 Cherry Creek Lift Station Expansion to 3.1 MGD $3,822,000  

5 
Thriftee, Clayton, Burger King, and Houston at Cleveland Lift 
Station Consolidations 

$6,461,200  

6 
New 18-Inch Gravity Line Along Highway 146 to Central 
WWTP 

$5,477,600  

7 New and Replacement 18-Inch Gravity Line Along Highway 90 $6,510,200  

8 New and Replacement 12-Inch Gravity Line Along FM 1960 $11,095,700  

9 
Jamison Lift Station Expansion to 1.3 MGD and Austin Lift 
Station Consolidation 

$4,034,400  

10 
Replacement 12/15-Inch Slover Street and Cherry Creek Road 
Gravity Line 

$2,197,700  

11 New 2.0 MGD West WWTP $84,002,900  

12 New 18-Inch Gravity Line Along Grand Parkway $15,047,900  

13 MI Homes Lift Station Expansion to 2.4 MGD $2,197,400  

14 
New 12-Inch Gravity Line Along Highway 90 to MI Homes Lift 
Station 

$5,283,100  

15 
2031 Water and Wastewater Master Plan and Impact Fee 
Study 

$250,000  

16 2031 Impact Fee Financial Audit $11,500  

Proposed Future Projects Subtotal $221,162,300  

Total Impact Fee Eligible Wastewater Capital Improvement Project Costs $262,767,173  

(1) Existing/under design projects capital cost: These costs represent the City’s share of construction costs for the 
completed projects or the latest cost estimates for projects currently under design, provided by the City or engineer of 
record. Cost for Project E developed based on recent bid tab information with 30% contingency and 20% engineering. 
Proposed projects capital cost: 2026 planning level costs were developed for proposed future projects and include 
material costs, contingency, and engineering.  Additional expenses related to environmental, geotechnical, change 
order contingency, soft costs, and legal fees are not included.  

Note: The Engineer has no control over the cost of labor, materials, equipment, or the Contractor's methods of 
determining prices, nor over competitive bidding or market conditions. Opinions of probable costs provided herein are 
based on the information known to the Engineer at this time and represent only the Engineer's judgment as a design 
professional familiar with the construction industry. The Engineer cannot and does not guarantee that proposals, bids, 
or actual construction costs will not vary from its opinions of probable costs. Additionally, fluctuations in material costs 
due to tariffs, trade policies, or supply chain disruptions may further impact pricing in ways that are difficult to predict. 
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3.4 WATER AND WASTEWATER IMPACT FEE ANALYSIS 

The water and wastewater impact fee analyses involve assessing the utilization of existing/under design 

and proposed projects within the impact fee eligible capital improvement plans (Section 3.3) required to 

serve the projected 10-year growth. For these projects, the impact fee eligible cost is calculated as a 

percentage of the project cost, based upon the percentage of the project’s capacity to serve development 

projected to occur between 2026 and 2036. The capacity serving existing development and development 

projected to occur beyond the 10-year period is not impact fee eligible.  

3.4.1 Water and Wastewater Capacity Analysis 

FNI assessed the impact fee eligible water and wastewater projects to quantify the portion of each 

project’s capacity that serves the projected 10-year growth. The 10-year utilization is the percentage of 

the project cost that is impact fee eligible.  

Summaries of the water and wastewater costs for infrastructure to serve the projected 10-year growth 

are shown in Table 3-9 and Table 3-10, respectively. The percent utilization columns in the tables are 

defined as follows: 

• The 2026 Percent Utilization is the portion of the project’s capacity that serves existing 

development and is therefore not included in the impact fee eligible cost.  

• The 2036 Percent Utilization is the portion of the project’s capacity that is projected to be utilized 

by 2036.  

• The 2026 to 2036 Percent Utilization is the portion of the project’s capacity that is projected to 

serve the 10-year growth. This percentage is multiplied by the total project cost to calculate the 

impact fee eligible portion of the project.  

