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Introduc on
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 gu‐
ous
geographic area by designa ng it a Tax Increment
Reinvestment 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 in‐
cen ve tools. Public investment in TIRZ, using tax increment as a ﬁ‐
nancing mechanism, s mulates private sector investment in areas of the
City that would not otherwise a ract market interest. Taxing en es,
including school districts, 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
o f a TIRZ
 Base value is assessed value in year TIRZ is designated (as of January 1)
 Development over me increases assessed value
 Higher assessed value results in addi onal real property tax revenues

Once a TIRZ has been established, incremental real property taxes
resul ng from new construc on, public improvements and redevelop‐
ment 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 incre‐
ment into a tax increment 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).

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.
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Polo Ridge TIRZ No. 10
Ac ons Taken to Date
In 2007, the City entered into an agreement with Forney Acquisi ons, LP to
develop 822.1 acres located in the City’s ETJ at the intersec on of FM 2757
and Kelly Road as a high quality residen al development along the IH‐20 Cor‐
ridor. A er the recession, In 2017, the new owner, BDMR Development, LLC,
approached the City and proposed terms for a new agreement, and on Octo‐
ber 16, 2017, the City Council authorized the City Manager to nego ate a
new development agreement with the requirement that the developer re‐
quest voluntary annexa on into the City Limits.
On November 6, 2017, the Developer ﬁled a pe on for the crea on of the
Polo Ridge PID. The City Council passed Resolu on No. 57‐2017 calling for a
public hearing to consider the crea on of the Polo Ridge PID and Resolu on
No. 58‐2017 calling for a public hearing to create the Polo Ridge TIRZ and
directed City staﬀ to prepare a Preliminary Reinvestment Zone Financing
Plan.
On December 4, 2017, the City Council directed the City Manager to ﬁnalize
and execute a development agreement with BDMR Development, LLC, and
the Polo Ridge Fresh Water Supply District. Under the new concept plan the
development would consist of 1,012 single‐family residen al lots of varying
sizes, from 1‐acre to lots ranging from 125‐foot wide to 60‐foot wide. The
City Council also passed Resolu on No. 76‐2017 crea ng the Polo Ridge PID
and authorized up to $30 million in special assessment revenue bonds to ﬁ‐
nance a por on of the development.
On December 4, 2017, a er holding a public hearing, the City Council passed
Ordinance No. 4525 crea ng Reinvestment Zone Number Ten for a dura on
of 31 years, expiring on December 31, 2048, if not sooner terminated, and
the tax increment for the TIRZ was set at ﬁ y‐one percent (51%) of the total
value of the ad valorem tax collected on all real property within the TIRZ. The
TIRZ revenues would be used to reduce a por on of the assessments to the
property owners.
On February 15, 2018, the Developer ﬁled a pe on to dissolve the Polo
Ridge PID and ﬁled a pe on to create the Polo Ridge PID No. 2 that would
authorize up to $35 million in bond ﬁnancing. On March 5, 2018, the City
Council approved the Polo Ridge Development Agreement, which became
eﬀec ve on April 12, 2018.

On April 16, 2018, the City Council passed Resolu on No. 24‐2018, crea ng
the Polo Ridge Public Improvement District No. 2 to ﬁnance the cost of cer‐
tain authorized public improvements that confer a special beneﬁt to proper‐
ty located within the PID as authorized by State law.
The City will levy assessments based on lot type in an amount suﬃcient to
pay debt service on the bonds and the TIRZ will provide up to 51 percent of
the City’s ad valorem tax increment based on a tax rate of $0.687 per $100
valua on for a period of up to 31 years or un l the amount of TIRZ revenues
placed in the TIRZ account totals $29,740,198, whichever comes ﬁrst.
Under terms of the Development Agreement, the Polo Ridge Fresh Water
Supply District will dissolve and the City will provide retail water and sewer
service to the development. The City will annex the property a er the ﬁrst
series of PID bonds are issued.

