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Introduc on 

Board of Director Responsibili es 
 

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 construc on status of proposed 
public improvements and ameni es, reviewing the status of the tax 
increment fund, approving amendments to the project and financing 
plan, and recommending certain ac ons by City Council related to 
the TIRZ. The TIRZ Board must comply with the Texas Open 
Mee ngs 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.  

Tax Increment Financing Program 
 

Chapter 311 of the Texas Tax Code (the “ TIRZ Act”) authorizes the gov‐
erning body of a municipality to promote redevelopment of a con guous

geographic area by designa ng it a Tax Increment Rein‐
vestment Zone (TIRZ). The future value of private investment within a 
TIRZ is leveraged to finance public improvements, to enhance exis ng 
public infrastructure, and to maximize the benefits of other incen ve tools. 
Public investment in TIRZ, using tax increment as a financing mechanism, 
s mulates private sector investment in areas of the City that would not
otherwise a ract market interest. Taxing en es, including school dis‐
tricts, can opt in at a par cipa on rate of their choosing, elec ng 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 crea on 

of a TIRZ 
 Base Value is assessed value in year TIRZ is designated (as of January 1) 
 Development over me increases value 
 Higher assessed value results in addi onal real property tax revenues 

Once a TIRZ has been established, incremental real property taxes re‐
sul ng from new construc on, public improvements and redevelopment 
efforts accrue to the various taxing en es.  Local taxing en es retain the 
right to determine the amount of the tax increment. The City enters into 
wri en lnterlocal Agreements with all par cipa ng taxing en es to 
specify: (1) the condi ons for payment of tax increment into a tax incre‐
ment fund, (2) the por on of tax increment to be paid by each en ty 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).  
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Ac ons Taken to Date 

In early 2016, the City’s Economic Development Office began to adver‐
se the poten al of a new industrial park along IH‐20 at Lawson Road 

centered around three large tracts owned by the City and Mesquite 
ISD totaling 130 acres. As developer interest grew, the City engaged 
KSA Engineers in August 2016 to develop a conceptual site plan and 
infrastructure study for a poten al business park. 

On September 2, 2016, City staff met with SLJ Company, LLC, a com‐
mercial real estate developer, regarding the poten al business park, 
and on September 6, 2016, the City Council gave staff direc on to pur‐
sue development of the IH‐20 Business Park and to acquire the Mes‐
quite ISD tract in exchange for a nearby City‐owned tract along McKen‐
zie Road. 

By October 2016, SLJ Company was under contract to purchase a 52‐
acre privately‐ owned tract located at 4800 Lasater Road and was pur‐
suing acquisi on of addi onal tracts located at 4900 Lasater Road and 
2700 McKenzie Road.  

On May 15, 2017, City Council gave direc on for staff to begin nego a‐
ons of an economic development agreement with SLJ Company, op‐

era ng under its affiliate IH‐20 IP, LLC, for the purpose of developing 
the 248‐acre IH‐20 Business Park on an assemblage of six tracts of 
land. 

On November 6, 2017, City staff presented to the City Council findings 
of an analysis of the fiscal costs and benefits of the proposed IH‐20 
Business Park prepared with Insight Research Corpora on so ware 
and based on infrastructure costs from the KSA Engineers study. City 
Council gave direc on to staff to pursue crea on of a TIRZ to help fi‐
nance public infrastructure related to the project. 

On June 2, 2018, the City engaged Pe y & Associates, Inc. to provide 
feasibility analysis and financial models related to the IH‐20 Business 
Park and to prepare a Preliminary Reinvestment Zone Financial Plan 
for the TIRZ. 

On June 4, 2018, City Council passed Resolu on No. 31‐2018 calling for 
a public hearing to be held on June 18, 2018, to allow any interested  

person to speak for or against the crea on of the TIRZ, and directed 
no ce by the City Secretary and prepara on of a Preliminary Reinvest‐
ment Zone Financing Plan. No ce of the public hearing was published 
on June 7, 2018. 

On June 18, 2018, the City Council opened the public hearing to con‐
sider an ordinance crea ng Reinvestment Zone Number Twelve, City 
of Mesquite, Texas (IH‐20 Business Park), and at City staff’s request, 
the public hearing was con nued to the July 2, 2018, City Council 
mee ng. 

On July 2, 2018, Pe y & Associates presented the Preliminary Rein‐
vestment Zone Financing Plan to the City Council, and later that even‐
ing the Council adopted Ordinance No. 4579 designa ng Reinvestment 
Zone Number Twelve, City of Mesquite, Texas (IH‐20 Business Park) 
(the “Zone”). 

