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At a special board meeting held 03/05/2017, the Paleface Ranch Association Board of Directors appointed an 

exploratory committee to research the possibility of incorporating our neighborhood as the new Village of 

Paleface Ranch. At the first committee meeting held 03/19/17, research topics were grouped and assigned to 

committee members. The outcome from the research was discussed at the second committee meeting held 

04/18/17. The committee members then communicated through e-mail and phone calls to finalize this report. 

Committee Charge 

  

Purpose 

So that Paleface Ranch Association members can make a knowledgeable decision whether to pursue 

incorporating “The Village of Paleface Ranch” in the near future, the committee will research the topics below 

and present their findings in a report to the PRAI board and members. 

Research topics  

 Advantages and disadvantages of incorporating. 

 Current boundaries and Extraterritorial Jurisdictions of Bee Cave, Lakeway, and the Village of 

Briarcliff, including timelines for possible annexation of Paleface Ranch by each of those entities. 

 Current city tax rates in each of the above entities. 

 Procedures to incorporate as a Type B general-law municipality including resident requirements, 

timeline, and an estimated cost to incorporate. 

 Possible boundaries for the Village of Paleface Ranch. 

 The form/structure of government required. 

 Responsibilities of a city, both required and potential. 

 Funding sources (property taxes, sales tax, other). 

 Estimated costs (ongoing) after the incorporation is finalized. 

 The correlation between the new government and the existing HOA. 

 Pedernales Canyon Trail’s attempt to incorporate several years ago and what we can learn from it. 

 Proposed “vision” for the Village of Paleface Ranch 

Recommended Resources 

State of Texas Local Government Code www.statutes.legis.state.tx.us/Docs/Sdocs/Localgovernmentcode.pdf) 

A manual developed by the Office of Rural Community Affairs (now part of the TX Dept. of Agriculture) 

The City of Lakeway, the City of Bee Cave, the Village of Briarcliff 

Community Impact magazine 

Timeline 

The Committee should have their final report ready to send via e-mail to the PRAI board and members by 

08/09/2017, and present their report at the annual member meeting 09/09/2017. 

Committee Members 

Monica Hooge (chairperson), Randy Raymond, Sheila Jenkins, Bob Beglau, and Brian Soldato.  

Sue Bennett is the Board of Directors liaison. 

http://www.statutes.legis.state.tx.us/Docs/Sdocs/Localgovernmentcode.pdf
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LEGISLATIVE UPDATE 

Senate Bill 6, which was recently passed during the Special Session of the Texas Legislature, amends the 
state laws regarding municipal annexations. The full Bill is 26 pages long and contains plenty of ifs, ands, ors 
and buts. No one on this committee claims to have read the entire Bill but it does read: 
 
SUBCHAPTER C-5. ANNEXATION OF AREAS WITH POPULATION OF AT LEAST 200:  TIER 2 MUNICIPALITIES  
          Sec. 43.0691.  AUTHORITY TO ANNEX. A municipality may annex an area with a population of 200 or 
more only if the following conditions are met, as applicable:  
                (1)  the municipality holds an election in the area proposed to be annexed at which the qualified 
voters of the area may vote on the question of the annexation and a majority of the votes received at the 
election approve the annexation; and  
                (2)  if the registered voters of the area do not own more than 50 percent of the land in the area, the 
municipality obtains consent to annex the area through a petition signed by more than 50 percent of the 
owners of land in the area. 
 
IMPORTANT: This report was completed before SB 6 passed. Some statements may no longer be accurate.  
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Advantages and Disadvantages of Paleface Ranch Incorporating 
 

Advantages 

There are several reasons why Paleface Ranch might want to incorporate: 

(1) To keep from being included in another city’s ETJ. 

(2) To control land use. 

(3) To control building construction outside of the neighborhood. 

(4) To control subdivision of land outside of the neighborhood. 

(5) To enable the community to set its own rules and regulations. 

(6) To qualify for various grants from state or federal agencies. 

(7) To establish standards for safety purposes. An incorporated city can establish safety codes such as 

building and electrical codes. 

Disadvantages 

As with most things, there are also disadvantages to incorporating. 

(1) Someone must pay the bill. As the city council, which is elected by the voters, sets its regulations or 

determines it wants services provided it must also determine how to pay for the services or to provide 

for the enforcement of the regulations. And the cost of the services or the enforcement almost always 

falls on the local residents. 

(2) Along with government come taxes. While there are a few cities that do not have any taxes the majority 

do end up having to levy taxes to pay for the municipal programs and services adopted by the City 

Council. 