Board Recommenda on
The Board has prepared and adopted, and recommends to the City Council
this Reinvestment Zone Project and Financing Plan for Reinvestment Zone
Number Ten, City of Mesquite, Texas (Polo Ridge) for approval, including a
TIRZ Agreement with the City pursuant to which the City will contribute a
por on of its ad valorem tax increment into a tax increment fund to pay the
costs of public works, public improvements, programs, and other projects
beneﬁ ng the Zone through payment of public improvement district special
assessment revenue bonds (including interest and other ﬁnancing costs of
such bonds) issued by the City to ﬁnance those costs.
The Board ﬁnds that the Zone is feasible, and that TIRZ Project and Financing
Plan is in the best interest of the City of Mesquite.
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Polo Ridge TIRZ No. 10
Boundary
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Polo Ridge TIRZ No. 10
Boundary Descrip on

6

Polo Ridge TIRZ No. 10
Boundary Descrip on
BEING a tract or parcel of land situated in the Andrew Nail Survey, Abstract
No. 355, the V. Herd Survey, Abstract No. 235, and the S.L. Woolridge Survey,
Abstract No. 594, Kaufman County, Texas, and being part of that tract of land
described in a Deed to Forney Acquisi ons L.P., as recorded in Volume 2603,
Page 292 of the Oﬃcial Public Records of Kaufman County, Texas, and being
more par cularly described as follows:
BEGINNING at a point for corner in the Southwesterly line of F.M. Highway
No. 2757 (a variable width right‐of‐way), said point being the most Northerly
Northeast corner of a tract of land described in a Deed to Kathlena Kelly
Sanders, per Deed recorded in Volume 1348, Page 252 of the Deed Records of
Kaufman County, Texas;
THENCE in a Southeasterly direc on, along the Southwesterly line of said F.M.
Highway No. 2757, and along a non‐tangent curve to the le having a central
angle of 05 degrees 05 minutes 39 seconds, a radius of 5779.58 feet, a chord
bearing of South 49 degrees 06 minutes 43 seconds East, a chord distance of
513.69 feet, and an arc length 513.86 feet to a concrete monument found for
corner;
THENCE along the Southwesterly line of said F.M. Highway No. 2757 as fol‐
lows:
South 51 degrees 25 minutes 16 seconds East for a distance of
215.11 feet to a concrete monument found for corner;
South 42 degrees 32 minutes 14 seconds East for a distance of
309.76 feet to a concrete monument found for corner;
South 50 degrees 16 minutes 50 seconds East for a distance of
254.13 feet to a concrete monument found for corner;
South 62 degrees 55 minutes 48 seconds East for a distance of
125.71 feet to a point for corner;
South 47 degrees 23 minutes 49 seconds East for a distance of
306.97 feet to a concrete monument found for corner;

South 53 degrees 46 minutes 08 seconds East for a distance of
101.75 feet to a concrete monument found for corner;
South 45 degrees 41 minutes 40 seconds East for a distance of
2153.23 feet to a concrete monument found for corner;
South 45 degrees 07 minutes 18 seconds East for a distance of
3376.01 feet to a concrete monument found for corner at the begin‐
ning of a curve to the right;
Southeasterly, along said curve having a central angle of 13 degrees
33 minutes 53 seconds, a radius of 1095.92 feet, a chord bearing of
South 38 degrees 20 minutes 22 seconds East, a chord distance of
258.85 feet and an arc length of 259.46 feet to a point for corner in
the center of Kelly Road, said point being the most Northerly East
corner of the above cited Forney Acquisi ons tract;
THENCE South 44 degrees 15 minutes 13 seconds West depar ng the South‐
westerly line of said F.M. Highway No. 2757, along the Southeasterly line of
said Forney Acquisi ons tract, and along the center of said Kelly Road, for a
distance of 2543.09 feet to a 5/8” iron rod found for corner at an angle point
in said road;
THENCE South 12 degrees 26 minutes 22 seconds East along the center of
said Kelly Road, and along the Southeasterly line of said Forney Acquisi ons
tract, for a distance of 638.25 feet to a 1/4” iron rod found for corner at an
angle point in said road;
THENCE South 18 degrees 10 minutes 39 seconds West along the center of
said Kelly Road, and along the Southeasterly line of said Forney Acquisi ons
tract, for a distance of 350.54 feet to a 1/4” iron rod found for corner at an
angle point in said road;
THENCE South 25 degrees 07 minutes 52 seconds West along the center of
said Kelly Road, and along the Southeasterly line of said Forney Acquisi ons
tract, for a distance of 642.84 feet to a 1/2” iron rod found for corner at an
angle point in said road;
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Polo Ridge TIRZ No. 10
Boundary Descrip on
THENCE South 31 degrees 18 minutes 55 seconds West along the center of
said Kelly Road, and along the Southeasterly line of said Forney Acquisi ons
tract, for a distance of 1148.50 feet to a 60d nail found for corner at an angle
point in said road;
THENCE South 02 degrees 53 minutes 11 seconds West along said Kelly Road,
and along the Southeasterly line of said Forney Acquisi ons tract, for a dis‐
tance of 696.69 feet to a point for corner in the Northwesterly line of a tract
of land described as the Second Tract in a Deed to Patrick C. Kelly, as record‐
ed in Volume 1348, Page 265 of the Deed Records of Kaufman County, Texas;
THENCE South 43 degrees 34 minutes 26 seconds West along the Northwest‐
erly line of said Patrick C. Kelly tract, for a distance of 610.80 feet to a point
for corner at the beginning of a non‐tangent curve to the le ;
THENCE in a Northwesterly direc on, along said non‐tangent curve to the le
having a central angle of 12 degrees 45 minutes 15 seconds, a radius of
5280.00 feet, a chord bearing of North 77 degrees 00 minutes 40 seconds
West, a chord distance of 1172.90 feet and an arc length of 1175.33 feet to a
point for corner;
THENCE North 22 degrees 07 minutes 18 seconds West for a distance of
229.66 feet to a point for corner;
THENCE North 15 degrees 31 minutes 26 seconds East for a distance of
897.27 feet to a point for corner;
THENCE North 56 degrees 00 minutes 43 seconds West for a distance of
522.03 feet to a point for corner;
THENCE North 00 degrees 17 minutes 14 seconds West for a distance of
1020.90 feet to a point for corner;
THENCE North 50 degrees 02 minutes 20 seconds East for a distance of
580.28 feet to a point for corner;

