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Introduction
Tax Increment Financing Program
Chapter 311 of the Texas Tax Code (the TIRZ Act) authorizes the governing body of a municipality to promote redevelopment of a contiguous
geographic area by designating it a Tax Increment
Reinvestment Zone (TIRZ). The future value of private investment
within a TIRZ is leveraged to finance public improvements, to enhance
existing public infrastructure, and to maximize the benefits of other incentive tools. Public investment in TIRZ, using tax increment as a financing mechanism, stimulates private sector investment in areas of the
City that would not otherwise attract market interest. Taxing entities,
including school districts, can opt in at a participation rate of their
choosing, electing 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 creation
o f a TIRZ
 Base value is assessed value in year TIRZ is designated (as of January 1)
 Development over time increases assessed value

Once a TIRZ has been established, incremental real property taxes
resulting from new construction, public improvements and redevelopment efforts accrue to the various taxing entities. Local taxing entities
retain the right to determine the amount of the tax increment. The
City enters into written lnterlocal Agreements with all participating
taxing entities to specify: (1) the conditions for payment of tax increment into a tax increment fund, (2) the portion of tax increment to
be paid by each entity 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).

Board of Director Responsibilities
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 reviewing the construction status of proposed
public improvements and amenities, reviewing the status of the tax
increment fund, approving amendments to the project and financing
plan, and recommending certain actions by City Council related to
the TIRZ. The TIRZ Board must comply with the Texas Open
Meetings 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 TIRZ Act.

3

Ridge Ranch TIRZ No. Five
Actions Taken to Date
The City of Mesquite formally created the Ridge Ranch Tax Increment
Reinvestment Zone through the passage of City Ordinance No. 4019
on December 15, 2008, with a term of 20 years expiring on December 31, 2028, if not sooner terminated.

The overall TIRZ contains multiple contiguous properties and will include 75 percent of the tax increments of the City—no other taxing
jurisdictions are expected to participate. Required public notices
were delivered and a public hearing was held in compliance with Section 311.003(c)(d) of the Tax Increment Financing Act.
The 750-lot, single-family, Planned Development known as Ridge
Ranch, was approved by the City Council on September 4, 2007, and
a Site Plan was later approved on January 7, 2008. The concept of
this development is all residential, and incentives were granted to
the owner, Ridge Ranch Development Corporation, in 2011 through
a Chapter 380 Economic Development Agreement to attract higher
value housing than what Mesquite was experiencing at that time.
Under terms of the 380 Agreement, the owner will receive tax rebates of taxes actually paid on each home up to a maximum incentive of $9,416,000. The percentage of tax rebate is based on valuation categories of homes to be constructed.

The base year tax value, 2015, (fiscal year 2015-2016), is $250,450,686. The projected growth in taxable value per year is shown on
Pages 12 through 14. The estimated taxable value at the end of the 30-year term is $418,591,671. The projections show the estimated value of the captured appraised value of real property by tax year.
A draft Final Project and Financing Plan was scheduled for Board review on April 17, 2017, but that meeting was not held due to a
lack of quorum.
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Ridge Ranch TIRZ No. Five
Boundary
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Ridge Ranch TIRZ No. Five
Boundary Description
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Ridge Ranch TIRZ No. Five
Boundary Description
Beginning

Easterly of beginning.
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Ridge Ranch TIRZ No. Five
Land Use
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Ridge Ranch TIRZ No. Five
Zoning
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Town East & Skyline TIRZ No. 9
Zoning Characteristics
Current and Proposed Zoning—Mixed Use

Proposed Uses

On July 7, 2008, the City approved a change of zoning from General Retail,
Light Commercial and Office to Planned Development – Mixed Use in accordance with the Concept Plan and certain stipulations related to Permitted Uses,
being Residential, Conference Facilities and other permitted uses; signage;
landscaping; pedestrian facilities; parking; and setback requirements.

Public improvements scheduled for the Verde Center include the planning,
design and construction of new public streets and roadways, cost participation with TxDOT in the design and development of a new frontage road along
IH-635, as well as the signalization of existing and future intersections, installation of street lights, landscaping, and pedestrian walkways, and the extension and installation of water, wastewater and other utilities.

The property must be developed in conformance with the requirements of
current and/or future drainage improvement ordinances of the City, including
Ordinance No. 3042 codified in Chapter 11 of the Mesquite City Code.
The Verde Center site is currently zoned “planned development” for a development that was proposed in 2007. The Concept Plan for the development
has evolved and some adjustments may be required.

The property also requires extensive grading, site preparation and drainage
improvements to facilitate development of the Project, as well as a series of
parks, plazas, and other public gathering spaces. In addition, the Project will
require both structured and surface parking, bridges, water towers, fountains,
walking trails and other significant amenities, including the costs associated
with designing, administering, and financing those public improvements.

No zoning changes, variances or other changes of zoning ordinances, the
master plan of the City, building codes, other municipal codes, or subdivision
rules and regulations of the county are anticipated.
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Town East & Skyline TIRZ No. 9
Economic Feasibility
Market Analysis
engaged to review and analyze

Based on the economic feasibility studies above, the Board found that the
Plan was economically feasible and recommended the creation of the TIRZ.

"move-up" ownership needs. A 284-acre (231 net acres) portion of the
1,653-acre Lucas Farms, to be known as Ridge Ranch, is now ready for development of the higher value homes that the City of Mesquite needs.
The difficulty, however, is that the cost of lot development with the higher
level of amenities needed to attract those wishing to live in homes of higher value, exceeds the potential sales value of the lots. This gap between
cost of lot development and potential lot sales value must be closed in
order to accelerate development and achieve the construction of these
higher valued homes. One method to close this gap and accelerate development is by use of a Tax Increment Financing (TIF) Reinvestment Zone
through which a portion of the City ad valorem tax revenues created as a
result of the development is used to paf for publicly owned infrastructure
required by the development.

