
DALLAS COUNTY 
COMMISSIONERS COURT 
DEPARTMENT OF PLANNING & DEVELOPMENT 

January 26, 2018 

TO: Commissioners Court 

FROM: Rick Loessberg, Director of Planning & Development ,__ 

SUBJECT: 201 7 TIF District Status Report 

BACKGROUND 

Dallas County first began financially patticipating in tax increment fi nance (TIF) districts in 
1989 and has now participated in a total of twenty-seven. In 2020, this number will increase to 
twenty-eight when the County begins participating in the Mall Redevelopment district. So that 
the County can determine the effectiveness of this economic development technique, staff 
annually prepares a report on the performance of these districts. What follows below is a report 
which outlines the 2017 status of all past, present, and upcoming TIF districts. 

DESCRIPTION OF TAX INCREMENT FINANCING 

Tax increment financing involves delineating a specific geographic area (i.e. , a "TIF district"), 
having taxing entities allocate to this district some or all of any increase in tax revenue that 
results beyond a base level when the area's assessed valuation increases (i.e., " tax increment"), 
and then using this increment to either directly finance certain activities and public 
improvements (drainage, utilities, streetscaping, historic favade renovation, demolition, 
envirorunental remediation, parks, affordable housing, streets, etc.) or to reimburse developers 
who have undertaken such activities before sufficient increment was available. 

Dallas County uses a formal 
policy to determine whether to 
participate in a TIF district, and 
if so, at what level. Under the 
County' s current TIF policy, the 
County will only participate in a 
TIF district if it either 
encourages development in a 
blighted/distressed area or will 
substantially enhance the level 
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of development that would not have otherwise occurred within a non-distressed area. The 
County will provide up to 75% of its increment to an eligible di strict, and prior to 2002, the 
Hospital District also participated in such districts. 
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Since property-owners within a TIF district continue to pay all of their applicable taxes and since 
the County only financially contributes to a TIF district when the district's property values 
increase, the County's opportunity costs of participating in a district are very limited if a district 
is not successful (i.e., it will collect the same amount of revenue it would have whether the 
district was in place or not). Conversely, if a district is successful, then the County, because it 
retains about one-half of the new increment that is generated, immediately begins receiving 
additional tax revenue. 

2017 TIF PARTICIPATION ACTIVITY 

In 2017, the County financially participated in twenty-four TIF districts. These districts are as 
follows: 

Ft. Worth A venue (Dallas) Mercer Crossing* (Farmers Branch) 
Oak Cliff Gateway (Dallas) Old Farmers Branch* (Farmers Branch) 
Cedars (Dallas) Carrollton (Carrollton) 
City Center (Dallas) I-30 Entertainment* (Grand Prairie) 
Davis Garden (Dallas) Downtown Connection (Dallas) 
Grand Park South (Dallas) Southwestern Medical (Dallas) 
Deep Ellum (Dallas) 1-30 Corridor/Bass Pro (Garland) 
Vickery Meadow (Dallas) Downtown Garland (Garland) 
Skillman Corridor (Dallas) N. Central Expressway (Richardson) 
Design District (Dallas) Transit-Oriented Development (Dallas) 
Maple-Mockingbird (Dallas) Sports Arena (Dallas) 
Farmers Market (Dallas) Cypress Waters (Dallas) 

*denotes TIF district that also has Hospital District participation 

Almost all of these districts have sought to create high-quality, high-density communities not 
typically associated with Dallas. 

IMPACT ON FINANCE 

In 2017, the total value of the property in the twenty-four active districts increased by $1.907 
billion from $11.918 billion to $13.825 billion. This is the largest single-year increase that has 
been experienced since the County began participating in TIF districts (and is the third 
consecutive year with a record increase) and continues to be indicative of both the strong Dallas 
area housing market and the desire to live in the types of communities that many of these 
districts are creating. 

