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IntroducƟon 

Tax Increment Financing Program 
Chapter 311 of the Texas Tax Code (the TIF Act) authorizes the governing 
body of a municipality to promote redevelopment of a conƟguous

geographic area by designaƟng it a Tax Increment Reinvestment Zone 
(TIRZ). The future value of private investment within a TIRZ is leveraged to 
finance public improvements, to enhance exisƟng public infrastructure, and to 
maximize the benefits of other incenƟve tools. Public investment in TIRZ, using 
tax increment as a financing mechanism, sƟmulates private sector investment 
in areas of the City that would not otherwise aƩract market interest. Taxing 
enƟƟes, including MISD, can opt in at a parƟcipaƟon rate of their choosing, 
elecƟng to contribute 0% to ·100% of their tax increment into the zone.  

Key Points: 
 Chapter 311 of the Texas Code controls all procedures for the creaƟon 

o f  a TIRZ 
 Base value set at current assessed value (as of January 1) 
 Development over Ɵme increases assessed value 
 Higher assessed value results in addiƟonal real property tax revenues 

Board of Director ResponsibiliƟes 
The TIRZ Board prepares and adopts a project plan and a reinvestment zone 
financing plan and submits the plans to the City Council that designated the 
zone. Once a TIRZ project and financing plan has been approved by the City 
Council,  the Board monitors the ongoing performance of the TIRZ by re‐
viewing the construcƟon status of proposed public improvements and 
ameniƟes, reviewing the status of the tax increment fund, approving
amendments to the project and financing plan, and recommending certain 
acƟons by City Council related to the TIRZ. The TIRZ Board must comply 
with the Texas Open MeeƟngs Act as well as with all subsequent City  
Code provisions for City Boards and Commissions, to the extent that there is no 
conflict with the TIF Act.  

Once a TIRZ has been established, incremental real property taxes resulƟng 
from new construcƟon, public improvements and redevelopment efforts 
accrue to the various taxing enƟƟes.  Local taxing enƟƟes retain the right to
determine the amount of the tax increment. The City enters into wriƩen lnter‐
local Agreements with all parƟcipaƟng taxing enƟƟes to specify: (1) the
condiƟons for payment of tax increment into a tax increment fund, (2) the
porƟon of tax increment to be paid by each enƟty into the tax increment 
fund, and (3) the term of the lnterlocal Agreement. 
 

The amount of a taxing unit's tax increment for a year is the amount of prop‐
erty taxes levied and collected by the unit for that year on the "captured" 
appraised value of real property taxable by the unit and located in the TIRZ. 
Captured appraised value is the total appraised value of all real  property tax‐
able by the unit and located in a TIRZ for that year less the total appraised
value of taxable real property in the base year (the year in which zone was
designated by ordinance).  
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Gus Thomasson TIRZ No. 8 
AcƟons Taken to Date 

The City of Mesquite formally created the Gus Thomasson Tax Increment Rein‐
vestment Zone through the passage of City Ordinance No. 4402 on November 2, 
2015, for a duraƟon of 20 years, expiring on December 31, 2035, if not sooner 
terminated. 

The TIRZ geographic area contains mulƟple conƟguous properƟes and will include 
75 percent of the tax increments of the City—no other taxing jurisdicƟons are ex‐
pected to parƟcipate.  Required public noƟces were delivered and a public hearing 
was held in compliance with SecƟon 311.003(c)(d) of the Tax Increment Financing 
Act. 

A market analysis of the IH 30 corridor suggests expansion of the TIRZ along this 
corridor will allow for infrastructure financing to beƩer facilitate redevelopment 
within this vital corridor. The highway and thoroughfare access in this area and 
increasing demand for commercial and retail within the Dallas metropolitan area 
offer opportuniƟes for increased visibility and economic development success in 
aƩracƟng quality redevelopment.   

No TIRZ Revenue bond indebtedness is anƟcipated. 

The original 2016 TIRZ base tax year value of $38,317,827 is amended to include an expanded conƟguous area along IH 30 
and Motley Drive with a added value of $54,454,340, for a total base value of $92,772,167.  The projected growth in taxa‐
ble value per year under this scenario is shown on Pages 25 through 26.  Accordingly, the esƟmated taxable value at the 
end of the 20‐year term is $141,753,110. 