The 10-year Impact Fee Eligible Cost column is the portion of the capital project cost that is utilized in the 

calculation of the maximum allowable impact fee. The 10-year utilization percentages for eligible projects 

were calculated considering the served growth, project size/capacity, and general design guidelines. 
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Table 3-9:  Cost Allocation for Water Impact Fee Calculation 

Water Project No. Description of Project 
Percent Utilization 10-Year Impact Fee Eligible Cost (1) 

(2026-2036) 2026 2036 2026-2036 

Ex
is

ti
n

g/
U

n
d

er
 D

es
ig

n
 P

ro
je

ct
s 

A FM 1960 Water Line Extension 5% 85% 80% $316,300 

B Rosewood Water Plant Expansion 65% 100% 35% $224,693 

C Highway 146 Utility Extension 25% 95% 70% $780,910 

D Clayton Pump Station - 2,000 gpm Well and Collection Line 0% 100% 100% $5,533,500 

E MI Homes Water Plant 0% 100% 100% $7,272,160 

F MI Homes 16-inch Water Line Along Hwy 90 0% 95% 95% $3,339,417 

G 16-inch Water Line Along Sunset Heights Avenue and HWY 90 10% 100% 90% $450,000 

H 2026 Water and Wastewater Master Plan and Impact Fee Study 0% 100% 100% $197,500 

I 2025 Impact Fee Financial Audit 0% 100% 100% $11,500 

Existing/Under Design Projects Subtotal $18,125,980 

P
ro

p
o

se
d

 F
u

tu
re

 P
ro

je
ct

s 

1 16-inch Water Line Along W Clayton Street from North Church Street to Waco Street 15% 95% 80% $3,373,440 

2 Pumping Improvements at Clayton Water Plant 0% 100% 100% $12,628,000 

3 New 2,000 gpm HWY 146 Water Plant 0% 100% 100% $21,979,600 

4 New 12-inch Water Line along County Road 6021 from FM 1960 to HWY 90 0% 40% 40% $3,565,400 

5 16-inch Water Line Along Highway 321 from Tram Road to FM 686 60% 95% 35% $2,099,090 

6 8-inch Water Line along Tram Rd and County Road 667 0% 75% 75% $4,638,150 

7 2,500 gpm MI Homes Water Plant Expansion 0% 50% 50% $12,768,550 

8 New 12-inch Water Line along FM 1960 from County Road 614 to the Grand Parkway 0% 85% 85% $3,000,075 

9 New 0.75 MG Elevated Storage Tank at FM 1960 and the Grand Parkway 0% 80% 80% $5,543,520 

10 New 12-inch Water Line along the Grand Parkway from FM 1960 through Cedar Bayou 0% 85% 85% $8,544,370 

11 New 1,000 gpm Grand Parkway Water Plant 0% 45% 45% $5,064,345 

12 2031 Water and Wastewater Master Plan and Impact Fee Study 0% 100% 100% $250,000 

13 2031 Impact Fee Financial Audit 0% 100% 100% $11,500 

Proposed Future Projects Subtotal(1) $83,466,040 

Total 10-Year Impact Fee Eligible Water Capital Improvement Project Costs  $101,592,020 

(1) Proposed future project costs in 2026 dollars.  
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Table 3-10:  Cost Allocation for Wastewater Impact Fee Calculation 

Wastewater  
Project No. 

Description of Project 
Percent Utilization 10-Year Impact Fee Eligible Cost 

(2026-2036)(1) 
2026 2036 2026-2036 

Ex
is

ti
n

g/
U

n
d

er
 D

es
ig

n
 

P
ro

je
ct

s 

A Wastewater Treatment Plant Expansion 10% 100% 90% $6,192,000 

B Highway 146 Utility Extension 5% 100% 95% $1,059,806 

C Sawmill Lift Station Expansion to 5.4 MGD Firm Capacity 54% 100% 46% $198,260 

D MI Homes Lift Station and 14-Inch Force Main 0% 75% 75% $5,151,965 

E New 0.75 MGD Package Plant 0% 100% 100% $26,100,000 

G 2026 Water and Wastewater Master Plan and Impact Fee Study 0% 100% 100% $197,500 

