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The Project:
Creekside in Celina, Texas sits on 300 +/- acres of land approximately 40 miles north of
Dallas. This land sits along the Wilson Creek and will be acquired for a purchase price of
$10,000,000. Creekside will encompass 414 lots, including normal and premium lot
layouts within a planned neighborhood style development. The project includes an
amenity center, plenty of green and natural space, a vegetated retention pond, and
integrated walking trails that connect to the community’s amenities with each phase of
development. The development will include 7 house plans of three standard lot sizes. The
project is set to start in March 2022 and closeout in approximately 4 years and 9 month
(December 2026). Through a total investment of just under $36 Million, an IRR of 35.63%
is expected with a total of around $42.5 Million in profit. The details of Creekside
community are outlined in the pages to follow.

Market Analysis:
Creekside is located roughly 40 miles north of Dallas's city center in Celina, Texas. Celina
is the fastest growing city in the metro area and a future North Texas destination city. The
competition and market demand show the proposed development is in a great location to
capture the city’s growth. Younger adults with families are attracted to Celina because of
its proximity to Dallas, strong public schools and local leisure. 

Product Design:
Creekside will participate in competition against nearby neighborhoods by primarily
focusing on a single-family community with magnificent amenities, multiple floor plans,
upgradeable options, and a price point that starts at $469,728.

The main design point of Creekside is to provide a customized, affordable home to
families. The base home models range from 1,793 sf to 3,646 sf with choices of 3 bed/2
bath up to 5 bed/5+ bath. Upgrades and options for each individual plan can be selected
by the homeowner in order to guarantee they are satisfied whenever the home is being
built.

Sustainability:
Through evaluation of our product we will achieve 146 points through site design and
development through the ICC 700. Through the ICC 700 our homes will also recieve a
gold star rating.
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Land Development:
The site will consist of 414 lots, taking a total of 4 years and 9 month to complete the 3
phase project. All amenities will be available upon completion of the Amenity Center in
phase one with additional trails being added as each phase is completed. The retention
pond will be turned over as a vegetated settling pond upon completion of phase 3. Model
homes will be constructed at the beginning of each phase to represent the majority of
what will be built within that phase and sold at the end of each phase. The layout of the
site will create a family oriented community that will make for a great place to start a life
for our homebuyers.

Project Management
Our total project will begin March 1, 2022, and end December 12, 2026. We have also
taken safety, risk and quality control into account when deciding how this project should
be best managed.

Based on our data collection and
conservative assumptions of conditions,
we are confident that Creekside will be
an incredibly profitable development
with an Internal Rate of Return of
35.63% and Profit of $42.6 million. We
have developed cash flow and
sensitivity analyses to further support
our confidence in this development.

Financials:

Estimating:
Construction hard and soft costs were estimated for each home using the most recent
RSMeans cost data for the Dallas region and information from contractors local to the
region. Each home was then priced to make it competitive in the market based on its size
and qualities. Our homes range in size from 1,793 to 3,646 square feet, and their prices
range from $468,728 to $677,170. Included in these estimates are costs for standard
luxury items such as smart thermostat systems and closed-cell spray foam insulation.

Product Development:
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Introduction:
 In recent years, Celina, Texas has been experiencing rapid residential growth. Creekside  
is a 120+/- acre site off County Road 86, about an hour north of Dallas. We are aiming to
build 414 total houses and amenities to target young families that have been taking over
the market. Celina’s average household income of $161,465 combined with the median
age of 34 encouraged us to design premier homes with room for families to grow.
Developments north of Dallas have homes ranging from 1800 sf homes to 4,000 sf
homes, and prices starting in the $300,000s to almost $1 million. When we looked in a
five mile competitive market area, we found the most desirable homes are 2-5 beds/2-4
baths and start from the $400,000s to the $600,000s.

Demographics:
The population of Celina, Texas has nearly tripled since 2016 and now sits at around
23,500 with an annual growth rate of 17.94%. This tells us that there is currently a rush of
people moving to Celina, driving up its need for new housing and creating an ideal market
for new home construction. A report from Redfin shows roughly 75% of people
researching housing options in the Dallas metro area are already living in Dallas and
roughly 25% of researchers are interested in moving from out of state. A majority of the
out-of-staters coming to Dallas are moving from large cities along the east coast and west
coast. We attribute the interest to both people and corporations being attracted to the
lower cost of life.
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Celina is also a young town- and getting younger. Its median age was 34.1 in 2019,
which is 2.85% lower than it was the previous year, and the largest age group (at 24% of
the population) is 5-17. This tells us that a large portion of the town’s population is made
up of young families with children. This audience tends to have a high demand for single
family homes with space to grow, access to quality schools, and a safe and engaging
neighborhood around them.

Additionally, Celina is a relatively affluent town. The average household income in 2021 is
$161,465, and the poverty rate is a mere .67%. The majority of residents work jobs in
business, with the highest numbers being in management, sales, office/administration,
and finance. This information, coupled with an average drive to work of 30.3 minutes and
almost a third of the population driving 45-89 minutes to work, tells us that many of the
people moving to Celina work in the rapidly growing business district in and around
Dallas, which is roughly a 50-minute drive away. From all of this, we can infer that the
large number of young families moving to Celina are well-off financially and therefore
willing to pay more for a larger home with more in-home and neighborhood features. This
is backed up by the fact that the median list price in Celina is $533,245 and increasing.
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Competition:
In a competitive area of 5 miles, we found several competitors with homes ranging from
the $300,000s into the $900,000s. With our target market in mind, it is best that our
homes start in the $400,000s and don’t go much over $500,000. These developments are
beginning to sell out, which will create space in the market for Creekside to sell homes
rapidly.