A Final Project and Financing Plan for the Gus Thomasson TIRZ was adopted by the Board of Directors and approved by 
the City Council the same day on December 4, 2017. At this meeƟng, the Board also adopted this Amended Project Plan 
and Reinvestment Zone Financing Plan. A public hearing for interested parƟes to speak for or against the Amended Plan 
is scheduled for the December 18, 2017, City Council meeƟng with approval by City ordinance following the public hear‐
ing.  
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Gus Thomasson TIRZ No. 8 
Boundary 
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Gus Thomasson TIRZ No. 8 
Boundary DescripƟon 
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Gus Thomasson TIRZ No. 8 
Boundary DescripƟon 

Beginning at a point of the intersecƟon of the west property line of Country 
Club Estates 1 Subdivision and the north property line of Country Club Estates 
Subdivision Blk 2, thence 

Southerly along the west property line of Country Club Estates 1 to a point 
where said line intersects with the north ROW line of Gus Thomasson Rd, 
thence 

Southerly along the north ROW line of Gus Thomasson Rd to a point where 
said line intersects with the west property line of Country Club Estates 2 Sub‐
division Blk 24 Tract A, thence 

Easterly along the west property line of Country Club Estates 2 Subdivision 
Blk 24 Tract A to a point where said line intersects with the east property line 
of Country Club Estates 2 Subdivision Blk 24 Lot 24B, thence 

Southerly along the east property line of Country Club Estates 2 Subdivision 
Blk 24 Lot 24B to a point where said line intersects with the north property 
line of T Thomas ABST 1461 PG 256 Tract 14, thence 

Easterly along the north property line of T Thomas ABST 1461 PG 256 Tract 
14  to a point where said line intersects with the south property line of Casa 
View Heights 18 2nd Inst. Subdivision Blk 26 Tract 1, thence 

Northerly along the south property line of Casa View Heights 18 2nd Inst. 
Subdivision Blk 26 Tract 1  to a point where said line intersects with the west 
property line of Casa View Heights 18 2nd Inst. Subdivision Blk 26 Tract 1, 
thence 

Easterly along the west property line of Casa View Heights 18 2nd Inst. Subdi‐
vision Blk 26 Tract 1 to a point where said line intersects with the north ROW 
line of Sarazen Drive, thence 

Southerly along the north ROW line of Sarazen Drive to a point where said 
line intersects with the east ROW line of Oates Drive, thence 

Westerly along the east ROW line of Oates Drive to a point where said line 
intersects with the west property line of Whitson Gardens 1 Subdivision Blk A 
Lot 1, thence 

Southerly along the west property line of Whitson Gardens 1 Subdivision Blks 
A and C to a point where said line intersects with the west property line of 
Crossroads Village Apartments Subdivision Lot 1, thence 

Southerly along the west property line of Crossroads Village Apartments Sub‐
division Lot 1 to a point where said line intersects with the south property 
line of Crossroads Village Apartments Subdivision Lot 1, thence 

Easterly along the south property line of Crossroads Village Apartments Sub‐
division Lot 1 to a point where said line intersects with the west property line 
of Casa View Heights 20 Subdivision Blk 1 Lot 1, thence 

Southerly along the west property line of Casa View Heights 20 Subdivision 
Blk 1 to a point where said line intersects with the south ROW line of IH 30, 
thence 

Westerly along the south ROW line of IH 30 to a point where said line inter‐
sects with the east property line of Towne Crossing Subdivision Blk A Lot 1R, 
thence 

Southerly along the east property line of Towne Crossing Subdivision Blk A Lot 
1R to a point where said line intersects with the south property line of Towne 
Crossing Subdivision Blk A Lot 1R, thence 

Westerly along the south property line of Towne Crossing Subdivision Blk A 
Lot 1R to a point where said line intersects with the east property line of Casa 
Ridge Heights 1 Subdivision Blk G Lot 4, thence 

Northerly along the east property line of Casa Ridge Heights 1 Subdivision Blk 
G to a point where said line intersects with the north property line of Casa 
Ridge Heights 1 Subdivision Blk G Lot 11, thence 

Westerly along the north property line of Casa Ridge Heights 1 Subdivision Blk 
G Lot 11 and Blk F to a point where said line intersects with the west property 
line of Town East Commercial 9 Subdivision Blk X Lot 2, thence 

