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2024 UPDATE

LAND USE ASSUMPTIONS
TECHNICAL REPORT

The review, evaluation, and update of underlying land use assumptions is required by Chapter
395 of the Texas Local Government Code to ensure reasonable future growth and acts as the
basis of the City of El Paso’s water and wastewater capital improvement plans, thus resulting in
impact fee calculations. This report updates the land use assumptions adopted by the El Paso City
Council on February 18, 2014, which serve as the foundation for the current water and
wastewater impact fees levied on new development in each of the three identified service areas.
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Introduction

Texas Local Government Code Chapter 395 permits the use of impact fees to finance capital
improvement and facility expansion costs attributable to projected new development within
identified service areas located in the corporate boundaries or extraterritorial jurisdiction of a
political subdivision. To determine the costs of providing such infrastructure accurately, a
planning study known as a Land Use Assumptions (LUA) report is assembled to include a
description of changes in land uses, densities, intensities, and population projected within each
of these service areas over a 10-year period, as well as at full build-out. The LUA report is
referenced in the development of a Capital Improvements Plan (CIP) and the adoption of an
impact fee ordinance.

To ensure reasonable future growth estimates serve as the basis for expected capital
improvements and facility expansions necessitated by new development and the resulting
impact fee calculations, the review, evaluation and update of the underlying LUA and CIP is
required at least every five years. Following preparation of this update, the political subdivision’s
governing body (City Council) is required to hold a public hearing for the purpose of reviewing
and determining whether amendments to the LUA, CIP, or the adopted impact fees are
necessary.

This report, prepared by the City of El Paso’s Planning and Inspections Department (P&l), in
partnership with El Paso Water (EPW), is intended to fulfill the requirements of Chapter 395 of
the Local Government Code with respect to the periodic review and update of the LUA report.
Specifically, this report reassesses the land use assumptions adopted by the El Paso City Council
on February 18, 2014. The assumptions adopted on that date comprise the first update of the
original assumptions, adopted on March 24, 2009; this report comprises the second update.

In addition to providing information about projected land use characteristics within the three
established service areas (Eastside, Northeast, and Westside Water and Sewer Impact Fee Service
Areas), this report estimates the total number of projected service units, or standardized
measurement of consumption, necessitated by new development, and also provides a snapshot
forecast of demand for water and wastewater system improvements or expansion by the year
2033. While a number of unforeseeable future events may affect these predictions, the estimates
in this report are based on the best information that is currently available.
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Elements of the Land Use Assumptions Report Update

The body of this report is divided into five sections:

Impact Fee Service Areas: An explanation and description of the water and wastewater
impact fee service areas.

Methodology: An explanation of the general methodology used to prepare and update the
land use assumptions.

Full Build-Out Projection: Population and service unit holding capacity of land located within
the impact fee service areas.

Ten-Year Growth Projection: Population and service unit growth assumptions for the period
between 2024 and 2033.

Summary: A brief summation of the land use assumptions report 2024 update.

Impact Fee Service Areas

Per state law, one or more service areas must be identified and used in all impact fee analyses to ensure
that planned capital improvements and facility expansions, as well as the resulting fee structure, are
commensurate with projected proximate demand. A service area may include all or part of the land
located within the corporate boundaries of the political subdivision or its extraterritorial jurisdiction (ETJ).
Currently, City of El Paso water and wastewater impact fees are levied on three specific service areas
within the City’s corporate boundary and the ETJ; these areas are referred to as the Northeast, Westside,
and Eastside Water and Sewer Impact Fee Service Areas. See Figure 1 for a map delineating the location
of the three service areas.

Each service area includes portions or all of the sub-service areas defined in the City of El Paso’s Final
Annexation Assessment and Strategy Report, completed in the fall of 2008, as well as other areas
identified within the Water and Wastewater Impact Fees — Report Addendum, completed in March 2009.
See Table 1 for an overview of size and existing intensity characteristics within the three impact fee service
areas and the nineteen (19) sub-service areas included in this edition of the report.

In total, the three service areas currently encompass 40,095 acres of land, with nearly two-thirds of the
total acreage within the El Paso city limits, while the remaining portion lies within the City’s ETJ. The
Northeast Service Area is the largest of the three, comprising approximately 47 percent (19,096 acres) of
the composite acreage, while the Eastside Service Area currently constitutes nearly 30 percent (12,012
acres) and the Westside Service Area approximately 23 percent (8,987 acres). Each of these areas is likely
to be developed, at least partially, within the next ten years.
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Figure 1. City of El Paso Water and Sewer Impact Fee Service Area
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Table 1 provides a snapshot of existing development intensity within the impact fee service areas and sub-
service areas. For the purposes of this report, development intensity is defined as the proportion of
acreage within each impact fee service area built upon and zoned to a residential, commercial or industrial
district. With respect to current development intensity, approximately 33% of the impact fee composite
area is presently developed, representing approximately 13,128 acres.