Pulte Homes:
 Pulte Homes, a national builder, is currently building in The Homestead at Ownsby
Farms in Celina, TX. Pulte built six home designs at The Homestead ranging from 1900
to 3000+ square feet, 3-5 bedrooms and at least 2 bathrooms. Pulte’s optional upgrades
include alternative room framing, fireplaces, bay windows and different finish levels.

Toll Bros:
 Toll Brothers, another national builder, is building slightly outside of Celina in the Light
Farms development. Their houses are competitive in size to Pulte’s but start at $200,000
more. All houses come standard on 50’ lots and are stocked with high end appliances.
Their options include alternative room framing and smart home capabilities.

Target Market:
Based on our analysis of the demographics of Celina, we have chosen a target market of
young, affluent families who commute to work in the Dallas-Fort Worth metro area and
are looking for a place outside the city to start or grow a family. A majority of our buyers
will be first time homeowners just starting a family and second time buyers looking for
more space for their family to grow.

M/I Homes:
 M/I Homes is a slightly smaller company
than Toll and Pulte, but are still building
in multiple states. M/I is building in three
developments within 5 miles of our
proposed site and 18 total developments
in the Dallas-Fort Worth metropolitan
area. The nearby houses range from
1600 to 4000+ square feet. Their smaller
homes have 3 bedrooms and 2 baths,
but they don’t offer more than 5
bedrooms and 5 baths. M/I homes
include full smart compatibility standard,
and offer alternative framing options and
upgraded finishes.
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Local Area and Attractions:
Celina, Texas is historically a very rural small town, but is rapidly transitioning into a
suburb of the sprawling Dallas-Fort Worth metro area. The proposed site is just minutes
from Highway 89 makes a daily commute easy, especially for homeowners working in
Dallas. The historic downtown offers the small town feel of local restaurants, shops and
parks while keeping you connected in a Certified Gigabit City. The city of Celina fosters a
caring environment through their various community outreach programs including youth
sports, municipal civics classes, community cleanups and other volunteering
opportunities. The Celina Life Connected app makes community participation more
available by advertising events, restaurants and simplifying government interactions. 

Demand:
 As one of the fastest growing cities in the Dallas metropolitan area, Celina’s housing
market is increasingly competitive. Despite the pandemic related issues affecting the
construction industry, in 2020 Celina passed Frisco for the highest number of residential
building permits issued. Most homes in Celina are owned, where less than 20% of homes
were rented in 2019. From a homeowner standpoint, what sets Celina apart from other
metro suburbs is an overall cost of living 19% lower than the national average. A majority
of homes sold in the area are new construction built to print, meaning the homeowner
chooses their plan and options before construction, but the demand is so high builders
are not having any trouble finding buyers for pre-owned and built to spec homes.
Measured from June 2021 to december 2021, Celina had an absorption rate of 18%. The
increasing median list price also indicates strong demand for quality homes in Celina.
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Creekside is zoned for students to attend Celina Independent School District. Celina ISD
is ranked in the top 200 best schools in Texas and top ten schools in Collins County.
There are over 2500 students enrolled from pre-Kindergarten through twelfth grade, and
the superintendent of the district has made it clear the district welcomes the increase in
population and will continue to prepare for an increase in student enrollment. The district
is composed of three elementary schools, one middle school and one high school. Celina
High School proudly holds 8 football state titles. Also in Celina is the newly constructed
Collins College.

In such a close proximity to Dallas there is something for everyone.  As of 2021, nine
Fortune 500 companies are headquartered in Dallas, with Walmart and American Airlines
being the two largest employers. AECOM and Charles Schwab are a few of the many
companies relocating their headquarters to Dallas. Dallas is home to Dallas-Fort Worth
International Airport and the slightly smaller Dallas Love Field Airport. For residents
interested in education, there are 23 four year colleges, and 15 two year colleges. For
sports fanatics, Dallas is home to a team from each of the four major sports leagues as
well as an MLS team in addition to collegiate level sports. You may also like exploring
Dallas’ diverse arts district and learning about the history behind the city at its many
museums. 
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Geotechnical Report:
 The Geotechnical Report found that we would be dealing primarily with a (CH/CL) Clay
soil throughout the site undelain with shaly limestone beginning at 2 to 13 feet sub-
surface. In response, our team has factored in the cost of cutting through this limestone in
areas we anticipate encountering it. From the 20 boring holes performed to conduct this
research, there was no free groundwater discovered and the holes appeared to be dry
allowing us to make the assumption that we would not have to deal with rising
groundwater during construction. Upon further review of the Geotechnical Report, our
team noticed that an environmental assessment had not been conducted for the property.
We felt that with the site previously being utilized for farming, it may have been exposed
to chemicals which led us to have a phase 1 environmental site assessment conducted
that concluded there were no hazardous conditions present on the site.