Timing of Obligations
It is estimated that related costs or monetary obligations for the public improvement projects described in this Amended Project and Financing Plan
will be incurred by developers in years 2018-19 through 2022-23.
No bonded indebtedness is anticipated to be incurred by the City of Mesquite or the Skyline TIRZ in connection with this Project.
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Town East & Skyline TIRZ No. 9
Economic Feasibility
Market Analysis
Assessment policies typically set residential assessments at 100 percent
of fair market value, which are generally comparable to sales value for
new construction. Assessed values are established as of January 1 of the
tax year. Thus, development in 2010 goes on the tax rolls for the Tax Year
2011. Inthis analysis, it is assumed that the City of Mesquite will be the
only taxing jurisdiction participating in the TIP. The 2008 tax rate of
$0.64/$100 valuation was used, but only 50% of that tax rate was used to
determine TIF Fund income. TIF Fund income is based on a 20-year TIP
life. The remaining 50% of the City tax rate will flow to the General Operations of the City, as well as 100% of the income from the 2008 value of
the land in the TIF. The 2008 value is assumed to be $5,778,950 which is
$25,000 per acre for 231.158 acres which nets out Cartwright Road rightof-way and two school sites to be used by Mesquite ISD.
The forecast of new residential value generated within the Ridge Ranch
TIP during the next 20 years, as shown in Table 1, is a total ofjust over
$277 million. Income to the TIP Fund based on the above new development values is shown in Table 2. Table 2 also shows the tax income which
flows to the City of Mesquite. The income from only 50% of the tax rate
still exceeds the income from the average home value in the City of Mesquite. Both the TIP Fund and the City are projected to receive
$11,199,000 over the 20-year life of the TIF. is interesting to note that
other taxing jurisdictions which are not participating in the TIP will receive
the following income, based on 2008 tax rates:

Timing of Obligations
It is estimated that related costs or monetary obligations for the public improvement projects described in this Amended Project and Financing Plan
will be incurred by developers in years 2018-19 through 2022-23.

The public infrastructure projects used to close the gap between lot development cost and potential lot sales value and to stimulate the more rapid
development and higher residential values are shown in Table 3. As shown
previously, income to the TIF Fund of $1l,199,000 over a 20-year period
will be sufficient to cover the infrastructure costs of $9,566,000.
Finally, Table 4 compares the income to the City from each residential unit
compared to the imputed cost to the City for each residential unit. The
analysis indicates that the annual income to the City exceeds the annual
cost by $233.27 per residential unit or 37.75%.

No bonded indebtedness is anticipated to be incurred by the City of Mesquite or the Skyline TIRZ in connection with this Project.
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Tax Increment Captured Value
Annual Revenue and Expenditure Projections
2017-2026
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Tax Increment Captured Value
Annual Revenue and Expenditure Projections
2027-2036
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Tax Increment Captured Value
Annual Revenue and Expenditure Projections
2037-2046
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Town East & Skyline TIRZ No. 9
Project Plan and Costs
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Town East & Skyline TIRZ No. 9
Project Plan and Costs
Only developers of projects identified in this Amended Project Plan will construct public improvements subject to the terms of the MDA, not the City.
The following is a list of the kind of proposed public improvements and the
general locations as shown in the illustrations:



Bridge Construction



TxDOT Engineering Cost Participation



Parallel Access Road, bridge connection



Water, wastewater, storm drainage



Mass grading



Public Amenity Area/Conversion Flood Plain



Site Improvements, enhanced street lighting



Enhanced Landscaping, public trails

All proposed public improvements within the development will be constructed to the City’s standards and may be dedicated to the City of Mesquite with
the City’s concurrence.
Notwithstanding anything contained in this Project Plan and Reinvestment
Zone Financing Plan to the contrary, all reimbursements of Project Costs
shall be subject to approval by the City Council and shall be subject to and
conditioned upon: (i) the execution of the MDA; (ii) the City and developer(s)
of project(s) in the Amended Project Plan executing written development
agreement(s) which have been approved by the City Council setting forth the
terms and conditions of any reimbursement agreement between the City
and such developer(s); and (iii) such developer(s) complying with the terms
and conditions of such development agreement(s).
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Town East & Skyline TIRZ No. 9
Project Plan and Costs
Estimated Non-Project Costs
Non-Project costs include the unreimbursed costs for public improvements,
project administration, marketing, public relations, and any additional public
works projects that may be required for the successful implementation of the
Project Plan. In its current configuration, the Verde Center Project is estimated to cost approximately $203,172,800. Included within the estimated Project
Costs are $13,550,000 of public infrastructure costs that are detailed in the
Project Plan. The maximum amount to be reimbursed for Project Costs under
the Skyline TIRZ is $15,000,000 million, and those costs will be reimbursed
over time. No reimbursement is anticipated or provided for in the Project
Plan for the unreimbursed portion of those costs which are referred to as Non
-Project costs.

Displaced Persons Statement
No persons are expected to be displaced as a result of implementing the plan
as there are no residences within the Skyline TIRZ boundary.

Non-project costs within the TIF are those development costs not paid for
by the TIF. These costs will include, but are not limited to, $ 211 million,
which is comprised of new private residential development.
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Ridge Ranch TIRZ No. Five
Designation Ordinance No. 4019
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Ridge Ranch TIRZ No. Five
Designation Ordinance No. 4019
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