Northerly along the west property line of Town East Commercial 9 Subdivi‐
sion Blk X Lot 2 to a point where said line intersects with the west property 
line of Town East Estates 10 Subdivision Blk F Lot 9, thence  
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Gus Thomasson TIRZ No. 8 
Boundary DescripƟon 

Easterly along the south property line of Town East Estates 10 Subdivision Blk F Lot 9 to a point where 
said line intersects with the east property line of Town East Estates 10 Subdivision Blk E Lot 18, thence 

Northerly along the east property line of Town East Estates 10 Subdivision Blk E to a point where said 
line intersects with the east property line of Casa View Heights 16 3rd Sec Subdivision Blk 3 Lot 22, 
thence 

Westerly along the east property line of Casa View Heights 16 3rd Sec Subdivision Blk 3 to a point 
where said line intersects with the east property line of Casa View Heights 16 Subdivision Blk 3 Lot 6, 
thence 

Northerly along the east property line of Casa View Heights 16 Subdivision Blk 3 Lot 6 to a point where 
said line intersects with the north property line of Casa View Heights 15 Rep Subdivision Blk 20 Lot 26B, 
thence 

Easterly along the northern property line of Casa View Heights 15 Rep Subdivision Blk 20 Lot 26B to a 
point where said line intersects with the east ROW line of San Marcus Drive, thence 

Northerly along the east ROW line of San Marcus Drive to a point where said line intersects with the 
north property line of Casa View Heights 15 Subdivision Blk 21 Lot 3R, thence 

Northerly along the north property line of Casa View Heights 15 Subdivision Blk 21 Lot 3R to a point 
where said line intersects with the north property line of Casa View Heights 15 Subdivision Blk 1 Lot 1, 
thence 

Westerly along the north property line of Casa View Heights 15 Subdivision Blk 1 to a point where said 
line intersects with the west property line of Southwestern Bell Subdivision, thence 

Northerly along the west property line of Southwestern Bell Subdivision to a point where said line inter‐
sects with the north property line of Southwestern Bell Subdivision, thence 

Easterly along the north property line of Southwestern Bell Subdivision to a point where said line inter‐
sects with the east property line of Larry Smith Elementary School Blk 1 Lot 1, thence 

Northerly along the east property line of Larry Smith Elementary School Blk 1 Lot 1 to a point where 
said line intersects with the north property line of Country Club Estates Subdivision Blk 2, thence 

Easterly along the north property line of Country Club Estates to a point where said line intersects with 
the west property line of Country Club Estates 1 Subdivision, which is the point of beginning.  
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Gus Thomasson TIRZ No. 8 
IH 30 Corridor Expansion Boundary 
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Gus Thomasson TIRZ No. 8 
IH 30 Corridor Boundary DescripƟon 



 11 

 

Gus Thomasson TIRZ No. 8 
IH 30 Corridor Boundary DescripƟon 

Beginning at a point of the intersecƟon of the north property line of Talley 
Town Subdivision and the west ROW line of Big Town Blvd, thence 
Easterly along the north property line of Talley Town Subdivision to a point 
where said line intersects with the north ROW line of IH 30, thence 
Easterly along the north ROW line of IH 30 to a point where said line inter‐
sects with the west ROW line of Motley Drive, thence 
Northerly along the west ROW line of Motley Drive to a point where said line 
intersects with the north property line of Casa View Heights Subdivision, 
thence 
Easterly along the north property line of Casa View Heights Subdivision to a 
point where said line intersects with the west property line of Commercial 
Parks Subdivision, thence 
Northerly along the west property line of Commercial Parks Subdivision to a 
point where said line intersects with the north property line of Commercial 
Parks Subdivision, thence 
Easterly along the north property line of Commercial Parks Subdivision to a 
point where said line intersects with the southwest boundary of the original 
TIRZ No. 8 boundary line, thence 
Southerly along the original TIRZ No. 8 boundary to a point where said line 
intersects with the common north property line of Commercial Parks Subdivi‐
sion, thence 
Easterly along the common north property line of Commercial Parks Subdivi‐
sion to a point where said line intersects with the common east property line 
of Commercial Parks Subdivision, thence 
Southerly along the common east property line of Commercial Parks Subdivi‐
sion to a point where said line intersects with the common south ROW line of 
IH 30, thence 
Westerly along the common south ROW line of IH 30 to a point where said 
line intersects with the common east property line of Town East Commercial 
Subdivision, thence 
Southerly along the common east property line of Town East Commercial 
Subdivision to a point where said line intersects with the south property line 
of Town East Commercial Subdivision, thence 
Westerly, deparƟng the common boundary line of TIRZ No. 8, along the south 
property line of Town East Commercial Subdivision to a point where said line 
intersects with the west property line of Town East Commercial Subdivision, 
thence 

