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PETITION REQUESTING THE ESTABLISHMENT OF SOUTH POINTE 
PUBLIC IMPROVEMENT DISTRICT  

ARTICLE 1 – REQUEST TO ESTABLISH DISTRICT 
 
1. This petition (“the Petition”) is submitted to the City of Mansfield, Texas (“the City”) by 

RUBY-07-SPMTGE, LLC, a Delaware limited liability company and IPRR South Pointe-1, 
LLC, a Delaware limited liability company (together, “the Applicant”) to request the 
establishment of a public improvement district to be known as South Pointe Public 
Improvement District (“the District”). 

 
2. This Petition is submitted under the authority of Chapter 372 of the Texas Local Government 

Code (“the Code”). 
 
3. This Petition is submitted with the understanding that the City and the Applicant will 

endeavor to mutually agree upon the form and content of the resolution establishing the 
District.  If the City and the Applicant are unable to reasonably agree upon the form and 
content of the resolution, or if the City Council of the City does not adopt the resolution as 
agreed, the Applicant shall be deemed to have withdrawn this Petition prior to any action 
having been taken by the City Council to establish the District.  Under no circumstances shall 
the City Council have the authority to establish the District unless the form and content of the 
resolution has been approved by the Applicant.  The Applicant further reserves the right to 
withdraw this Petition at any time and for any reason by giving written notice of withdrawal 
(including notice by FAX, e-mail or hand delivery) to the City Secretary of the City at any 
time before the City Council votes to establish the District (regardless of whether the City 
Council may have opened a public hearing to consider the advisability of establishing the 
District). 

 
4. The establishment of the District based on this Petition will confer a special benefit on all 

property within the District, and will promote the interests of the District and all property 
within the District. 

 
5.  In accordance with Chapter 372 of the Texas Local Government Code and, in particular, 

Sections 372.005 and 372.008 thereof, the City Council may, but is not obligated to, appoint 
an advisory body with the responsibility of developing and recommending an improvement 
plan to the City Council in advance of adoption of a resolution, if any, to establish the 
District. 

 
ARTICLE 2 – LEGAL SUFFICIENCY OF THE PETITION 

 
This Petition is legally sufficient under the Code to establish the District because it has been signed:  
(1) by the record owners of taxable real property representing 100% of the appraised value of taxable 
real property liable for assessment under this Petition, as determined by the current roll of the 
Johnson County Appraisal District; (2) by the record owners of taxable real property who constitute 
100% of all record owners of property that is liable for assessment under this Petition, as determined 
by the current roll of the Johnson County Appraisal District; and (3) by the record owners of real 
property liable for assessment under this Petition who own taxable property that constitutes 100% of 
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the area of all taxable real property that is liable for assessment under this Petition, as determined by 
the current roll of the Johnson County Appraisal District.   
 

ARTICLE 3 – GENERAL NATURE OF PROPOSED DISTRICT SERVICES 
 

The District will provide services that enhance the lifestyle, personal pride, enjoyment and property 
values within the District including, but not limited to, the services set forth as “Exhibit A.”, for the 
amenities described on “Exhibit A-1” and depicted on “Exhibit A-2”.  In addition to the services set 
forth on “Exhibit A” the Applicant requests that the District be authorized to engage in any activity 
permitted under the Code, subject to annual approval by the City Council.  The Manager (hereinafter 
defined) of the District will recommend each year, to the property owners within the District and the 
City Council, an annual plan of service and budget setting forth in detail the services and other 
activities proposed for the District. 

 
ARTICLE 4 – ESTIMATED COST OF DISTRICT SERVICES 

 
1. The Applicant estimates that the District’s first year budget starting March 2016 will be 

approximately $211,006, which will result in an estimated annual assessment for the first 
year of approximately $1,000 for a single family home within the District and $120 for each 
multifamily unit within the District.  This budget approximation will increase each year 
depending upon the amount of homes and number of multifamily units being developed 
within the District. In addition, the Applicant will, have at its option, have the right to 
negotiate with each homebuilder purchasing lots within the District a “Builder Contribution 
Fee” due each year while such lot remains vacant and undeveloped. 

 
2. An itemized estimate of the District’s budget for the first five years together with a five year 

service plan summary for the District (including estimated sources of revenues for the 
District, including subsidy revenues that the Applicant may provide) are set forth on “Exhibit 
B.”  The amount, if any, of the Applicant’s annual subsidy is within the sole discretion of the 
Applicant. 

 
3. The Applicant acknowledges and agrees that each annual plan of service and budget for the 

District, although prepared by the Manager, will be subject to approval by the City Council 
after a public hearing.  The Applicant also acknowledges and agrees that each annual plan of 
service and budget will fully fund all costs incurred by the City in connection with the 
administration of the District including, but not limited to, the direct costs of personnel, data 
services, appraisals, notifications, and collection fees.  The Applicant further acknowledges 
and agrees that the City will have the option to utilize in-house personnel or to contract with 
outside agencies to provide same services if it is more effective to do so. 