(3) Our neighborhood will need at least six volunteers every two years to serve on the city council, that’s in 

addition to the five serving on the PRAI Board. We have approximately 158 lots but as of this writing, 

only 137 unique property owners. Of those, only about 100 have a house built at this time and some of 

those are vacation homes. That’s not a very large pool of people to find willing volunteers for the next 

couple hundred years.  

(4) Volunteers seem to dry up. It seems that often citizens in an unincorporated area will give of time and 

resources, but when the town incorporates this contribution begins to dry up. Sometimes there is an 

attitude of “let the city do it,” and this attitude seems to grow stronger as the organization gets larger. 

(5) The city may be liable for damages. The city becomes a corporation and is eligible to sue and to be sued.  

(6) It adds another layer of government. Many people move out to the unincorporated areas to be free 

from government. 

(7) Point of responsibility. Someone living in an unincorporated area knows that he, as a rule, must handle 

any problem by himself but when a city incorporates there is someone else to turn to. Keep in mind 

that, as many times, citizens develop needs and look to the city for solutions.  

(8) No guarantee of quality of services. Many of the smaller towns have difficulty providing a level of service 

that is adequate to meet the needs of the people. 
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Extraterritorial Jurisdiction 

What is an extraterritorial jurisdiction (ETJ)? 

The ETJ of a city is the unincorporated area contiguous to the city limits. How far the ETJ extends from the city 

limits depends on the population of the city.  

POPULATION: ETJ DISTANCE:  

fewer than 5,000  1/2 mile  (example: the Village of Briarcliff) 

5,000 to 24,999  1 mile  (example: the City of Bee Cave and the City of Lakeway) 

25,000 to 49,999 2 miles  

50,000 to 99,999 3 ½ miles  

100,000 or more  5 miles  (example: the City of Austin) 

 

Paleface Ranch neighborhood is not currently within the ETJ of any other municipality. 

When do the boundaries of an ETJ expand? 
When a city annexes an area within their ETJ, the ETJ expands, consistent with the distances in the table above, 

to comprise the area around the new city boundaries. The ETJ of a city may expand beyond those distances to 

include an area contiguous to the existing ETJ if the owners of the area request to be in the ETJ. Land may only 

fall into one city’s ETJ. 

What is the purpose of an ETJ? 
Texas Local Government Code Sec. 42.001 states that the purpose of an ETJ “to promote and protect the general 

health, safety, and welfare of persons residing in and adjacent to the municipalities.” 

When will Paleface Ranch be included in another city’s ETJ? 

Because ETJ expansion depends on city limits, we first need to answer the question: How much land can a city 

annex each year? 

Per Local Government Code Sec. 43.055, a city may annex up to 10 percent of the corporate limits (as of January 

1 of that year) in a calendar year. If a city fails to annex the entire 10 percent the city may carry over the unused 

allocation for use in subsequent calendar years. However, a city may not annex more than 30 percent of the 

corporate city limits in a calendar year.  

But some areas annexed do not count against the 10 percent. The list of areas not included in the “limit” means 

there really is no limit. A city’s expansion rate depends on how fast the city itself wants to expand and how fast 

the land owners around the city want the city to expand. Most cities annex for two basic reasons: (1) to control 

development; and/or (2) to expand the city’s tax base.  

Once we’re in their ETJ, how soon can they annex our neighborhood? 

SEE LEGISLATIVE UPDATE ON PAGE 3. 
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What happens if Paleface Ranch decides to incorporate after it becomes part of another city’s ETJ? 

THE FOLLOWING ANSWER MAY NO LONGER BE ACCURATE DUE TO REVISED STATE LAW. 

An area in the ETJ of an existing city may not incorporate unless the governing body of the existing city gives its 

written consent by ordinance or resolution. 

If the governing body of the existing city refuses to give its consent, a majority of the qualified voters of the area 

of the proposed municipality and the owners of at least 50 percent of the land in the proposed municipality may 

petition the governing body to annex the area.  That may sound counterproductive but, if the governing body 

fails or refuses to annex the area within six months after the date it receives the petition, that failure or refusal 

constitutes the governing body's consent to the incorporation of the proposed municipality. Remember, ETJ 

boundaries expand when the city annexes land, usually adjacent to their city limits. We could fall into Lakeway’s 

ETJ, for example, before they are ready to annex us so advancing the annexation timeline could work to our 

advantage. 

