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IntroducƟon 

Board of Director ResponsibiliƟes 
 

The TIRZ Board prepares and adopts a project plan and a reinvestment 
zone financing plan and submits the plans to the City Council that des‐
ignated the zone. Once a TIRZ project and financing plan has been ap‐
proved by the City Council,  the Board monitors the ongoing perfor‐
mance of the TIRZ by reviewing the construcƟon status of proposed 
public improvements and ameniƟes, reviewing the status of the tax 
increment fund, approving amendments to the project and financing 
plan, and recommending certain acƟons by City Council related to 
the TIRZ. The TIRZ Board must comply with the Texas Open 
MeeƟngs Act as well as with all subsequent City  Code provisions for 
City Boards and Commissions, to the extent that there is no conflict with 
the 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 conƟgu‐
ous geographic area by designaƟng it a Tax Increment 
Reinvestment Zone (TIRZ). The future value of private investment 
within a TIRZ is leveraged to finance public improvements, to enhance 
exisƟng public infrastructure, and to maximize the benefits of other in‐
cenƟve tools. Public investment in TIRZ, using tax increment as a fi‐
nancing mechanism, sƟmulates private sector investment in areas of the 
City that would not otherwise aƩract market interest. Taxing enƟƟes, 
including school districts, can opt in at a parƟcipaƟon rate of their 
choosing, elecƟng to contribute 0% to ·100% of their tax increment into 
the zone.  

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

o f  a TIRZ 
 Base value is assessed value in year TIRZ is designated (as of January 1) 
 Development over Ɵme increases assessed value 
 Higher assessed value results in addiƟonal real property tax revenues 

Once a TIRZ has been established, incremental real property taxes 
resulƟng from new construcƟon, public improvements and redevelop‐
ment efforts accrue to the various taxing enƟƟes.  Local taxing enƟƟes 
retain the right to determine the amount of the tax increment. The 
City enters into wriƩen lnterlocal Agreements with all parƟcipaƟng 
taxing enƟƟes to specify: (1) the condiƟons for payment of tax incre‐
ment into a tax increment fund, (2) the porƟon of tax increment to 
be paid by each enƟty into the tax increment fund, and (3) the term of 
the lnterlocal Agreement. 
 
The amount of a taxing unit's tax increment for a year is the amount 
of property taxes levied and collected by the unit for that year on the 
"captured" appraised value of real property taxable by the unit and 
located in the TIRZ. Captured appraised value is the total appraised 
value of all real  property taxable by the unit and located in a TIRZ for 
that year less the total appraised value of taxable real property in the 
base year (the year in which zone was designated by ordinance).  



 4 

 

AcƟons Taken to Date 

On June 7, 2010, the City entered into an agreement with 269 Kaufman Part‐
ners, LTD., to develop 146 acres located in the City’s ETJ near FM 741 and IH‐
20 as a high quality town center commercial development along the IH‐20 
Corridor.  In 2014, the rights to develop the property expired due to inacƟvity, 
and in 2017, the developer, Centurion American, requested a new agreement 
and concept plan to include the addiƟon of a residenƟal development fi‐
nanced through a Tax Increment Reinvestment Zone (TIRZ) and a Public Im‐
provement District (PID).  On October 16, 2017, the City Council authorized 
the City Manager to negoƟate a new development agreement with the re‐
quirement that the developer request voluntary annexaƟon into the City Lim‐
its. 

On November 13, 2017, the Developer filed a peƟƟon for the creaƟon of the 
Heartland Town Center PID, and on November 14, 2017, the City Council 
passed resoluƟons calling for public hearings to consider both the Heartland 
Town Center PID and TIRZ. 

On December 4, 2017, the City Council directed the City Manager to finalize 
and execute a development agreement with CADG Kaufman 146, LLC and 
Kaufman County Fresh Water Supply District No. 5 relaƟng to the proposed 
Heartland Town Center Development. Under the new concept plan the devel‐
opment consists of two tracts, a 25.5‐acre tract for general retail use and a 
121.3‐acre tract for residenƟal use to include approximately 450 residenƟal 
lots. The lots will primarily be 40‐50 feet wide and will be comparable to lot 
sizes in the surrounding area. The creaƟon of the TIRZ and PID was condi‐
Ɵoned upon annexaƟon into the City.  

On December 18, 2017, aŌer holding a public hearing, the City Council passed 
Ordinance No. 4532 creaƟng Reinvestment Zone Number Eleven for a dura‐
Ɵon of 31 years, expiring on December 31, 2048, if not sooner terminated, 
and the tax increment for the TIRZ was set at the total value of the ad valorem 
tax collected on all real property within the TIRZ. At this same meeƟng, the 
City Council passed ResoluƟon No. 80‐2017 creaƟng  the Heartland Town Cen‐
ter PID to finance the cost of certain authorized public improvements that 
confer a special benefit to property located within the PID as authorized by 
State law. 
 
On April 2, 2018, the  City and Developer executed the Heartland Town Center 
Development Agreement. On May 29, 2018, the Developer filed a voluntary 
peƟƟon for annexaƟon of the 25.5‐acre tract planned for general retail. 

On June  18, 2018, the TIRZ Board adopted a Project Plan and Reinvestment 
Zone Financing Plan that summarized $18,111,386 in project costs for public 
infrastructure related to the residenƟal development, but did not idenƟfy any 
project costs for the general retail tract noƟng that those improvements 
would be constructed by others. The Plan also described the financing meth‐
odology and revenue projecƟons for the development, but no concept plan 
was defined for the proposed general retail tract. The Developer’s esƟmated 
TIRZ revenues for retail was based on a mix of potenƟal office, retail and gro‐
cery store uses.  
 