Overall, the assessed valuation of these twenty-four districts has increased by $9.8 billion since 
they were created with 55% of the County 's increment presently being provided to the districts. 
The districts primarily responsible for generating this $9.8 billion increase are Downtown 
Cmmection ($3.1 billion), Sports Arena ($1 billion), City Center ($700 million), North Central 
Expressway ($670 million), Design District ($490 million), Skillman Corridor ($420 million), 
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Farmers Market ($350 million), Maple-Mockingbird ($340 million), Transit-Oriented 
Development ($280 million), Vickery Meadow ($325 million), and Southwestern Medical ($230 
million). 

As shown below, the increase in assessed valuation generated by the active TIF districts, the 
portion of the County's tax base that is generated by these districts, and the percentage of County 
increment that has been provided to these districts have varied since 2005. 

REVIEW OF ACTIVE TIF DISTRICTS WITH COUNTY 
FINANCIAL PARTICIPATION 
Year AV Increase TIF -Generated % of Increment 

Generated AV Increase Contributed by 
by Active TIF as% of Tax County 
Districts Base 

2005 $1 .0 billion 0.7% 76% 
2006 $1.3 billion 0.9% 62% 
2007 $2.5 billion 1.6% 60% 
2008 $3.7 billion 2.2% 56% 
2009 $2.6 billion 1.6% 54% 
2010 $2.3 billion 1.5% 54% 
2011 $2.3 billion 1.5% 54% 
2012 $2.7 billion 1.7% 56% 
2013 $4.2 billion 2.6% 48% 
2014 $5.1 billion 2.9% 53% 
2015 $6.4 billion 3.4% 53% 
2016 $8.0 billion 3.9% 54% 
2017 $9.8 billion 4.4% 55% 

Both the increase in assessed valuation generated by the TIF districts and the amount of the 
County's tax base contained within these districts increased during 2005-2008 because of the 
growth that was experienced by districts like City Center, Cityplace, and the Sports Arena (these 
districts each saw their assessed valuations increase by $250 million-$330 million during this 
time-frame). These figures then primarily declined after 2008 because of the economy and 
because the County's initial participation in the Cityplace and the Sports Arena districts ended. 
They have since increased because of the resurgence of the local economy and the corresponding 
performance of many of the districts and because the County has chosen to participate in some 
new TIF districts (i.e. , Cypress Waters, Farmers Market, Design District, etc.) and to resume 
participating in some prior districts (like the Spm1s Arena). 

As for the percentage of the increment that the County contributes to TIF districts, this figure has 
declined since 2005 as the County's participation in older districts like Cityplace and State
Thomas, which had 1 00% contribution rates, have expired and has stabilized near 55% as the 
newer districts, which have contribution rates of 55%, have created significant growth. 
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EVALUATING TIF DISTRICT PERFORMANCE 

A more detailed report about the performance of each of the twenty-four TIF districts in which 
the County participated in 2017 is attached. Also included in this report is the performance of 
three districts (I-20 Retail, State-Thomas, and Cityplace) in which the County previously 
participated, but whose authorization periods have since expired, and the upcoming Mall 
Redevelopment district in which the County is scheduled to begin participating in 2020. 

In general, the performance of these twenty-eight districts falls into one of four categories: 

(1) Those that have had relatively significant development; 
(2) Those that are beginning to experience what should be significant development; 
(3) Those that have had some previous or current development, but not on the 

same scale as the first two groups; and 
( 4) Those that have had no or relatively little development. 

In determining which performance category a TIF district should be placed in, staff has taken 
into consideration a number of factors: the type and scope of economic activity that has occurred, 
the increase in assessed valuation that has been generated, the size of the district, the 
characteristics of the area, and the amount of undeveloped land remaining within the district. 
Because there are a number of factors that went into thjs decision and because the nature in 
which they interact with one another differs from district to district, there are some districts, for 
instance, that have been placed in the "some development" category even though their increases 
in assessed valuation may exceed those of some districts that have been placed in "more 
successful" categories. 