Existing Conditions:
 Creekside is positioned approximately 40 miles North of Dallas and is made up of 5
parcels totaling just over 120 acres. The land is mostly flat open fields with a powerline
easement running through the middle and some trees along the property lines,
particularly along Wilson Creek bordering the east side of the property. There is currently
a barbed wire fence surrounding the property as well as an existing metal shed. These
will be demolished at the commencement of construction. Furthermore, the area has a
natural slope from the west side of the property which provides for positive drainage into
the creek.
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Zoning and Permitting:
Creekside’s zoning is classified as “PD” or planned development. The zoning permits
single family detached homes with one or two stories (at a maximum height of 45 ft), no
basements are allowed. The homes must have front facing two car garages at or behind
the building line on one story homes, and no more than 8 feet past the building line on
two story homes. Each house must also have a driveway large enough for two cars. Use
of siding like fiber cement board is restricted to accent areas and the second story of
homes, so we went with brick houses which are popular in the area. The lot types are
divided into three categories each of varying size:

Lot:
                                      A                                 B and C Setbacks

Design Goals:
 Our design for Creekside is a 414-lot development centered around the intent to create a
family oriented community. We plan on doing so by implementing trails throughout the
property, 25+ acres of green spaces for various activities, playgrounds and splash pads
for children, as well as an event lawn with a commercial grade kitchen to host events at
the amenity center. This design will meet all of the development standards and use
regulations set by the City of Celina, Collin County, as well as the codes and regulations
set by the State of Texas.
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Landscape Requirements:
The development is required to have landscape buffers to preserve natural habitats in the
area, and prevent damage by erosion. The landscape buffer adjacent to Coit Road public
right-of-way shall contain at least one large canopy tree,minimum 3" caliper, every 40
linear feet. For every five large canopy trees required along the street frontage of Coit
Road, two small ornamental trees, minimum 2" caliper, will also be planted. In addition to
the trees, along the Coit Road Frontage 0.23 acres of shrub/ornamental grass bed shall
be installed. The shrub/ ornamental grass bed requirement shall be placed in at least
three different locations along the frontage.

In addition to the trees and grasses planted along Coit road, within the development
fencing is required to section off different areas of the development to add aesthetics to
the neighborhood, giving a homely, sheltered feel to the area. Lots siding or backing to
Coit Road wil have a minimum six-foot masonry fence. Lots siding or backing Punk Carter
Parkway will have an eight foot  board on board wood fence with masonry columns. Lots
siding or backing open space must have a minimum five-foot ornamental metal fence
adjacent to the open space area, which shall be installed during home construction.Lots
with rear yards bordering electric transmission station tract will have an eight foot tall,
stained wood board-on- board fence with a cap, to be installed at the time of home
construction as each lot is developed. The cost of the fence is included with each home. 

The total number of houses Creekside is allowed to have is 670, the development must
have at least 51 Type A lots, no more than 125 Type B lots, and no more than 495 Type
C lots. The site is permitted to have an amenities center, this space counts towards the
required 36 acres of open space in the development. This open space also includes
natural areas, amenity centers, floodplains, areas used for drainage and detention,
common areas, parkways and landscape setbacks along thoroughfares. Each home must
have 30 feet of frontage along the right-of-way, including cul-de-sac

Creekside Trails:
 Creekside will feature a variety of
trails stretching over 2 miles. These
trail systems have been designed to
be easily expandable as more
developments are built nearby and
allow for easy accessibility to all
amenities within Creekside. The trails
feature a long stretch that parallel
Wilson Creek through a very scenic
nature area where boardwalks will be
utilized to allow for consistent use
regardless of the water level that may
rise during wet seasons.
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Product Inspiration:
The primary design focal point of Creekside is to produce a development that is one with
nature and the community. The architectural designs are focused towards looking
traditional and French country cottage in order to create a modern, chic aesthetic for the
neighborhood. The goal of Creekside is to provide a customizable yet affordable home to
families. There are seven base plans to choose from, each having their own style and
layout. Each of these unique home styles will be scattered throughout the development
equally. The market analysis shows that the seven base floor plans include multitudes of
features to fit any client’s wants and needs within a home. The base models range from
1,793 sf to 3,646 sf with choices of 3 bed/2 bath up to 5 bed/5+ bath. Upgrades and
options for each individual plan can be selected by the homeowner in order to guarantee
they are content whenever the home is being built.

Open-Cell Spray Foam Insulation
Standard LED Lighting
Huber Zip System Sheathing
Schluter Systems
Yarbrough Furniture Design’s Cabinets
Zen Windows Energy Efficient Windows
Aluminum Gutters
Owens Corning Asphalt Shingles

Key Features:
Clemsonite uses high quality and lasting materials with finishes that are pleasing to the
eye in every single home, including our base models. We want our homeowners to love
their homes and have the peace of mind that it will last the test of time. These features
include:
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The Houston
Type A - Option 1

5 Bed / 4 Bath
$624,589

The Austin
Type A - Option 2

4 Bed / 4 Bath
$599,272

The Dallas
Type B - Option 1
4-5 Bed / 5+ Bath

$587,924

The San Antonio
Type B - Option 2

3 Bed / 2 Bath
$469,728

The Fort Worth
Type C - Option 1

3 Bed / 4 Bath
$677,170

The Arlington
Type C - Option C

3 Bed / 4 Bath
$660,654

The Waco
Type C - Option 3

3 Bed / 3 Bath
$505,236
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The HoustonThe HoustonThe Houston
Type A - Option 1