Northerly along the west property line of Town East Commercial Subdivision 
to a point where said line intersects with the south property line of Town East 
Commercial Subdivision, thence 
Westerly along the south property line of Town East Commercial Subdivision 
to a point where said line intersects with the west property line of the Town 
East Commercial Subdivision, thence 
Northerly along the west property line of Town East Commercial Subdivision 
to a point where said line intersects with the south property line of Town East 
Commercial Subdivision, thence 
Westerly along the south property line of Town East Commercial Subdivision 
to a point where said line intersects with the east ROW line of Motely Drive, 
thence 
Southerly along the east ROW line of Motley Drive to a point where said line 
intersects with the north ROW line of Manchester Drive, thence 
Easterly along the north ROW line of Manchester Drive to a point where said 
line intersects with the west property line of Eastwood No. 2 Subdivision, 
thence 
Southerly along the west property line of Eastwood No. 2 Subdivision to a 
point where said line intersects with the south property line of Eastwood No. 
2 Subdivision, thence 
Easterly along the south property line of Eastwood No. 2 Subdivision to a 
point where said line intersects with the west property line of Eastwood No. 2 
Subdivision, thence 
Southerly along the west property line of Eastwood No. 2 Subdivision to a 
point where said line intersects with the south ROW line of N Town East Blvd, 
thence 
Westerly along the south ROW line of N Town East Blvd to a point where said 
line intersects with the west property line of Eastridge Park No. 2 Subdivision, 
thence 
Southerly along the west property line of Eastridge Park No. 2 Subdivision to a 
point where said line intersects with the south property line of Eastridge Park 
Subdivision, thence 
Westerly along the south property line of Eastridge Park Subdivision to a point 
where said line intersects with the west ROW line of Baker Street, thence 
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Gus Thomasson TIRZ No. 8 
IH 30 Corridor Boundary DescripƟon 

Northerly along the west ROW line of Baker Street to a point where said line intersects with the south 
property line of Town East Estates 3 Subdivision, thence 

Westerly along the south property line of Town East Estates 3 Subdivision to a point where said line 
intersects with the west property line of Town East Estates 3, thence 

Northerly along the west property line of Town East Estates 3 to a point where said line intersects with 
the west property line of Town East Estates Replat Subdivision, thence 

Northerly along the west property line of Town East Estates Replat Subdivision to a point where said 
line intersects with the north property line of Town East Estates Subdivision, thence 

Easterly along the north property line of Town East Estates Subdivision to a point where said line inter‐
sects with the west ROW line of Motley Drive, thence 

Northerly along the west ROW line of Motely Drive to a point where said line intersects with the south 
property line of Town East Estates 8 Subdivision, thence 

Westerly along the south property line of Town East Estates 8 Subdivision to a point where said line 
intersects with the east property line of East Meadows Subdivision, thence 

Southerly along the east property line of East Meadows Subdivision to a point where said line intersects 
with the south ROW line of AcƟon Drive, thence 

Westerly along the south ROW line of AcƟon Drive to a point where said line intersects with the south 
ROW line of IH 30, thence 

Westerly along the south ROW line of IH 30 to a point where said line intersects with the west ROW line 
of Big Town Blvd, thence 

Northerly along the west ROW line of Big Town Blvd to a point where said line intersects with the north 
property line of Talley Town Subdivision, which is the point of beginning. 
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Gus Thomasson TIRZ No. 8 
Land Use 
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Gus Thomasson TIRZ No. 8 
IH 30 Corridor Land Use 



 15 

 

Gus Thomasson TIRZ No. 8 
Zoning 
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Gus Thomasson TIRZ No. 8 