 
4. To the extent that the annual plan of service and budget for the District as prepared by the 

Manager and approved by the City Council or the actual financial performance of the District 
results in an excess of revenues (excluding any subsidy payments funded by the Applicant) 
over the operating expenses and the funding of the appropriate level of reserves for the 
District, the excess funds may be applied to permit the Applicant to recoup the subsidy 
amounts previously funded by the Applicant.  The cumulative balance of subsidy payments 
(“the Applicant Subsidy Balance”) will be increased at the end of each fiscal year at the rate 
of interest, as measured by the Bond Buyer 40-Bond Index as of the fiscal year ending date.  
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In no event, may the Applicant recoup an amount in excess of its subsidy contributions plus 
any interest accrued by the Applicant Subsidy Balance.   

 
5. All funds of the District will be managed in accordance with accounting methods approved 

by the City. 
 

ARTICLE 5 – ANNUAL PLAN OF SERVICE AND BUDGET REVIEW 
PROCESS 

 
Each year beginning in March 2017, the Manager will prepare and recommend to the City Council 
an annual plan of service and budget and an updated five-year plan of service and budget.  Prior to 
presenting each annual plan and budget to the City Council, the Manager will submit the plan and 
budget to the Board of Directors of the Association (hereinafter defined) for the Board’s review and 
will conduct a public hearing within the District at which time the proposed plan and budget 
(including any comments from the Board review) will be presented and property owners within the 
District will be given an opportunity for public comment.  The Manager will give individual written 
notice to the City’s City Manager and to each property owner within the District not less than 15 
days before the date of the hearing, which notice will be accompanied by an outline of the proposed 
annual plan and budget or revisions thereto, as the case may be.  This public hearing is in addition to 
the public hearing that will be held by the City Council as required by the Code before approving 
and adopting an annual plan of service and budget for the District. 

 
ARTICLE 6 – BOUNDARIES OF THE PROPOSED DISTRICT 

 
The proposed District contains approximately 873 acres shown on the map attached as “Exhibit C” 
and more particularly described by the legal description on the attached “Exhibit D”  (the 
“Property”). The following portions of the Property will not be assessed: a) any portion of the 
Property owned by the City, b) any portion of the Property owned by Mansfield Independent School 
District, c) any portion of the Property developed for commercial use; and/or d) any portion of the 
Property planned and/or developed as open space, right-of-way or other public use (as such 
exclusions may be further described and/or illustrated in the  annual plan of service and budget). 

 
ARTICLE 7 – PROPOSED METHOD OF ASSESSMENT 

 
It is proposed that the method of assessment for property within the District be based on appraised 
values as determined by the current role of the Johnson County Appraisal District.  The assessment 
rate may, however, vary within the District to reflect different special benefits conferred upon 
defined areas within the District.   

 
ARTICLE 8 – PROPOSED APPORTIONMENT OF COSTS BETWEEN THE 

DISTRICT AND THE CITY 
 

All costs of the District will be apportioned to the District, and no City property within the District 
will be liable for assessment.   
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ARTICLE 9 – MANAGEMENT OF THE DISTRICT 
 

The District will be managed by a private entity (“the Manager”) under a professional services 
contract with the City.  The initial term of the contract may not exceed five (5) years, subject to year 
by year renewals with the approval of both parties.  Management fees will be included in the 
District’s annual plan of service and budget approved by the City Council.  The Manager will carry 
general liability insurance with limits of at least $1,000,000.00 per occurrence and naming the City 
as an additional insured.  Upon request by the City, the Manager will provide certificates of 
insurance evidencing such coverage.  The Manager will indemnify the City against injury, damages 
and losses resulting from the acts or omissions of the Manager and those for whom the Manager is 
responsible. 

 
ARTICLE 10 – DISSOLUTION OF THE DISTRICT 

 
The District will be deemed established immediately upon the adoption (by the City Council of the 
City) of a resolution creating the District, and the District shall continue thereafter until dissolved or 
re-established as provided by the Code.   
 

ARTICLE 11 – HOMEOWNERS ASSOCIATION 
 

1. The Applicant agrees to create a property owners association (“the Association”) that, in the 
event the District is terminated or dissolved, will have the express duty to continue the services of 
the District.  The Association will, however, be obligated to remove or repair, at its expense, any 
improvements that fall into such a state of disrepair as to create a hazard to the public safety, as 
reasonably determined by the City. 
 
2. The City agrees that the Association shall automatically succeed to all rights and privileges 
of the District that are reasonably necessary for the continuation of the any District services 
including, but not limited to, all easement and access rights to public rights of way or other public 
property.  The City further agrees that the Association shall not be charged for the exercise of such 
rights and privileges. 
 
3. The Association will carry general liability insurance with policy limits of at least 
$1,000,000.00 per occurrence and naming the City as an additional insured.  Upon request by the 
City, the Association will provide certificates of insurance evidencing such coverage.  If the 
Association is performing services within any public right of way dedicated to the City, the 
Association will indemnify the City from injury, damages and losses resulting from the performance 
of such services by the Association or by those for whom the Association is responsible. 
 