THENCE North 00 degrees 40 minutes 22 seconds West for a distance of
734.00 feet to a point for corner;
THENCE North 43 degrees 59 minutes 00 seconds West for a distance of
733.19 feet to a point for corner;
THENCE North 46 degrees 57 minutes 11 seconds West for a distance of
1764.06 feet to a point for corner;
THENCE North 78 degrees 58 minutes 22 seconds West for a distance of
1035.02 feet to a point for corner;
THENCE North 01 degrees 09 minutes 09 seconds West for a distance of
3089.05 feet to a point for corner in the Southeasterly line of a tract of land
conveyed to Jeﬀrey Ralph Hughs and Sonja W. Hughs, per Deed recorded in
Volume 1828, Page 260 of the Oﬃcial Public Records of Kaufman County,
Texas;
THENCE North 39 degrees 39 minutes 19 seconds East along the Southeaster‐
ly line of said Hughs tract, for a distance of 345.05 feet to a capped 5/8” inch
iron rod found for corner at the most Easterly corner of same;
THENCE North 53 degrees 07 minutes 28 seconds West along the Northeast‐
erly line of said Hughs tract, for a distance of 198.08 feet to a capped 5/8”
inch iron rod found for corner at the most Easterly Northeast corner of same,
said point also being the most Southerly corner of a tract of land conveyed to
George Brian Holy, per Deed recorded in Volume 1194, Page 822 of the Deed
Records of Kaufman County, Texas;
THENCE North 44 degrees 58 minutes 09 seconds East along the Southeaster‐
ly line of said Holy tract, and along the Southeasterly line of another tract of
land conveyed to George Brian Holy, per Deed recorded in Volume 1131,
Page 813 of the Deed Records of Kaufman County, Texas, for a distance of
497.28 feet to a point for corner;
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THENCE along the Northeasterly line of said Holy tract recorded in Volume
1131, Page 813 as follows:

THENCE North 44 degrees 09 minutes 32 seconds East along the Southeaster‐
ly line of said Sanders tract, for a distance of 464.46 feet to the POINT OF BE‐
GINNING, and containing 822.1 acres of land.

North 40 degrees 51 minutes 02 seconds West for a distance of
461.48 feet to a fence corner post for corner;
North 22 degrees 24 minutes 05 seconds West for a distance of
97.80 feet to a fence corner post for corner;
North 34 degrees 10 minutes 55 seconds East for a distance of
111.31 feet to a fence corner post for corner at the most Northerly
Southeast corner of said Holy tract, said point also being in the
Southwesterly line of a tract of land conveyed to D.P. Newton, et ux,
per Deed recorded in Volume 616, Page 566 of the Deed Records of
Kaufman County, Texas;
THENCE South 73 degrees 11 minutes 17 seconds East along the Southwest‐
erly line of said Newton tract, for a distance of 633.21 feet to a wooden mon‐
ument found for corner;
THENCE South 43 degrees 23 minutes 12 seconds East along the Southwest‐
erly line of said Newton tract, for a distance of 194.48 feet to a 3/8” inch iron
rod found for corner at the most Southerly corner of same;
THENCE North 44 degrees 08 minutes 49 seconds East along the Southeaster‐
ly line of said Newton tract, passing a 3/8” iron rod found for the most South‐
erly Northeast corner of same and the most Southerly corner of the above
cited Kathlena Kelly Sanders tract at a distance of 494.03 feet, and con nuing
along the Southeasterly line of said Sanders tract for a total distance of
683.75 feet to a 1/2” inch iron rod found for corner at the most Southerly
Northeast corner of said Sanders tract;
THENCE North 45 degrees 18 minutes 32 seconds West along the Northeast‐
erly line of said Sanders tract, for a distance of 297.17 feet to a point for cor‐
ner;
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Polo Ridge TIRZ No. 10
Current Land Use
Exis ng Uses and Condi ons
The Property is currently located in Kaufman County and wholly within
the City's ETJ. The Property is undeveloped, and there is no public in‐
frastructure to support development. Development will require exten‐
sive public infrastructure that: (1) the City cannot provide; and (2) will
not be provided solely through private investment in the foreseeable
future. If the Property were to be developed today, it would be devel‐
oped consistent with the terms of the Development Agreement. Maps
of current land use and zoning are shown on the next two pages.