Thirteen of the twenty-eight TIF districts fall into either the "significant development" category 
(Sports Arena, State-Thomas, Downtown Connection, Design District, Fanners Market, City 
Center, and Cityplace) or the "significant development beginning" category (Vickery Meadow, 
North Central Expressway, Skillman Corridor, Cypress Waters, Maple-Mockingbird, and 
Southwestern Medical). The seven "significant development" districts have dramatically 
transformed large areas that were previously vacant, blighted, or heavily under-utilized and 
produced a unique high-level/high-density form of development. 

Cityplace State-Thomas Farmers Market 

4 



Sports Arena Design District Downtown Connection 

The six "significant development begi1ming" districts have the potential to produce the same type 
of results as the seven "significant development" districts. 

Vickery Meadow North Central Expressway Southwestern Medical 

Cypress Waters Maple/Mockingbird 

Another thirteen districts fall into the "some development" category (Carrollton, Mercer 
Crossing, Davis Garden, Old Farmers Branch, Ft. Worth Avenue, the I-30 Entertainment, the 
Downtown Garland, Deep Ellum, Transit-Oriented Development, the l-30 Corridor/Bass Pro, 
Oak Cliff Gateway, Cedars, and the I-20 Retail). These districts have had some isolated or 
small-scale projects, but the scope of this development has not yet been enough to produce 
widespread or noticeably significant change in their areas. 
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Mercer Crossing Oak Cliff Gateway Cedars 

Of these thirteen "some development" districts, Deep Ellum, Mercer Crossing, Ft. Worth 
Avenue, Gateway, and Transit-Oriented Development are the districts that presently have the 
best opportunity for more extensive development. 

Davis Garden Transit-Oriented Development Ft. Worth Avenue 

Two districts can be categorized as having had 
little or no development. One of these- Mall 
Redevelopment- is in this category because 
while demolition of the demolition of Valley 
View Mall began in 2017, it was not 
completed and the development agreement for 
this site was terminated (it is anticipated that 
the developer will seek a new agreement with 
the City so that the project can resume). 

The other district with little activity (Grand 
Park South) is unfortunately in this category 
because of the area' s underlying conditions. 
Even though the district was created in 2005 
and the City has worked to encourage 
investment in the area, no projects have yet 
emerged from any developers. Grand Park South 

6 



The districts that have, to date, been the most successful have been those that were either 
developer-requested or that involved extensive developer interest prior to their creation. The 
districts located in the City of Dallas have also generally been among the more successful 
districts, perhaps because this city has had much more extensive TIF experience than its 
suburban counterparts. The city's success may also be that people who are interested in high
density residential communities still prefer for them to occur in the "central city" rather than in 
the suburbs, even if the suburban districts contain a DART station. 

CONCLUSION 

TIF districts which feature high-quality multi-family housing are allowing the County to 
significantly increase property values, help redevelop older areas, and create higher
density/mixed-use development that is typically not associated with the Dallas area. That it has 
been able to do so is critical to the County's future as it seeks to attract new residents, retain 
residents that might otherwise move to a "newer" suburb in an adjacent county, and adapt to new 
economic trends and population patterns. 

attachment 

cc: Darryl Martin, Administrator 
Gordon Hikel, Asst. Administrator 
Ryan Brown, Budget Officer 
Darryl Thomas, Auditor 
John Ames, Tax Assessor/Collector 
Joe Mayer, Hospital District 
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DISTRICT CITY 

State-Thomas Dallas 

Cityplace Dallas 

Oak Cliff Dallas 
Gateway 

Bishop! 
Jefferson 
Subdisrricr 

Cedars Dallas 

STATUS OF TIF DISTRICTS WITH PREVIOUS, CURRENT, OR 
UPCOMING DALLAS COUNTY FINANCIAL PARTICIPATION 

December 2017 

YEAR INIT IAL PROJECTED ACTUAL PROJECTED PLANNED DISTRICT %COUNTY YEAR STATUS/COMMENTS 
CREATED ASSESSED 20 17 2017 FINAL PUBLIC REQUESTED INCR EMENT COUNTY 

VALUATION ASSESSED ASSESSED ASSESSED IMPROVE- BY PROVIDED INVOLVE-
VALUATION VALUATION VALUATION MENTS DEVELOPER MENT 

ENDS 

1989 $47.5 million n/a $669.1 million $722.4 million $14.4 mill ion No 100% 2004 First TIF district in County is 
one of the most successful 
with over 3000 housing 
units. Even though district 
ceased operations more than 
a decade ago, its 2017 values 
are $50 million higher than 
in 2016. 