ARTICLE 12 – ESTABLISHMENT OF THE DISTRICT DOES NOT 
OBLIGATE THE CITY 

 
Except as provided in Article 8, the Applicant agrees that the establishment of the District does not 
obligate the City to fund or perform any District services, even if the District is dissolved. 
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ARTICLE 13 – SALES DISCLOSURES 
 
All sales by the Applicant (or successors) of property within the District will disclose in the deed 
that the property is located in the District and that the City is not obligated to fund or perform any 
District services, even if the District is terminated. 

 
ARTICLE 14 – BENEFIT OF THE DISTRICT 

 
The proposed District will operate and maintain improvements (the cost of which is expected to 
increase each year as the amount of developed homes increases, to be approximately $211,006 in 
2016) that will be located in and along entryways, medians, screening of gas well site(s), boulevards, 
sidewalks and pedestrian trails, detention ponds, parks and open spaces.  These improvements will 
be for the use and benefit of all property owners within the District.  These improvements will also 
contribute to, create, and maintain a sense of individual and community pride within the District.  
Taken together, these benefits will help to create, preserve, and protect stable residential 
neighborhoods that will provide an enhanced tax base for the City far into the future. 
 
LIST OF EXHIBITS: 
 
 Exhibit A: Summary of Initial District Services 
 
 Exhibit A-1: List of Amenities to be Maintained by the District 
 
 Exhibit A-2: Depiction of Amenities to be Maintained by the District 
 
 Exhibit B: Five-Year Itemized Estimate of Revenues and Expenses 
 
 Exhibit C: Map of Proposed District 
 
 Exhibit D: Legal Description of Proposed District 
 
 Exhibit E: Form of District Management Contract 
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EXHIBIT A 

SUMMARY OF INITIAL DISTRICT SERVICES 

1. Turf maintenance, which includes seasonal specifications for moving height and cycles for the 
various types of landscaped areas and grasses, specifications for edging and trimming, and 
specifications for the application of herbicides as required; 

2. Horticultural maintenance, which controls the weeding and cultivation of shrubs and ground-
cover beds; 

3. Irrigation maintenance, which includes inspection schedules and management of seasonal 
watering schedules and repairs to the system as required; 

4. Seasonal color specifications to control type, color, number and size of plants to be installed in 
applicable areas; 

5. Tree care, which includes tree fertilization, pruning and insect disease control; 
6. Water, electricity and any other associated utility costs for irrigation systems; 
7. Maintenance and repair of special fencing and walls; 
8. Maintenance (including erosion control) and repair of fountains, lakes and other water features; 
9. Ground and holiday lighting maintenance; 
10. Other services incidental to the maintenance of landscaping; 
11. Maintenance and repair of special streetlight and street signs; and, 
12. Other services incidental to the maintenance and repair of other qualified public facilities. 
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Exhibit A-1 
Public Improvements to be Maintained by 

Funds from the Public Improvement District is to be Created 
 

 
 

• City Parks A, B, C and D depicted on Exhibit A-2 – landscaping and all infrastructures 

• Gateway monuments plus associated landscaping and trails at development entrances at 
Hwy 287 and Hwy 360 

• Tower monuments and associated landscaping in the median of Lone Star Parkway, 
including special pavers 

• Landscaping at the Mitchell Road Entry at Lone Star Parkway, including special pavers 

• Landscaping and sidewalks/trails in the median and parkways of Lone Star Parkway 

• Landscaping and sidewalks/trails in the median and parkways of Matlock Road 

• Landscaping and sidewalks/trails in the median, roundabout and parkways of Mitchell 
Road 

• Landscaping and screening adjacent to the gas well site near Hwy 360 

• Detention pond plus landscaping and trails around the detention pond between Phase 1B 
and Tarrant Regional Water District easement 
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EXHIBIT B 

FIVE-YEAR ITEMIZED ESTIMATE OF REVENUES AND EXPENSES 

 

 

 

  

2016 2017 2018 2019 2020
Total Income 151,000$          298,000$          418,000$          538,000$          658,000$          

Expenses:
Utilities 61,311$            91,760$            109,715$          142,403$          170,333$          
Landscape Maintenance 85,736$            137,997$          167,972$          227,151$          276,269$          
Common Area Maintenance 20,350$            28,235$            36,159$            44,124$            52,137$            
General & Administrative 4,200$              7,000$              9,428$              12,285$            15,046$            
Insurance and Taxes 900$                 907$                 913$                 920$                 926$                 
Employees 38,509$            40,049$            41,651$            43,317$            45,050$            
Total Expenses 211,006$          305,948$          365,838$          470,200$          559,761$          

Operating Income (Loss) (60,006)$          (7,948)$            52,162$            67,800$            98,239$            
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EXHIBIT C 

MAP OF PROPOSED DISTRICT 
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EXHIBIT D 

LEGAL DESCRIPTION OF PROPOSED DISTRICT 
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And the south line of said Mathis tract of land, a distance of 3410.40 feet to the POINT OF BEGINNING, 
containing 873.295 acres or 38,040,738 square feet of land, more or less. 

 

 

 

 

 




