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IntroducƟon 

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 des‐
ignated the zone. Once a TIRZ project and financing plan has been ap‐
proved by the City Council,  the Board monitors the ongoing perfor‐
mance of the TIRZ by reviewing 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 redevelop‐
ment 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 lnterlocal Agreements with all parƟcipaƟng 
taxing enƟƟes to specify: (1) the condiƟons for payment of tax incre‐
ment 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 property 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 taxable 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).  

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

o f  a TIRZ 
 Base value is assessed value in year TIRZ is designated (as of January 1) 
 Development over Ɵme increases assessed value 

Tax Increment Financing Program 
 

Chapter 311 of the Texas Tax Code (the TIF Act) authorizes the gov‐
erning body of a municipality to promote redevelopment of a conƟgu‐
ous 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 in‐
cenƟve tools. Public investment in TIRZ, using tax increment as a fi‐
nancing mechanism, sƟmulates private sector investment in areas of the 
City that would not otherwise aƩract market interest. Taxing enƟƟes, 
including school districts, can opt in at a parƟcipaƟon rate of their 
choosing, elecƟng to contribute 0% to ·100% of their tax increment into 
the zone.  
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Towne Centre TIRZ No. Two 
History and Progress 

1999‐Present 

TIRZ Expenditures to Date 
 

Developer ParƟcipaƟon‐Brazos Electric $471,332  
South Mesquite Creek Sanitary Sewer Line             295,644  
JDN Real Estate‐Sewer Line              91,244  
Town East Ford Drainage            421,521  
Town East Water Line         3,000,000  
IH 635 Improvements‐4B Fund Advance         1,964,025  
Town East Mall LighƟng         1,946,302  
Stream 2B7 Bank StabilizaƟon              16,404  
MISD‐North Mesquite Project         5,900,000  
MISD Water Line             427,557  
MISD OperaƟon of Project FaciliƟes         2,705,616  
TransportaƟon Projects Various LocaƟons         1,549,330  
Town Centre Drive Concrete Repair              16,609  
Town East Marquee Sign            700,000  
TIRZ AdministraƟon 1,080,000  
Town East Retail Area Holiday Security         5,715,128  
IH 635 Improvements‐SIB Loan Payment         6,017,979  
Gus Thomasson ReconstrucƟon‐Engineering            153,683     
Heritage Trail‐Phase II            376,995  
ROWS Street LighƟng            151,423  
ROWS Signal Improvements             13,284 
 

Total $33,014,076 

Return on Investment 

 On September 21, 1998, the City of Mesquite established Tax Increment Reinvest‐
ment Zone (TIRZ) Number Two as an important step to maintain the long‐term 
viability of the Town East Mall retail area and to accelerate the pace of new retail 
development along the IH 635 corridor. TIRZ parƟcipaƟon includes 100% of new 
incremental ad valorem by both the City and Mesquite Independent School Dis‐
trict. 

 The TIRZ Board of Directors adopted a Final Project and Financing Plan on July 27, 
1999, and the City Council approved the Plan by ordinance on August 16, 1999.  
To date, there have been seven amendments to the Plan with a total of $33 mil‐
lion in public improvements and developer parƟcipaƟon reinvested back into the 
Zone. 

 Original esƟmates for the TIRZ assumed 90 percent of vacant land would be devel‐
oped and 160,000 square feet of retail space would be added in the first 15 years.  

 Thus far, 67 percent of the vacant land has been developed adding $169 million to 
the City’s tax base, and 765,800 square feet of retail has been added, almost five 
Ɵmes the amount of retail space originally anƟcipated. 

 The objecƟve of the TIRZ was, and sƟll is, to accelerate the pace of taxable devel‐
opment in the Zone with a greater porƟon of the Zone used for retail or office 
development, as opposed to residenƟal. Thus far, only 23 percent of the vacant 
land has been developed as residenƟal. 

 Total captured appraised value of the TIRZ has increased by $179 million to $368 
million (an increase of 106%), which exceeds the original projecƟon of $340 mil‐
lion by 8.3 percent. 
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Towne Centre TIRZ No. Two 
History and Progress 

1999‐Present 

Added TIRZ Development 
$169 million Tax Value = $1,160,000 /year 

Retail Sales Tax = $3,747,000/year 
 

Total  Annual Impact to City 
 $4.9 million 
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Towne Centre TIRZ No. Two 
Boundary 
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Towne Centre TIRZ No. Two 
Boundary DescripƟon 

Beginning at a point of the intersecƟon of the west 
ROW line of Gus Thomasson Rd and the north ROW 
line of N Town East Blvd, thence 

