
 

Major Industrial Development 
Review Policy, Schedule, and Proclamation  Page 1 

 
 
 
 
 
 
 
 

 

S T E P H E N S  C O U N T Y ,  T E X A S  
C O M M I S S I O N E R S  C O U R T  

 
200 West Walker  ·  Breckenridge, Texas 76424  ·  (254) 559‑2190  ·  Fax (254) 559‑7296  ·  commisioners@stephenscountytx.gov 

 
Major Industrial Development 

Review Policy, Schedule, and Proclamation 

Prepared June 2026 

  



 

Major Industrial Development 
Review Policy, Schedule, and Proclamation  Page 2 

Contents 

Part I — Order of the Commissioners Court Adopting the Policy ................................................ 3 
Part II — Proclamation Regarding Major Industrial Development ............................................... 5 
Part III — Major Industrial Development Review Policy .............................................................. 6 

Section 1. Purpose ................................................................................................................. 6 
Section 2. Nature and Limits of This Policy ............................................................................. 6 
Section 3. Definitions .............................................................................................................. 6 
Section 4. Applicability and Thresholds .................................................................................. 6 
Section 5. Review Process ..................................................................................................... 7 
Section 6. Technical Review by an Independent Engineer; Cost Reimbursement .................. 7 
Section 7. Required Submissions ........................................................................................... 7 
Section 8. Public Notice and Transparency ............................................................................ 8 
Section 9. Coordination with State and Regional Agencies ..................................................... 8 
Section 10. Limitations, Savings, and Severability .................................................................. 8 

Part IV — Schedule of Required Submissions ........................................................................... 9 
Part V — Statutory Authority Matrix ...........................................................................................11 
Part VI — Notes for County Attorney Review .............................. Error! Bookmark not defined. 
 
  



 

Major Industrial Development 
Review Policy, Schedule, and Proclamation  Page 3 

Part I — Order of the Commissioners Court Adopting the Policy 
THE STATE OF TEXAS  § 
COUNTY OF STEPHENS  § 
 
An Order of the Commissioners Court of Stephens County, Texas, Adopting a Major Industrial Development 
Review Policy and Schedule of Required Submissions. 
 
WHEREAS, the Commissioners Court of Stephens County (the “Court”) is charged by Article V, Section 18 of the 
Texas Constitution and Chapter 81 of the Texas Local Government Code with the general management of the 
business of the County, including its roads, bridges, drainage, and the protection of the health, safety, and welfare of 
its residents; and 
 
WHEREAS, major industrial developments may place significant and concentrated demands on county roads and 
bridges, on water and groundwater resources, on drainage and floodplains, and on emergency-services capacity; and 
 
WHEREAS, such projects require a level of technical review beyond the expertise and resources available within 
county government, and the Court has a legitimate interest in obtaining complete and timely information so that it 
may exercise its statutory responsibilities in an informed manner; and 
 
WHEREAS, this policy is intended to establish a consistent, transparent process for the review of such 
developments and to require documentation of compliance with applicable federal, state, regional, and county 
authorities; and it is not intended to, and does not, exercise zoning or land-use authority the County does not possess 
under Texas law; and 
 
WHEREAS, the Court finds that adopting an information-gathering and coordination process grounded in existing 
statutory authority serves the County’s best interest; 
 
NOW, THEREFORE, BE IT ORDERED by the Commissioners Court of Stephens County, Texas, that: 
1. The Major Industrial Development Review Policy and Schedule of Required Submissions set out in Parts III 

and IV of this document are hereby adopted and shall take effect immediately. 
2. The County Judge, or the County Judge’s designee, is authorized to administer the policy, to receive and route 

development review packages, and to coordinate review with the County’s Engineer and the County Attorney. 
3. Nothing in this Order or the adopted policy supersedes or conflicts with state law, and the savings and 

severability provisions in Part III, Section 10 govern. 
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SIGNATURES 
 
Passed and approved by the Stephens County Commissioners’ Court on  
 
the ____ day of ____________________, _______. 
 
                                                                 
William W. Thompson     
Stephens County Judge      
 
                                                                _______________________________  
David Fambro      Mark McCullough 
Commissioner, Precinct 1    Commissioner, Precinct 2 
 
                                                                _______________________________  
Will Warren     Tanner Wade 
Commissioner, Precinct 3    Commissioner, Precinct 4 
 
 
ATTEST: 
 
_______________________________________ 
Jackie Ensey 
Stephens County Clerk 
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Part II — Proclamation Regarding Major Industrial Development 
A Proclamation of the Commissioners Court of Stephens County, Texas, Regarding Major Industrial 
Construction Projects in the Unincorporated Areas of the County. 
 
WHEREAS, the people of Stephens County value the responsible stewardship of the County’s infrastructure and 
resources; and 
 
WHEREAS, the Commissioners Court intends that all who develop within the County do so as good neighbors and 
in full compliance with the law and in good faith toward the community they propose to join; 
 
NOW, THEREFORE, the Commissioners Court of Stephens County, Texas, PROCLAIMS: 
 
1. All major industrial development projects in the unincorporated areas of the County shall comply with all 

applicable federal, state, regional, and county laws, regulations, standards, permits, and engineering 
requirements. 

2. Developers are strongly encouraged to coordinate with County officials and the citizens of Stephens County 
before commencing any development activity, and to participate in the review process set out in this document. 

3. County officials are encouraged to coordinate with state and regional agencies and to continue to enforce all 
applicable statutory authorities. 

4. This Proclamation is declaratory of existing obligations and does not create new regulatory authority. 
 
  

SIGNATURES 
 
Passed and approved by the Stephens County Commissioners’ Court on  
 
the ____ day of ____________________, _______. 
 