On November 5, 2018, the City Council held a public hearing to trans‐
fer 44.097 acres of City‐owned park property located at 4200 Faithon 
P. Lucas, Sr. Boulevard to Mesquite ISD for the future Vanguard High 
School and passed Resolu on No. 63‐2018 authorizing the sale of the 
property to Mesquite ISD. At this same mee ng, the City Council au‐
thorized the purchase of 48.417 acres of Mesquite ISD property locat‐
ed at 925 McKenzie Road to complete the assemblage of three City‐
owned tracts within the Zone.  

On March 4, 2019, the City Council authorized the City Manager to 
execute a hydrology and hydrologic study by Garver Engineering for 
the por on of South Mesquite Creek adjacent to the Zone to deter‐
mine the extent of the fully developed floodplain and needed drainage 
improvements as well as conceptual design and route studies for sani‐
tary sewer improvements related to the development. 

On January 6, 2020, the City Council received a presenta on from staff 
regarding Dalfen Industrial, LLC, an industrial real estate company, 
looking to develop one million square feet of industrial space on 54 
acres adjacent to the west side of the Mesquite Metro Airport, to be 
named the Mesquite Airport Logis cs Center. 
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Ac ons Taken to Date 

In May 2020, SLJ Company in partnership with 42 Real Estate, an in‐
vestment and development company specializing in build‐to‐suit pro‐
jects, acquired 216 acres of vacant property adjacent to the east side 
of Mesquite Metro Airport under the joint affiliate MSAP 216, LLC/42 
BP, LP, with plans to develop 3.2 million square feet of industrial and 
airport hangar space, to be named Mesquite Airport East. 

In September 2020, Dalfen Industrial informed City staff that they have 
39 acres under contract and desire to enter into an economic develop‐
ment agreement to include the reconstruc on of Airport Boulevard 
and the purchase of City‐owned land to complete the 54‐acre assem‐
blage of land for their proposed Mesquite Airport Logis cs Center. 

In December 2020, Dalfen Industrial acquired 39.1376 acres of private‐
ly‐owned property adjacent to the Mesquite Metro Airport for the as‐
semblage of the proposed Mesquite Airport Logis cs Center. SLJ/42 
Real Estate also met with City staff to discuss revised concept plans for 
their IH‐20 Business Park and their newly acquired land around the 
Mesquite Metro Airport. 

On February 10, 2021, City planning staff conducted a pre‐applica on 
mee ng with SLJ/42 Real Estate to review preliminary concept plans 
for both the IH‐20 Business Park and the Mesquite Airport East proper‐
ty. 

On April 5, 2021, the City Council approved an amendment to the 
Garver hydrology and hydrologic study to prepare op ons for the pro‐
posed drainage channel and to revise the sanitary sewer conceptual 
design/route study to incorporate the findings of the 2021 Mesquite 
Wastewater Masterplan. These op ons were then presented to SLJ/42 
Real Estate.  

On May 3, 2021, the City Council held a public hearing and passed Res‐
olu on No. 27‐2021 authorizing the City Manager to finalize and exe‐
cute a Chapter 380 Economic Development Program Agreement with 
Notain Realty gran ng incen ves related to the Mesquite Airport Lo‐
gis cs Center. 

TIRZ Board Recommenda ons 

Consider adop on of this Project Plan and Reinvestment Zone Financ-
ing Plan (PFP) for Reinvestment Zone Number Twelve, City of Mes-
quite, Texas (IH-20 Business Park) pursuant to which the City will con‐
tribute 50% of its ad valorem tax increment into a tax increment fund 
to pay the costs of public improvements, programs, and other projects 
benefi ng the Zone for a term of 30 years. 

On May 27, 2021, no ce was published in the Daily Commercial Rec-
ord and no ces were mailed to property owners regarding a public 
hearing scheduled for June 7, 2021, to consider the expansion of the 
Zone. 

On May 28, 2021, the City and SLJ/42 Real Estate entered into a pro‐
fessional services agreement related to development of the IH‐20 
Business Park and Mesquite Airport East projects. 

On June 7, 2021, the City Council opened a public hearing to allow any 
interested person to speak for or against the enlargement of Zone 
boundary to include the noncon guous Airport area and to extend the 
term of the Zone an addi onal 12 years to expire on December 31, 
2051. Several people in a endance spoke against their property being 
included in the expanded Airport area of the Zone, and the City Coun‐
cil voted to con nue the public hearing to the July 6, 2021, City Council 
mee ng. 