Easterly along the north ROW line of N Town East 
Blvd to a point where said line intersects with the 
west property line of John T Nelms ABST 1095 PG 
095 TR 800, thence 

Southwesterly along the west property line of John 
T Nelms ABST 1095 PG 095 TR 800 to a point where 
said line intersects with the east ROW line of IH‐ 
635, thence 

Southerly along the east ROW line of IH 635 to a 
point where said line intersects with the south ROW 
line of US 80, thence 

Westerly along the south ROW line of US 80 to a 
point where said line intersects with the west ROW 
line of Gus Thomasson Rd, thence 

Northerly along the west ROW line of Gus Thomas‐
son Rd to a point where said line intersects with the 
north ROW line of N Town East Blvd, which is the 
point of beginning.  
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Towne Centre TIRZ No. Two 
Market East Expansion Boundary 
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Towne Centre TIRZ No. Two 
Market East Boundary DescripƟon 
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Towne Centre TIRZ No. Two 
Market East Boundary DescripƟon 

Beginning at a point of intersecƟon of the west ROW line of 
IH 635 and the North ROW line of Brazoria DR, thence 

Easterly along the North ROW line of Brazoria DR to a point 
where said line intersects with the projecƟon of the west 
property line of Willow Glen Subdivision, thence 

Southerly along west property line of Willow Glen Subdivi‐
sion to the a point where said line intersects with the south 
property line of Willow Glen Subdivision, thence 

Easterly along the south property line of Willow Glen Subdi‐
vision to a point where said line intersects with the west 
property line of Willow Glen Subdivision, thence 

Southerly along the west property line of Willow Glen Subdi‐
vision to a point where said line intersects with the south 
property line of the Palos Verdes No 5 Subdivision, thence 

Easterly along the south property line of Palos Verdes No 5 
Subdivision to a point where said line intersects with the 
west property line of Palos Verdes No 5 Subdivision, thence 

Southerly along the west property line of Palos Verdes No 5 
Subdivision to a point where said line intersects with the 
north ROW line of Town East Blvd, thence 

Easterly along the north ROW line of Town East Blvd to a 
point where said line intersects with the east ROW line of N 
Galloway Ave, thence 

Southerly along the east ROW line of N Galloway Ave to a 
point where said line intersects with the south ROW line of 
Poteet DR, thence 

Westerly along the south ROW line of Poteet DR to a point 
where said line intersects with the west property line of 
Towne Centre Village Subdivision, thence 

Southerly along the west property line of Towne Centre Vil‐
lage Subdivision to a point where said line intersects with the 
north property line of Town East Mall Subdivision, thence 

Westerly along the north property line of Town East Mall 
Subdivision to a point where said line intersects with the 
boundary of the original Towne Centre No. Two TIRZ and 
commonly the east property line of Town East Mall Phase 2 
Subdivision, thence 

Northerly along the common boundary of the original TIRZ to 
a point where said line intersects with the north ROW line of 
Town East Blvd, thence 

Westerly along the north ROW line of Town East Blvd, also 
being the common boundary of the original TIRZ to a point 
where said line intersects with the west ROW line of IH 635, 
thence 

Northerly along the west ROW line of IH 635 to a point 
where said line intersects with the north ROW line of Bra‐
zoria DR, which is the point of beginning. 
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Towne Centre TIRZ No. Two 
Downtown Area Expansion Boundary 
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Towne Centre TIRZ No. Two 
Downtown Area Boundary DescripƟon 
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Towne Centre TIRZ No. Two 
Downtown Area Boundary DescripƟon 