H 2025 Impact Fee Financial Audit 0% 100% 100% $11,500 

Existing/Under Design Projects Subtotal $38,911,031 

P
ro

p
o

se
d

 F
u

tu
re

 P
ro

je
ct

s 

1 Central WWTP Expansion from 4.0 MGD to 5.0 MGD  15% 80% 65% $32,734,000 

2 
New and Replacement 36/48/54-inch and a 48-inch Gravity Line and Microtunnel to 
Central WWTP 

50% 75% 25% $3,565,150 

3 Replacement 36/42-Inch Waco Street Gravity Line 40% 55% 15% $1,522,515 

4 Cherry Creek Lift Station Expansion to 3.1 MGD 45% 90% 45% $1,719,900 

5 Thriftee, Clayton, Burger King, and Houston at Cleveland Lift Station Consolidations 70% 90% 20% $1,292,240 

6 New 18-Inch Gravity Line Along Highway 146 to Central WWTP 0% 100% 100% $5,477,600 

7 New and Replacement 18-Inch Gravity Line Along Highway 90 50% 100% 50% $3,255,100 

8 New and Replacement 12-Inch Gravity Line Along FM 1960 5% 80% 75% $8,321,775 

9 Jamison Lift Station Expansion to 1.3 MGD and Austin Lift Station Consolidation 60% 85% 25% $1,008,600 

10 Replacement 12/15-Inch Slover Street and Cherry Creek Road Gravity Line 55% 80% 25% $549,425 

11 New 2.0 MGD West WWTP 0% 20% 20% $16,800,580 

12 New 18-Inch Gravity Line Along Grand Parkway 0% 80% 80% $12,038,320 

13 MI Homes Lift Station Expansion to 2.4 MGD 0% 95% 95% $2,087,530 

14 New 12-Inch Gravity Line Along Highway 90 to MI Homes Lift Station 0% 100% 100% $5,283,100 

15 2031 Water and Wastewater Master Plan and Impact Fee Study 0% 100% 100% $250,000 

16 2031 Impact Fee Financial Audit 0% 100% 100% $11,500 

Proposed Future Projects Subtotal $95,917,335 

Total 10-Year Impact Fee Eligible Wastewater Capital Improvement Project Costs $134,828,366 

(1) Proposed future project costs in 2026 dollars.  
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3.5 MAXIMUM ALLOWABLE IMPACT FEE CALCULATIONS 

TLGC Chapter 395 states that 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 (2026 – 2036). TLGC provides two options for 

calculating water and wastewater impact fees. A City may utilize:  

• §395.014(a)(7)(A) “a credit for the portion of ad valorem tax and utility service revenues 

generated by new service units during the program period that is used for the payment of 

improvements, including the payment of debt, that are included in the capital improvements plan; 

or” 

• §395.014(a)(7)(B) “in the alternative, a credit equal to 50 percent of the total projected cost of 

implementing the capital improvements plan.”  

The City of Dayton has elected the 50% credit option. The maximum allowable water and wastewater 

impact fees for the City of Dayton are calculated in Section 3.5.1 and Section 3.5.2 respectively.  

3.5.1 Maximum Allowable Water Impact Fee 

The total maximum allowable water impact fee calculation is summarized in Table 3-11. The total eligible 

impact fee costs are the portion of the capital improvement costs for water projects that will serve the 

projected 10-year developments and include financing costs for debt service.  

Table 3-11:  Maximum Allowable Water Impact Fee 

Water Impact Fee Calculation 

Total IF Eligible Capital Improvement Costs $101,592,020 

Total Eligible Financing Costs(1) $38,280,306 

Total Eligible Impact Fee Costs $139,872,326 

50% Credit ($69,936,163) 

Total Eligible Impact Fee Costs with 50% Credit Applied $69,936,163 

10-Year Growth in Service Unit Equivalents 10,692 

Maximum Allowable Water Impact Fee   $6,540 

(1) Includes financing costs for debt service assuming an interest rate of 3.9% for 20 years as 
directed by the City.  
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3.5.2 Maximum Allowable Wastewater Impact Fee 

The total maximum allowable wastewater impact fee calculation is summarized in Table 3-12. The total 

eligible impact fee costs are the portion of the capital improvement costs for wastewater projects that 

will serve the projected 10-year developments and include financing costs for debt service.  