On June 9, 2021, the City Manager executed the Chapter 380 Agree‐
ment with Notain Realty (Mesquite Logis cs Center), LP.  
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IH‐20 Area Boundary 
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IH‐20 Area Boundary Descrip on 
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IH‐20 Area Boundary Descrip on 
Beginning at the southwest corner of Blk A Lot 2 Woodland Park Subdivi‐
sion, thence: 

Northeasterly along the west property line of Woodland Park Subdivision, 
said line also being the east ROW line of Como Drive, to the northwest cor‐
ner of Blk B Lot 19 of Woodland Park Subdivision, thence: 

Southeasterly along the north property line of Woodland Park Subdivision, 
said property line also being the south ROW line of McKenzie Road 
(Alexander Road), to a point where said property line departs the south 
ROW line of McKenzie Road (Alexander Road), thence: 

Easterly along the south ROW line of McKenzie Road (Alexander Road) and 
con nuing over and across Lawson Road to a point where said line reaches 
the west property line of John P. Anderson Survey, ABST 1 PG 015 Tract 20, 
thence: 

Southwesterly along the west property line of John P. Anderson Survey, 
ABST 1 PG 015 Tract 20 where said property line transi ons to the south 
property line of John P. Anderson Survey, ABST 1 PG 015 Tract 20, thence: 

Easterly along the south property line of John P. Anderson Survey, ABST 1 
PG 015 Tract 20, said property line also being the north ROW line of the IH‐
20 westbound service road, and con nuing over and across Old Lawson 
Road to a point where said line reaches the west property line of Samuel A. 
Haught Survey, ABST 567 PG 698 Tract 13, thence: 

Northeasterly for a distance of approximately 180 feet along the west 
property line of Samuel A. Haught Survey, ABST 567 PG 698 Tract 13, said 
property line also being the east ROW line of Old Lawson Road, to a point 
parallel with the west property line of Samuel A. Haught Survey, ABST 567 
PG 698 Tract 6,thence: 

Northwesterly, over and across Old Lawson Road, along the west property 
line of Samuel A. Haught Survey, ABST 567 PG 698 Tract 6 for a distance of 
approximately 410 feet to a corner, thence: 

Northeasterly along the west property line of Samuel A. Haught Survey, 
ABST 567 PG 698 Tract 6 for a distance of approximately 30 feet for a cor‐
ner, said corner also being a common corner of John P. Anderson Survey, 
ABST 1 PG 015 Tract 20, thence: 

Northwesterly along the north property line of John P. Anderson Survey, 
ABST 1 PG 015 Tract 20 for a distance of approximately 900 feet for a 
shared corner of Wainwright Blk 1 Lot 1, thence: 

Northwesterly, over and across Lawson Road, to a point where said line 
intersects with the northeast corner of John P. Anderson Survey, ABST 1 PG 
015 Tract 21, thence: 

Northwesterly along the north property line of John P. Anderson Survey, 
ABST 1 PG 015 Tract 21 for a distance of 1,250 feet where said property 
line becomes the common boundary line with Reinvestment Zone Number 
Fi een, City of Mesquite, Texas (Solterra), and con nuing along the com‐
mon boundary line with Reinvestment Zone Number Fi een, City of Mes‐
quite, Texas (Solterra) to a point where said line intersects with the north‐
east corner of John P. Anderson Survey, ABST 1 PG 015 Tract 23, thence: 

Northwesterly along the north property line of John P. Anderson Survey, 
ABST 1 PG 015 Tract 23, said property line also being the common bounda‐
ry line with Reinvestment Zone Number Fi een, City of Mesquite, Texas 
(Solterra) to a point where said property line intersects with the northeast 
corner of John P. Anderson Survey, ABST 1 PG 015 Tract 25, thence: 

Northwesterly along the north property line of John P. Anderson Survey, 
ABST 1 PG 015 Tract 25, said property line also being the common bounda‐
ry line with Reinvestment Zone Number Fi een, City of Mesquite, Texas 
(Solterra), over and across McKenzie Road (Alexander Road), to a point 
where said line reaches the west ROW line of McKenzie Road (Alexander 
Road), thence: 

Southwesterly along the west ROW line of McKenzie Road (Alexander 
Road) to a point of curvature and con nuing south and southeast along the 
south ROW line of McKenzie Road (Alexander Road), said ROW line also 
being the corporate boundary line of the City of Mesquite, to a corner of 
John P. Anderson Survey, ABST 1 PG 015 Tract 45, thence: 

Southwesterly along the corporate boundary line of the City of Mesquite, 
to a point where said corporate boundary line reaches the north ROW line 
of Lasater Road, thence: 