Beginning at a point of the intersecƟon of the most eastern boundary of Rodeo City TIRZ 
No. One and the ROW line of Military Pkwy, thence 
Easterly along the ROW line of Military Pkwy to a point where said line intersects with 
the west property line of Blue Bell Heights Subdivision, thence 
Northerly along the west property line of Blue Bell Heights Subdivision to a point where 
said line intersects with the north ROW line of UP Railroad, thence 
Easterly along the north ROW line of UP Railroad to a point where said line intersects 
with the west property line of Dalworth Industrial District Subdivision Blk C Lot 1, thence 
Northerly along the west property line of Dalworth Industrial District Subdivision Blk C 
Lot 1 to a point where said line intersects with the north ROW line of Dalworth Dr, 
thence 
Easterly along the north ROW line of Dalworth Dr to a point where said line intersects 
with the west ROW line of N Carmack St, thence 
Northerly along the west ROW line of N Carmack St to a point where said line intersects 
with the north ROW line of E Kearney St, thence 
Easterly along the north ROW line of E Kearney St to a point where said line intersects 
with the east ROW line of N Bryan Belt Line Rd, thence 
Southerly along the east ROW line of N Bryan Belt Line Rd to a point where said line 
intersects with the north ROW line of UP Railroad, thence 
Easterly along the north ROW line of UP Railroad to a point where said line intersects 
with the east ROW line of N Florence St, thence 
Southerly along the east ROW line of Florence St to a point where said line intersects 
with the south ROW line of E Davis St, thence 
Westerly along the south ROW line of E Davis St to a point where said line intersects 
with the east ROW line of S Bryan Belt Line Rd, thence 
Southerly along the east ROW line of S Bryan Belt Line Rd to a point where said line 
intersects with the south property line of Original Town Subdivision Blk 19 Lots 1‐7, 
thence 
Westerly along the south property line of Original Town Subdivision Blk 19 Lots 1‐7 to a 
point where said line intersects with the west property line of Original Town Subdivision 
Blk 19 Lots 1‐7, thence 
Northerly along the west property line of Original Town Subdivision Blk 19 Lots 1‐7 to a 
point where said line intersects with the south ROW line of Lakeside Dr, thence 
Westerly along the south ROW line of Lakeside Dr to a point where said line intersects 
with the south property line of Crestwood 2 Subdivision Lot 4, thence  

Westerly along the south property line of Crestwood 2 Subdivision lot 4 to a point 
where said line intersects with the east property line of Mesquite Cemetery, thence 
Northerly along the east property line of Mesquite Cemetery to a point where said line 
intersects with the south ROW line of Holley Park Dr, thence 
Westerly along the south ROW line of Holley Park Dr to a point where said line inter‐
sects with the west ROW line of S Ebrite St, thence 
Northerly along the west ROW line of S Ebrite St to a point where said line intersects 
with the south ROW line of W College St, thence 
Westerly along the south ROW line of W College St to a point where said line intersects 
with the west ROW line of S Locust St, thence 
Northerly along the west ROW line of S Locust St to a point where said line intersects 
with the south property line of Original Town Subdivision Blk 9 Lot 1, thence 
Westerly along the south property line of Original Town Subdivision Blk 9 Lot 1 to a 
point where said line intersects with the south ROW line of W Davis St, thence 
Westerly along the south ROW line of W Davis St to a point where said line intersects 
with the east property line of Military Square Subdivision, thence 
Southerly along the east property line of Military Square Subdivision to a point where 
said line intersects with the south property line of Military Square Subdivision, thence 
Westerly along the south property line of Military Square Subdivision to a point where 
said line intersects with the east property line of Rutherford Subdivision, thence 
Southerly along the east property line of Rutherford Subdivision to a point where said 
line intersects with the south property line of D S Carver ABST 342 PG 654 TR 25, 
thence 
Westerly along the D S Carver ABST 342 PG 654 TR 25 to a point where said line inter‐
sects with the east property line of D S Carver ABST 342 PG 654 TR 19.1, thence 
Southerly along the east property line of D S Carver ABST 342 PG 6554 TR 19.1 to a 
point where said line intersects with the north property line of Wildwood 2 Subdivision 
Blk 3 Lot 12, thence 
Westerly along the north property line of Wildwood 2 Subdivision Blk 3 Lot 12 to a 
point where said line intersects with the original boundary of Rodeo City TIRZ No. One, 
thence 
Northerly along the boundary of Rodeo City TIRZ No. One and commonly the west 
ROW line of IH 635 to a point where said line intersects with the east ROW line of IH 
635, thence 
Northerly along the east ROW line of IH 635 and boundary of Rodeo City TIRZ No. One 
to a point where said line intersects with the ROW line of Military Pkwy, which is the 
point of beginning.  
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Towne Centre TIRZ No. Two 
Land Use 
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Towne Centre TIRZ No. Two 
Market East Land Use 
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Towne Centre TIRZ No. Two 
Downtown Area Land Use 



 17 

 

Towne Centre TIRZ No. Two 
Zoning 
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Towne Centre TIRZ No. Two 
Market East Zoning 
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Towne Centre TIRZ No. Two 
Downtown Area Zoning 
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Downtown Expansion 
Economic Feasibility 

Downtown Market Analysis 
In May 2017, a market analysis was prepared by CDS Community Develop‐
ment Strategies for downtown Mesquite to idenƟfy development opportuni‐
Ɵes and market potenƟal within the CompeƟƟve Market Area (CMA), which 
includes a 10‐minute drive Ɵme from downtown Mesquite. The economic and 
development opportuniƟes within the study area are ulƟmately determined 
by the overall nature and volume of market demand in the CMA.  