Table 3-12:  Maximum Allowable Wastewater Impact Fee 

Wastewater Impact Fee Calculation 

Total IF Eligible Capital Improvement Costs $134,828,366  

Total Eligible Financing Costs(1) $43,990,885  

Total Eligible Impact Fee Costs $178,819,251  

50% Credit ($89,409,626)  

Total Eligible Impact Fee Costs with 50% Credit Applied $89,409,625 

10-Year Growth in Service Unit Equivalents 10,178 

Maximum Allowable Wastewater Impact Fee   $8,784  

(1) Includes financing costs for debt service assuming an interest rate of 3.9% for 20 years as 
directed by the City.  

3.5.3 Schedule of Maximum Allowable Water and Wastewater Impact Fees 

Table 3-13 shows the schedule of maximum allowable water and wastewater impact fees by water meter 

size, based on the service unit equivalents discussed in Section 3.1.  

Table 3-13:  Maximum Allowable Water and Wastewater Impact Fees by Meter Size 

Meter 
Size 

Service Unit 
Equivalent(1) 

Maximum Allowable Impact Fees 

Water Wastewater Total 

3/4" 1.0 $6,540 $8,784 $15,324 

1" 1.7 $11,118 $14,932 $26,050 

1-1/2” 3.1 $20,274 $27,230 $47,504 

2" 5.0 $32,700 $43,920 $76,620 

3" 17.5 $114,450 $153,720 $268,170 

4" 34.3 $224,322 $301,291 $525,613 

6" 62.5 $408,750 $549,000 $957,750 

(1) Service unit equivalents are rounded down to nearest single decimal point. 
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4.0 IMPACT FEE ADOPTION 

4.1 PUBLIC HEARING 

The amended Chapter 395 of the Texas Local Government Code requires a public hearing to be held to 

adopt a revised impact fee. The meeting shall include a discussion of the land use assumptions and capital 

improvements plan and the proposed ordinance, order, or resolution imposing an impact fee. The 

required public hearing will be scheduled with a resolution by the City Council. The public hearing date is 

set by Council and advertised at least 30 days prior to the public hearing. The Water and Wastewater 

Impact Fee report will be made available to the public at least 60 days before the notice of the public 

hearing.  

The amended Chapter 395 of the Texas Local Government Code also requires a financial audit be 

performed by a third party for any City imposing an impact fee. The results of this audit must be published 

30 days prior to the resolution of the impact fee public hearing. The public hearing for the financial audit 

must be conducted before the impact fee public hearing. Dayton completed the required financial audit 

and posted it on the City website beginning January 7, 2026. The public hearing for the financial audit will 

be completed prior to the water and wastewater impact fee public hearing. 

4.2 ORDINANCE 

Once the public hearing is held, the political subdivision shall approve or disapprove the amendments of 

the land use assumptions and capital improvements plan and modification of the impact fee within 30 

days after the date of the public hearing. 

 



 2026 Water and Wastewater Impact Fee Update 
City of Dayton 

 

APPENDIX A 
Chapter 395, Texas Local Government Code 
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APPENDIX B 
Water CIP Opinions of Probable Construction Costs (OPCCs) 
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APPENDIX C 
Wastewater CIP Opinions of Probable Construction Costs (OPCCs) 
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APPENDIX D 
Water and Wastewater Existing Facility Inventory 
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2026 Water Facility Inventory 

Table D-1: Existing Water Supply Capacity 

Facility Name Well No. 
Capacity 

(gpm) (MGD) 

Tram  1 860 1.2 

Rosewood 1 3,000 4.3 

Total 3,860 5.6 

 

Table D-2: Existing Water Storage Capacity 

Storage Type Facility Name Storage Capacity (MG) 

GST 
Rosewood 1.0 

Total 1.0 

EST 

HWY 146 0.3 

Tram 0.5 

Total (1) 0.8 

 

Table D-3: Existing Water Service Pumping Capacity 

Facility Name Pump No. 
Rated Capacity 

(gpm) (MGD) 

Rosewood 
1 1,500 2.2 

2 1,500 2.2 

Total  3,000 4.4 

Firm 1,500 2.2 
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Table D-5: Existing Central WWTP Capacity 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  

WWTP Name 
Permitted Capacities 

-- 

TPDES Permit No. Average Daily Flow 2-Hour Peak Flow 

  (MGD) (MGD) 

Central WWTP 

4.0 12.0 -- 

WQ0010564004 
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APPENDIX E 
Future Land Use 