                                                                 
William W. Thompson     
Stephens County Judge      
 
                                                                _______________________________  
David Fambro      Mark McCullough 
Commissioner, Precinct 1    Commissioner, Precinct 2 
 
                                                                _______________________________  
Will Warren     Tanner Wade 
Commissioner, Precinct 3    Commissioner, Precinct 4 
 
 
ATTEST: 
 
_______________________________________ 
Jackie Ensey 
Stephens County Clerk 
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Part III — Major Industrial Development Review Policy 
Section 1. Purpose 
This policy establishes a consistent process for reviewing major industrial developments that may significantly 
impact county infrastructure, water resources, drainage, and emergency services and the safety, health and welfare 
of the people of Stephens County. Its purpose is to enable the Commissioners Court to obtain complete, professional 
information from developers — and proof of compliance with the agencies that hold approval authority — so that 
the Court may make informed decisions on matters affecting the County. 
 
Section 2. Nature and Limits of This Policy 
This policy is a review, information-gathering, and coordination process. It is not a zoning ordinance, and it does not 
create permitting authority the County does not otherwise hold under Texas law. Where the County holds an 
approval authority, that authority is exercised under the governing statute. Where the County does not hold approval 
authority, the required submissions are informational and serve to document the developer’s compliance with the 
federal, state, or regional agency that does. 
 
Section 3. Definitions 
• “Major industrial development” means a development in the unincorporated area of the County to which this 

policy applies under Section 4. 
• “Development review package” means the complete set of submissions required by the Schedule of Required 

Submissions in Part IV. 
• “County engineer” means the licensed professional engineer or independent engineering firm retained or 

designated by the County to perform technical review of submissions on the County’s behalf. 
 
Section 4. Applicability and Thresholds 
(a) Threshold application.  

This policy applies to a proposed industrial development in the unincorporated area of the County that meets 
one or more of the following thresholds. The thresholds are independent; meeting any single threshold makes 
this policy applicable. 
• Estimated peak electrical load at or above 20 megawatts; or 
• Projected water demand at or above 50,000 gallons per day, from any source; or 
• Site disturbance of 20 acres or more; or 
• Construction or operational traffic averaging 25 or more loaded heavy-truck trips per day over county 

roads or bridges, or any oversize or overweight movement over a county road or bridge; or 
• Total capital investment at or above $25,000,000. 

 
(b) Application regardless of size.  
This policy applies to a proposed industrial development without regard to the thresholds in subsection (a) if either 
of the following is true: 
• The applicant requests a tax abatement, a payment-in-lieu-of-taxes arrangement, or any other incentive, 

agreement, or financial participation from the County; or 
• The development will be supplied, in whole or in part, by one or more new on-site groundwater wells. The 

County lies outside any groundwater conservation district, and groundwater withdrawal is therefore governed 
by the rule of capture without a local district permit; disclosure through this process is the County’s only means 
of understanding the withdrawal. 

 
(c) Aggregation; phased and related projects.  
For purposes of subsection (a), the following are measured together and, in the aggregate, rather than separately: 
• all phases of a development, whether constructed at the same time or in sequence, including phases identified as 

future or contingent; 
• developments on contiguous or nearby parcels held under common ownership or common control; and 
• developments proposed by affiliated entities, or by entities sharing a common parent, principal, or operator, that 

are functionally part of a single project. 
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Aggregation is measured cumulatively over any 36-month period. An applicant may not avoid the application of this 
policy by dividing a single development into components that individually fall below a threshold. 
 
(d) Determination of applicability.  
The County Judge, or the County Judge’s designee, makes the initial determination whether this policy applies. An 
applicant who contends the policy does not apply must state the basis in writing. Where applicability is unclear, the 
matter is placed before the Commissioners Court in a posted public meeting. 
 
Section 5. Review Process 
1. Pre-application coordination. The developer is encouraged to meet with the County Judge or designee before 

submitting. 
2. Submission. The developer submits a complete development review package to the County for review by the 

County Engineer and the County Attorney. 
3. Completeness review. The County determines whether the package is complete; incomplete packages are 

returned with a list of deficiencies. 
4. Technical review window. The County and its engineer review each deliverable within a reasonable period. 
5. Public meeting. At least one public meeting is held before the Court takes up the matter, consistent with the 

Texas Open Meetings Act. 
6. Court consideration. The Court considers the package, the engineer’s evaluation, public comment, and the 

developer’s proof of compliance with all applicable authorities. 
 
Section 6. Technical Review by an Independent Engineer; Cost Reimbursement 
Because these projects require technical review beyond the resources of county government, the County may retain 
one or more qualified, independent licensed engineering firms and other specialist consultants to review the 
development review package and advise the Commissioners Court. The reviewing firm acts on behalf of the County, 
not the applicant. 
 
The reasonable, actual cost of that third-party technical review, and of associated legal review, is recovered from the 
applicant through one or more of the following, as applicable: 

1. Subdivision plat review fee. If the project subdivides land, the Commissioners Court may impose a plat 
application fee to cover the actual cost of reviewing the plat and inspecting street, road, and drainage 
improvements, under Texas Local Government Code §232.0021. State law requires such a fee to reflect the 
County’s actual cost, which may include the amount charged to the County by a third-party engineering 
firm. 

2. Floodplain permit fee. Where a floodplain development permit is required, the County’s flood damage 
prevention order may set a permit fee calculated to the cost of review and administration. 

3. Cost-reimbursement agreement. For projects that do not trigger the fees above, the County and the 
applicant may enter a voluntary cost-reimbursement (development) agreement under which the applicant 
deposits funds in escrow and reimburses the County’s actual third-party engineering and legal review costs, 
with any unused balance refunded. Participation in this review process and execution of such an agreement 
are conditions of the County’s coordination and of placing the matter before the Court. 

4. Road-use financial assurance. A road-use or road-maintenance agreement may require the applicant to post 
financial assurance (bond, letter of credit, or cash escrow) for road and bridge repair and to reimburse the 
cost of engineering assessment of road conditions. 

 
This Section does not create an impact fee and imposes no fee that is not authorized by statute or agreed to by the 
applicant. 
 