5 Bedrooms
4 Bathrooms
3,326 Square Feet
2 Car Garage
Width: 55’ - 4”
Depth: 69’ - 8”

Features:Pricing: 
Construction Cost: $ 131.32 / SF
Base Selling Price: $ 624,589
Net Margin: 25%

 

Floor Plans:
          First Floor                                                 Second Floor
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The AustinThe AustinThe Austin
Type A - Option 2

4 Bedrooms
4 Bathrooms
3,161 Square Feet
2 Car Garage
Width: 55’ - 0”
Depth: 65’ - 0”

Features:Pricing: 
Construction Cost: $ 134.37 / SF
Base Selling Price: $ 599,272
Net Margin: 23%

 

Floor Plans:
                  First Floor                                                 Second Floor
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Type B - Option 1
The DallasThe DallasThe Dallas

4-5 Bedrooms
5+ Bathrooms
3,104 Square Feet
2 Car Garage
Width: 42’ - 0”
Depth: 63’ - 5”

Features:Pricing: 
Construction Cost: $ 130.92 / SF
Base Selling Price: $ 587,924
Net Margin: 25%

 

Floor Plans:
                  First Floor                                                 Second Floor
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The San AntonioThe San AntonioThe San Antonio
Type B - Option 2

3 Bedrooms
2 Bathrooms
1,793 Square Feet
2 Car Garage
Width: 49’ - 10”
Depth: 68’ - 9”

Features:Pricing: 
Construction Cost: $ 172.64 / SF
Base Selling Price: $ 469,728
Net Margin: 27%

 

Floor Plan:
                  First Floor                                                
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The Fort WorthThe Fort WorthThe Fort Worth
Type C - Option 1

3 Bedrooms
4 Bathrooms
3,646 Square Feet
2 Car Garage
Width: 40’ - 0”
Depth: 75’ - 0”

Features:Pricing: 
Construction Cost: $ 131.41 / SF
Base Selling Price: $ 677,170
Net Margin: 23%

 

Floor Plans:
                  First Floor                                                 Second Floor
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The ArlingtonThe ArlingtonThe Arlington
Type C - Option 2

3 Bedrooms
4 Bathrooms
3,603 Square Feet
2 Car Garage
Width: 40’ - 0”
Depth: 75’ - 0”

Features:Pricing: 
Construction Cost: $ 127.02 / SF
Base Selling Price: $ 660,654
Net Margin: 25%

 

Floor Plans:
                  First Floor                                                 Second Floor
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The WacoThe WacoThe Waco
Type C - Option 3

3 Bedrooms
3 Bathrooms
3,326 Square Feet
2 Car Garage
Width: 39’ - 0”
Depth: 58’ - 11”

Features:Pricing: 
Construction Cost: $ 151.06 / SF
Base Selling Price: $ 505,236
Net Margin: 25%

 

Floor Plans:
                  First Floor                                                 Second Floor
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Screen Porch
Patio
Outdoor Kitchen
Outdoor Fireplace
Hot Tub
Fence

Upgraded Cabinets/Countertops
Upgraded Appliances
Stone Hearth
Hardwood

Exterior Options:

Interior Options:
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HOA Fees:
Creekside will incorporate an HOA fee, in order to supply
the future homeowners with advantages. Along with the
usual costs connected with a Homeowners Association,
Creekside also wants to guarantee that the shared areas
are well-maintained to the homeowner’s contentment.
Once 300 homes of the 414 are sold or 3 years,
whichever is the shortest, members of the HOA will be
eligible to become board members and will be in control
of HOA allotments. Creekside amenities will be managed
by the project team until the 300 homes of 3 years are
hit. Our HOA fees will be a fixed rate for the duration of
all construction phases, at $50.32 per month. Fees will
cover maintenance and landscaping of common areas
such as the pools, clubhouse, trails, basketball and
volleyball court, dog park, grass areas, and roads. Public
safety, pest control, mailbox repair, road signs, and other
items will be included within the HOA fees as well. With
COVID-19 being a prevalent concern for home buyers
nowadays, extra sanitization and related expenses have
been factored into the HOA fees. These additional fees
will ensure that homeowners will continue to have access
to public areas with peace of mind.

Optional Additions:
In order to guarantee client contentment, multiple home options are offered so clients can
edit the design of their personal home to be their fantasy home. Each home option was
chosen while taking the location of the neighborhood community into consideration. A
variety of home options are offered based on the lot dimensions and features. The
available options allow the client to benefit from the surrounding nature and area, whether
it be relaxing in your hot tub, using your outdoor kitchen and screen porch on a cool day,
or creating a fire in your stone hearth to stay cozy on a cold, winter night.

26



Walking Trails
Pool
Splash Pool for Children
Basketball Court
Volleyball Court
Playground
Event Lawn
Fire Pits
Fitness Gym
Commercial Grade Kitchen
for Hosting Events
Dog Park With Dog Washing
Station

Amenities:

Allowance:
$ 3 Million
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Overview:
Creekside aims to make a
community focused on comfort
and safety through the use of
energy and water efficiency,
emerging technology, open
space usage, and efficiency
through construction. This
should be important to the
owner because not only with this
cut down on cost for monthly
bills but it will provide a safe and
comfortable space to raise a
family that focuses on indoor
environment quality.