1992 $45.1 million n/a $1. 16bill ion $655.8 mill ion $23.4 million Yes 100% 2008 Another very successful TIF 
district that created a unique 
form of mixed-use develop-
ment with over 3000 housing 
units. 2017 values are $300 
million higher than what they 
were just a few years ago. 

1992 $38.6 million $250.9 million $248.6 mi llion $350 million $ 10 million No 65% 2016 Development had been slow 
to occur in this older area, 
but there are now 1200 new 

2014 $/05.4 million $121.4 million $168. 1 million $490.5 million $/8.6 million No 65% 
housing units with another 

2034 776 units under construction 
in new Bishop Arts 
subdistrict. 20 17 values are 
$50 million larger than 2016 
values. 

1992 $34.8 mill ion $249.4 mill ion $138.7 million $334.7 million $23.8 million No 75% 2022 Like Gateway, this district 
was created to help revitalize 
an older area; development 
has also been slow, but 800 
housing units have now been 
built and the renovation of a 
hotel that has been closed for 
some time is underway. 20 17 
values are $22 million higher 
than corrected 20 16 values. 
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DISTRICT CITY YEAR INITIAL PROJECTED ACTUAL PROJECTED PLANNED DISTRICT %COUNTY YEAR STATUS/COMMENTS 
CREATED ASSESSED 2017 2017 FINAL PUBLIC REQUESTED INCREMENT COUNTY 

VALLIATION ASSESSED ASSESSED ASSESSED IMPROVE- BY PROVIDED INVOLVE-
VALUATION VALUATION .VALUATION MENTS DEVELOPER MENT 

ENDS 

City Center Dallas 1996 $577.7 million $1.396 billion $ 1.27 billion $1.4 billion $127 million No 45% 20 17 District has created 2900 
housing units and solidified 

West End/ 2013 $97.1 million $149. 7 million $/61 million $365.1 million $37.2 million No 53% 2032 
area' s tax base, but growth 
has slowed. 2017 City Lamar 
Center values are $20 million Subdistrict 
higher than 2016. 2017 
West End values are $13 
million higher than 20 16. 

Sports Arena Dallas 1998 $20.6 million $882.5 million $1.06 bill ion $1.5 billion $59 million Yes 45% 2022 District has dramatically 
converted brownfield into a 

RiveJjrontl 2012 $30. 2 million $97.2 million $97.2 million $532.3 million $34.7 million No 55% 2029 
high-rise mixed-use develop-
ment. Over 2700 housing West Dallas 
units have been built near Subdistricts 
arena: another 750 are under 
construction. 350 units are 
now also being built in 
subdistrict. 2017 values are 
$350 million greater than 
20 16 values. 

Mercer Farmers 1998 $45.2 million $1.34 billion $292.3 million $1.4 billion $84.8 million Yes 34% 2019 Activity has begun to reoccur 
Crossing Branch and loss in 2008-2012 values 

has now been offset: 2017 
values are about $75 million 
greater than 2016 values. 

Old Farmers Fanners 1998 $14.5 million $141.9million $59 million $146.5 million $10.5 million No 55% 2020 Despite City's etforts, only 
Branch Branch minimal development (250 

housing units) has occurred. 
20 17 values are $4 million 
higher than 2016. 

1-20 Retail Grand 1999 $8.3 mill ion $407 million $152.1million $4 19.7 million $72.3 million No II% 2014 Retail development has 
Prai rie (Dallas County (Dallas County (Dallas County (Dallas County occurred, but it has been of a 

only) only) only) only) "big box·· nature rather than 
as a traditional mall as was 
envisioned. City ended 
district ahead of schedule in 
20 14. 20 17 values are $45 
million greater than in 2016. 