Section 7. Required Submissions 
The development review package must include the submissions listed in the Schedule of Required Submissions in 
Part IV, organized by category. Each item is mapped to its governing Texas authority in the matrix in Part V. 
These submissions are made on the Stephens County Major Industrial Development Applicant Questionnaire and 
Development Review Package (the “Applicant Questionnaire”), the form adopted and maintained by the County 
Judge for this purpose. The Applicant Questionnaire is an administrative form and may be revised from time to time 
without amending this policy; Part IV sets out the substantive requirements. In the event of any conflict between the 
Applicant Questionnaire and this policy, this policy controls. The County may require additional information 
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reasonably necessary to evaluate the project’s impact on county infrastructure, water, drainage, or emergency 
services. 
 
Section 8. Public Notice and Transparency 
As a condition of Court consideration, the developer may be required to hold one or more meetings open to the 
public, with 30-day advance notice given, required to post public signage at the site and to provide written notice to 
adjacent landowners and to local news media, and to provide projections for water use, construction traffic, noise, 
and economic impact, so that residents have a meaningful opportunity to be heard. 
 
Section 9. Coordination with State and Regional Agencies 
County officials will coordinate review with TxDOT, TCEQ, the Texas Water Development Board, the applicable 
groundwater conservation district, the regional flood planning group, and the State Fire Marshal’s Office, as 
applicable, and will continue to enforce all applicable statutory authorities. 
 
Section 10. Limitations, Savings, and Severability 
1. This policy does not exercise zoning authority, does not prohibit any lawful use, and does not impose a 

moratorium. 
2. Nothing in this policy supersedes conflicts with or is intended to be applied in a manner inconsistent with state 

law. To the extent of any conflict, state law controls. 
3. Where the County does not hold approval authority over a submission, that submission is informational and is 

required only to document compliance with the agency that does. 
4. If any provision of this policy is held invalid, the remaining provisions remain in full force and effect. 
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Part IV — Schedule of Required Submissions 
The development review package must include the following submissions, organized by category. These are the 
substantive requirements of this policy. They are submitted on the Applicant Questionnaire, which is the 
administrative form on which the applicant responds and records the status of each item. Where a submission is not 
applicable to a project, the applicant must state and explain why. 
 
A. Traffic and Roads 
• Traffic Impact Analysis (TIA) 
• Heavy-haul route study 
• Construction traffic plan 
• Bridge capacity analysis 
• Pavement degradation study 
• Road maintenance / road-use agreement 
• TxDOT driveway or access permit 
 
B. Water Supply and Use 
• Total projected water demand, including daily water usage during construction 
• Peak water demand 
• Annual water consumption estimate 
• Cooling technology description 
• Closed-loop versus evaporative cooling analysis 
• Water recycling plan 
• Backup water supply plan 
• Drought contingency plan 
• Water utility commitment letter 
 
C. Groundwater and Surface Water 
• Aquifer impact study 
• Groundwater availability study 
• Groundwater conservation district approvals (if applicable — no GCD currently covers the county) 
• Water transport agreements 
• Surface water rights documentation, if applicable 
 
D. Drainage and Floodplain 
• Floodplain development permit (if in a mapped flood hazard area) 
• Stormwater and drainage plan 
• Impervious cover and detention analysis 
 
E. Wastewater and Sewage 
• On-site sewage facility (OSSF) permit, if on septic 
• Wastewater discharge (TPDES) documentation, if applicable 
 
F. Land and Addressing 
• Plat / subdivision compliance documentation, if the land is subdivided 
• 911 / rural addressing 
 
G. Fire and Emergency Services 
• Fire protection and emergency response plan 
• Hazardous-materials disclosure 
• Water supply available for fire suppression 
• Coordination letter with the serving fire department or ESD 
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H. Environmental, Noise, and Air 
• National Environmental Policy Act review, if applicable: 

o Environmental Assessments; and 
o Environmental Impact Statements. 

• Biological Studies 
o Threatened and endangered species survey 
o Migratory bird analysis 
o Habitat assessment 
o Wetlands delineation, and 
o Stream impact study 

• Wetlands and Waters 
o Section 404 pennits: and 
o Section 401 Water Quality Certifications. 

• Air quality permits (TCEQ), if applicable 
• Noise study/projections 
 
I. Public Notice and Impact 
• Public signage posted at the site 
• Written notice to adjacent landowners and local news media 
• Projections for water use, construction traffic, noise, and economic impact 
 
Note: This schedule is not exhaustive. The County may request additional information reasonably necessary to 
evaluate the project’s impact on county infrastructure, water, drainage, or emergency services. 
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Part V — Statutory Authority Matrix 
This matrix maps each required submission to the Texas authority that governs it, identifies who actually holds the approval, and states whether the County’s 
role is an enforceable hook or informational. Citations should be confirmed by the County Attorney (see Part VI). 
 

Required submission Relevant Texas authority Who holds the 
approval 

County's role 

Traffic Impact Analysis; construction 
traffic plan; heavy-haul route study; 
pavement degradation study; bridge 
capacity analysis 

Transportation Code Ch. 251 (county authority over 
and duty to maintain county roads); §251.016; Ch. 
621–623 (TxDMV oversize/overweight permits) 

County (county roads); 
TxDMV 
(oversize/overweight 
haul permits) 

Enforceable hook where 
county roads/bridges are used 
or altered 

Road maintenance / road-use 
agreement 

Transportation Code Ch. 251; county contract 
authority; Ch. 791 (interlocal) if another entity is party 

County Enforceable — may be 
required as a condition of using 
or impacting county roads 

TxDOT driveway or access permit Transportation Code §203.031; TxDOT access 
management rules, 43 TAC §11.50 et seq. 