Land Development:
Sustainability Practices:
Creekside is rated by the ICC to have a three-star rating in site design and development
by achieving 146 points by utilizing different forms of waste. A way that we are planning
on creating a permanent form of stormwater control throughout the neighborhood is the
use of a vegetated retention pond near the dry creek. This will help filter sediment out of
the runoff, keeping the surrounding area clean while providing a natural native
environment.

Open Space Usage:
Open spaces are incorporated throughout the neighborhood with the addition of a large
park area near the pond and along the creek. These amenities will serve as a great way
to draw the attention of the children in the neighborhood and provide a sense of
community as families can gather and enjoy their free time.

Home Development:
Each home will receive a Gold level rating according to the ICC 700 based on best
practice methods to have the home be energy and resource-efficient. This not only helps
the environment but will in turn save each homeowner money in the long run. Since
Celina, Texas's new home buyers' age range is towards the younger side, home buyers
are more likely to embrace new technology as they have more interested in how the
systems work and are interested in the performance of their home. Even if charged
slightly more, younger buyers in technical fields are quicker to see the benefits of a more
efficient home.
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Energy Efficiency:
Our site location is in a warmer climate so an important detail focused on during product
design was HVAC systems. All homes will be equipped with units of at least 16 SEER
rating with R8 ducts. This creates up to 50% savings on homeowners' cooling bills
compared to the standard 8 SEER units. To reduce heat gain even further, all homes will
also be equipped with a radiant barrier roof decking with R-38 attic spray foam insulation
saving on cooling costs up 10% a year. Homes will come equipped with Low E windows
to reduce the amount of solar heat gain. All homes will be energy star certified and
include a blower door test to make sure there are no major air leakages occurring in the
home. If major leaks are present then we will fix them and redo the test. The reason
airtightness is important is so that the indoor environment can be better regulated which
will allow for more comfort for the homeowners by eliminating harmful dust and better
controlling moisture transfer through the home envelope.  This will make the air safer to
breathe and reduce the risk of harmful health issues such as asthma and bronchitis. A
way that we will further regulate the air moisture and temperature is through the use of
economizers which will reuse the inside air and take in outside air as needed. This will
also allow for a reduction in energy loss when running the HVAC units. To cut down on
the usage of electricity for lighting, energy star LED bulbs will be put in place throughout
the home which can reduce energy consumption by around 90%. To cut down on the
cost of electricity even further, energy star appliances such as washing machines that not
only save electricity but up to 50% on the water, refrigeration units, water heaters, and
even microwaves. This is a big selling point to the consumer by providing them with top of
the line appliances to increase comfort and make daily tasks easier while also showing
them how much money a year they will save compared to traditional appliances.

How Sustainability Affects Sales:
We believe that buyers at this price point expect quality and comfort and are willing to pay
the minimum premium these features add to a code-built home. When looking at the
nearby competition we have to be competitive in the features that we offer if we want to
expect consistent sales. The features we offer are inline or above with nearby
neighborhoods and they have shown that even at a premium, the houses continue to sell
just as fast. Clean air and a safe space are more important now than ever for parents to
raise their families.
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Management Team:
Our three-person management team will supervise the development and completion of
Creekside, their competitive salaries are accounted for as part of the project cost. Giving
our project managers adequate pay is essential in retaining productive workers and
giving our customers a positive home buying experience. 
Neighborhood project managers (3): $85,000/yr. each   
 
Schedule:
Our schedule is based on completing each home in an average 120-day cycle. The
schedule is designed based on 10 home starts per month.

The total time of our project from start to finish will be 4 years and 9 months. Starting
March 1, 2022, and ending December 12, 2026. Our schedule is based on a 5 day work
week allowing us not to overwork our staff but still be proficient. To maximize the time we
have created overlap in our project to ensure a quick return on investment. The overlap
should not interfere with other parts of the project and it will keep the project moving at a
steady pace. Horizontal Construction will start on August 18, 2022, and end on October
25, 2023, moving at a consistent pace with no stops in between. It will, however, include
6 days of work to vegetate the retention pond beginning on October 26, 2026. Vertical
construction will begin on March 22, 2023, and end on December 12, 2026.
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Permanent vegetation was laid throughout the site to stabilize the Austin Chalk soil.
Silt Fences surround the streets and around the perimeter of the job site to ensure no
sediment flows into the river.
Retention pond to collect sediment in the upper right corner of the site
Establish topsoil stockpiles that are stabilized and surrounded by a perimeter silt
fence 
Construct a temporary concrete washout area
Install catch basins in all stormwater drains, which are emptied bi-weekly or after a
heavy rain event
Metal Dumpsters will be placed at every home site under construction and near areas
of heavy construction to help eliminate waste by providing a safe outlet for disposal.

Storm Water Pollution Prevention Plan:
A stormwater pollution prevention plan is developed for every phase of construction and
will be enforced to keep the standards of TCEQ upheld to avoid fines and to protect the
environment. A fully TCEQ compliant SWPPP has been created for this project. Some
highlights of that plan include: 

Texas Dust Control:
Clemsonite plans on keeping the dust at bay with these measures
Dust will be settled down with water spraying equipment twice a day.
Bi-weekly street cleans to prevent tires from tracking mud and also control dust.