The consent to the incorporation of the proposed municipality is only an authorization to initiate incorporation 

proceedings as provided by law. If the consent to initiate incorporation proceedings is obtained, the 

incorporation must be initiated within six months after the date of the consent and must be completed within 

18 months after the date of the consent.  Failure to comply with either time requirement terminates the 

consent. 

 

The Village of Briarcliff and their ETJ 

The Village of Briarcliff is a Type A general-law municipality. Their property tax rate per $100 assessed value is 

$0.1605. The annual city property tax on a $500,000 home (avg. in Paleface Ranch) would be $802.50. The city 

provides water and trash pickup (at a cost to the residents) and a police officer. Their city limits encompass the 

boundaries of the Briarcliff neighborhood (see map below). According to their website, which is shared between 

Briarcliff Property Owners Association, Inc. (BPOA) and The Village of Briarcliff, members of the BPOA enjoy the 

following benefits: boat launch, park, community center, disc golf, golf, hike and bike trail, library, and tennis. 

It’s not clear from their website whether these are just BPOA benefits or are also Village of Briarcliff resident 

benefits. 

Their population is around 1,650, making their ETJ only ½ mile from the city limit. Without using more precise 

measuring tools, it appears the back property lines for lots at the short end of Likeness, which run along the 

middle of the Pedernales River, are just outside Briarcliff’s existing ETJ. 

At the 04/26/2017 City Council meeting, the council approved a resolution to consider including the Thurman 

Bend neighborhood (TBN) area into the Briarcliff ETJ at the request of TBN. The area includes Lakewood Estates, 

Thurman Bend Estates, The Enclave, The Reserve, Edgewater Beach, Cove on Lake Travis, and Angel Bay. It was 

mentioned briefly at the meeting that these neighborhoods fall into the Lago Vista ETJ  but that Lago Vista is 

willing to hand them over to another city. The residents in these neighborhoods would rather be in Briarcliff’s 

ETJ than Lakeway’s so TBN approached Briarcliff.  

The resolution includes an exhibit that outlines the following particulars: 

 Briarcliff will not be required to provide or maintain any municipal infrastructure or services in the area. 

 Briarcliff’s regulations, ordinances or policies shall not apply to the area. 
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 Briarcliff will not annex or release TBN from its ETJ for a period of 15 years followed by two 15-year 

extensions. 

 The agreement may be terminated at any time by a notice signed by two-thirds of the landowners of 

TBN. 

This could be an avenue we 

pursue.  

It is unclear at this time if 

Paleface Ranch is currently 

contiguous to Briarcliff’s ETJ, 

which is a requirement. The 

Mayor said he would be willing to 

investigate further if it is the will 

of Paleface Ranch to move 

forward with a request for 

inclusion into the Village of 

Briarcliff. 

 

The City of Lakeway and their 
ETJ 

The City of Lakeway is a Home 

Rule municipality with a 

population of about 14,000. Their 

property tax rate per $100 

assessed value is $0.1612. The 

annual city property tax on a 

$500,000 home (avg. in Paleface 

Ranch) would be $806. The city provides police, court, building and development, parks and recreation, streets 

and drainage, and solid waste management services. Lake Travis Fire Rescue (Travis Co. ESD #6) provides fire 

suppression and emergency medical response, and municipal utility districts provide water and wastewater 

services.  

Paleface Ranch is about 2 ½ miles outside of Lakeway’s current ETJ. Ray Miller, Director of Planning, told us over 

the phone that Lakeway has no current plans to extend in our direction. We recommend watching their growth 

and if our circumstances haven’t changed, revisit this topic if and when their ETJ is much closer. 

 

The City of Bee Cave and their ETJ 

The City of Bee Cave is a Home Rule municipality. Their city property tax rate per $100 assessed value is $0.02. 

The annual city property tax on a $500,000 home (avg. in Paleface Ranch) would be $80 with a homestead 

exemption. The City of Bee Cave has a library, a full-time police department, four parks and community rooms 

for use available by reservation. 
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The map below shows the western city limits (bright yellow) and ETJ (khaki). The ETJ area to the far west is part 

of the Lazy Nine MUD which was included in Bee Cave’s ETJ at the request of the MUD.  

 

   
 

The population in the city limits is 6,515 putting them in the one mile ETJ expansion category for some time to 

come. The distance from the western edge of the current Bee Cave ETJ to the eastern edge of Paleface Ranch is 

approximately three miles.  

Chances of falling into the City of Bee Cave’s ETJ in the near future seem slim: a) They are not advancing west at 

any great speed; and b) Lakeway is on the north side of Hwy 71. We also recommend watching their growth.  

