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I N V E S T M E N T  T H E S I S

Executive Summary & Investment Highlights

THE  OPPORTUN ITY

Texas Pink Ranch is a ±549-acre, fully MUD-entitled land assemblage in the Granite

Shoals area of Burnet County, Texas — positioned along the RM 1431 corridor that

links the Highland Lakes through Marble Falls, Lago Vista, and Cedar Park to the I-35

spine of the Austin MSA. The headline is the entitlement: a dedicated Municipal

Utility District carrying 5,301 Living Unit Equivalents and a designated water and

sewer plant site within the district — infrastructure certainty on day one, with no

greenfield rezone risk and no wait for district creation.

MARKET  CONTEXT

The Austin–Round Rock–Georgetown MSA reached 2,550,637 residents in July 2024 —

adding 58,000+ people in a single year at a 2.3% clip, the fourth-fastest growth rate

among large U.S. metros. Burnet County posted the MSA's third-largest year-over-year

increase in housing stock at 6.3%, evidence the development-demand wave has already

reached the Highland Lakes submarket.

OFFER ING  SUMMARY

The property is offered on a confidential basis to national homebuilders, master-plan

developers, build-to-rent platforms, and capital partners. Due-diligence materials —

MUD confirmation order, LUE allocation table, plant-site survey, and TCEQ filings —

are available in the data room under NDA.

I N V E S TM EN T  H I GH L I GH T S

verified ±549 acres of contiguous, MUD-entitled Hill Country dirt

along the RM 1431 / US 281 corridor.

holiday_village 5,301 Living Unit Equivalents allocated through the district's

confirmed service plan — the single largest value driver.

water_drop Designated water & sewer plant site within the MUD —

utility infrastructure planned within the district.

trending_up Austin MSA — 4th fastest-growing U.S. metro at 2.3% YoY;

2.55M residents and climbing.

apartment Burnet County leads the MSA in housing-stock growth at

6.3% YoY.

directions_car ~1 hr to downtown Austin · ~1:15 to AUS · ~1:45 to San

Antonio.

groups Target buyer: national homebuilder, master-plan developer,

BTR platform, or capital partner seeking 5,000+ LUE

entitled inventory.

±549
CONTIGUOUS  ACRES

5,301
LIVING  UNIT  EQUIVALENTS

4th
FASTEST-GROWING  U .S .  METRO

~1 hr
TO  DOWNTOWN  AUSTIN

CONF IDENT IAL SOURCES :  COMMUNITY  IMPACT  2 0 2 5  ·  C ITY  OF  AUST IN  2 0 2 5  ·  TEAM  PR ICE  RE  ·  TRAVELMATH 0 2  /  1 0
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T H E  A S S E T

Property Overview & Quick Facts

Texas Pink Ranch sits along the RM 1431 corridor in the Granite Shoals area of Burnet County — roughly eight miles west of Marble Falls and within an hour of

downtown Austin. The contiguous ±549-acre Hill Country assemblage is held inside an established Municipal Utility District whose service plan carries 5,301

Living Unit Equivalents and reserves a footprint within the district for its water and sewer plant.

Subject parcel boundary — Granite Shoals, Burnet County, TX.

UNDERWRIT ING -READY  S PEC I F ICAT IONS

PROPERTY Texas Pink Ranch

SUBMARKET Granite Shoals / Marble Falls

— Burnet County, TX

COUNTY Burnet

GROSS ACREAGE ±549 AC

NET ACREAGE ~520–535 AC

TOPOGRAPHY Rolling Hill Country; granite

outcrops typical of the

Highland Lakes

FLOODPLAIN (100-

YR)
No material exposure

ROAD FRONTAGE RM 1431: ±3,000 ft (11,829 vpd)

· FM 120: ±2,000 ft (1,375 vpd) ·

4 entrances

PRIMARY ACCESS RM 1431 & FM 120; US 281 via

Marble Falls (~8 mi)

JURISDICTION Burnet County ETJ — no

municipal zoning

ENTITLEMENT MUD-confirmed; 5,301 LUEs

allocated

WATER /

WASTEWATER
MUD-supplied; designated

plant site within the MUD

ELECTRIC Pedernales Electric

Cooperative

GAS Propane / on-site LP

TELECOM Spectrum / AT&T fiber

PARCEL IDS /

TAXES
Data room · Burnet County ·

Burnet CISD · MUD

CONF IDENT IAL TEXAS  P INK  RANCH  —  OFFER ING  MEMORANDUM 0 3  /  1 0
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T H E  VA L U E  D R I V E R

Entitlement & Infrastructure

5,301
L IV ING  UN IT  EQU IVALENTS  ALLOCATED

THROUGH  THE  D I STR ICT ' S  CONF IRMED

SERV ICE  PLAN  —  THE  S INGLE  LARGEST

VALUE  DR IVER .