Construction Quality Control and Assurance:
Clemsonite builders are dedicated to providing the highest quality product and to do so
we require thorough checks. 

Safety:
Clemsonite’s number one goal is
making sure that everyone who
enters the site leaves with no
injuries along the way. One
practice that will be put in place is
requiring all trade members to use
proper PPE for their tasks. Failure
to do so will be recorded in
Procore, and the contractor will be
notified about the lack of
equipment usage by their crew.
Basic PPE, including safety
glasses, gloves, and hard hats,
will be provided on-site.
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Pre-construction Meetings:
During the pre-construction meeting for pre-sold homes, the construction
manager will give a breakdown of what options the homeowner has selected
They will explain what the homeowner can expect in the coming weeks
Exchange contact information

Pre Drywall Walk:
Before Drywall is put in place the construction manager will give a walk-through of
all MEPs and give the homeowner an idea of where everything will end up being
situated in the home. This includes sinks, toilets, TV outlets, and all other MEP
systems.
Point out important spots not to hang up items

Closeout Process:
A third party will first conduct a walkthrough of the home and point out any items
that need to be adjusted
The homeowner will then come after all items the third party has pointed out have
been fixed. The homeowner will then point out any items they feel need to be
fixed.

Customer Care Actions Include:

Risk:
Operations/Construction Risk
 In any project of this magnitude, it is important for our supervisors to monitor the site for
risk and alert the project planning team when they come across it. Our biggest concern is
the safety of the homeowners and our workers. To mitigate this risk, we will require
everyone on active sites to wear proper PPE, and only authorized persons will be allowed
on active sites. “Active sites” are considered an area still under construction; established
green space, homes that have gone to settlement, and paved roads with little to no
construction use are considered “inactive.” Supervisors will also be responsible for
monitoring risk to the environment while construction is active. We will utilize a silt settling
basin and silt screens as our primary mitigation with supplemental site clean throughout
the build time. It is important that we solve any operational issues as soon as we can and
best we can to prevent scheduling delays or bigger issues.

Financial Risk:
 In today’s economic climate, our largest financial concerns are mortgage rates and
supply trends. Celina mortgage rates are slightly lower than the national average ranging
from 2.2%-3.0% depending on the length and type of loan. The Mortgage Bankers
Association expects this to increase in 2022 but not significantly. The Mortgage Bankers
Association predicts a slight increase maxing out at 4%, and Comerica projects the
maximum rate to reach 5.6%. Comerica has overestimated its rates in the past, but it
ultimately comes down to how well inflation is handled. Regardless of the difference in
predictions, we believe the rates will stay low enough that they will not deter buyers from
the growing city. 
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Since the Covid-19 pandemic, the construction industry has faced material shortages and
price escalations. By the time we start construction we expect supply chain-related issues
to be in the process of resolving, but the last thing we want to face is a hold on
construction due to lack of materials or increased prices. The best thing we can do to
mitigate this is to include a market conditions clause in our contracts with homeowners
that allow for reasonable price changes in the event of material shortages and price
escalations. We have already identified several material suppliers in the greater Dallas
area in the event our main supplier cannot get us fair-priced materials. We are also open
to using alternative construction methods to build a structurally sound home around
material shortages and price escalations. We found the best strategy to mitigate price
fluctuations is to build houses to spec through the frame and go to contract with
homeowners when we reach finishes. By doing this we will be able to track prices through
the build time and have the most accurate price estimates for each homeowner’s finish
options. This strategy allows us to identify a fair, accurate sales price while giving
homeowners what they want in their dream home. As construction goes on, we will be
able to predict more accurate lead times through tracking market trends and our past
supply orders.

Legal Risk:
 It is in our best interest to be the most legally sound we can be. The first step we will be
taking to mitigate legal risks is chartering an LLC to limit what we are liable for. Our legal
team will be responsible for writing all contracts with suppliers, homebuyers, and
contractors. It is important to Clemsonite Builders that personnel acting on our behalf do
so in good faith through honesty and commitment to representing the company well. To
achieve our end goal with the least disputes, we stress the importance of communication
skills and openness to compromises with contract parties. Our contracts will also include
protective clauses like the market conditions clause addressed above and what we are
liable for as far as the safety of contractors and homeowners. 
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Phasing - Overview:
Creekside is focused on maximizing profit while minimizing time for construction.
Throughout the entire process SWPPP plans will be kept and conservation of the
environment will be a top priority. We will finish developing in 4 years and 9 months.
Creekside will break ground on August 18th 2022, and conclude land development on
October 25, 2023 and finish final construction on December 22, 2026. After careful
consideration and multiple revisions our land development cost came out to be
$21,224,974.