On June 18, 2018, the City Council passed Ordinance No. 4574 approving the 
Board recommended Project Plan and Reinvestment Zone Financing Plan and 
also passed ResoluƟon No. 33‐2018 to dedicate 62 percent of tax increment 
collected within the residenƟal tract to reduce the proposed PID assessments 
levied on property owners within the residenƟal tract for a period of 31 years 
or unƟl the total TIRZ revenues collected in the TIRZ Fund residenƟal subac‐
count equals $14,827,784, whichever occurs first. The Ordinance and Zone 
Financing Plan dedicated 25 percent of tax increment collected within the 
proposed general retail tract for a period of 31 years or unƟl the total TIRZ 
revenues collected in the TIRZ Fund commercial subaccount equals 
$3,283,602 to be used to reimburse a future developer for public improve‐
ments in the form of a Chapter 380 agreement. 
 
On July  16, 2018, the City Council passed Ordinance No. 4584 annexing the 
25.5‐acre tract zoned as Agriculture into the City limits. 
 
On August 1, 2018, the City and Developer entered into a Transfer and Service 
Agreement with Kaufman County Municipal UƟlity District No. 12 (K‐MUD) 
and D.R. Horton to provide water and wastewater service to the proposed 
general retail tract and the developable porƟon of the proposed residenƟal 
tract to be developed by D.R. Horton. The Heartland Town Center Develop‐
ment is enƟrely located within K‐MUD’s CerƟficate of Convenience and Ne‐
cessity (CCN), and per the Development Agreement K‐MUD will provide water 
and sewer service to the proposed general retail and residenƟal tracts.  
 
On August 3, 2018, the Developer sold the 121.3‐acre residenƟal tract to D.R. 
Horton and its affiliate to develop the Trailwind subdivision in two phases, 
with 210 lots in Phase 1 and 240 lots in Phase 2. The terms and condiƟons  of 
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AcƟons Taken to Date 
the Development Agreement relaƟng to the PID and residenƟal development 
was assigned to D.R. Horton and its affiliate. 
 
On August 20, 2018, the City Council passed Ordinance No. 4589 approving a 
change of zoning for the 25.5‐acre tract from Agriculture to General Retail. 
 
On August 27, 2018, the Developer sold the 25.5‐acre tract to Heartland Re‐
tail, LLC, an affiliate of Huffines CommuniƟes, to develop the general retail 
porƟon of Heartland Town Center. The terms and condiƟons of the Develop‐
ment Agreement relaƟng to  general retail was assigned to Heartland Retail, 
LLC. 
 
On September 4, 2018, the City Council issued $7,245,000 in special assess‐
ment revenue bonds to finance authorized public improvements within the 
121.3‐acre residenƟal tract that directly provide a special benefit to property 
within Phase 1 and that those improvements that benefit the enƟre develop‐
ment. The Development Agreement caps total bond authorizaƟon at $14 mil‐
lion, which leaves $6,755,000 remaining in bond authorizaƟon for financing 
public improvements that directly benefit property within Phase 2. The City 
Council also passed Ordinance No. 4596 adopƟng a Service and Assessment 
Plan (SAP) to levy assessments based on lot type in an amount sufficient to 
pay debt service on the bonds. The PID administrator calculates the assess‐
ments based on anƟcipated TIRZ revenues collected in the residenƟal subac‐
count and develops an assessment roll for the City to base its collecƟons.  
 
While the TIRZ boundary encompasses the enƟre 146.746 acres of the Heart‐
land development, the PID boundary only includes the 121.3‐acre residenƟal 
tract, which will develop as single‐family residenƟal. The general retail tract is 
not part of the PID. 
 
On October 1, 2018, the City Council passed Ordinance No. 4615 annexing 
the 121.3‐acre residenƟal tract into the City limits. 
 
On November 19, 2018, the City Council passed Ordinance No. 4625 approv‐
ing a change of zoning for the developable 110.9 acres within the residenƟal 
tract from Agriculture to Planned Development—Single‐family ResidenƟal 
and new concept plan for D.R. Horton’s Trailwind subdivision. 
 
In April 2019, Huffines CommuniƟes noƟfied the City of its desire to rezone 
the combined 25.5‐acre general retail tract, and a 1.9‐acre tract zoned  

Board RecommendaƟon 
 

The Board has prepared and adopted this Amended Project Plan and Rein-
vestment Zone Financing Plan for Reinvestment Zone Number Eleven, City 
of Mesquite, Texas (Heartland Town Center), and recommends approval by 
the Mesquite City Council. 

The Board finds that the Zone is feasible, and that the amended TIRZ Project 
and Financing Plan is in the best interest of the City of Mesquite.  

Agriculture owned by an affiliate, into a 27‐acre Planned Development Dis‐
trict (PD), and on July 8, 2019, the Planning and Zoning Commission approved 
the PD‐General Retail zoning applicaƟon. 
 
On August 5, 2019, the City Council postponed consideraƟon of the PD zon‐
ing at the request of the Developer to an undetermined date in order to al‐
low the Developer more Ɵme to refine the details of the proposed develop‐
ment. 
 
On September 3, 2019, the City Council passed Ordinance No. 4709 approv‐
ing an update to the PID SAP in accordance with State law. 
 