Southeasterly along the north ROW line of Lasater Road, said ROW line 
also being the corporate boundary line of the City of Mesquite, to a corner 
of John P. Anderson Survey, ABST 1 PG 015 Tract 45, thence: 

Easterly along the south property line of John P. Anderson Survey, ABST 1 
PG 015 Tract 45, said property line also being the north ROW line of the IH‐
20 westbound service road, con nuing over and across Como Drive to the 
southwest corner of Blk A Lot 2 Woodland Park Subdivision, which is the 
point of beginning. 
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Airport Area Boundary 
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Airport Area Boundary Descrip on 
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Airport Area Boundary Descrip on 

Beginning at the northeast corner of Edwards Survey, ABST 445 Blk L Lot 
2A Creek Crossing Estates 17, and commencing northeast over and across 
Berry Road to a corner of McKinney & Williams Survey, ABST 1026 PG 525 
Tract 1.3, thence: 

Northeasterly along the east property line of McKinney & Williams Survey, 
ABST 1026 PG 525 Tract 1.3 for a distance of approximately 1,075 feet for a 
corner of said McKinney & Williams Survey, ABST 1026 PG 525 Tract 1.3, 
thence: 

Easterly along the south property line of McKinney & Williams Survey, 
ABST 1026 PG 525 Tract 1.3 for a distance of approximately 300 feet for a 
corner of said McKinney & Williams Survey, ABST 1026 PG 525 Tract 1.3, 
thence: 

Northerly along the east property line of McKinney & Williams Survey, 
ABST 1026 PG 525 Tract 1.3, con nuing over and across Scyene Road to a 
point where said line reaches the north ROW line of Scyene Road, thence: 

Easterly along the north ROW line of Scyene Road, said ROW line also be‐
ing the corporate boundary line of the City of Mesquite, to a point where 
said corporate boundary line is parallel with the east property line of R.W. 
Rowe ABST 1630 PG 165 Atmos Energy Tract, thence: 

Southerly along the east property line of R.W. Rowe ABST 1630 PG 165 
Atmos Energy Tract to the southeast corner of said Atmos Energy Tract, 
said corner also being a point of intersec on with the north property line 
of R.W. Rowe ABST 1630 PG 165 Tract 19, thence: 

Easterly along the north property line of R.W. Rowe ABST 1630 PG 165 
Tract 19 for a distance of approximately 800 feet for a shared corner of 
Sam Houston ABST 657 PG 461 Tract 2, thence: 

Easterly along the north property line of Sam Houston ABST 657 PG 461 
Tract 2 and con nuing to the corporate boundary line of the City of Mes‐
quite, said corporate boundary line also being the approximate centerline 
of Lawson Road, thence: 

Southerly along the corporate boundary line of the City of Mesquite to a 
point where said corporate boundary line heads west, con nuing over and 
across a por on of Lawson Road, to a point where said corporate boundary 
line reaches the northwest corner of Benjamin Beckner Survey, ABST 1617 
PG 110 Tract 10, thence: 

Southwesterly along the corporate boundary line of the City of Mesquite to 
a point where said corporate boundary line reaches the northwest corner 
of Benjamin Beckner Survey, ABST 1617 PG 110 Tract 21, thence: 

Southeasterly along the north property line of Benjamin Beckner Survey, 
ABST 1617 PG 110 Tract 21 to the northeast corner of said Tract 21, 
thence: 

Southerly along the east property line of Benjamin Beckner Survey, ABST 
1617 PG 110 Tract 21 to the southeast corner of said Tract 21, thence: 

Northwesterly along the south property line of Benjamin Beckner Survey, 
ABST 1617 PG 110 Tract 21 to the southwest corner of said Tract 21, said 
corner also being a point of intersec on with the corporate boundary line 
of the City of Mesquite, thence: 

Southwesterly along the corporate boundary line of the City of Mesquite to 
a point where said corporate boundary line reaches the northwest corner 
of Benjamin Beckner Survey, ABST 1617 PG 110 Tract 17, thence: 

Southeasterly along the north property line of Benjamin Beckner Survey, 
ABST 1617 PG 110 Tract 17, over and across Lawson Road, to a point 
where said line reaches the east ROW of Lawson Road, thence: 

Southwesterly along the east ROW line of Lawson Road to a point where 
said ROW line intersects with the south ROW line of Berry Road, thence: 

Northwesterly along the south ROW line of Berry Road to the northeast 
corner of Edwards Survey, ABST 445 Blk L Lot 2A Creek Crossing Estates 17, 
which is the point of beginning. 