Zoning CharacterisƟcs 

The Gus Thomasson Corridor RevitalizaƟon Code was enacted as one of the instruments for implemenƟng the 
public purposes and objecƟves of the adopted Casa View Heights Neighborhood Plan. The Code is declared to 
be consistent with the Casa View Heights Neighborhood Plan, and supplants the applicaƟon of all provisions of 
the Mesquite Zoning Ordinance (MZO) as it pertained to land within the boundaries of the North Gus Thomas‐
son Corridor District.  The Code was adopted to promote the health, safety and general welfare of the City and 
its ciƟzens, including without limitaƟon, the preservaƟon of neighborhood character, the creaƟon of sustaina‐
ble communiƟes, a reducƟon in sprawl development and visual cluƩer, protecƟon of the environment, conser‐
vaƟon of land, energy and natural resources, reducƟon in vehicle miles traveled and traffic congesƟon, more 
efficient use of public funds and infrastructure, health benefits of a pedestrian oriented environment, historic 
preservaƟon, educaƟon and recreaƟon, and improvement of the built environment and human habitat.  

To encourage the implementaƟon of this Code, the City Council, in its sole discreƟon, may grant one or more 
incenƟves in accordance with adopted policies for neighborhood and economic revitalizaƟon, and to the ex‐
tent authorized by state law. The project owner, or the Director on his iniƟaƟve, may submit an applicaƟon for 
incenƟves to the City Council for consideraƟon. 
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Gus Thomasson TIRZ No. 8 

Gus Thomasson Corridor RevitalizaƟon Code  
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Gus Thomasson TIRZ No. 8 
IH 30 Corridor Zoning 
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Gus Thomasson TIRZ No. 8 

IH 30 Zoning CharacterisƟcs 

District Gateways 

Key entrances into the IH 30 corridor as shown in the illustraƟon below are 
designated as “District Gateways.” Parcels within a District Gateway that  
may be rezoned in the future (including a condiƟonal use permit), plaƩed or 
replaƩed, developed or redeveloped, or that receives a variance or special ex‐
cepƟon, which allows the property to be occupied by a use or developed in a 
manner not previously allowed, will be designed and modified to comply 
with applicable gateway provisions of the City’s Community Appearance Man‐
ual. 

Current zoning does not call for expanded industrial uses into exisƟng residen‐
Ɵal areas, and regulaƟons to protect homes from the negaƟve side effects of 
industry and heavy truck traffic conƟnue to remain in place. 

The 30/80 Triangle District 
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IH 30 Market Analysis 

In September 2008, a market analysis was prepared by MESA Design Group for 
the IH 30 Corridor to analyze market demand and market capacity for redevel‐
opment along the Interstate Highway 30 Corridor. The economic and develop‐
ment opportuniƟes within the study area focused on Retail, Office, Industrial 
and MulƟ‐family ResidenƟal areas. 

The following is a summary of that study, which is on file in the Mesquite 
Office of Economic Development. 

Expanded Gus Thomasson TIRZ No. 8 

Economic Feasibility 

Impediments to Development 

Mesquite sits at the juncture of three major freeways within the Dallas
‐Fort Worth Metroplex, and, as such, is posiƟoned in an area of signifi‐
cant market demand. However, historic development paƩerns have 
constrained the ability to capture that demand. This is especially true 
along freeways such as the IH‐30 corridor. To encourage redevelop‐
ment acƟvity along the IH‐30 corridor, impediments to market capture 
must be overcome.  Physical constraints (which are called structural 
impediments) prevent market capture. There are four general catego‐
ries of structural impediments that were idenƟfied: 

 Parcel ConfiguraƟon 
 Value ResoluƟon 
 Accessibility 
 Context DefiniƟon 

The array and impact of these impediments are shown graphically as 
an introducƟon to defining strategic points along the IH‐30 corridor to 
target for redevelopment. 