TxDOT Informational — county 
requires proof of state permit 

Plat / subdivision compliance (if land 
is subdivided) 

Local Government Code Ch. 232 (county subdivision 
regulation: plats, roads, drainage, water/wastewater 
adequacy) 

County Enforceable hook — only 
triggers if the tract is 
subdivided 

Floodplain development permit; 
stormwater & drainage plan; 
impervious cover 

Water Code §16.3145 (every county must adopt 
flood-prevention orders for NFIP eligibility); Local 
Government Code Ch. 240, Subch. Z, §240.901–.903 
(flood-prone area regulation; may condition utility 
connection) 

County — via its 
floodplain administrator 
and flood damage 
prevention order 

Strongest enforceable hook; 
ties directly to the County's 
drainage master plan / FME 
work 

On-site sewage facility (OSSF) permit Health & Safety Code Ch. 366; 30 TAC Ch. 285. 
Where no local authorized agent exists, the TCEQ 
regional office is the permitting authority 

County only if it is a 
TCEQ authorized agent; 
otherwise TCEQ regional 
office 

Minor hook — a data center is 
unlikely to be on septic; 
confirm county's authorized-
agent status 

Wastewater discharge Water Code Ch. 26 (TPDES) TCEQ Informational — county 
requires proof of state permit 
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Required submission Relevant Texas authority Who holds the 
approval 

County's role 

Total / peak / annual water demand; 
construction water use; cooling 
technology; closed-loop vs. 
evaporative analysis; water recycling 
plan; backup water supply plan 

Commissioners court general management authority, 
Tex. Const. art. V §18(b); Local Government Code 
§81.021–.022 (control over county business). Tie-in to 
Ch. 232 water-adequacy review if subdividing 

County (decision 
support); no standalone 
permit 

Informational — supports the 
Court's decisions on county 
infrastructure 

Drought contingency plan Water Code §11.1272; 30 TAC Ch. 288 (required of 
retail public water utilities) 

TCEQ / the retail public 
utility 

Informational — county 
requires proof 

Aquifer impact study; groundwater 
availability study; groundwater 
district approvals; water transport 
agreements 

Water Code Ch. 36 (GCDs). Stephens County appears 
to lie outside any GCD, so groundwater is governed 
by the rule of capture (Water Code §36.002) with no 
local permitting check 

No GCD currently — 
landowner under rule of 
capture; TCEQ only if a 
Priority Groundwater 
Management Area is 
designated 

Informational only — no 
district approval to require; 
robust disclosure matters more 
here, not less 

Surface water rights documentation Water Code Ch. 11 (water rights administered by 
TCEQ) 

TCEQ Informational — county 
requires proof 

Water utility commitment letter Water Code Ch. 13 (retail public utilities / CCN) Retail public utility / 
CCN holder 

Informational — county 
requires proof of service 
commitment 

Fire protection & emergency response 
plan; hazardous-materials disclosure; 
water supply for fire suppression 

State Fire Marshal authority, Gov't Code Ch. 417; 
ESD coordination, Health & Safety Code Ch. 775 (if 
an ESD exists) 

State Fire Marshal / local 
fire authority / ESD 

Largely informational + 
coordination — county's direct 
fire-code authority in 
unincorporated areas is limited 

Air quality permits Health & Safety Code Ch. 382 (Texas Clean Air Act) TCEQ Informational — county 
requires proof of state permit 

Noise study / projections Limited; Health & Safety Code Ch. 343 (county 
nuisance abatement) is narrow 

Primarily the developer / 
state 

Informational — disclosure to 
support the Court's review 

911 / rural addressing Health & Safety Code Ch. 772 (regional 911); county 
addressing program 

County / regional 911 
entity 

Enforceable hook for 
addressing and access 
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Required submission Relevant Texas authority Who holds the 
approval 

County's role 

Public signage; notice to residents and 
news media; public meeting 

Open Meetings Act, Gov't Code Ch. 551 (Court's own 
process); commissioners court general management 
authority 

County Enforceable — may be 
required as a condition of 
Court consideration 

Independent third-party engineering / 
technical review 

Commissioners court general management authority; 
LGC §232.0021 (plat review fee) on an actual-cost 
basis (H.B. 3492, 88th Leg., 2023) where subdivision 
applies 

County retains the firm; 
the firm advises the Court 

Cost recovered via plat fee, 
floodplain fee, or a cost-
reimbursement agreement 

Cost-reimbursement (development) 
agreement; road-use financial 
assurance 

County contract authority; LGC §232.0021; road-use 
agreement under Transportation Code Ch. 251. Not an 
impact fee (Ch. 395 authority is unavailable to the 
County) 

County, by agreement 
with the applicant 

Enforceable by contract — the 
primary cost-recovery tool 
outside platting 
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Major Industrial Project Playbook 
Principles, Process, and the Incentive Decision 
 

 
This playbook sets out how Stephens County handles a major industrial project from first contact through the 
Commissioners Court’s decision. It works alongside the Review Policy, which states the requirements, and the 
Applicant Questionnaire, which is the intake form. 
 
 
Part 1 — Governing Principles 

 
1. Transparency by default; we go public immediately.  
The County will not hold the existence of a project, or its basic parameters, in confidence. Residents should learn 
about a project at the same time their elected officials do. Openness here is not a courtesy the County extends — it is 
how a Texas governmental body is required to operate. 
 
2. No NDAs; we accept no proprietary information. The County will not sign a non-disclosure agreement that 
purports to limit its obligations under the Texas Public Information Act. The County’s policy is to accept no trade-
secret or proprietary information, rendering the need for an NDA unnecessary. If any writing touching a project must 
be signed, it will state plainly that nothing in it limits the County’s obligations under the Act. 
 
3. No private deliberations; the Court acts only in posted meetings.  
So initial contact is handled by a single designated official acting only as an intake point. That official receives the 
inquiry, explains this process, and does not negotiate, commit, or deliberate. The matter is stopped there and carried 
to a posted public meeting. No incentive, no support, and no informal “sense of the Court” is expressed off the record. 
 
4. The company carries the information and public-engagement burden.  
It is the applicant’s job — not the County’s, and not the taxpayers’ — to produce the studies, answer the Questionnaire, 
and prepare the public-facing materials that let residents understand the project. The applicant posts the site signage, 
notifies adjacent landowners and local media, and presents its own concept to the public. The County reviews the 
work; it does not do the company’s public relations for it. 
 
5. Information-gathering, not zoning; we stay inside county authority.  
Texas counties have no zoning power and no general police power. Where the County holds a specific approval 
authority — floodplain permitting, subdivision platting, county-road access, on-site sewage facilities, or addressing 
— the related submissions are required under the governing statute. Where an applicant seeks an abatement or other 
incentive, the complete package is a condition of the County's consideration. Everywhere else, completing the 
Questionnaire is voluntary, and an applicant who does so demonstrates good faith toward the community they propose 
to join. This process is built on the specific authorities the County holds and, beyond them, on the County's plain 
interest in information and coordination. 
 