Developed % Acreage

Service Area Total Acreage

Acreage Developed

Northeast Impact Fee Service Area

01 Northeast MP 4,835 410.1 13%|
05A Northwest Fort Bliss A 4,812 574.4 12%|
05B Northwest Fort Bliss B 4,929 2,153.8 44%
05C Northwest Fort Bliss C 4,520 965.9 21%
Northeast Subtotal 19,096 4,304 23%

Westside Impact Fee Service Area

02 Westside MP 1,589 21.0 6%
03A Northwest Vinton A 294 38.7 13%|
03E I-10375 MP 1,132 668.4 59%
04A Northwest Arfcraft A 1,639 314.5 19%
04B Northwest Aricraft B 807 221.7 27%
04C Northwest Artcraft C 159 130.0 82%
04D Northwest Arfcraft D 218 157.0 72%
04E Canutillo 801 705.0 88%
2B (Other) 2,348 1,845.4 79%
Westside Subtotal 8,987 4172 46%,

Eastside Impact Fee Service Area

08B Eastside 4,826 1,165.6 24%,
12 South Montana 2,919 1,695.9 58%
12B South Montana B 785 357.4 45%
04 South Fort Bliss 118 1.9 2%
08 East Battle 2,826 1,409.7 50%
10B South Fort Bliss B 538 21.2 4%
Eastside Subtotal 12,012 4,652 39%,
Total 40,095 13,128 33%|

Table 1. Impact Fee Service Area 2023 Existing Characteristics
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Figure 2. Northeast Water and Sewer Impact Fee Service Area
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Figure 3. Westside Water and Sewer Impact Fee Service Area
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Figure 4. Eastside Water and Sewer Impact Fee Service Area
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Methodology

The City of El Paso’s existing water and wastewater fee structure is based on a series of growth
assumptions which have in turn been used to inform expected capital improvement and facility expansion
needs. The updated land use assumptions and associated population and service unit projections
contained in this report are formulated based on consideration and incorporation of the following
development patterns:

e Current development trends and characteristics;

e Zoning patterns in place and in process;

e Known or anticipated subdivision of land;

e Historic and anticipated growth trends;

e Expected future land use envisioned by Plan El Paso;
e  Existing master plans

Land Use Assumption Update

Update of the 2014 growth projections began with the development of a database summarizing expected
land use acreage at full build-out within each of the nineteen sub-service areas. Assembly of the database
included analysis of the City’s current zoning map and aerial photography. Zoning cases and subdivision
plats in progress provided further information about near future development trends, as did surrounding
development densities and types. Additionally, several approved master plans, including land studies and
master zoning plans were used in determining the allocation of land use types. Developments were
analyzed in each of the three impact fee service areas, including the Northeast (Campo Del Sol and Vista
Del Norte Estates), Westside (Cimarron and Enchanted Hills developments), and in the Eastside (Gateway
Estates and Tierra Del Este Phases IV, V, and VI).

Consistent with previous analyses, acreage within the impact fee service areas was allocated to either a
non-residential or residential land use. Non-residential land use categories include: commercial,
industrial, floodplain, institutional/utilities, open space, transportation, parkland or undeveloped land.
Residential land use categories are defined by residential type (i.e. conventional or mixed-use) and
associated density. Here, development density refers to the number of service units (either residential or
residential equivalents) per acre. The level of density will differ by land use; for example, a high-density
residential zone is assumed to accommodate relatively more service units per acre when compared to a
low-density residential use. Appendix A provides a series of maps delineating previously adopted land use
assumptions, as well as updated land use assumptions within each of the three impact fee areas.

Full Build-Out and Ten-Year Growth Projections Update

This expected land use acreage database was then used to update growth assumptions for two time
horizons: a ten-year projection, and a full build-out projection. Development of these scenarios involved
the estimation of population and service unit figures, two variables intended to provide information
regarding demand for water and wastewater services in the impact fee service areas. A service unit is
defined as a standardized measure of consumption attributable to an individual unit of development,
while population is defined as the number of residents located within an impact fee service area.
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Full Build-Out Projection:

The full build-out scenario is intended to provide information about the maximum realistic holding
capacity for land within each of the impact fee service areas. It is therefore not tied to a specific time
period as a number of external factors, such as economic growth and political events, will ultimately
influence development.

Estimation of the full build-out scenario involves the following assumptions:

e For residential land uses, service units per acre are assigned according to the densities provided
in Table 2 below. These densities are estimated based on current zoning restrictions, historic
trends, and, where applicable, information provided in each of the approved master plans.

e Population per residential service unit is assumed to follow a household size of 2.94 persons per
housing unit in El Paso County, as per the Census Quickfacts 2017-2021 estimates. Note that one
housing unit is the equivalent of one residential service unit.

e For non-residential land uses, only lands categorized as a commercial or industrial land use type
are expected to require water and wastewater services. Based on information provided by the El
Paso Water, it is assumed that such land uses will require 7.25 residential equivalent service units
per acre.