On April 20, 2020, the City Council will consider the postponed PD zoning to 
combine the two Huffines tracts into one Retail Tract with a retail concept 
plan. At this meeƟng the City Council will also hold a public hearing to consid‐
er a Development Agreement and Chapter 380 Grant Agreement with 
Huffines to reimburse roadway impact fees and grant up to $393,000 in sales 
tax if a 50,000 square‐foot grocery store opens, and the City Council will hold 
a public hearing and consider an ordinance to approve this Amended Project 
and Financing Plan. This Amended Plan will: 
 

 Extend the Term seven more years to expire December 31, 2055 
 Enlarge the TIRZ Boundary to include the 1.9‐acre tract 
 Refine the financing methodology for the Retail Tract and reduce 

the maximum TIRZ revenues for the commercial account from 
$3,283,602 to $2,170,667   
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Original TIRZ Boundary 
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TIRZ Boundary Expansion 
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New TIRZ Boundary 

148.681 ACRES 
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New TIRZ Boundary DescripƟon 
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New TIRZ Boundary DescripƟon 

concrete monument found for corner at the intersecƟon of said southeast 
right‐of‐way line of Farm to Market Road No. 741, and the southerly right‐of‐
way line of Interstate Highway No. 20 (variable width R.O.W); 
 
THENCE North 83°20’17” East, with said southerly right‐of‐way line of Inter‐
state Highway No. 20, a distance of 79.06 feet to a 5/8 inch iron rod with cap 
marked “PETITT‐RPLS 4087” found for corner at the northeast corner of said 
Tract 7; 
 
THENCE South 15°07’57” West with the north line of said CADG Kaufman 146, 
LLC tract, a distance of 10.77 feet to a 5/8 inch iron rod with cap marked 
“PETITT RPLS 4087” found for corner; 
 
THENCE North 83°20’17” East, leaving said southeast line of Tract 7, and with 
the north line of said CADG Kaufman 146, LLC tract, a distance of 675.67 feet 
to a 5/8 inch iron rod with cap marked “PETITT RPLS 4087” found for corner; 
 
THENCE North 88°27’43” East, with a north line of said CADG Kaufman 146, 
LLC tract, a distance of 474.11 feet to a 5/8 inch iron rod with cap marked 
“PETITT RPLS 4087” found for corner; 
 
THENCE South 84°18’07” East, with a north line of said CADG Kaufman 146, 
LLC tract, a distance of 951.32 feet to a 5/8 inch iron rod with cap marked 
“PETITT RPLS 4087” found for corner; 
 
THENCE South 78°58’41” East, with a north line of said CADG Kaufman 146, 
LLC tract, a distance of 18.88 feet to a 5/8 inch iron rod with cap marked 
“PETITT RPLS 4087” found for corner at a northeast corner of said CADG Kauf‐
man 146, LLC tract; 
 
THENCE South 45°06’42” East, with the northeasterly line of said CADG Kauf‐
man 146, LLC tract, a distance of 2113.03 feet to a 3/4 inch iron pipe found 
for corner at the easternmost corner of said CADG Kaufman County 146, LLC 
tract; 
 
THENCE South 44°46’26” West, with a southeasterly line of said CADG Kauf‐
man 146, LLC tract, a distance of 1898.51 feet to a 1/2 inch iron rod with cap 
marked “DAA” found for corner; 

BEING that certain tract of land situated in the Martha Music Survey, Abstract 
No. 312, in Kaufman County, Texas, and being all that certain tract of land 
described as Tract 1 in deed to CADG Kaufman 146, LLC, recorded in Volume  
4363, Page 38, of the Deed Records of Kaufman County, Texas (DRKCT), and 
being all of that certain tract of land described as Tract 7 in deed to H.W. 
Heartland, L.P. CADG Kaufman 146, LLC (now known as UST‐Heartland, L.P. 
according to CerƟficate of Amendment filed in the Office of the Secretary of 
State of Texas on December 3, 2013), recorded in Volume 3119, Page 142, 
DRKCT, and being more parƟcularly described as follows: 
 
BEGINNING at a 5/8 inch iron rod with cap marked “PETITT RPLS 4087” found 
at the intersecƟon of the southeast right‐of‐way line of Farm to Market Road 
No. 741 (called 90 foot R.O.W. at this point), and the northeast right‐of‐way 
line of Heartland Parkway (called 100 foot R.O.W. at this point), and being the 
west corner of said CADG Kaufman 146, LLC tract; 
 
THENCE North 46°18’40” East, with said southeast right‐of‐way line of Farm 
to Market Road No. 741, a distance of 451.91 feet to a 1/2 inch iron rod with 
cap stamped “DAA” found for corner at the west corner of said HW Heart‐
land, L.P. tract, and being the beginning of a tangent curve to the leŌ; 
 
THENCE conƟnuing with said southeast right‐of‐way line of Farm to Market 
Road No. 741, and with said curve having a central angle of 14°27'58”, a radi‐
us of 999.93 feet, a chord which bears North 39°04’41” East, a chord distance 
of 251.79 feet, for an arc distance of 252.46 feet to the end of said curve, a 
5/8 inch iron rod with cap marked “PETITT‐RPLS 4087” found for corner; 
 
THENCE North 32°01’23” East, conƟnuing with said southeast right‐of‐way 
line of Farm to Market Road No. 741, a distance of 211.13 feet to a 5/8 inch 
iron rod with cap marked “PETITT‐RPLS 4087” found for corner at the begin‐
ning of a tangent curve to the leŌ; 
 
THENCE conƟnuing with said southeast right‐of‐way line of Farm to Market 
Road No. 741, and with said curve having a central angle of 00°58’12”, a radi‐
us of 909.93 feet, a chord which bears North 31°32’17” East, a chord distance 
of 15.40 feet, for an arc distance of 15.40 feet to the end of said curve,  a 
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THENCE North 82°23’59” West, conƟnuing with said northeasterly right of‐
way  line of Heartland Parkway, a distance of 23.30 feet to a 1/2 inch iron rod 
with cap stamped “DAA” found for corner, and being the beginning of a tan‐
gent curve to the right; 
 