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

Survey on future businesses in down-
town: 

Overwhelmingly, residents and business owners sur‐
veyed agreed that Restaurants (fast casual and full ser‐
vice) and Retail should be encouraged – 81%, 93%, and 
91%, respecƟvely 
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Downtown Expansion 
CharacterisƟcs 

The total land square footage in the immediate downtown area is 6,822,167 square feet. Unimproved land in the study area includes 
2,168,336 square feet or 49.7 acres (84 land plots). Land makes up 71.9% of the study area, this includes vacant land and parking lots. 
There is 849,357 square feet of improved space in the study area. Retail is only 6.4% of the study area while residenƟal is 4.9% and 
office is 3.1%. Currently automoƟve is 2.8% of the study area. The 2016 appraised value of the study area is $89,566,060. The residen‐
Ɵal is valued at $8,138,640 and the commercial is valued at $38,552,060. The vacant land/parking lots are valued at $42,875,360. 
There are 332 parcels in the study area, of which 248 are improved. One hundred‐eighteen parcels are residenƟal; 48 are retail/
restaurant; 30 are automoƟve related; 21 are office; 18 are industrial; nine are churches, and eight are various other uses including 
government, recreaƟon and educaƟon. 

Downtown Mesquite 
Downtown Mesquite contains a few historically significant structures which are com‐
mercial buildings comprising three blocks flanking the Downtown Square. The Down‐
town Square is adjacent to the railroad and is a source of senƟment to many resi‐
dents. Mesquite also has significant historically maintained residences that are within 
½‐mile to several miles from the Square. The center of the Square is a parking lot with 
a public gazebo at the center. Anchoring the Downtown Square is a two‐story Wells 
Fargo bank and its ATM drive‐through lane, constructed following a fire which de‐
stroyed the east side of the Square. The Square is surrounded by churches, offices, 
retail (minimal) and auto related businesses. There are many professional service 
companies occupying downtown buildings, with a few retail shops including a popular 
quilt store, a women’s bouƟque, and one Mexican food restaurant. Other surrounding 
uses include salons, barber shops and a long‐standing resale book store. The Square is 
bisected by State Highway 352, one way west‐bound known as Main Street, and one 
way east‐bound known as Davis Street. 
High traffic volumes and speeds limit on‐street parking as well as pedestrian acƟvity. 
In the blocks surrounding the Downtown Square on the south, there are many older 
residences and rental property in poor to average condiƟon. Other residences have 
been converted to office space. Streets are tree‐lined and lead to a well‐kept public 
area known as City Lake Park where there is a public aquaƟc center, community acƟvi‐
ty center and a fire training facility. Further south, the home condiƟons improve, lead‐
ing towards the Paschall Park area which contains home valued between $200,000‐
$350,000. 
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RecommendaƟons for the Downtown Area 

 Retail space should be marketed to eaƟng and drinking places, family entertainment and music venues to name a few. This will aƩract locals as 
well as others in the DFW area. 

 The area is lacking in general merchandise stores, fast food restaurants and eaƟng places, and based on the leakage report, $9,051,596 is being 
spent outside the CMA for food and beverages.  More restaurant choices in the study area could capture some of this loss. 

 Development of retail and services will likely be restricted to local operaƟons filling the immediate needs of the residents such as food and drink, 
and services such as nail/spa, dry cleaners, and pet care.  

 Careful tenant selecƟon, combined with efforts to keep lease rates affordable, will help to curate a retail and dining environment that grows in 
value. Given that dining uses have become popular as retail anchors, it’s suggested seeking out a café which can offer a reliable, moderately‐
priced but reasonable quality evening service in order to establish commercial acƟvity aŌer 5:00 p.m. 

 A slightly more upscale dining/drinking establishment may be possible, but only likely with incenƟves from the City to enƟce the tenant to the 
area. This would be a major jump start for the downtown and a major investment to the City; however, it would be a catalyst for the enƟre area. 

Downtown Expansion 
Retail PotenƟal 

Retail Market 

Approximately 74% of the retail supply in the CMA is located in the City of Mesquite, 
much of which is centered around the Town East Mall area. The CMA is projected to 
have retail sales growth of $193 million, which would equate to a demand for 645,005 
square feet of new retail space over the next 5 years. It is esƟmated that the down‐
town area could absorb 5% (currently 1.3%) of the projected retail demand for Mes‐
quite, or 11,880 square feet from 2017 to 2022. Assuming 12.6% increase in sales over 
the following 5‐year period, conƟnued growth in the retail market at the conservaƟve 
esƟmate of 5% for the study area over the next ten years would equate to an addiƟon‐
al 26,874 square feet from 2022‐2027. 
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RecommendaƟons for the Downtown Area 

 Development should be phased in at 9,654 square feet per year. 