6. Any incentive is discretionary and must earn its keep.  
The County owes no company an abatement. Before abating anything, the Court asks the “but-for” question: would 
this project be built here anyway?  
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Part 2 — The Process 
Follow this sequence from first contact to final decision. 

INQUIRY RECEIVED 

▼ 

Single Point of Intake 
County Judge or designee only. No NDA signed. No proprietary information accepted. No commitment made. 

Steer representatives to the Major Industrial Project Questionnaire. 

▼ 

Stop and Post 
End the preliminary conversation without deliberating.  

Place the matter on the next posted agenda as a Public Hearing. 

▼ 

Does the Review Policy apply?  (Section 4 thresholds or automatic triggers) 

▼ 

▼ 

Issue the Development Review Package 
Applicant executes the cost-reimbursement escrow agreement and returns the completed Questionnaire with all 

attachments. 

▼ 

▼ 

Is the package complete? 

▼ 

NO 
Return to the applicant with a written list of 

deficiencies. Resubmission required. 

YES 
Continue. 

▼ 

Independent Technical and Legal Review 
The County Engineer and County Attorney review the package and report to the Court. 

NO 
Review identifies the project does not meet the 
thresholds and is not a Major Industrial Project.  

County exercises its permit authority only. 

YES 
Continue. 

Schedule Town Hall Meeting (if necessary) 
Applicant will present plan in open session. 

Applicant posts site signage and notifies adjacent landowners and local media.  
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▼ 

Public Input Through Town Hall 
Applicant posts site signage and notifies adjacent landowners and local media.  

Projections are made public. 
No vote on incentives will be taken at the Town Hall 

▼ 

Is an incentive requested? 

▼ 

▼       ▼ 

 
▼ 

 
▼ 

▼ 

▼ 
 

▼ 
 

▼ 
 
▼       ▼ 

Record and Publish 
Report any Chapter 312 or Chapter 381 agreement to the Texas Comptroller within 14 days.  

Publish the agreement. 

▼ 

 

NO 
The Court acts on county approvals only.  

Proceed. 

YES 
Proceed — run the incentive analysis in Part 3. 

Incentive Analysis and Terms 
Choose among no abatement, abatement, or abatement 

paired with a PILOT.  
Tie recapture to the applicant’s written guarantees. 

Decision by Order in Open Session 
Hear the proposed twice – first and second 

considerations – at two consecutive meetings of the 
Commissioners Court 

Remember: A tax-related vote requires the special 
quorum of four members. 

FILE CLOSED 



 

Major Industrial Project Playbook  Page 4 of 5 

Part 3 — The Incentive Decision: PILOT vs. Abatement vs. No Abatement 
When an applicant asks the County to waive taxes, the Court has three choices. 
 
No abatement.  
The company pays full taxes on the new value from the first year. Where citing is driven by power, land, and 
infrastructure rather than by local tax treatment, the project may proceed without any county incentive, and the County 
keeps its full tax base. 
 
Straight abatement.  
The County forgoes taxes on the incremental value for a term of up to ten years and relies on indirect benefits.  
 
Abatement paired with a PILOT.  
The County abates the statutory taxes, and the company agrees by contract to pay a negotiated payment in lieu of taxes 
— a set percentage of what would otherwise be owed, or a fixed annual schedule. 
 
The abatement runs under Chapter 312 of the Tax Code: only the increase over the base-year value may be abated, for 
no more than ten years, inside a designated reinvestment zone, and only after the County has adopted its guidelines 
and criteria.  
 
The PILOT rides alongside it, either within the Chapter 312 agreement or in a companion agreement under Chapter 
381 of the Local Government Code. The prohibition on side payments in the state school-district value-limitation 
program applies to school districts, not counties, and does not prevent the County from negotiating a PILOT on its 
own taxes. Confirm the structure with the County Attorney before it is offered. 
 
Part 4 — How the Three Documents Work Together 
The Review Policy states the requirements and the authority for each. The Applicant Questionnaire is the intake form 
on which the applicant responds. This Playbook is the process. In the event of any conflict between the Questionnaire 
and the Review Policy, the Review Policy controls. 
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Major Industrial Development 
Applicant Questionnaire & Development Review Package 
 
Purpose and Instructions 
This questionnaire is the development review package described in the Stephens County Major Industrial 
Development Review Policy. It gathers the information and proof of compliance the Commissioners Court needs to 
evaluate a large-scale industrial development — its effect on county roads, water, drainage, and emergency services 
— and to coordinate review with the state and regional agencies that hold approval authority. 
 
What this is and is not. This is an information-gathering and coordination process, not a zoning ordinance, and it 
does not create permitting authority the County does not otherwise hold. Where the County holds an approval 
authority, that authority is exercised under the governing statute. Where the County does not, your answer and proof 
of the responsible agency’s permit document your compliance with the agency that does. 
 
How to complete this package: 

1. Answer every item that applies to your project. If an item does not apply, mark “N/A” and briefly explain 
why. 

2. For each required study, plan, or permit, summarize it in the space provided and mark whether it is attached 
(label it as an Exhibit), will be provided by a stated date, or is not applicable. 

3. Attach all studies, maps, drawings, and agency permits. Label each attachment with the matching item. 
 
Estimates vs. Guarantees — Please Read 
For every forward-looking answer — dates, dollar amounts, job counts, wages, and water, power, and traffic 
volumes — tell us whether the answer is an estimate or a guarantee: 

• Estimate (E): a good-faith projection based on what you know today, which may change as the project 
develops. 

• Guarantee (G): a firm commitment the company is prepared to put in writing in a binding agreement with 
Stephens County. 

 
Where a table has an “Estimate / Guarantee” column, circle or mark E or G. For written answers, state plainly which 
parts are estimates and which are guarantees. Anything not clearly marked as a guarantee will be treated as an 
estimate only. If you are requesting a tax abatement (Section 2), your guarantees there become the commitments 
measured for recapture under the agreement. 
 