THENCE conƟnuing with said northeasterly right of way line of Heartland 
Parkway, and with said curve having a central angle of 10°28’32”, a radius of 
300.00 feet, a chord which bears North 77°08’39” West, a chord distance of 
54.77 feet, for an arc distance of 54.85 feet to the end of said curve, a 1/2 
inch iron rod with cap stamped “DAA” found for corner, and being the begin‐
ning of a tangent reverse curve to the leŌ; 
 
THENCE conƟnuing with said northeasterly right of way line of Heartland 
Parkway, and with said curve having a central angle of 10°28’32”, a radius of 
300.00 feet, a chord which bears North 77°08’39” West, a chord distance of 
54.77 feet, for an arc distance of 54.85 feet to the end of said curve, a 1/2 
inch iron rod with cap stamped “DAA” found for corner (called 100 foot 
R.O.W. at this point); 
 
THENCE North 82°22’55” West, conƟnuing with said northeasterly right of‐
way line of Heartland Parkway, a distance of 172.65 feet to a 1/2 inch iron rod 
with cap stamped “DAA” found for corner, and being the beginning of a tan‐
gent curve to the right; 
 
THENCE conƟnuing with said northeasterly right of way line of Heartland 
Parkway, and with said curve having a central angle of 38°41’30”, a radius of 
950.00 feet, a chord which bears North 63°02’10” West, a chord distance of 
629.41 feet, for an arc distance of 641.53 feet to the end of said curve, a 1/2 
inch iron rod with cap stamped “DAA” found for corner; 
 
THENCE North 43°41’26” West, conƟnuing with said northeasterly right of‐
way line of Heartland Parkway, a distance of 249.59 feet to the POINT OF BE‐
GINNING of herein described tract, containing 148.681 acres of land. 

THENCE South 65°43’36” West, with a southeasterly line of said CADG Kauf‐
man 146, LLC tract, a distance of 65.81 feet to a 1/2 inch iron rod with cap 
marked “DAA” found for corner at the southernmost corner of said CADG 
Kaufman 146, LLC tract, and being located on the northeasterly line of Lot 2X, 
Block 43, of Heartland Tract A, Phase 1B, an addiƟon to Kaufman County, Tex‐
as according to the Amending Plat recorded in Cabinet 3, Slide 20, of the Plat 
Records of Kaufman County, Texas (PRKCT), said iron rod also being located at 
the beginning of a non tangent curve to the leŌ; 
 
THENCE Northwesterly, with said northeasterly line of Lot 2X and with said 
curve to the leŌ which has a central angle of 21°32’00”, a radius of 800.00 
feet, a chord which bears North 34°55’09” West, a chord distance of 298.90 
feet, for an arc distance of 300.66 feet to the end of said curve, a 1/2 inch 
iron rod with cap marked “DAA” found for corner; 
 
THENCE North 45°41’09” West, conƟnuing with the northeasterly line of Lot 
2X, a distance of 397.34 feet to a 1/2 inch iron rod with cap marked “DAA” 
found for corner at the northernmost corner of said Lot 2X, Block 43, also 
being the northernmost corner of said Heartland Tract A, Phase 1B;  
 
THENCE South 44°18’51” West, with the northwest line of said Lot 2X, Block 
43, a distance of 10.00 feet to a 1/2 inch iron rod with cap marked “DAA” 
found for corner at the easternmost corner of Heartland Tract A Phase 2B, an 
addiƟon to Kaufman County, Texas, according to the Final Plat recorded in 
Cabinet 3, Slide 100, PRKCT, said iron rod also being located on the northeast‐
erly right of way line of Heartland Parkway (called 80 foot right of way at this 
point), according to said Final Plat of Heartland Tract A Phase 2B; 
 
THENCE North 45°41’09” West, with said northeasterly right of way line of 
Heartland Parkway, a distance of 1324.03 feet to a 1/2 inch iron rod with cap 
marked “DAA” found for corner at the beginning of a tangent curve to the 
leŌ; 
 
THENCE Northwesterly, conƟnuing with said northeasterly right of way line of 
Heartland Parkway, and with said curve having a central angle of 36° 41’46”, a 
radius of 790.00 feet, a chord which bears North 64°02’02” West, a chord 
distance of 497.37 feet, for an arc distance of 505.97 feet to the end of said 
curve, a 1/2 inch iron rod with cap stamped “DAA” found for corner; 

New TIRZ Boundary DescripƟon 
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Current Land Uses and CondiƟons 

ExisƟng Uses and CondiƟons 

The Property is currently located within the City limits in Kaufman County. 
The 27.4‐acre retail tract is currently undeveloped, with 1.9 acres zoned 
Agriculture, and the other 25.5‐acres zoned General Retail.  The 121.3‐acre 
residenƟal tract is zoned Planned Development ‐ ResidenƟal and is cur‐
rently under development by D.R. Horton for single‐family residenƟal use. 
Both tracts are also located within Kaufman County Municipal UƟlity Dis‐
trict No. 11 and water and sewer is available from K‐MUD.  Maps of cur‐
rent land use and zoning are shown on the following pages. 

 

Current Property Ownership 

There are five parcels within the residenƟal tract which are owned by D.R. 
Horton and its affiliate Diecieseis. A total of five parcels make up the retail 
tract and are owned by Heartland Retail and HW Heartland, which are 
both affiliates of Huffines CommuniƟes. 

The total appraised value of all residenƟal tracts is $822,190, and the total 
appraised value of all retail tracts is $931,720, for a combined TIRZ taxable 
value of $1,753,910. When the TIRZ expires in December 2055, the esƟ‐
mated appraised taxable value of real property within the TIRZ will be 
more than $262 million. Details of each parcel is shown in the table below.  