 12 

 

IH‐20 Area Current Land Use 
Exis ng Uses and Condi ons 

Property within the IH‐20 area of the TIRZ is vacant and undeveloped, 
with the excep on of 2.89 acres owned by the City for the McKenzie 
elevated water tower and P25 public safety communica ons tower. 

The City owns a total of 135.2 acres located on three other separate 
tracts located at 925 and 3400 McKenzie Road, and 4300 Lawson Road. 
The 48.4‐acre tract located at 925 McKenzie Road was acquired in 
2018 in a sale and purchase exchange with Mesquite ISD specifically to 
assemble addi onal developable land for the IH‐20 Business Park. The 
other two City tracts totaling 86.81 acres were purchased, along with 
two other tracts outside the TIRZ, from the Resolu on Trust Corpora‐

on (RTC) for $50,000 in 1993.  The RTC was the receiver of a $2.5 mil‐
lion loan default by Macomo Proper es as part of the greater savings 
and loan crisis of the 1980s. 

The remaining privately‐own tracts located at 4800 and 4900 Lasater 
Road, and 2700 McKenzie Road, were acquired by SLJ/42 Real Estate in 
2018, 2019 and 2020 for the purpose of assembling the IH‐20 Business 
Park South View of City‐owned Tract at 925 McKenzie Road 

Northern View of City‐owned Tracts at 3400 McKenzie Road (Le ) and 4300 Lawson Road (Right) 
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IH‐20 Area Current Land Use 
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Airport Area Current Land Use 
Exis ng Uses and Condi ons 

Property surrounding the Mesquite Metro Airport is mostly vacant, un‐
developed and zoned industrial. With excep on of the City’s 323.6‐acre 
Airport, two parcels have commercial uses, the 38‐acre Devil’s Bowl 
Speedway, located in the City’s Extraterritorial Jurisdic on (ETJ), and 
the 4‐acre Atmos Energy natural gas transmission line substa on locat‐
ed at 4500 Scyene Road. 

The Mesquite Metro Airport was first acquired in 1981 from the Hud‐
son Family who first constructed the 4,000‐foot asphalt runway in 
1975. Since then, the Airport has grown into a major reliever airport for 
the north Texas region with a 6,000‐foot concrete runway and corpo‐
rate aircra  hangars.  

Devil’s Bowl Speedway is a dirt track, motor racing venue that began in 
1949 and moved from Dallas to its present loca on in 1968. The other 
current use within the TIRZ is a 2‐acre residen al tract along Berry 
Road. 

Northwest View of SLJ/42 Real Estate Property adjacent to Airport 

North View of SLJ/42 Real Estate Property adjacent to Airport View inside Devil’s Bowl Speedway 
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Airport Area Current Land Use 
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Current Property Ownership 
Dallas Central Appraisal District records show fi y‐nine (59) accounts for parcels owned by twenty‐four (24) different property owners within 
the TIRZ for a total of 1,061.9 acres of land.  The current total appraised value of taxable real property in the Zone is $4,386,111.  Three (3) par‐
cels within the Zone are in the City’s ETJ, so the current taxable value for the City is $4,090,191. It is es mated that upon expira on of the 30‐
year term of the Zone, the total appraised value of taxable real property in the Zone will be more than $370 million. 

Airport Area 

Fi y‐two (52) of the parcels of land within the TIRZ are located within the Airport expansion area and total 819.23 acres of land. The current 
total appraised value of taxable real property for the City within the Airport area is $4,008,964, and it’s es mated that upon expira on of the 
30‐year term of the Zone, the total appraised value of taxable real property in the Airport area will be more than $153 million, or 41 percent of 
the total growth within the TIRZ. 
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Current Property Ownership 

Airport Area Con nued 
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Current Property Ownership and Zoning 

IH‐20 Area 

Dallas Central Appraisal District records show seven accounts for six parcels owned by two different property owners, the City of Mesquite and 
IH‐20 IP, LLC, for a total of 242.67 acres of land. The current total appraised value of taxable real property for the City within the IH‐20 area is 
$81,227. It is es mated that upon expira on of the 30‐year term of the Zone, the total appraised value of taxable real property in the IH‐20 
area will be more than $216 million, or 59 percent of the total growth within the TIRZ. 

Zoning and Characteris cs 

The TIRZ is currently located within the City and par ally within the 
ETJ, and the majority of the parcels within the TIRZ are zoned Industri‐
al. Property within the TIRZ is mostly undeveloped, and there is a need 
to provide drainage and sanitary sewer infrastructure to support future 
development in the IH‐20 area. 

It’s an cipated that SLJ/42 Real Estate will request a rezoning of their 
IH‐20 area property from General Retail and Agricultural to Industrial, 
and all of the property within the Airport area will be zoned Industrial, 
with the excep on of three tracts that lie outside the City Limits within 
the ETJ. 