Costs of Review and Public Information 
Cost of review. Because these projects need technical review beyond county resources, the County may retain an 
independent licensed engineer, other consultants, and outside counsel to review this package on the County’s behalf. 
The County recovers its reasonable, actual third-party review costs through the applicable mechanism. This is a 
reimbursement of actual cost; it is not an impact fee. 
 
Public information. Stephens County is subject to the Texas Public Information Act. If you believe any material is 
confidential or exempt (for example, trade secrets), mark it clearly and state the legal basis. The County will follow 
the law in handling any request. 
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Section 1 — Owner / Developer Information 

Legal name of company / 
developer  

Doing business as (if any)  

Type of legal entity & state of 
formation  

Parent company / ultimate 
owner(s)  

Name of point of contact  

Title of point of contact  

Mailing address  

Phone  

Email  

Company website  

Texas registered agent (name 
& address)  

Years in operation / relevant 
experience  

Comparable projects and references 
List similar developments your company has built or operated, with location, type, year, and a contact we may 
call. 

 
 
 
 

 

Disclosure of history 
In the last 10 years, has the company or any of its principals been subject to environmental enforcement action, 
permit denial or revocation, or bankruptcy? If yes, explain. 
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Section 2 — Tax Abatement or Incentive Request 

Complete this section ONLY if you are requesting a county tax abatement or other county 
incentive. 
If you are not requesting an incentive, check the box below and skip to Section 3. This section is 
self-contained and may be removed for projects that seek no incentive. 
☐  We are NOT requesting a county tax abatement or incentive — skipping Section 2. 

 
A county tax abatement is governed by Chapter 312 of the Texas Tax Code and by the 
County’s adopted Guidelines and Criteria. An abatement may apply only to the increase in value 
over the base-year value, for a term of no more than 10 years, and only within a designated 
reinvestment zone. This section is an application; it is not an agreement, and any abatement is 
subject to the County’s Guidelines and Criteria and approval by the Commissioners Court. 

The Request 
Incentive(s) requested 
Describe the abatement or incentive you are requesting and the reason for the request. 

 
 
 

 

Reinvestment zone 
Is the site within an existing reinvestment zone, or are you asking the County to designate one? Provide the 
zone name if known. 

 
 

 

Eligible property 
Identify the property for which abatement is sought: real property, tangible personal property, or both. Note that 
land, inventory, supplies, and tools are generally ineligible. 

 
 

 

Value, Term & Base Year 
Central Appraisal District 
account number(s)  

Base-year (current) appraised 
value of the property  
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Item Your Response Estimate / 
Guarantee 

Estimated incremental taxable value added 
by the project (the amount eligible to be 
abated) 

 E      /      G 

Percent of new value requested to be 
abated  E      /      G 

Abatement schedule (year-by-year %, if 
stepped)  E      /      G 

Requested term, in years (10 maximum)  E      /      G 

Binding Commitments (Recapture Triggers) 
A Chapter 312 agreement must provide for recapture of abated taxes if the company fails to meet its 
commitments. State the minimums the company is prepared to guarantee. Mark each “G” — these 
become the figures measured for recapture. 

Item Your Response Estimate / 
Guarantee 

Minimum capital investment the company 
will commit to  E      /      G 

Minimum number of full-time jobs created / 
retained  E      /      G 

Minimum annual payroll or average wage 
floor  E      /      G 

Date by which the facility will be in service  E      /      G 

Recapture acknowledgment 
Acknowledge that failure to meet the committed minimums above will trigger recapture of abated taxes as 
provided in the agreement. 

 
 

 

Other Taxing Units & Statutory Verifications 
Other taxing units 
Which other taxing units (if any) are you asking to participate? Note that school districts cannot grant 
abatements; any school-district value limitation is a separate state process. 

 
 

Statutory verifications 
If county contracts of $100,000 or more are involved, the company must verify it does not boycott Israel and 
does not discriminate against firearm or energy companies. Confirm the company can make these verifications. 
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Economic impact summary 
Summarize the economic benefit to the county that supports the request (jobs, payroll, investment, tax base 
after the term). 

 
 
 

 
Note: A county abatement applies only to county taxes. Any agreement with another taxing unit must be 
negotiated separately with that unit. 
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Section 3 — Project Overview, Site & Thresholds 

Describe the proposed facility 
What will the facility make, process, or do? Include the industry type and NAICS code if known, and state 
whether it is a data center. 

 
 

 

Site Details 

Project name  

Site location / physical 
address  

Total acreage of site  

Legal description / parcel ID(s)  

Current land use  

Applicant’s control of site 
(own / under contract / option 
/ lease) 

 

Investment & Load 
Item Your Response Estimate / 

Guarantee 

Total capital investment ($)  E      /      G 

Estimated electrical load (megawatts)  E      /      G 

Anticipated annual property-tax contribution 
to the county ($)  E      /      G 

Applicability Thresholds 
The Review Policy applies to a development that meets one or more thresholds set by the Court. Mark 
each that this project meets and fill in the figure. 

☐  Electrical load at or above 20 MW 
☐  Water demand at or above 50,000 gallons per day 
☐  Site disturbance of 20 acres or more 
☐ Construction or operational traffic averaging 25 or more loaded heavy-truck trips per day 

over county roads or bridges, or any oversize or overweight movement over a county 
road or bridge; or 

☐ Total capital investment at or above $25,000,000. 
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Section 4 — Schedule & Phasing 

Item Your Response Estimate / 
Guarantee 

Planning / permitting start date  E      /      G 

Construction start date  E      /      G 

Scheduled completion date  E      /      G 

Duration of the construction phase  E      /      G 

Expected operational lifespan of the facility  E      /      G 

Potential additional phases 
Describe any future phases or expansions you anticipate, and roughly when. 

 
 
 

Estimate or Guarantee?  Mark which parts of your answer are Estimates (E) and which are Guarantees (G). 
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Section 5 — Traffic & Roads (Part IV, Section A) 
County roads and bridges are a county-held authority. Provide the following studies and agreements. 