I L LUSTRAT IVE  CONVERS ION

SFR lots ~4,400–4,800

MFR / Build-to-Rent ~400–600

Commercial pads ~100–250

Civic · parks · detention reserve

Final allocation governed by the planner's site plan and the district's reuse

and credit provisions. The approved allocation table is in the data room.

CAPAC ITY  —  A  MASTER -PLANNED  COMMUNITY  AT  SCALE

For a national homebuilder, master-plan developer, or BTR platform, 5,301 LUEs is the operational equivalent of a

master-planned community at suburban scale. The LUE count is the binding capacity for water and wastewater

service — meaning a buyer underwrites against a known, dedicated infrastructure envelope rather than a

contingent rezone or off-site extension.

WATER ,  S EWER  &  THE  DES IGNATED  PLANT  S I TE

The MUD service plan reserves an on-tract footprint for the district's water and wastewater treatment facilities.

Locating the plant on-site eliminates the off-site easement and capacity-purchase frictions that typically delay

development under regional providers. Reserved footprint, design capacity (MGD), phasing, and operator

assignment are detailed in the engineering report in the data room.

RE IMBURSEMENT ,  IMPACT  F EE S  &  TCEQ  STATUS

The district's reimbursement-agreement framework, impact-fee schedule, and tap-fee posture govern how

developer-funded infrastructure is recovered from future connections — including any pre-paid taps. Current

TCEQ docket status and the most recent commission order are filed under the district's docket; buyers should

review the full filing set with utility-finance counsel during diligence.

I L LUSTRAT IVE  5 , 3 0 1 - LUE  ALLOCAT ION

Single-family, multifamily, and commercial draw the 5,301 LUEs; civic / parks / open space is a ~75–110 AC land reserve with no LUE draw.

4,600 500 201

Single-Family Residential Multifamily / Build-to-Rent Commercial / Mixed-Use Civic / Parks / Open Space (land reserve)

87% of LUEs 9% 4%

CONF IDENT IAL SOURCE :  TEXAS  COMMIS S ION  ON  ENV IRONMENTAL  QUAL ITY  DOCKET  I NDEX  ·  MARKFOXCO@GMAIL .COM 04  /  1 0
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D E V E L O P M E N T  V I S I O N

Concept / Development Plan

I L LUSTRAT IVE  PROGRAM

The 5,301-LUE allocation supports a master-planned community at scale. While not yet

site-engineered by an incoming buyer's planner, the entitled count and topographic

envelope support an illustrative program along the following lines:

USE LUE  DRAW APPROXIMATE  YIELD

Single-Family Residential (50' / 60' / 70' lots) 4,400–4,800 ~4,400–4,800 lots

Multifamily / Build-to-Rent 400–600 ~400–600 units

Commercial / Mixed-Use Pads 100–250 ~50–80 AC pads

Civic / Parks / Open Space / Detention — ~75–110 AC reserve

Total 5,301 ±549 AC gross

Illustrative concept — not site-engineered. Lot counts and unit yields are illustrative pending the buyer's planner; the

district's service plan governs final use distribution.

DENS ITY  &  PHASING

Blended residential density lands in the ~9–10 DU/acre range on net residential acreage, consistent with

comparable suburban Austin-MSA master plans. A reasonable horizon is three to four phases over 7–10

years, anchored on the on-tract plant's MGD rollout and the district's bonding strategy.

SUPPORTABLE  END -USES  &  CONSTRAINTS

The corridor has absorbed a steady mix of move-up single-family, active-adult, and limited BTR —

supporting a master developer with two to four homebuilder takedowns or a phased lot-sale program. Deed

restrictions, environmentally sensitive areas, and overlay design controls are documented in the data room;

nothing on the public record indicates a material constraint to the program above.