 

Spicewood 

Spicewood has yet to incorporate. An article in the April, 2016 issue of the Community Impact Newspaper said 

some residents would like to incorporate so they can have some control over the use of land but they are having 

a difficult time finding a 2-mile radius with enough population to meet the requirements. Michael Moore, 

Spicewood resident and founder of Save Our Spicewood (SOS), was quoted in the article saying they have a 

committee working to meet the requirements. However, the SOS website states “There are NO plans for 

incorporation at this time.” We e-mailed SOS for an update but did not receive a reply. 

Spicewood community-proper at the intersection of CR 404 and Spur 191 is approximately six miles away from 

Paleface Ranch. If they incorporate, initially their ETJ will only expand ½ mile from their city limits but developers 

will soon be breaking ground on a 2,200 acre master-planned community on the north side of Highway 71 at 

Pace Bend Road called Thomas Ranch. The 20-year build-out plan includes housing, commercial, retail, 

restaurants, hotel, and entertainment. Once Spicewood’s ETJ includes a built-out Thomas Ranch it would change 

to a 1 mile ETJ and Paleface Ranch is less than 1 ½ miles from Paleface Ranch Road.  

Spicewood is another area to watch over the next five or ten years. 

City of Bee Cave ETJ 

Bee Cave City Limits Sweetwater 

Serene Hills 

Lakeway ETJ 
Lakeway City Limits Bee Creek Rd 
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Steps to Incorporation 

We meet the pre-requisites to incorporate: 

 Currently unincorporated 

 Not in the ETJ of another city 

 More than 200 but less than 9,999 residents, validated by “credible estimate” 

 Less than or equal to two square miles of area for a population under 2,000 

The next steps are: 

1. Decide whether we need to incorporate. 

2. Secure 50 registered voters’ signatures on a properly drafted petition to incorporate. (We would need a 

record of registered voters.) This process would also include more community education and consensus 

building. 

3. File the petition and a map of our new city limits with Travis County Commissioners Court. 

4. If the judge deems our paperwork to be in order she will call for an election. 

The first step, decide if we need to incorporate, is the biggest step. The pros and cons have already been 

discussed. 

If deciding to incorporate, the following questions need to be answered prior to step 2: 

 What area, if any, outside our neighborhood do we want to include in our city limits? 

 What services, if any, would the city provide? 

 How much in taxes, if any, would the city charge? 

 How would our governing documents read? 

Estimated costs to incorporate include: 

 A survey to provide to the Commissioners Court with the petition ($1,500-5,000 depending on the type 

of survey required.) 

 Attorney fees (Research indicates retaining counsel for this process is advisable.) 

 Expense to promote the initiative within the community (Effort needed will depend on where residents 

stand on the issue.) 

 

Possible Boundaries for the Village of Paleface Ranch 

We would need to define our city limits, having no more than a 2-mile radius. We believe the neighborhood is 

approximately 1.22 square miles but have been unable to confirm this. If this number is accurate we could have 

an additional 425 acres to include in our city limits. The new municipality would include the Paleface Ranch 

subdivision and if advantageous, nearby tracts of land.  



 

10 
 

Using the map at the left: 

 Area 1 is the land between the back property lines and 

Hwy 71. The purpose of including this is to control land use 

(i.e. billboards, parking, food trailers, etc.). 

 Area 2 is on the south side of the Pedernales River. 

There are commercial properties located here that would 

generate revenue from sales/alcohol tax. Also ordinance 

enforcement for noise and zoning for future building. 

Including this area might also deter other cities from annexing 

further out here if the business tax base is not available to 

them. 

 Areas 3 and 4 include the ranches across 71 and to the 

northwest of us. The purpose of including this is to control 

future land use (i.e. dense subdivisions, multi-family housing). 

 

 

The Form/Structure of Government Required 

Based on the land area of Paleface Ranch and the resident count, the incorporation would be as a village, a type 

B general-law municipality, which has an aldermanic form of government consisting of a mayor and in most 

cases, five aldermen. Often the aldermen are called council-members. Initially each member would serve a one-

year term but this can be changed to two-year terms by vote. Positions are filled by election of registered voters.  

 

Responsibilities of an Incorporated City 

An incorporated city assumes the duties and responsibilities for governing itself. The level of services provided 

by the city is dependent upon the desires of the governing body. The most important thing to keep in mind is 

that the scope of services that a city actually provides are determined by the governing body that is elected by 

the citizens after the incorporation. There are lots of services that a city may undertake, but there is no law that 

says a city must provide these services. However, if a city does decide to provide services there are many 

regulations that must be met in the provision of services. 