No other proposed changes are an cipated to City codes, ordinances 
or subdivision rules and regula ons. 

The proposed development will require public infrastructure improve‐
ments that: (1) the City cannot provide; and (2) will not be provided 
solely through private investment in the foreseeable future. 

Future Entrance to Mesquite Airport Logis cs Center 
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IH‐20 Area Current Zoning  
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Airport Area Current Zoning  
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IH‐20 Area Future Zoning  
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Airport Area Future Zoning  
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IH‐20 Area Future Land Use 

2018 IH‐20 Business Park Concept Plan 

Proposed Uses 

Land uses for property within the IH‐20 area of the TIRZ will be a mix‐
ture of retail and industrial. The SLJ/42 Real Estate concept plan as 
shown to the right is the 2018 plan and will change; however, the De‐
veloper is s ll modifying the concept plan based on con nued findings 
from the Garver Engineering study as well as changing market de‐
mands, and those revisions will be incorporated in a future amend‐
ment to this Project and Financing Plan. 

The 34.94‐acre tract located at 4300 Lawson Road, currently owned by 
the City, will be purchased by the Developer under a Chapter 380 
Agreement and will be developed as retail. The remaining assemblage 
of land will be developed as one con guous industrial park with distri‐
bu on cross‐dock and cold storage uses and possibly a data center.  

The distribu on cross‐dock may be a combina on of specula ve in‐
dustrial buildings and/or build‐to‐suit. Build‐to‐suit is an industrial 
building specifically constructed to meet the design and physical speci‐
fica ons of one par cular user, which may come in a couple of differ‐
ent forms: 

 Sale‐leaseback: In this process, a tenant will acquire the land, as‐
sume the liability of financing, and hire a general contractor to plan 
and construct the building. The tenant may then sell the property to 
an investor and lease the property back 

 Using a Developer: Based on the company specifica ons, a tenant 
will hire a commercial developer. The developer will acquire, take 
ownership, and manage the risk of construc on of the property. The 
tenant will then lease the property from the developer/owner 

The property is typically leased for a predetermined length of me and 
typically longer term, due to the fact the building is designed specifi‐
cally for the tenant. 
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IH‐20 Area Future Land Use 
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Airport Area Future Land Use 
Proposed Uses 

Land uses for property within the Airport area of the TIRZ will be mostly 
industrial with some private airport hangar development east of the Mes‐
quite Metro Airport. Both SLJ/42 Real Estate and Dalfen Industrial plan to 
construct Class A industrial buildings specializing in build‐to‐suit facili es to 
house distribu on/cross‐dock and cold storage opera ons. 

Build‐to‐suit is an industrial building specifically constructed to meet the 
design and physical specifica ons of one par cular user, which may come 
in a couple of different forms: 

 Sale‐leaseback: In this process, a tenant will acquire the land, assume the 
liability of financing, and hire a general contractor to plan and construct 
the building. The tenant may then sell the property to an investor and 
lease the property back 

 Using a Developer: Based on the company specifica ons, a tenant will 
hire a commercial developer. The developer will acquire, take ownership, 
and manage the risk of construc on of the property. The tenant will then 
lease the property from the developer/owner 

The property is typically leased for a predetermined length of me and 
typically longer term, due to the fact the building is designed specifically 
for the tenant. 

Eleva on Concepts of Class A Industrial Designed by GSR Andrade Architects 

While the SLJ/42 Real Estate concepts are s ll being revised, Phase 1 of 
Dalfen’s Mesquite Airport Logis cs Center will consist of two Class A distri‐
bu on centers totaling 1,003,100 square feet located just west of Mes‐
quite Metro Airport. Building I will be a 378,000 square‐foot, cross‐dock 
facility with 80 dock doors and four drive‐in doors. Building II will be a 
625,100 square‐foot, cross‐dock facility with 134 dock doors and four drive
‐in doors. Both buildings have 36’ clear heights. 

The 39 acres of land for the Mesquite Airport development was acquired 
by Dalfen in December 2020, and the Developer expects Phase 1 to be 
completed by 2022.  

Dalfen Industrial is an investor and developer of industrial proper es in 
the United States and Canada. The company has been in the commercial 
real estate business since 1970 and entered the U.S. market in 1990. Dur‐
ing the last year, Dalfen has completed more than $1.7 billion in property 
transac ons and they own and operate more than 25 million square feet 
of industrial buildings across the United States. 
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Airport Area Future Land Use 
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Mesquite Airport Logis cs Center Concept 



 28 

 

Mesquite Airport Logis cs Center Site Plan 
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Site Plan (Building 1) 
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Site Plan (Building 2) 
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Project Plan 

Es mated Non‐Project Costs  

Non‐project costs are private funds that will be spent to develop in 
the TIRZ but will not be financed by TIRZ revenues. The total non‐
project costs are currently es mated at $396.1 million. 