Land Use Type Service Units per Acre

Conventional Residential Development

Low Density
Medium Density 4.5
Medium High Density

High Density

Mixed-Use Development

Mixed-Use ()
Non-Residential

Commercial 7.25
Industrial /.25

Table 2. Land Use Density Assumptions

Using the assumptions outlined in Table 2, the holding capacity within each impact fee service area is
projected by first applying the non-residential and residential service unit density per acre to total
commercial, industrial, and residential land use acreage figures as identified in the land use assumptions
database (detailed in Appendices B-C). Land capacity for population is then derived by applying a factor
of 2.94 to total residential service units at full build-out in each of the impact fee service areas.
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Ten-Year Growth Projection

Following the development of the full build-out scenario, service unit and population growth projections
for the time period corresponding to 2024-2033 were developed. In accordance with state law, the ten-
year projections are intended to provide reasonable estimates of demand for water and wastewater
services within the established impact fee service area boundaries over a practical planning period. These
estimates are then used to inform potential modifications to the associated ten-year capital
improvements plan and, if necessary, revisions to the existing impact fee structure.

In an effort to provide the most practical demand projections possible, growth rate assumptions vary by
sub-service area. Estimating growth rates at the sub-service area level allows for the incorporation of
several influencing factors, such as proximity to existing development and infrastructure, anticipated
development projects, and expected phasing of master planned areas.

In the ten-year growth projections, the previously adopted projections were used as a starting point.
Specifically, the 2014-2024 sub-service area projections were compared to existing development and
adjusted to factor in the influencing factors outlined above, as well as revisions to land use assumptions
summarized in Appendices A-C.

The remainder of this report provides service unit and population projections under the full build-out and
ten-year scenarios. Each section includes projections by impact fee service area and by impact fee sub-
service area. Refer to Appendices B-C for greater detail regarding land use assumptions, associated
acreage, and projected service unit and population densities under the full build-out and ten-year
scenarios.

Full Build-Out Projection

Table 3 on the following page summarizes total service unit and population projections by impact fee
service area and sub-service area under the full build-out scenario. Given the land use assumptions
summarized in this report, the three impact fee service areas are expected to hold 169,528 total service
units and 281,107 residents at full capacity.

11
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Population at

Service Units at Full-Build-Out

DRAFT

Build-Ovut Residential Non-Residential

Northeast

01 Northeast MP 48,334 14,440 2,175 18,615
05A Northwest Fort Bliss A 21,005 7,145 15,247 22,391
05B Northwest Fort Bliss B 41,128 13,989 12,144 26,133
05C Northwest Fort Bliss C 4,009 1,364 15,957 17,321
[Norfheast Subfofal 114,475 38,93/ 45,5723 84,460
Westside

02 Westside MP 0 0 0 0
03A Northwest Vinton A 209 71 761 832
03E-10375 MP 10,333 3,515 1,740 5,255
04A Northwest Artcraft A 16,564 5,634 377 6,011
04B Northwest Artcraft B 9,182 3,123 261 3,384
04C Northwest Artcraft C 1,119 381 225 605
04D Northwest Artcraft D 2,209 752 80 831
04E Canutillo 6,178 2,102 1,240 3,341
02B Other 12,489 4,248 6,815 11,063
Wesiside Subfofal 58,283 19,824 11,498 I, 3727
|Eastside

08B Eastside 44,678 15,197 9,229 24,426
12 South Montana 25,225 8,580 2,791 11,371
12B South Montana B 7,722 2,627 1,276 3,703
06 South Fort Bliss 0 0 160 160
08 East Battle 21,803 7,416 3,437 10,853
10B South Fort Bliss B 8,921 3,035 0 3,035
|EcsTside Subfofal 108,349 36,854 16,673 93,/46
ToTar 281,10/ 95815 73914 189,528

Table 3. Full Build-Out Projections

Ten-Year Growth Projection

Table 4 summarizes expected demand in 2033. Census data for 2000, 2010, and 2020 are provided as
points of reference. By 2033 development within the composite impact fee service areas is anticipated to
reach approximately 59% of total service unit holding capacity.

12
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Summary

Table 5 provides a comparative analysis of the previously approved and updated residential service unit
and population estimates under the full build-out scenario. Overall, total projected holding capacity for
residential service units and population has remained relatively constant. While there is anticipated to be
growth within these service areas, the effects of the COVID-19 pandemic, disruptions in the building
supply chain, and current interest rates are impacting and anticipated to continue impacting the building
growth over the next few years.

Service Area

Existing Build-Out Estimates

Updated Build-Out Estimates

Residential Service Units  Population Residential Service Units  Population
Northeast 54,923 168,065 38,937 114,475
Westside 23,659 72,398 19,824 58,283
Eastside 37,753 115,524 36,854 108,349

Table 5. Full Build-Out Projections Comparison

Table 6 provides a summary of the total service unit and population projections for both scenarios by
impact fee service area. Given the updated land use assumptions, 170,232 total service units are projected
at full build-out, while development demand will reach approximately 59% of the total holding capacity
by 2033.

Full Build-Out Scenario

2033 (Ten-Year) Scenario

Service Area

Total Service Units Population Total Service Units Population
Northeast 84,440 114,475 50,468 77,981
Westside 31,607 58,283 22,099 37,400
Eastside 54,165 108,349 27,839 56,530

Table 6. Updated Projections Summary Table

14




Appendix A
Land Use Assumptions Maps
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Appendix B
Full Build-Out Projections
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Appendix C
Ten-Year Growth Projections
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