Texas state statutes provide that: 

1. the city council shall meet at least once each month; 

2. meetings be regularly scheduled at a fixed time and place; 

3. a quorum must be present for the conduct of business and any questions be decided by a majority vote 

of those present and voting; and 

4. the mayor always presides, if present. 

The specific powers of the general-law city are spelled out in the state statutes. The city council has power to 

pass ordinances for the good of government, peace and order, trade and commerce, and health and safety of 
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the citizens. The cities of Texas, compared to other cities in other states, have a very high level of freedom of 

operation. 

A city has no direct control over the county, school district or any other special district. 

 

Ongoing Costs 

A new city may have a volunteer government but would need to pay for professional services such as attorneys 

and accountants on an as-needed basis. The city would also have to have insurance. 

 

Potential Funding Sources 

Residential Property Taxes 

The Village of Paleface Ranch would have the ability to tax property owners anywhere from zero percent up to 

.25 percent under current Texas law. Based on the property in our neighborhood at their current values we 

would be looking at approximately $93,000 per year in tax revenue if we were to set our property tax rate at .16 

percent similar to Briarcliff and Lakeway. Since we don’t provide any services .02 percent, similar to Bee Cave, 

would generate $11,000. As more homes are built on vacant lots, property tax revenue would go up over time. 

Sales Tax and Other “Tax” Revenue 

Sales Tax revenue would be based on our city limits. If we were to include an area across the Pedernales River in 

our city limits we could receive sales tax from Sorellina, Apis Restaurant, and possibly Paleface Grocery and 

Spicewood Metal Works. The restaurants may yield a mixed beverage tax also. 

We would also receive tax income from PEC, TWC, AT&T, etc. The amount of income is based on usage. 

Additional Forms of Revenue 

The Village of Briarcliff provides trash and recycling pick-up from Texas Disposal System (TDS) for $24 per 

quarter per household, which is quite a bit less than what TDS charges individual residents in Paleface Ranch. 

Looking at the Briarcliff financials, it appears they are paying TDS less than the $24 figure, making a little profit 

on the transaction (~$5,500 annually). Since there are taxes included in the sale of the service, the city also 

collects a portion of those taxes (~$1,000 annually). We have fewer houses so our revenue wouldn’t be near 

these figures but there is income generated from the contract with TDS. 

  

The New Government and the Existing HOA 

The City Council would be a layer of government over the existing HOA. An incorporated Village has greater legal 

powers.  Villages can enforce zoning rights.  Enforcing deed restrictions with a homeowner becomes much 

easier with a Village but the HOA would need to transfer that power to the Village. 
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Pedernales Canyon Trail’s Attempt to Incorporate  

In 2012, the homeowners on and around Pedernales Canyon Trail attempted to incorporate to protect 

themselves from any future annexation by the City of Lakeway. After protests on the right-of-way of Hwy 71 and 

much bickering amongst the residents, in the end they did not have the required number of favorable votes to 

incorporate (municipal incorporation is passed by voters). 

The most important thing we can learn from their failed attempt is to pursue incorporating only if we have an 

overwhelming majority of residents wanting to incorporate.  Too much turmoil would follow the incorporation 

effort regardless of outcome. The culture of the community would suffer greatly if we were to push this through 

without buy-in from the community. 

  

Community Input 
A neighborhood informational/input meeting was held on June 20. 30 HOA members attended plus three 

committee members, representing 24 homes in the neighborhood (almost 25% of homes built). 

The topic was focused on three options: 1) moving forward with incorporating; 2) moving forward with 

contracting with Briarcliff; and 3) not moving forward with anything but watching and waiting for a time to act in 

the future. 

The results from the straw poll at the end of the meeting, and votes received prior to the meeting from people 

who could not attend, were eight in favor of moving on incorporating, seven in favor of the Briarcliff agreement 

and 23 in favor of waiting.  

The “wait and watch” group’s main reason for their vote was to not end up in Lakeway's ETJ. However, it 

sounded like they also don't want a large apartment complex or a densely populated neighborhood beside us. 

Unfortunately, if that happens, it could happen sooner than Lakeway's timetable and we would not be in a 

position to stop it if we are not already incorporated. This was the reason the “move forward with 

incorporating” group voted as they did. 

  

Committee Recommendation 

It is the committee’s recommendation to obtain neighborhood consent to request inclusion into The Village of 

Briarcliff’s ETJ with an agreement similar to the agreement they have with the Thurman Bend Neighborhoods 

(see page 6 and 7 for details). 