 

Reloca on of Displaced Persons  

No persons will be displaced or relocated due to the implementa on 
of this Plan. 

Proposed Project Costs 

This project plan is bifurcated between the 2018 original TIRZ bounda‐
ry and IH‐20 Business Park concept, and the expanded noncon guous 
area around the Mesquite Metro Airport. 

The Developer, SLJ/42 Real Estate, is s ll revising project costs based 
on preliminary findings of drainage and sanitary sewer costs from a 
hydrological study conducted by Garver Engineering; therefore, the 
project costs summarized on the following two pages refer only to the 
original 2018 es mated project costs and private investment for 3.7 
million square feet of industrial and retail development. 

The 2018 public infrastructure improvements to be constructed within 
the TIRZ were es mated at $23,850,721 with the TIRZ reimbursing 50 
percent, or $12,422,610. The costs illustrated in the tables are es ‐
mates and will be revised when this Project and Financing Plan is 
amended to reflect the revised SLJ/42 Real Estate concept plan. Sav‐
ings from one line item may be applied to cost increases in another line 
item in accordance with the terms of the Chapter 380 Agreement.   

The categories of public improvements to be constructed by the Devel‐
oper include water, sanitary sewer, and storm drainage facili es, road‐
way improvements, landscaping, and wetland improvements and are 
meant to include all projects eligible under Chapter 311, Sec on 
311.002 of the Texas Tax Code.  

SLJ/42 Real Estate, under its affiliate IH 20 IP, LP., intends to purchase 
the three City‐owned tracts of land totaling 135.2 acres (which does 
not include the 2.9‐acre tract where the McKenzie elevated water stor‐
age tower is located) at fair market value to complete their assemblage 
of property needed to begin development of the IH‐20 Business Park. 
The Developer will receive grants of the purchase price through the 
Chapter 380 Agreement with the City. 

Garver Engineering Hydrologic Study Area 
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Project Plan (IH‐20 Area) 
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Project Plan (IH‐20 Area) 
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Project Plan (Airport Area) 

 

Mesquite Airport Logistics Center Capital Investment

Phase 1 Size (SF) Hard Costs Start Date Completion Date 
Building 1 378,000 $14,000,000 2021 2022
Building 2 625,100 23,000,000 2021 2022

Total 1,003,100 $37,200,000

Phase 2 Size (SF) Hard Costs Start Date Completion Date 
Building 3 382,812 $15,312,480 2022 2023
Building 4 382,812 15,312,480 2022 2023

Total 765,624 $30,624,960

SLJ/42 Real Estate is s ll refining their concept plan for their Mes‐
quite Airport East development and working with the City on a 
Chapter 380 Economic Development Program Agreement; there‐
fore, the project plan for the Airport area only reflects the TIRZ 
project for Dalfen’s Mesquite Airport Logis cs Center.  

The Table shown to the right represents a summary of the private 
capital investment for the proposed Dalfen industrial project. Un‐
der its Chapter 380 Agreement, Dalfen Industrial will reimburse 
the City for the cost to raise a nearby weather radar, and Dalfen 
will reconstruct Airport Boulevard. 

Dalfen, under its affiliate Notain Realty (Mesquite Airport Logis cs 
Center), LP., will purchase 15.5637 acres of City‐owned property 
adjacent to the Mesquite Metro Airport at fair market value, as 
shown below, with the op on to purchase the remaining 32.6243 
acres of City property for Phase 2. With each acquisi on of City‐
owned property, and upon successful performance of their obliga‐

ons under the 380 Agreement, the City will grant the purchase 
price of the property to the developer. 
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Authorized Public Improvements 

Categories of Authorized Public Improvements 

The categories of authorized public improvements proposed to be fi‐
nanced by the TIRZ are as follows:  water improvements; sanitary sew‐
er improvements; storm water and deten on improvements; roadway 
improvements and associated grading; streetlights; franchise u lity 
reloca ons; parks, trails and landscape improvements. All public im‐
provements shall be designed and constructed in accordance with all 
applicable City standards and shall otherwise be inspected, approved, 
and accepted by the City. At the City's op on, the public improve‐
ments may be expanded to include any other category of improve‐
ments authorized by the TIRZ Act. Authorized improvements are sub‐
ject to change. 