The analysis of market demand explains the economic environment in 
which any development strategy will occur. It addresses the market 
availability and expectaƟons for growth and expansion by industry and 
by market sector. AddiƟonally, historic paƩerns of market capture 
(absorpƟon trends) were examined for Mesquite, as well as for other 
corridors extending out of Dallas. Total land availability in the IH‐30 
corridor was considered, to indicate the ability of land in Mesquite to 
meet potenƟal future demands, should all land be opƟmally posi‐
Ɵoned. 
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Expanded Gus Thomasson TIRZ No. 8 

Market PotenƟal Summary 
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Expanded Gus Thomasson TIRZ No. 8 

IH 30 Frontage LimitaƟons 

The IH‐30 Corridor Frontage Zone 

Looking at the IH‐30 frontage, it is clear that development has been dominat‐
ed by truck stops, car dealers, RV and mobile home dealers, and automoƟve 
services. These land uses, while traffic dependent, represent a capital invest‐
ment in improvement that is far below actual land value today. When a dra‐
maƟc asymmetry between the value of what is on the land and the land itself 
exists, the properƟes are in transiƟon. Another indicator of transiƟon is vacan‐
cy and the IH‐30 frontage has a significant vacancy problem at present. 

Typically, newly developed tracts along the IH‐30 corridor require a land depth 
that ranges from 700 to 1,000 feet. Such land depth can accommodate the 
plate sizes associated with newer projects and the apron of parking that usual‐
ly lies between the building and the freeway. Land depths along the IH‐30 
frontage of the study area are much shallower because of the smaller plates 
associated with older development forms. 

Property width is also important. Newer developments along the IH‐30 corri‐
dor are longer than older development prototypes. Property width defines 
frontage and the frontage width of newer developments can be 700 to 1,000 
feet. Current parcel widths along the IH‐30 corridor are much more shallow 
than is now required. 

Shallow and narrow properƟes divided among many property owners is one of 
the major structural impediments that hinders/restrains market access. When 
smaller properƟes are valued on a square foot cost that is not substanƟally 
different than larger tracts, affordability of that price is dependent on assem‐
bly of other parcels and therefore, that property incurs addiƟonal risk/
exposure not associated with the larger tracts. AddiƟonal exposure is another 
barrier to market access. For this reason, the Big Town Mall site to the west of 
the study area has aƩracted some current interest and larger sites south of 
Hwy 80 (and just east of Big Town) have also seen some recent reinvestment. 
However, properƟes along IH‐30 corridor (where property configuraƟon and 
ownership seems parƟcularly fracƟonalized) have not seen any recent acƟvity. 
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Expanded Gus Thomasson TIRZ No. 8 

IH 30 Corridor Accessibility LimitaƟons 

The IH‐30 Corridor Access 

Increasing populaƟons and increasing demand for higher density retail environments that can support more 
specialized retail venues (non‐perishable consumer goods) will place the greatest pressure at the few exisƟng 
and emerging points of differenƟaƟon within the IH‐30 corridor. This means that larger land parcels will be re‐
quired in order to capture value generated by increased demand pressure. 

Lastly, Service roads along the IH‐30 corridor are one way and provide limited accessibility for businesses. In 
more rural areas, service roads are generally two‐way and are more aƩracƟve to frontage development. How‐
ever, when one combines a rural off‐ramp configuraƟon, like the Gus Thomasson Ramp with one‐way service 
roads, accessibility becomes very difficult. To improve the IH‐30 accessibility to the market, the following trans‐
formaƟons would have to take place: 

• Off‐ramp design must be changed to a more urban design configuraƟon 

• Current small parcels must be assembled into parcels more suited to contemporary demand needs 

• Current dynamics of deterioraƟon must be stabilized 

• AƩributes of a comprehensible idenƟty must be envisioned and implemented 
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Expanded Gus Thomasson TIRZ No. 8 

Recommended Strategies 
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Tax Increment Captured Value 
Annual Revenue ProjecƟons with Expansion 

2016‐2025 
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Tax Increment Captured Value 
Annual Revenue ProjecƟons with Expansion 

2026‐2035 
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Tax Increment Captured Value 
Annual Expenditure ProjecƟons with Expansion 

2016‐2025 
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Tax Increment Captured Value 
Annual Expenditure ProjecƟons with Expansion 

2026‐2035 
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Expanded Gus Thomasson TIRZ No. 8 
Project Plan and Costs 
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Gus Thomasson TIRZ No. 8 
DesignaƟon Ordinance No.  4402 
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Gus Thomasson TIRZ No. 8 
DesignaƟon Ordinance No.  4402 
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