27.4‐acre General Retail Tract 

121.3‐acre ResidenƟal Tract 
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Land Use 
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Zoning 
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Zone CharacterisƟcs 
Proposed Changes of Zoning, Ordinances and RegulaƟons 

The residenƟal tract is zoned PD‐Single‐family ResidenƟal with no plans 
to change zoning in the future. A Development Agreement governs the 
development standards, open space and other regulaƟons within Trail‐
wind, and deed restricƟons on 30 prohibited uses has been filed with 
the Kaufman County Court of Record. 

A change in zoning from Agriculture to PD‐General Retail is planned for 
the 1.9‐acre tract, along with the 25.5‐acre tract already zoned General 
Retail. A proposed Development Agreement and Chapter 380 Grant 
Agreement will specify development incenƟves as well as architectural 
and building material standards for the retail development. This Agree‐
ment also contains the same deed restricƟons as the residenƟal proper‐
ty and will be filed upon execuƟon by the City and Developer. A pro‐
posed TIRZ Reimbursement Agreement will outline the terms and condi‐
Ɵons for reimbursing TIRZ revenues to the Developer as described in 
this Plan.  

Proposed Uses 

The 121.3‐acre residenƟal tract is zoned Planned Development ‐ Single 
Family ResidenƟal and is being developed by D.R. Horton in two phas‐
es over four years. Phase 1 consists of 210 lots and Phase 2 consists of 
240 lots for a total of 450 lots. Of this lot count, 182 lots have 40‐foot 
width lots and 268 lots have 50‐foot widths. 

D.R. Horton will construct their Express Homes brand of affordable 
housing with an average base home price of $215,000 for the 40‐foot 
width lots, and $255,000 for the 50‐foot width lots. 

Grading and uƟlity construcƟon are underway in Phase 1, and the first 
60 lots are expected to sell by 2021. Public infrastructure for Phase 2 is 
expected to begin someƟme in 2022 with the first 60 lots in that phase 
beginning to sell by 2023. Both phases are expected to overlap with 
final lots completed by 2025 depending on market condiƟons. 

The 27.4‐acre retail tract will be zoned Planned Development ‐ Gen‐
eral Retail and is being developed by Huffines CommuniƟes as a major 
high value retail center to serve the rapidly growing residenƟal hous‐
ing in the adjacent Heartland master‐planned community and other 
development underway along the IH‐20 corridor. 

The 130,000 square foot center will be anchored by a 50,000 square‐
foot grocery store and will include six major pad sites for restaurant 
and retail fronƟng FM 741 and a mixture of retail and office in a quali‐
ty atmosphere and architectural features that will provide an upscale, 
hill country modern feel for the consumer. The mix use development 
will be accentuated by extensive open space and landscaping that will 
promote walkability and a sense of community for the surrounding 
neighborhood.  

27.4‐acre General Retail Tract 

RelocaƟon of Displaced Persons  

No persons will be displaced or relocated due to the implementaƟon 
of this Plan. 
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General Retail Land Use 
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General Retail Project Costs 

EsƟmated Project Costs  
EsƟmated Project Costs for public infrastructure related to the proposed gen‐
eral retail development totals $8,376,631 and is based on the Developer’s 
engineering esƟmates. The Developer will pay for all Project Costs up front 
and will be reimbursed for actual costs of those authorized public improve‐
ments which are eligible for reimbursement under the TIRZ Act and mutually 
agreed to under the terms and condiƟons of a Development Agreement and 
Chapter 380 Grant Agreement between the City and the Developer. 

As described in more detail in the Financing Plan, the Developer will be reim‐
bursed for eligible project costs from a combinaƟon of roadway impact fee 
reimbursements, sales tax reimbursements from grocery store sales, and 25 
percent of the City’s property tax increment collected within the Retail Tract 
over the life of the TIRZ.  Public infrastructure improvements eligible for reim‐
bursement totals $2,460,000, and the Developer’s porƟon of public infrastruc‐
ture costs total $5,916,631. 

TIRZ revenues are collected each year and deposited into a TIRZ Commercial 
Account, which is a subaccount of the TIRZ Fund and segregated from all other 
funds of the City.  

TIRZ Revenues Capped  
Under the terms and condiƟons of a TIRZ Reimbursement Agreement, the 
TIRZ Board and City pledge to dedicate 25 percent of the City’s ad valorem tax 
increment revenue from within the boundaries of the 27.4‐acre Retail Tract to 
directly reimburse the Developer for Project Costs for a period of 38 years or 
unƟl the amount of TIRZ increment revenues placed into the Commercial Ac‐
count totals $2,170,667, whichever occurs first.  

Under no circumstances will the amount of TIRZ revenues used for Project 
financing exceed the $2,170,667 cap specified in the TIRZ Reimbursement 
Agreement, unless the Agreement is amended by the parƟes and approved by 
the City Council.  

Non‐Project Costs  
Non‐project costs are private funds that will be spent by the Developer to 
construct infrastructure within the Retail Tract that will not be reimbursed 
from TIRZ revenues. The list of non‐project costs includes the Developer’s 
porƟon of the Project Costs as well as water, wastewater and drainage. Total 
non‐project costs are $5,916,631 as listed here. 