Current Property Ownership
There are four parcels within the TIRZ and details of the parcels are
shown below.
The current taxable value of real property in the Zone is $211,390. It is
es mated that upon expira on of the term of the Zone, the total ap‐
praised value of taxable real property in the Zone will be more than
$366 million.
View of Polo Ridge ridgeline
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Polo Ridge TIRZ No. 10
Current Land Use
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Polo Ridge TIRZ No. 10
Current Zoning
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Polo Ridge TIRZ No. 10
Future Land Use
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Polo Ridge TIRZ No. 10
Future Zoning
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Polo Ridge TIRZ No. 10
Concept Plan
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Polo Ridge TIRZ No. 10
Proposed Land Use
Proposed Uses

Proposed Changes to Ordinances, Codes, and Regula ons

Currently, the property is zoned Agricultural and is vacant. Upon an‐
nexa on, the 822.1‐acre tract will be zoned Single‐family Residen al
consistent with the Development Standards, Concept Plan, and appli‐
cable provisions outlined in the Development Agreement. The 1,012
lot residen al development is expected to develop in six phases over
the next 14 years.

The Property is currently located in the ETJ of the City and is not subject
to the City's zoning regula on, however the Development Agreement
requires the Developer to ﬁle for voluntary annexa on.

Phase #1 consists of approximately 172.1 acres and is projected to in‐
clude 201 single‐family residen al units. Future Phases #2—6 will con‐
sist of approximately 650 acres and is projected to include 811 resi‐
den al units. The an cipated taxable value of homes located on 1‐acre
lots is $475,000, and for the 125‐foot width lots is $447,000. An cipat‐
ed value of 100‐foot lots is $437,000, $370,000 for 80‐foot lots and
$285,000 for 60‐foot lots. An illustra on of a typical residen al unit is
depicted to the right.
The Property meets the eligibility requirements of the PID Act. The
Property is undeveloped, and due to its size, loca on, and physical
characteris cs, development will not occur solely through private in‐
vestment in the foreseeable future. The Property substan ally impairs
and arrests the sound growth of the City because it is predominately
open, unproduc ve and undeveloped due to factors such as the lack
of public infrastructure and other facili es and the need for economic
incen ves to a ract development to the Zone for the purpose of
providing long‐term economic beneﬁts including, but not limited to,
increased real property tax base for all taxing units in the Zone. With
the crea on of the Zone and if the public works, public improvements,
programs, and other projects are ﬁnanced as contemplated by this
Plan, the Developer envisions that the Property will be developed to
take full advantage of the opportunity to bring to the City a master‐
planned development.

Oakdale Homes Celina, TX
The Stra ord Model
3,133 sq. . ($430,000)
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Polo Ridge TIRZ No. 10
Proposed Residen al Lot Mix
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Polo Ridge TIRZ No. 10
Es mated Non‐Project Costs

Es mated Non‐Project Costs
Non‐project costs are private funds that will be
spent by the Developer to construct public im‐
provements within the TIRZ but will not be ﬁ‐
nanced or reimbursed with TIRZ revenues. The
list of non‐project costs includes lot develop‐
ment costs, site ameni es and other public im‐
provement costs borne by the Developer. The
total non‐project costs are es mated at
$31,234,902.

Reloca on of Displaced Persons
No persons will be displaced or relocated due to
the implementa on of this Project Plan.
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Es mated Project Costs

Es mated Project Costs
The total es mated project costs include a por‐
on of the water and sewer improvements,
grading and paving of streets, drainage and oth‐
er ﬁnancing costs of issuing PID bonds, and are
es mated at $29,740,198 in 2017 dollars. Sav‐
ings in one line item may be applied to a cost
increase in another line item. TIRZ revenues
placed in the TIRZ Fund and dedicated to oﬀset
or pay a por on of PID assessments are capped
at $29,740,198 per the Development Agree‐
ment.