1-30 Grand 1999 $53 million $572.5 million $216.6 million $604.1 million $102 million No--but City had 40% 2020 District 's original enter-
Entertainment Prairie been engaged in tainment emphasis was 

extensive prior changed almost immediately 
discussions with to industrial. 2017 values 
developer are about $10 million lower 

than in 2016. 
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DISTRICT CITY YEAR INITIAL PROJECTED ACTUAL PROJECTED PLANNED DISTRICT %COUNTY YEAR STATUS/COMMENTS 
CREATED ASSESSED 2017 2017 FINAL PUBLIC REQUESTED INCREMENT COUNTY 

VALUATION ASSESSED ASSESSED ASSESSED IMPROVE- BY PROVIDED INVOLVE-
VALUATION VALUATION VALUATION M ENTS DEVELOPER MENT 

ENDS 

Downtown Dallas 2005 $465.2 million $2.69 billion $3.56 billion $3.1 billion $ 190 million No 55% 2025 District has been incredibly 
Connection successfu l. 4300 housing 

units have been built and 
another 2500 are under 
construction. 2017 values are 
almost $500 million higher 
than 2016 values. 

Grand Park Dallas 2005 $44.9 million $397.9 million $64.2 mill ion $665.7 mill ion $30.3 million No 65% 2026 Despite City's efforts, there 
South has been very little interest in 

area, and values have 
generally not changed. 

1-30 Corridor Garland 2004 $82.3 million $189.7 million $131.8 million $213.4 million $21.8 million Yes 55% 2025 There has been little activity 
(Bass Pro) beyond original Bass Pro 

project. While 2017 values 
are $5 million greater than 
20 16, these values are still $9 
million lower than in 2008. 
City working on new 
strategy. 

Vickery Dallas 2005 $ 16 1.3 million $541. 1 million $486. 1 million $637 million $32.2 million Yes 55% 2027 First phase near North Park 
Meadow has created 600 housing units 

and 700,000 square feet of 
o ffice/retail. 2017 values are 
about $60 million more than 
20 16. Has been more 
difficult creating second 
phase in area with o lder 
<!Jl_artments. 

Southwestern Dallas 2005 $20.9 mill ion $212 million $249.2 million $737.4 million $10.8 million No--but City had 55% 2027 Another successful district: 
Medical been engaged in 1250 housing units have been 

extensive prior built; 2017 values are almost 
discussions with $30 million higher than 2016 
developer values. 

Deep Ellum Dallas 2005 $ 189 million $338 million $459.3 mill ion $405 million $17.7 mill ion No 55% 2027 Activity initially had been 

slow; however, 760 housing 
units have been built and 
another 340 are under 
construction. 2017 values are 
almost $90 million higher 
than 20 16. 
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DISTRICT C ITY YEAR INITIAL PROJECTED ACTUAL PROJ ECTED PLANNED DISTRICT %COUNTY YEAR STATUS/COMMENTS 
CREATED ASSESSED 2017 2017 FINAL PUBLIC REQUESTED INCREMENT COUNTY 

VALUATION ASSESSED ASSESSED ASSESSED IMPROVE- BY PROVIDED INVOLVE-
VALUATION VALUATION VALUATION MENTS DEVELOPER MENT 

ENDS 

Design Dallas 2005 $28 1.9 million $650.7 million $769.7 million $ 1.4 billion $51.4 million No--but C ity had 55% 2027 District continues to perform 
District been engaged in well: 2200 housing units 

extensive prior have been built. 2017 values 
discussions with are about $ 100 million higher 
developers than 2016 values. 