EsƟmated Retail Project Costs Amount 

Site PreparaƟon $210,000 

Paving of Common Drives 560,000 

UƟlity RelocaƟon 140,000 

Signage 200,000 

Street LighƟng 50,000 

Common areas/park 500,000 

Sidewalks 200,000 

FM 741 Interim Improvements 300,000 

Landscaping/IrrigaƟon 300,000 

Total Retail Project Costs $2,460,000 

EsƟmated Retail Non‐Project Costs Amount 

Site PreparaƟon $682,500 

Roadway Improvements 1,186,357 

UƟlity RelocaƟon 200,000 

Signage 350,000 

Street LighƟng 94,500 

Common areas/park 750,000 

Sidewalks 95,625 

FM 741 Interim Improvements 300,000 

Landscaping/IrrigaƟon 525,000 

Sanitary Sewer System Improvements 178,241 

Water DistribuƟon System Improvements 311,800 

Storm Drainage CollecƟon System Improvements 392,608 

Electric UƟliƟes 200,000 

Offsite Natural Gas UƟliƟes 650,000 

Total Retail Non‐Project Costs $5,916,631 
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Trailwind Subdivision 
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ResidenƟal Project Costs 

EsƟmated Project Costs  
The cost of public infrastructure related to the residenƟal development totals 
$15,786,440 and is based on the Developer’s engineering EsƟmate of Proba‐
ble Costs (EOPC). The Developer pays for the cost of all improvements up 
front and is reimbursed for actual costs of those public improvements that are 
eligible for reimbursement under the TIRZ Act. 

As described later in the Financing Plan, the Developer is reimbursed for eligi‐
ble project costs from special assessment revenue (PID) bond proceeds issued 
by the City issues and administered through a third party trustee. The total 
amount of authorized public infrastructure improvements is $10,602,243, and 
the Developer’s porƟon of infrastructure costs total $5,184,197. 

The debt service on the PID bonds are paid through a property assessment 
levied each year on each property owner within the PID (residenƟal tract), and 
TIRZ revenues are collected each year and deposited into a TIRZ ResidenƟal 
Account held by the trustee and these TIRZ revenue deposits offset the annual 
assessment levied for each property owner. 

 

TIRZ Revenues Capped  
Per the Development Agreement, the maximum amount of TIRZ revenues 
placed in the ResidenƟal Account of the TIRZ Fund and dedicated to reduce 
the PID assessments is $14,827,784. 

However, DTA, Inc., the PID Administrator, calculates the TIRZ revenue offset, 
or credit, based on an allocaƟon methodology so that the net total of assess‐
ments do not produce an equivalent tax rate which exceeds the compeƟƟve 
tax rate equivalent on improvement values esƟmated at the Ɵme bonds are 
issued. This calculaƟon establishes the final TIRZ Annual Credit Amount for all 
home lot types. The maximum TIRZ Annual Credit Amount for each 50‐foot 
width home lot is $1,094, and $923 for each 40‐foot lot. The Trailwind devel‐
opment consists of 182 40‐foot lots and 268 50‐foot lots, so the maximum 
TIRZ revenues actually required for the assessment roll is currently 
$14,296,518 and is based on the TIRZ ending in FY‐48. When the next phase of 
bonds are issued and the seven addiƟonal years are added to the term of the 
TIRZ, this figure will change, but under no circumstances will the amount of 
TIRZ revenues used for project financing exceed the $14,827,784 cap specified 
in the Development Agreement.  

Non‐Project Costs  
Non‐project costs are private funds that will be spent by the Developer to 
construct infrastructure in the TIRZ but will not be financed by TIRZ reve‐
nues or PID bonds. The list of non‐project costs includes excavaƟon and 
home pad site preparaƟon, retaining walls between home pad sites and 
uƟliƟes constructed by Atmos Energy and Oncor Electric. The total non‐
project costs are $5,184,197. 

ResidenƟal Project Costs Amount 

Roadway Improvements $2,891,929 

Water System Improvements 1,351,695 

Sanitary Sewer System Improvements 1,189,510 

Storm Drainage System Improvements 1,658,901 

Professional and Other SoŌ Costs 3,070,642 

ConstrucƟon ConƟngency 439,566 

Total ResidenƟal Project Costs $10,602,243 

ResidenƟal Non‐Project Costs Amount 

Site PreparaƟon $2,297,846 

Retaining Walls 691,400 

Franchise UƟliƟes/Street LighƟng 1,443,000 

Professional and Other SoŌ Costs 493,769 

ConstrucƟon ConƟngency 258,182 

Total ResidenƟal Non‐Project Costs $5,184,197 
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ResidenƟal Project Costs 
EsƟmated Time When Costs Incurred  

In September 2018, the City sold two issues of special assessment revenue bonds, Phase #1 bonds in the amount of $5,410,000 to finance authorized public improvements that 
provide a special benefit to only property within Phase 1 of the development, and $1,835,000 to finance those improvements that benefit the enƟre development, called Phase 
#2 Major Improvements.  Below is a table that shows the sources and uses of those bond funds. This first series of PID bonds finances the Project Costs that are needed to con‐
struct $3,829,230 in public infrastructure for Phase 1 of Trailwind, and $2,489,229 in public infrastructure that benefit both Phases of the development.  A second and final 
series of PID bonds will be issued in 2021 to finance the remaining $4,283,784 in public improvements that benefit only Phase 2 of Trailwind. 
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Authorized Public Improvements 

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, erosion control and detenƟon improvements, roadway and 
streetscape improvements. All public improvements shall be designed and 
constructed in accordance with all applicable City standards and shall other‐
wise be inspected, approved, and accepted by the City before reimburse‐
ments are approved. 

At the City's opƟon, the public improvements may be expanded to include any 
other category of improvements authorized by the TIRZ Act. Authorized im‐
provements are subject to change and shall be updated by the City consistent 
with the PID Service and Assessment Plan. 

Roadway Improvements: 

Consist of construcƟon of perimeter road and thoroughfare improvements, 
including related paving, drainage, curbs, guƩers, sidewalks, retaining walls, 
signage, and traffic control devices. All roadway projects will be designed and 
constructed in accordance with City standards and specificaƟons and will be 
owned and operated by the City. 