Es mated Time When Costs Incurred
Administra ve costs are built into the project
costs. Project Costs will be incurred during the
me intervals set forth in the Financial Analysis.
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Project Descrip on
Categories of Authorized Public Improvements
The categories of authorized improvements proposed to be ﬁnanced by the
TIRZ are as follows: water improvements, sanitary sewer improvements,
storm sewer and deten on improvements, roadway improvements, erosion
control and landscape improvements. All public improvements shall be de‐
signed 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 improvements may be expanded to include any other
category of improvements authorized by the TIRZ Act. Authorized improve‐
ments are subject to change and shall be updated by the City consistent with
the PID Service and Assessment Plan (SAP).

Storm Drainage Collec on System Improvements:
Consist of reinforced concrete pipes, reinforced concrete boxes, and mul ‐
reinforced box culverts. The storm drainage collec on system improvements
will be designed and constructed in accordance with City standards and speci‐
ﬁca ons and will be owned and operated by the City.
Loca ons of Public Improvements. The es mated loca ons of the proposed
public improvements are shown on the following pages. These loca ons are
provided for informa onal purposes only and may be revised from me to
me without amending the this Plan.

Roadway Improvements:
Consist of construc on of perimeter road and thoroughfare improvements,
including related paving, drainage, curbs, gu ers, sidewalks, retaining walls,
signage, and traﬃc control devices. All roadway projects will be designed and
constructed in accordance with City standards and speciﬁca ons and will be
owned and operated by the City.
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, necessary to service the
Assessed Property. The water distribu on system improvements will be de‐
signed and constructed in accordance with City standards and speciﬁca ons
and the water distribu on system will be owned and maintained by the City.
Sanitary Sewer Collec on System Improvements:
Consist of construc on and installa on of pipes, service lines, manholes, en‐
casements and appurtenances necessary to provide sanitary sewer service to
the Assessed Property. The sanitary sewer improvements will be designed
and constructed in accordance with City standards and speciﬁca ons and will
be owned and operated by the City.

Southern view from FM 2757 overlooking lake
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Roadway Improvements
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Water and Sewer Improvements
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Water and Sewer Improvements
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Drainage Improvements
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Polo Ridge TIRZ No. 10
Financial Feasibility
Economic Feasibility Study
In January 2018, a taxable value analysis was developed by David Pe t Eco‐
nomic Development, LLC, as part of the preliminary project and ﬁnancing plan
to determine the economic feasibility of the project. The study examined the
expected tax revenue the TIRZ would receive based on development assump‐
ons. The Tables on Pages 32 and 33 summarize the an cipated development
square footages, the an cipated taxable value per unit for residen al develop‐
ment, and the an cipated taxable value per square foot for mixed use develop‐
ment.
The following pages also show the es mated captured appraised value of the
Zone during each year of its existence and the net beneﬁts of the Zone to each
of the local taxing jurisdic ons as well as the method of ﬁnancing.
Based on the foregoing analysis, the feasibility of the Zone has been demon‐
strated.
To fund the improvements outlined in the Project Plan, the City will contribute
51 percent of its real property tax increment to reduce or oﬀset the assess‐
ments to property owners.

Method of Financing
The City an cipates issuing special assessment revenue bonds secured by PID
assessments to ﬁnance all or a por on of Project Costs, with any remaining
costs of public improvements paid by the Developer.
In accordance with the Development Agreement, this TIRZ Project and Finance
Plan, and the PID Service and Assessment Plan, TIRZ revenues will be collected
annually at 51 percent of the ad valorem tax increment for a period of up to 31
years or un l the amount of TIRZ revenue related to the PID and placed in the
City’s TIRZ Fund totals $29,740,198, whichever occurs ﬁrst.

Taxing Unit Par cipa on and Tax Increment Contribu on
51% City Tax Increment or 0.3504 Tax Rate Equivalent

Debt Service
It is not an cipated that the TIRZ will incur any bonded indebtedness.
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Polo Ridge TIRZ No. 10
Financial Feasibility Analysis
Net Beneﬁt Calcula on Input
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Financial Feasibility Analysis
Net Beneﬁt Calcula on Output
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Financial Feasibility Analysis
Tax Revenue Net Beneﬁt
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Financial Feasibility Analysis
Tax Revenue Net Beneﬁt
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TIRZ Revenue Summary
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