 

Roadway Improvements: 

Consist of construc on of perimeter road and thoroughfare improve‐
ments, including related paving, drainage, curb and gu er, sidewalks, 
retaining walls, wayfinding signage, and traffic control devices. Specific 
improvements include the realignment of McKenzie Road right‐of‐way 
to maximize industrial building space. 

Water Distribu on System Improvements: 

Consist of construc on and installa on of water lines, mains, pipes, 
valves and appurtenances necessary for the water distribu on system, 
as well as related tes ng, trench safety and erosion protec on, neces‐
sary to service the property. The water distribu on system improve‐
ments will be owned and operated by the City.  

 

Sanitary Sewer Collec on System Improvements: 

Consist of construc on and installa on of pipes, service lines, man‐
holes, encasements and appurtenances necessary to provide sanitary 
sewer service to the property. The sanitary sewer improvements will 
be owned and operated by the City of Mesquite. 

 

Storm Drainage Collec on System Improvements: 

Consist of reinforced concrete pipes, reinforced concrete boxes, mul ‐
reinforced box culverts, and deten on systems. The storm drainage 
collec on system improvements will be designed and constructed in 
accordance with City standards and specifica ons and will be owned 
and maintained by the City. 

Sanitary Sewer Route Op ons in IH‐20 Area 
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Financial Feasibility 

Economic Feasibility Study  

In June 2018, an economic feasibility study was prepared in part by 
Pe y & Associates, Inc. and focused only on "direct"  financial benefits 
(i.e., tax revenues from new development in the Zone). The analysis 
did not take into considera on the "mul plier effect" that would result 
from new  development that occurs outside the Zone. 

This 2018 feasibility was based on the development concept and pro‐
jected infrastructure costs provided by SLJ/42 Real Estate on June 22, 
2018. The feasibility study was updated only to include the Dalfen con‐
cept and assump ons related to two phases of the Mesquite Airport 
Logis cs Center project and to update the City’s tax rate, expected 
development absorp on schedule and square‐foot market rates for 
industrial space. 

As illustrated in the Feasibility Summary Table on the next page, dur‐
ing the term of the Zone, new development that occurs within the 
Zone (which would  not have occurred but for the Zone) will generate 
an es mated $85,546,214 million in total new real and business per‐
sonal property tax revenue. At the 50 percent TIRZ par cipa on rate, 
the City’s net benefit from new development within the Zone will be 
an es mated $42,773,107 million. 

These projec ons assume an annual property value infla on factor of 
one percent with two years of no growth every ten years. Based on 
the foregoing, the feasibility of the  Zone has been demonstrated. A 
por on of the new tax revenue generated for the City by new develop‐
ment within the Zone will be retained by the City. The remainder of 
the new tax revenue generated by new development within the Zone 
will be available to pay actual Project Costs un l the term of the Zone  
expires or un l the Zone is otherwise terminated as hereina er pro‐
vided. All taxing revenues generated for other taxing units by the new 
development within the Zone will be retained 100 percent by the oth‐
er taxing units.  Upon  expira on or termina on of the Zone, 100 per‐
cent of all tax revenue generated within the Zone will be retained by 
the City. 

Method of Financing  

The City will dedicate 50 percent of the property tax increment col‐
lected within the TIRZ over a 30‐year term to reimburse developers 
who construct eligible public improvements that benefit property 
within the TIRZ in accordance with the TIRZ Act. Developers who con‐
struct specific public improvements that benefit their specific develop‐
ment will be reimbursed propor onately to the available tax incre‐
ment generated by their specific development in accordance with a 
TIRZ Reimbursement Agreement. 

It is not an cipated at this me that the TIRZ will incur any bonded 
indebtedness.  

The following pages show the es mated captured increment values of 
the Zone during each year of the 30‐year term at the City’s current tax 
rate and the City’s net benefits of the Zone with a 50 percent City TIRZ 
par cipa on rate. These revenues reflect real property tax values in‐
cluding business personal property (BPP). 

Based on the foregoing analysis, the TIRZ will generate an es mated 
$42.7 million over the life of the TIRZ to finance planned and future 
public improvements, and during this same period the City will collect 
an es mated $42.7 million for its General Fund opera ons; and there‐
fore, feasibility of the Zone has been demonstrated.  
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Revenue Summary (IH‐20 & Airport Areas Combined) 
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Revenue Summary (IH‐20 Area) 
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Revenue Summary (Airport Area and Total Net Effect) 
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Designa on Ordinance No.  4579 
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Designa on Ordinance No.  4579 
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Designa on Ordinance No.  4579 
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