Water DistribuƟon System Improvements: 

Consist of construcƟon and installaƟon of water lines, mains, pipes, valves and 
appurtenances necessary for the water distribuƟon system, as well as related 
tesƟng, trench safety and erosion protecƟon, necessary to service the As‐
sessed Property. The water distribuƟon system improvements will be de‐
signed and constructed in accordance with TCEQ standards and specificaƟons 
and it’s anƟcipated that water distribuƟon system will be owned and operat‐
ed by K‐MUD, unless otherwise determined through subsequent agreement. 

Sanitary Sewer CollecƟon System Improvements: 

Consist of construcƟon and installaƟon 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 TCEQ standards and specificaƟons and will be 
owned and operated by K‐MUD. 

Storm Drainage CollecƟon System Improvements: 

Consist of reinforced concrete pipes, reinforced concrete boxes, and mulƟ‐
reinforced box culverts. The storm drainage collecƟon system improvements 
will be designed and constructed in accordance with City standards and speci‐
ficaƟons and will be owned and operated by the City except those areas of 
floodplain to be maintained by a Home Owners AssociaƟon. 

LocaƟons of Public Improvements.  The esƟmated locaƟons of the proposed 
public improvements are shown on the following pages. These locaƟons are 
provided for informaƟonal purposes only and may be revised from Ɵme to 
Ɵme without amending the this Plan. 

Series 2021 Bond Sale  
The table below summarizes the authorized public improvements that convey 
a special benefit to Phase 2 of the Trailwind development, which includes 240 
home sites. There’s a maximum of $6,755,000 remaining in PID bond authori‐
zaƟon under the Development Agreement, which will be adequate to cover 
the $4,283,784 in esƟmated construcƟon costs and cost of issuance. 
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Roadway Improvements 
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Water DistribuƟon System Improvements 
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Sanitary Sewer CollecƟon System Improvements 
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Economic Feasibility Study 
ResidenƟal Development 

Economic Feasibility Study  
In July 2018, a market value appraisal was developed by Integra Realty Re‐
sources on behalf of the City and the PID bond underwriter for the purpose of 
underwriƟng the PID bonds and to determine if the project was financially fea‐
sible. The appraisal determined that single‐family residenƟal was the best and 
highest use for the property and the value‐to‐lien raƟo met the minimum re‐
quirement of 2:1 for Phase#1 bonds and 3:1 for major improvements defined in 
the Development Agreement. 

D.R. Horton’s esƟmated value of its 450 homes at build‐out by 2025 totals 
$107,470,000. The Tax Rate Equivalent (TRE) for the levy of assessments on the 
40‐foot lots calculated at $0.929 per $100 taxable assessed valuaƟon, and the 
50‐foot lots calculated at $0.933, which are both below the maximum $0.961 
per $100 TRE specified in the Development Agreement. TRE is defined as the 
esƟmated finished lot market value to bond amount and is an indicator of the 
return on the City’s investment of public financing in the project. 

The table below summarizes the valuaƟon assumpƟons and assessment alloca‐
Ɵon based on lot type.  The average annual assessment for the 40‐foot lots in 
Phase 1 is $2,379.90, and $1,999.12 for the 50‐foot lots. 

TIRZ Revenues  
Based on the Developer’s esƟmated value of 450 homes at total build‐out, or 
compleƟon of sales, by 2025, and assuming a modest two‐percent annual 
growth in appraised values, the esƟmated Captured Appraised Values detailed 
on Pages 30‐35 show that the taxable value of the residenƟal property will 
reach $206 million by the Ɵme the TIRZ expires in December 2055, and that 
TIRZ Revenues available for TIRZ Project Costs within the residenƟal tract will 
total $21,877,489.  Currently, TIRZ revenues for PID assessments is capped at 
$14,827,784, which leaves $7,049,705 remaining towards the last several years 
for other public infrastructure costs, such as a fire staƟon or other public facility 
that would benefit property owners within the TIRZ. 

Since the TIRZ captures 62.5 percent of the City’s taxable value, the amount 
that the City is anƟcipated to receive for general fund operaƟons over the same 
period totals $13,126,493. 
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Method of Financing 
ResidenƟal Development 

Method of Financing  
For the 121.3‐acre residenƟal development, the City will be issuing special assess‐
ment revenue bonds secured by PID assessments to finance the PID‐eligible por‐
Ɵon of Project Costs, and any remaining costs of public improvements will be paid 
by the Developer, D.R. Horton.  PID assessments are levied on each parcel of prop‐
erty within the PID, which is the enƟre 121.3‐acre tract. 
 
In accordance with the Development Agreement, this TIRZ Project and Finance 
Plan, as amended, and the PID Service and Assessment Plan, TIRZ revenues will be 
collected annually at 62.5 percent of the City’s ad valorem tax increment from 
within the boundaries of the residenƟal tract only for a period of 38 years or unƟl 
the amount of TIRZ revenues placed in the TIRZ ResidenƟal Account totals 
$14,827,784, whichever occurs first. 
 
While the assessments are used to finance the PID bonds, the PID bonds do not 
represent a general obligaƟon of indebtedness to either the City or the TIRZ ‐ they 
are solely paid by property owners within the PID. The TIRZ revenues are collected 
by the City at the same Ɵme when property taxes are due and the funds are sent 
to the bond trustee to offset, or reduce, the amount of assessments levied on 
each parcel or lot. 
 
The City’s PID Administrator allocates TIRZ assessments to each property and pre‐
pares an annual Assessment Roll for the City to bill assessments.  The table below 
shows the current Assessment Roll.  As home builders sell homes to end‐buyers, 
the assessments are reallocated and an updated SAP is approved by City Council. 