 General mulƟ‐tenant office demand will be comprised primarily of smaller tenants that are businesses local to the 
area, oŌen because the business owner lives in the area. These tenants are likely underserved by the exisƟng supply 
of quality office space, but many will have limited capacity for increased leasing costs. 

 Office development in the downtown study area should be considered outside of the old downtown square area; this 
area should be retained for retail. 

 Medical office space has been very successful in the downtown and should be considered for any new development. 

Downtown Expansion 
Office PotenƟal 

Office Market 

By 2020, the CMA will have demand for 2.4 million square feet of office space, includ‐
ing space currently under construcƟon or proposed, to accommodate expected em‐
ployment growth. Mesquite includes 67.6% of the overall CMA office space, and it is 
esƟmated that 1.6 million square feet can be absorbed in Mesquite by 2020 with an 
addiƟonal demand for 1.5 million through 2025.  Based on current lease rates and 
occupancies, it is esƟmated that the downtown area could successfully capture 3% of 
this market, or 48,269 square feet of office space. 
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RecommendaƟons for the Downtown Area 

 An opportunity exists for industrial space to grow over the next five years with 18,890sf easily absorbed 
 It’s esƟmated that a porƟon of the office space projected in the Office Market secƟon earlier in this report (48,269 sf) could be absorbed in the 

flex market. 
 Flex space (office/warehouse) industrial product can be aestheƟcally pleasing with brick facades, office development facing road frontage with 

warehouse in the back. Small manufacturers, medical suppliers, other suppliers, pool companies, etc. would be tenant profiles for the area. 
 Industrial development should remain north of Front Street and the railroad tracks where the majority of the current supply is located. 

Downtown Expansion 
Industrial PotenƟal 

Industrial Market 

The downtown study area includes 172,020 square feet of industrial space which 
consists of storage warehouses and office/showroom properƟes. 
 Rents in the study area range from $4 to $12psf annually 
 Vacancy is at 6.0% according to Xceligent 
 The majority of the industrial properƟes are located north of Front Street 
 1.3% of the overall Mesquite industrial space is in the study area 
 
Based on current studies of industrial space, it’s esƟmated that approximately 411 
square feet per employee should exist in the CMA. Using the employment projec‐
Ɵons from NCTCOG, space per employee (411sf) and the 26.19% of the employees 
being in industrial or industrial support, annual demand for industrial faciliƟes in the 
CMA is 1,588,104 square feet through 2020. Mesquite currently includes 79.3% of 
the overall CMA industrial space. Maintaining this percentage, Mesquite could be 
expected to capture 1.2 million square feet of industrial space by 2020 and an addi‐
Ɵonal 1.2 million square feet by 2025. The study area currently comprises 1.3% of 
the overall CMA industrial market. Based on projecƟons, the downtown area is esƟ‐
mated to absorb 18,890 square feet of industrial space by 2020, or 3,778 square feet 
annually. 
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Tax Increment Captured Value 
Annual Revenue ProjecƟons 

Original Term 



 26 

 

Tax Increment Captured Value 
Annual Revenue ProjecƟons 

Original Term with Expansion 
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Tax Increment Captured Value 
Annual Expenditure ProjecƟons 

Original Term with Expansion 
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Tax Increment Captured Value 
Annual Revenue ProjecƟons 

Extended Term 
2021‐2031 
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Tax Increment Captured Value 
Annual Revenue ProjecƟons 

Extended Term 
2032‐2040  
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Tax Increment Captured Value 
Annual Revenue ProjecƟons 

Extended Term with Expansion 
2021‐2031 
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Tax Increment Captured Value 
Annual Revenue ProjecƟons 

Extended Term with Expansion 
2032‐2040 
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Tax Increment Captured Value 
Annual Expenditure ProjecƟons 
Extended Term with Expansion 

2021‐2031 
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Tax Increment Captured Value 
Annual Expenditure ProjecƟons 
Extended Term with Expansion 

2032‐2040 
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Expanded Towne Centre TIRZ No. Two 
Project Plan and Costs 



 35 

 

Expanded Towne Centre TIRZ No. Two 
Project Plan and Costs 
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Expanded Towne Centre TIRZ No. Two 
Project Plan and Costs 
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Expanded Towne Centre TIRZ No. Two 
Project Plan Changes 
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Towne Centre TIRZ No. Two 
DesignaƟon Ordinance No.  3257 
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Towne Centre TIRZ No. Two 
DesignaƟon Ordinance No.  3257 
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Towne Centre TIRZ No. Two 
DesignaƟon Ordinance No.  3257 
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