CONF IDENT IAL TEXAS  P INK  RANCH  —  OFFER ING  MEMORANDUM 0 5  /  1 0
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T H E  L A N D

Property Aerial

±3,000 ft
RM  1 4 3 1  FRONTAGE

11,829
VPD  ·  20 24  TRAFFIC
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R E G I O N A L  P O S I T I O N

Location & Regional Access DR IVE  T IMES  &  D I STANCES

DESTINATION DIST. DRIVE

Marble Falls (US 281) ~8 mi ~13 min

Cedar Park (RM 1431 / 183A) ~38 mi ~50 min

Downtown Austin ~50 mi ~1 hr

Austin-Bergstrom (AUS) ~61 mi ~1:17

San Antonio ~90 mi ~1.5 hr

Houston ~215 mi ~3.5 hr

Dallas / Fort Worth ~200 mi ~3.5 hr

Horseshoe Bay Jet Ctr ~14 mi ~25 min

Burnet Municipal ~17 mi ~27 min

Texas Pink Ranch sits on the western edge of the Austin–Round Rock–Georgetown MSA — the fastest-growing of the four Texas Triangle metros. RM 1431 runs east through Marble Falls, Lago Vista, and Cedar Park to US 183

/ 183A Toll and the I-35 / SH-130 spine; US 281 runs south through Marble Falls and Johnson City to US 290 and Dripping Springs. Both deliver the site to downtown Austin inside an hour and to AUS inside 80 minutes.
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D E M A N D  C A S E

Market Overview &
Demographics

2.55M
AUSTIN  MSA  ·  JUL  20 24

+2.3%
YOY  —  4TH  FASTEST

US

6.3%
BURNET  HOUSING

GROWTH

AUST IN  MSA  —  GROWTH  TRA J ECTORY

The MSA crossed 2.55M residents in July 2024, up 58,000+ in a single year at 2.3% — the fourth-

fastest rate among U.S. metros. Burnet County recorded the MSA's third-fastest housing-stock

increase at 6.3%; population sits near 57,000, drawing Highland Lakes retirees and buyers priced

out of Cedar Park and Leander.

R ING  DEMOGRAPH ICS  —  ACS  5 -YEAR  ( 2 0 2 2 – 2 0 2 4 )

METRIC 1  MI 3  MI 5  MI 10  MI

Population 319 5,809 13,112 40,067

Households 117 2,271 5,441 17,377

Median HHI $87,368 $81,409 $82,963 $79,930

Avg HHI $101,528 $109,803 $115,435 $109,928

Under 18 90 1,388 2,645 7,811

18–64 173 3,022 6,880 20,751

U.S. Census ACS 5-Year (2022–2024), ring stats centered on the subject (1 / 3 / 5 / 10 mi).

CONF IDENT IAL  ·  SOURCES :  U . S .  CENSUS  ·  COMMUNITY  IMPACT  ·  REDF IN0 8  /  1 0
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M A R K E T  MOM E N T U M

Development Pipeline
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G E T  I N  T O U C H

Contact & Confidentiality

INQU IR I E S  ·  NDA  REQUESTS  ·  DATA -ROOM  ACCESS

Mark Fox Co. Real Estate

515 Hwy 281 · Marble Falls, TX

P: (830) 693-8884

markfoxco@gmail.com

ABOUT  MARK  FOX  CO .

Mark Fox Co. Real Estate is a Texas Hill Country brokerage based in Marble Falls,

specializing in ranch, recreational, and development land across Burnet, Llano, and the

surrounding Highland Lakes counties.

CONF IDENT IAL ITY  &  NON -REL IANCE

The information contained herein was obtained from sources deemed reliable. Mark Fox Co. makes no

warranty or representation as to its accuracy or completeness. Recipients should conduct independent

investigation of all material facts and verify all assumptions before reliance. Pricing guidance and the

full diligence package are available in the data room under NDA.

G R A N I T E  S H O A L S  ·  B U R N E T  C O U N T Y  ·

T E X A S

CONF IDENT IAL ©  MARK  FOX  CO .  REAL  E STATE 1 0  /  1 0