Requirements for Each Phase:
Before Construction the entire site will have its topsoil layer taken off and be cleared of all
vegetation, trash and other debris with the exception of natural areas marked off to be
conserved. This will be repeated for all phases when they begin to maintain site
cleanliness and ensure a stable foundation. Once each site has been cleared a crew will
come out and laser scan through drone photogrammetry. This method will provide
pinpoint accuracy of our site to ensure that our site is at the proper grade. Another
advantage of drone photogrammetry is as the site is in the process of grading the drone
can come out and update the current elevation down to fractions of the inch. During each
of the phases as homes continue to be built when families have already moved in,
erosion control practices will be put in place to keep the roads and the surrounding area
clean. This will involve the use of silt fences and routine street washes to keep the
neighborhood looking presentable as more sites are being developed. Street cleans will
be a vital part of the operation as plenty of dust will be present in the dry Texas air.
Before any construction begins the retention pond will also be dug up so all sediment
may travel freely to the desired area. Another requirement for each phase is making sure
that before any roads are laid down the main gas,sewer,water and electrical lines are
completed and in position to be connected to homes.
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Phase 1:
During the first phase of construction, 0 85’ lots, 80 75’ lots and 77 65’ lots will be
constructed totaling 19.7 months or 600 days. During this phase the top layer will be
excavated, the site will be graded to the proper elevation and the necessary utility mains
will be run. The first entrance off of CR 86 will be completed as well as the roads for all
surrounding homes and amenity centers in the area. A road will also be made available to
our retention pond in the North-East area of our site so excavation may begin there. The
retention area will be used for catching excess runoff and sediment as the land will
continuously be sloped in its direction as construction continues.

 Phase 2:
During phase two, 35 65’ lots, 42 75’ lots and 71 85’ lots will be built taking 18.8 months
or 572 days. The second entrance will also be created so construction vehicles may
travel through the site and out of the way of homeowners who have already moved in.
The proper roads will be built surrounding the homes in the area as well as the walking
trails beginning development.

Phase 3:
During phase three, 89 65’ lots, 0 75’ lots and 20 85’ lots will be built totaling 14.9 months
or 454 days. All trail systems will be completed, previous items will also be completed as
well. The retention pond will be turned into a vegetated settling pond upon completion of
construction.
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 For phase one, site entrance will be located on Mallard Loop
For phase two and three, site entrance will be located on Canvasback Drive
Retention pond will be dug at the commencement of phase one, and will be turned
over to a vegetated settling pond at the completion of phase 3
Metal Barn and Barbed Wire Fence will be demoed at commencement of construction

Site Map and Logistics:
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Electronic Marketing:
An effective online presence is extremely important for sales. Our main upfront
investment in electronic marketing will be an up to date website, complete with a virtual
tour of the three model homes with photos and videos, taken by a professional
photographer. We plan to attract customers to Creekside’s website via social media
accounts and online advertisements. We will utilize search engine optimization on Google
and Bing to direct people looking for homes in the area to our website. To reach as many
people as possible, we will have a presence on several social media platforms that will
link back to our website. These include accounts on Instagram, Twitter, Houzz, and
Facebook. Each account will advertise the development in a different way. Our Facebook
will offer detailed information, we will use it to create events that people can RSVP for,
and we will use Facebook Live to host Q&A sessions. Twitter will allow us to give brief
descriptions and advertise promotions, events, and incentives. Instagram will allow us to
show the development of our neighborhood and display photos and videos from our
website.

Financials:
$887,350 is allocated over three years and eight months for the marketing budget.
Expenses are divided among three different categories: Electronic Advertising, Physical
Marketing, and Sales Costs. Throughout the project, the effectiveness of these methods
will be tracked and evaluated, and adjustments will be implemented as needed.

37



Model Homes:
During Phase One we will build one medium sized home and one small sized home. The
medium sized home will be located on the corner of Wood Duck Way and Gadwall Drive,
across from the amenities center. The small sized home will be built across the power line
easement on the corner of Gadwall Drive and Widgeon Way. During Phase Two the large
model home will be the first home built, directly north of the amenities center on Mallard
loop. After that, the homes will be updated and modified when deemed necessary, which
we are expecting to be during the last part of the second or beginning of the third phase. 

The model homes’ garages will be used as the offices for our construction operations
staff, and the agents will have a room in the home to use as an office. Two agents will be
on duty along with a designer, Monday through Thursday from 9 A.M to 6 P.M. A third
agent will accompany the other employees Thursday through Sunday from 9 A.M. to 6
P.M with scheduled evening appointments available if necessary. Planning of marketing
events, scheduling tours, and the Grand Opening will all be based out of the model
homes.

Physical Marketing:
In addition to electronic marketing, our traditional marketing strategies are just as
important for attracting our customers. We can attract potential homebuyers from Dallas
and nearby suburbs through marketing events, brochures and business cards and printed
advertising space like billboards and newspapers. Upfront costs are expected to be paid
in the first 90 days of operation.
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Kickoff Event:
The kickoff event will showcase the development to local realtors. Our in house realtor
and marketing team will inform the local realtors about everything Creekside has to offer. 

Grand Release:
The grand release event will target potential home buyers, this will take place once pre-
sales are ready. Potential buyers will see what’s included in our standard and deluxe
home packages. 

Grand Opening:
Following the completion of the first two models, at the beginning of phase one of
construction, we will hold a public event to showcase our homes. At this stage the initial
press release will take place, we will utilize billboards, local newspapers, home
magazines, and radio stations to draw attention to Creekside.