Skillman Dallas 2005 $340.4 million $1.04 billion $763.2 million $ 1.2 billion $49.7 million No--but City had 55% 2027 District led to demolition of 
Corridor been engaged in 1300 substandard housing 

extensive prior units, but new development 
discussions with has been much slower than 
developers expected. However, I I 00 

new units and some retail 
have now been built and 
another 300 housing units are 
under construction. 2017 
values are about $100 million 
greater than 2016. 

North Central Richard- 2006 $428.6 million $1.07 billion $921.8 million $1.6 billion $85.4 million No--but City had 65% 2027 Most successful suburban 
Expressway son been engaged in district. 1500 units have been 

extensive prior built with another 300 
discussions with nearing completion. 2017 
developers values are $190 million 

greater than 2016 values. 

Downtown Garland 2003 $ 104 million $243.7 million $ 185million $272.4 million $ 12.1 mill ion No 55% 2023 Development has been slow, 
Garland/ but 150 housing units were 
Forest Lane completed in past year (a 
DART total of 450 have now been 

built since district was 
created). 2017 values are $20 
higher than 20 16 values. 

Ft. Worth Dallas 2007 $86.1 million $1.07 billion $292.2 mill ion $1.8 billion $69.5 million No 55% 2028 Although it has taken longer 
Avenue than expected, activity is 

now occurring: 1200 housing 
units have been built; another 
600 units are under con-
struction. 20 17 values are 
$65 million greater than 
2016. 

Davis Garden Dallas 2007 $123.6 million $1. 13billion $250.5 mill ion $1.7 billion $ 104 million Yes 75% 2033 District helped demolish 
1500 obsolete housing units, 
but new development has 
been slow. 550 new units 
have been built; construction 
occurring on another 100. 
2017 values are $30 million 
greater than 20 16. 
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DISTRICT CITY YEAR INITIAL PROJECTED ACTUAL PROJECTED PLANNED DISTRICT %COUNTY YEAR STATUS/COMMENTS I CREATED ASSESSED 2017 2017 FINAL PUBLIC REQUESTED INCREMENT COUNTY 
VALlJATION ASSESSED ASSESSED ASSESSED IMPROVE- BY PROVIDED INVOLVE-

VALUATION VALUATION VALUATION MENTS DEVELOPER MENT 
ENDS 

Transit- Dallas 2008 $207.6 million $1.27billion $484.3 million $3.2 billion $185 million No 55% 2030 Initial projections too 
Oriented optimistic, but development 
Development has occurred at some 

locations. 1500 housing units 
have been built. No 
appreciable change in values 
since 2016. 

Maple- Dallas 2008 $185. 1 million $539.7 million $521.8 million $735.2 million $27.8 million No 55% 2031 Much activity has occurred 
Mockingbird in last few years: 1900 

housing units have been 
built: another 3 70 units are 
under construction. 2017 
values are about $60 million 
hicrherthan in 2015. 

Farmers 
Market Dallas 1998 $28 million $329.1 million $375.5 million $300 million $17.4 million Yes 40% 2028 District successful at creating 

new neighborhood with 2000 
housing units. 2017 values 
are about $90 million higher 
than 2016 values. 

Carrollton Canol !ton 2006 $131 million $204.6 million $217 million $628 million $9.9 million No 65% 2030 Modest performance with 
300 new units of housing 
2017 values are $20 million 
higher than 2016. 

Cypress Dallas 20 10 $0.1 mill ion $220.4 million $293.9 million $2.2 billion $65.7 million Yes 55% 2033 Significant activity continues 
Waters to occur: 800 housing units 

have been built with another 
1600 under construction. 1.3 
million square feet of office 
space have also been built 
with another 750,000 square 
feet under construction. 2017 
values are about $100 million 
more than 2016 values. 

Mall Dallas 20 14 $168.4 million $248.6 million $213 million $4.35 billion 179.1 million Yes 55% 2039 Demolition began at Valley 
Redevelop- (for Valley View View Mall, but was not 
ment Mall) completed. Development 

agreement for this project 
terminated because bench-
marks were not met: 
developer expected to submit 
new proposal. Some small 
improvement activity is 
occurring at Red Bird Mall. 
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