Item Your Response Estimate / 
Guarantee 

Peak construction truck trips per day  E      /      G 

Daily truck / vehicle traffic at full operation  E      /      G 

Traffic Impact Analysis (TIA) 
Attach the TIA covering construction and operation. 

 
 

Submission status:   ☐ Attached (Exhibit ____)     ☐ To be provided by ____     ☐ N/A — explain: ____ 

Heavy-haul route study 
Identify the routes oversize/overweight and heavy vehicles will use, and any TxDMV permits required. 

 
 

Submission status:   ☐ Attached (Exhibit ____)     ☐ To be provided by ____     ☐ N/A — explain: ____ 

Construction traffic plan 

 
 

Submission status:   ☐ Attached (Exhibit ____)     ☐ To be provided by ____     ☐ N/A — explain: ____ 

Bridge capacity analysis 
For any county bridge on the haul or access route. 

 
 

Submission status:   ☐ Attached (Exhibit ____)     ☐ To be provided by ____     ☐ N/A — explain: ____ 

Pavement degradation study 
Expected wear on county roads from project traffic. 

 
 

Submission status:   ☐ Attached (Exhibit ____)     ☐ To be provided by ____     ☐ N/A — explain: ____ 

TxDOT driveway or access permit 
Provide proof of the state access permit for any state-highway connection. 

 
 

Submission status:   ☐ Attached (Exhibit ____)     ☐ To be provided by ____     ☐ N/A — explain: ____ 

Road maintenance / road-use agreement 



 

Applicant Questionnaire & Development Review Package Page 9 of 24 

Will the company enter a road-use / road-repair agreement and post financial assurance (bond, letter of credit, 
or cash escrow) for road and bridge repair? Describe what you propose. 

 
 
 

Estimate or Guarantee?  Mark which parts of your answer are Estimates (E) and which are Guarantees (G). 
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Section 6 — Water Supply & Use (Part IV, Section B) 

Item Your Response Estimate / 
Guarantee 

Total projected water demand  E      /      G 

Peak water demand  E      /      G 

Annual water consumption  E      /      G 

Daily water use during construction  E      /      G 

Source of water, power & gas 
Identify the source for water (municipal, groundwater well, or surface water), power, and gas, and any new 
infrastructure required. 

 
 
 

Estimate or Guarantee?  Mark which parts of your answer are Estimates (E) and which are Guarantees (G). 

Cooling technology description 
Describe the cooling technology, including a closed-loop versus evaporative analysis where applicable. 

 
 
 

Submission status:   ☐ Attached (Exhibit ____)     ☐ To be provided by ____     ☐ N/A — explain: ____ 

Water recycling plan 

 
 

Submission status:   ☐ Attached (Exhibit ____)     ☐ To be provided by ____     ☐ N/A — explain: ____ 

Backup water supply plan 

 
 

Submission status:   ☐ Attached (Exhibit ____)     ☐ To be provided by ____     ☐ N/A — explain: ____ 

Drought contingency plan 
Provide the plan, or proof of the serving utility’s plan. 

 
 

Submission status:   ☐ Attached (Exhibit ____)     ☐ To be provided by ____     ☐ N/A — explain: ____ 

Water utility commitment letter 
A letter from the retail water utility committing to serve the project. 
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Submission status:   ☐ Attached (Exhibit ____)     ☐ To be provided by ____     ☐ N/A — explain: ____ 
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Section 7 — Groundwater & Surface Water (Part IV, Section C) 
Stephens County appears to lie outside any groundwater conservation district, so groundwater is 
governed by the rule of capture with no local district permit to obtain. That makes the disclosures below 
more important, not less. 

Aquifer impact study 

 
 

Submission status:   ☐ Attached (Exhibit ____)     ☐ To be provided by ____     ☐ N/A — explain: ____ 

Groundwater availability study/Certification 

 
 

Submission status:   ☐ Attached (Exhibit ____)     ☐ To be provided by ____     ☐ N/A — explain: ____ 

Water transport agreements 
Any agreements to transport water to or from the site. 

 
 

Submission status:   ☐ Attached (Exhibit ____)     ☐ To be provided by ____     ☐ N/A — explain: ____ 

Surface water rights documentation 
If surface water will be used, provide the TCEQ water-right documentation. 

 
 

Submission status:   ☐ Attached (Exhibit ____)     ☐ To be provided by ____     ☐ N/A — explain: ____ 

Groundwater conservation district approvals 
If any district later applies, provide its approvals; otherwise mark N/A (no district currently covers the county). 

 
 

Submission status:   ☐ Attached (Exhibit ____)     ☐ To be provided by ____     ☐ N/A — explain: ____ 
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Section 8 — Drainage & Floodplain (Part IV, Section D) 
Floodplain development is the County’s strongest direct permitting authority. Address it fully. 

Floodplain status 
Is any part of the site within a FEMA-mapped flood hazard area? Attach the FIRM panel or a map showing the 
site. 

 
 

 

Floodplain development permit 
Required if any development is in a mapped flood hazard area. 

 
 

Submission status:   ☐ Attached (Exhibit ____)     ☐ To be provided by ____     ☐ N/A — explain: ____ 

 

Stormwater and drainage plan 

 
 
 

Submission status:   ☐ Attached (Exhibit ____)     ☐ To be provided by ____     ☐ N/A — explain: ____ 

 

Impervious cover and detention analysis 

 
 

Submission status:   ☐ Attached (Exhibit ____)     ☐ To be provided by ____     ☐ N/A — explain: ____ 
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Section 9 — Wastewater & Sewage (Part IV, Section E) 

On-site sewage facility (OSSF) permit 
If the facility will use septic. Confirm the permitting authority (County authorized agent or TCEQ regional office). 

 
 

Submission status:   ☐ Attached (Exhibit ____)     ☐ To be provided by ____     ☐ N/A — explain: ____ 

 

Wastewater discharge (TPDES) documentation 
If the facility will discharge wastewater, provide the TCEQ permit or application. 