Debt Service  

It is not anƟcipated that the TIRZ will incur any bonded indebtedness.  PID 
bonds are issued by the City, not the TIRZ and are an obligaƟon of the 
property owner, not the TIRZ. 

Annual TIRZ Credit History  
The Table below shows the amount of TIRZ revenues received by the trustee and 
used to credit, or reduce, the annual assessments for each property owner.  The 
PID administrator shows that annual TIRZ Credits will begin in FY‐21, so no TIRZ 
revenues have been used to finance the Project yet. 
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Economic Feasibility Study 
General Retail Development 

Economic Feasibility Study  
In August 2019, the Developer’s consultant, Stein Planning, LLC, conducted a feasibility analysis based on appraisals of comparable properƟes in Kaufman, Rockwall and north‐
east Dallas CounƟes.  The analysis also considered mean average store sales and floor areas of restaurants on pad sites and an analysis of grocery store sales. Together with 
engineering esƟmates of developable acreage and an iniƟal concept plan, the consultant determined that $23,274,280 in real property and $4,839,360 in business personal 
property could be developed on nine parcels totaling 129,812 square feet of gross floor space. The table below summarizes the Developer’s findings of feasibility. 
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Method of Financing 
General Retail 

Method of Financing  
In accordance with the Heartland Town Center Development Agreement, 
this TIRZ Project Plan and Reinvestment Zone Financing Plan, and the PID 
Service and Assessment Plan, TIRZ revenues are collected annually at 25 
percent of the ad valorem tax increment from the general retail tract to di‐
rectly reimburse the Developer, or any other owner of all or any part of the 
TIRZ general retail tract, for public improvements eligible under the TIRZ Act. 
 
The TIRZ Board prepared and adopted this amended Project Plan and Rein‐
vestment Zone Financing Plan (amended Plan) to expand the geographic 
boundary of the TIRZ to include the 1.9‐acre tract and to extend the term of 
the Zone an addiƟonal seven years to expire on December 31, 2055 or unƟl 
the amount of TIRZ increment revenue collected in the TIRZ Commercial 
Account totals $2,170,667, whichever occurs first. This amended Plan is 
based on retail valuaƟon assumpƟons and esƟmated project expenditures 
provided by the Developer. 
 
A Development Agreement and Chapter 380 Agreement outlines the terms 
and condiƟons for the reimbursement of roadway impact fees and a porƟon 
of City sales tax. Under the Agreement, the Developer will be reimbursed 
roadway impact fees up to a maximum of $574,441, and when a minimum 
50,000 square‐foot grocery store develops and opens, then the Developer 
will be reimbursed 50 percent of the net general sales tax generated from 
that grocery store for a period of ten years from the date a cerƟficate of 
occupancy is issued or $393,000, whichever occurs first. 
 

Debt Service  
It is not anƟcipated that the TIRZ will incur any bonded indebtedness. 

TIRZ Revenues  
Based on the Developer’s esƟmated $28,113,640 in taxable value of retail at total 
build‐out by 2025, and assuming a modest two‐percent annual growth in ap‐
praised values, the esƟmated Captured Appraised Values detailed on Pages 36‐41 
show that a total of $2,452,798 in TIRZ Revenues will be generated by the Ɵme the 
TIRZ expires in December 2055; however, the Developer’s consultants esƟmated 
the total TIRZ Revenues at $2,170,667, and this represents the maximum incenƟve 
amount to be reimbursed to the Developer under the incenƟve agreement. This 
leaves an esƟmated $282,131 remaining that could be applied towards adminis‐
traƟve costs or other eligible public infrastructure costs within the TIRZ. 

Since the TIRZ captures 25 percent of the City’s taxable value, the amount that the 
City is anƟcipated to receive from the remaining 75 percent of the City’s tax rate 
for general fund operaƟons totals $7,358,394 over this same period. 
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TIRZ Revenue Summary 
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ResidenƟal Captured Appraised Value 
Annual TIRZ Revenues FY‐18 thru FY‐23 
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ResidenƟal Captured Appraised Value 
Annual TIRZ Revenues FY‐24 thru FY‐30 
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ResidenƟal Captured Appraised Value 
Annual TIRZ Revenues FY‐31 thru FY‐37 
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ResidenƟal Captured Appraised Value 
Annual TIRZ Revenues FY‐38 thru FY‐44 
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ResidenƟal Captured Appraised Value 
Annual TIRZ Revenues FY‐45 thru FY‐51 
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ResidenƟal Captured Appraised Value 
Annual TIRZ Revenues FY‐52 thru FY‐56 
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Retail Captured Appraised Value 
Annual TIRZ Revenues FY‐18 thru FY‐23 
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Retail Captured Appraised Value 
Annual TIRZ Revenues FY‐24 thru FY‐30 
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Retail Captured Appraised Value 
Annual TIRZ Revenues FY‐31 thru FY‐37 
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Retail Captured Appraised Value 
Annual TIRZ Revenues FY‐38 thru FY‐44 
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Retail Captured Appraised Value 
Annual TIRZ Revenues FY‐45 thru FY‐51 



 41 

 

Retail Captured Appraised Value 
Annual TIRZ Revenues FY‐52 thru FY‐56 
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Annual TIRZ Expenditures FY‐18 thru FY‐23 
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Annual TIRZ Expenditures FY‐24 thru FY‐30 
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Annual TIRZ Expenditures FY‐31 thru FY‐37 
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Annual TIRZ Expenditures FY‐38 thru FY‐44 
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Annual TIRZ Expenditures FY‐45 thru FY‐51 
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Annual TIRZ Expenditures FY‐52 thru FY‐56 
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DesignaƟon Ordinance No.  4532 
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DesignaƟon Ordinance No.  4532 
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DesignaƟon Ordinance No.  4532 
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