Sales:
Within the first three months of building, the realtors’ and designers’ main focus will be to
act as brand ambassadors of Creekside and establish our presence in the area. Each of
our three in house realtors will earn a salary during this period to market our development
day to day and at events. Our realtors will also earn the $22,000 benefits package as well
as a 1% commission per home sold. Within our target demographic we expect 70%-80%
of buyers to already live in the greater Dallas area. Third party realtors, which we expect
to make up just 50% of our home sales due to the majority of people moving here from
the Dallas area,  will earn 1.5% commission per home sold. Due to current supply
shortages, pre-sales will be minimized.
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Risk:
Operations/Construction Risk:
In any project of this magnitude, it is important for our supervisors to monitor the site for
risk and alert the project planning team when they come across it. Our biggest concern is
the safety of the homeowners and our workers. To mitigate this risk, we will require
everyone on active sites to wear proper PPE, and only authorized persons will be allowed
on active sites. “Active sites” are considered any area still under construction; established
green space, homes that have gone to settlement and paved roads with little to no
construction use are considered “inactive.” Supervisors will also be responsible for
monitoring risk to the environment while construction is active. We will utilize a silt settling
basin and silt screens as our primary mitigation with supplemental site cleans throughout
the build time. It is important that we solve any operational issues as soon as we can and
best we can to prevent scheduling delays or bigger issues.

Financial Risk:
In today’s economic climate, our largest financial concerns are mortgage rates and
supply trends. Celina mortgage rates are slightly lower than the national average ranging
from 2.2%-3.0% depending on the length and type of loan. The Mortgage Bankers
Association expects this to increase in 2022 but not significantly. The Mortgage Bankers
Association predicts a slight increase maxing out at 4%, and Comerica projects the
maximum rate to reach 5.6%. Comerica has overestimated their rates in the past, but it
ultimately comes down to how well inflation is handled. Regardless of the difference in
predictions, we believe the rates will stay low enough that they will not deter buyers from
the growing city. 

Since the Covid-19 pandemic, the construction industry has faced material shortages and
price escalations. By the time we start construction we expect supply chain related issues
to be in the process of resolving, but the last thing we want to face is a hold on
construction due to lack of materials or increased prices. The best thing we can do to
mitigate this is to include a market conditions clause in our contracts with homeowners
that allow for reasonable price changes in the event of material shortages and price
escalations. We have already identified several material suppliers in the greater Dallas
area in the event our main supplier cannot get us fair priced materials. We are also open
to using alternative construction methods to build a structurally sound home around
material shortages and price escalations. We found the best strategy to mitigate price
fluctuations is to build houses to spec through frame and go to contract with homeowners
when we reach finishes. By doing this we will be able to track prices through the build
time and have the most accurate price estimates for each homeowner’s finish options.
This strategy allows us to identify a fair, accurate sales price while giving homeowners
what they want in their dream home. As construction goes on, we will be able to predict
more accurate lead times through tracking market trends and our past supply orders.
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Financial Analysis:
Summary:
We believe that the rapidly-growing market in Celina, along with our strategic positioning
within that market, makes Creekside an incredibly profitable investment. An internal rate
of return of 35.63% and net profit of $42.6 million speak for themselves that this is a
worthwhile investment, but we will expand upon these numbers here to further explain
our confidence in this project.

Cash Flow:
Our baseline cash flow analysis assumes a conservative 10 starts and sales per month,
with a construction time of 4 months per house. As mentioned previously, we intend to
build the houses as spec homes with the expectations that a contract will be in place
once the structure is in place to allow homeowners select their own finishes. Based on
the vitality of the market, we believe this strategy will perform well, but if sales do not
keep up with construction, we will finish the homes out as spec houses. The cash flows
are based on our previously outlined land development estimate, home cost estimates
and selling prices, and marketing and sales costs. The project begins in March 2022 with
the acquisition of land for $10 million and reaches a maximum investment of $35.9 million
in June 2023. It then moves to a breakeven date in August 2025 and finishes out in
December 2026 with a profit of $42.6 million.
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Sensitivity Analysis:
As mentioned above, the primary risks we perceive for this development are the
availability of materials and labor, both of which would affect the number of homes we are
capable of building at a time and the time it will take to construct each home. We believe
that based on market data, our baseline assumption of 10 starts per month and a 4-
month construction time is a conservative estimate, but more- and less-favorable
scenarios and their outcomes are displayed here. Even in our worst-case scenario of 8
starts per month and a 5-month construction time, the resulting I.R.R. and profit are
incredibly favorable, showing that Creekside is a rather safe investment.E

Exit Strategy:
Based on the United States’ roughly 4-million-home housing deficit and the huge amount
of people and businesses moving to the Dallas area, we are confident that conditions will
remain prime for the success of this development throughout its scheduled duration.
However, as recent years have shown us, conditions can change drastically in a matter of
months. Therefore, we have developed an exit strategy for Creekside in which we will
stop construction at the end of Phase 1 or 2 and sell off all unbuilt lots. Additionally,
should sales slow to the point where 10 houses are completed without a contract,
construction starts will be slowed to mitigate financial burden. Lastly, desirability of plans
will be consistently reviewed to ensure the market demands are being met and
appropriate changes will be made as necessary. 
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Clemson University Four - Year Program  Team
From left to right staring in left:

Matt Grant, Zachary Henninger, Caleigh Hankins, James McDowell, Alex Marchiselli, and
Emerson Ruby
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NAHB Student Competition 
Four-Year Programs: Production Home Builder 

Honor Pledge 

To the best of my knowledge and belief, the information used in my team’s solution to the competition is 

in accordance with the rules and guidelines of the NAHB Student Competition. On my honor, I have 

neither given nor received unauthorized assistance in the completion of this project. 

Team (School) Name: __________________________________________ 
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