 
 

Submission status:   ☐ Attached (Exhibit ____)     ☐ To be provided by ____     ☐ N/A — explain: ____ 
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Section 10 — Land Division & Addressing (Part IV, Section F) 

Plat / subdivision compliance 
If the tract will be subdivided, provide plat documentation per the County’s subdivision regulations. 

 
 

Submission status:   ☐ Attached (Exhibit ____)     ☐ To be provided by ____     ☐ N/A — explain: ____ 

911 / rural addressing 
Coordinate site addressing and access with the County / regional 911 program. 

 
 

Submission status:   ☐ Attached (Exhibit ____)     ☐ To be provided by ____     ☐ N/A — explain: ____ 
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Section 11 — Fire & Emergency Services (Part IV, Section G) 
Much of the County is served by volunteer fire departments. Coordinate early. 

Fire protection & emergency response plan 
Describe on-site fire suppression and how the company will coordinate with Stephens County Emergency 
Management, the serving fire department, the Local Emergency Planning Committee, and mutual-aid partners. 

 
 
 
 

 

Hazardous-materials disclosure 
List hazardous or regulated materials to be stored, used, or generated on site, and quantities. Note any EPCRA 
/ Tier II reporting that will apply. 

 
 
 

 

Water supply available for fire suppression 

 
 

Submission status:   ☐ Attached (Exhibit ____)     ☐ To be provided by ____     ☐ N/A — explain: ____ 

Coordination letter with serving fire department or ESD 

 
 

Submission status:   ☐ Attached (Exhibit ____)     ☐ To be provided by ____     ☐ N/A — explain: ____ 
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Section 12 — Environmental, Noise, Air & Light (Part IV, Section H) 

Air quality permits (TCEQ) 
If applicable, provide the TCEQ air authorization or proof of a standard permit / exemption. 

 
 

Submission status:   ☐ Attached (Exhibit ____)     ☐ To be provided by ____     ☐ N/A — explain: ____ 

Noise study / projections 
Describe expected noise during construction and operation and how it will be controlled. 

 
 
 

Estimate or Guarantee?  Mark which parts of your answer are Estimates (E) and which are Guarantees (G). 

Light pollution 
Describe expected outdoor lighting and how light spill onto neighboring property and the night sky will be 
limited. 

 
 
 

Estimate or Guarantee?  Mark which parts of your answer are Estimates (E) and which are Guarantees (G). 

 

Environmental and Ecological 

Describe how all federal environmental laws and regulations will be met.   
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Section 13 — Construction Phase: Workforce & Materials 

Item Your Response Estimate / 
Guarantee 

Peak number of workers on-site  E      /      G 

Typical construction wage range ($/hr)  E      /      G 

Estimated spend with local labor & vendors 
($)  E      /      G 

Material needs & potential sources 
List the major materials the project will require and where they are likely to come from. 

 
 
 

 

Local labor & materials 
What labor and materials can be purchased or hired locally? 

 
 
 

Estimate or Guarantee?  Mark which parts of your answer are Estimates (E) and which are Guarantees (G). 

Worker housing 
Will out-of-area workers need local housing or temporary camps? Describe your plan and its effect on local 
housing. 

 
 
 

 

Construction hours, dust & erosion control 
State construction hours and days, and how dust and erosion will be controlled. 

 
 
 

 

Construction & demolition waste 
How will construction debris and waste be handled and disposed of? 
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Section 14 — Operation Phase: Workforce & Operations 

Item Your Response Estimate / 
Guarantee 

Number of full-time employees at full 
operation  E      /      G 

Pay ranges / wages  E      /      G 

Number (or %) of jobs to be filled locally  E      /      G 

Operating hours, shifts, and days per year  E      /      G 

Solid & hazardous waste streams 
Describe the solid and hazardous waste the facility will generate during operation and how it will be disposed 
of. 

 
 
 

 

Ongoing reporting to the county 
What ongoing reports or monitoring will the company provide to Stephens County, and how often? 
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Section 15 — Decommissioning & Clean-up 

Decommissioning & clean-up plan 
Describe how the site will be shut down, dismantled, and restored at the end of the project’s life, including 
timeline and responsibilities. 

 
 
 
 

Estimate or Guarantee?  Mark which parts of your answer are Estimates (E) and which are Guarantees (G). 

Decommissioning financial assurance 
State the estimated cost to decommission and clean up the site, and the security the company will provide to 
guarantee it (surety bond, escrow, or letter of credit). 

 
 
 

Estimate or Guarantee?  Mark which parts of your answer are Estimates (E) and which are Guarantees (G). 
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Section 16 — Community Benefit / Goodwill 

Goodwill to the local area 
What will the company offer the local community — local hiring, donations, scholarships, infrastructure, or 
public access? Specify amounts where you can. 

 
 
 
 

Estimate or Guarantee?  Mark which parts of your answer are Estimates (E) and which are Guarantees (G). 
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Section 17 — Public Notice & Impact 
As a condition of Court consideration, the applicant attests to the following public-notice steps. 

• Proposed dates and time for public hearings 
• Public signage posted at the site 
• Written notice provided to adjacent landowners 
• Written notice provided to local news media 
• Projections provided to the public for water use, construction traffic, noise, and economic 

impact 
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Section 18 — Agency Coordination & Compliance Proof 
List each permit or approval the project requires and its status. Attach proof for each agency that holds 
approval authority (for example TxDOT, TCEQ, TxDMV, the regional 911 entity). 

Permit / Approval Agency Status / Exhibit 
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Section 19 — Certification 

I certify that the information in this package is true and complete to the best of my knowledge. I 
understand that answers marked “G” (Guarantee) are firm commitments the company is 
prepared to memorialize in a binding written agreement with Stephens County — and, for any 
tax abatement requested in Section 2, that they are the commitments measured for recapture. 
Answers marked “E” (Estimate) are good-faith projections that may change. I am authorized to 
submit this package on behalf of the company. 

Company  

Printed name  

Title  

Signature  

Date  

Return the completed package and all attachments to the Office of the Stephens County Judge. 
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