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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 govern‐
ing body of a municipality to promote redevelopment of a conƟguous

geographic area by designaƟng it a Tax Increment Reinvest‐
ment 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 incenƟve tools. Pub‐
lic investment in TIRZ, using tax increment as a financing mechanism, 
sƟmulates private sector investment in areas of the City that would not
otherwise aƩract market interest. Taxing enƟƟes, including school dis‐
tricts, 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 

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

Once a TIRZ has been established, incremental real property taxes re‐
sulƟng from new construcƟon, public improvements and redevelopment 
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 increment into a tax incre‐
ment 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).  

Note: The above Chart is for illustraƟon purposes only. The Term of the TIRZ is 50 Years. 
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AcƟons Taken to Date 

On September 13, 2019, Huffines CommuniƟes, a family‐owned resi‐
denƟal real estate development company specializing in new urban‐
ism, mixed‐use sustainable communiƟes, approached City staff with a 
concept for their latest signature community, known as Solterra, on 
1,400 acres of undeveloped land owned by the prominent and historic 
Lucas Family. 

There had been a number of prior master planned community con‐
cepts proposed for the property by different developers in 2002 and 
2008 prior to the Great Recession, and then again in 2014, but those 
early concepts never materialized. Following the introducƟon, City 
staff and the Developer held a kick‐off meeƟng on September 19, 
2019, to outline the necessary steps in the development process. Later 
that month, City Councilmembers and staff toured several of the De‐
veloper’s highly successful communiƟes in north Texas, notably Inspi-
raƟon, located in St. Paul;  Savannah, located in unincorporated Den‐
ton County, and Providence, located in Providence Village, Texas. 

On January 10, 2020, the Developer submiƩed an applicaƟon for a 
zoning pre‐applicaƟon meeƟng, which was held on January 15, 2020, 
and City staff reviewed the concept plan for Solterra encompassing 
1,424.398 acres of undeveloped property generally located southwest 
of East Cartwright Road and both northwest and southeast of Faithon 
P. Lucas, Sr. Boulevard.  

On February 3, 2020, the Developer submiƩed ApplicaƟon No. Z0220‐
0129 for a change of zoning of the property from Agricultural zoning 
and from an earlier Planned Development District Ordinance No. 3538 
that was adopted back on November 4, 2002, to a new Planned Devel‐
opment District to allow residenƟal and mixed uses contemplated for 
the Solterra signature community. 

On February 27, 2020, a widely adverƟsed community input meeƟng 
was held at Dr. John D. Horn High School where a large audience of 
nearby residents were given a presentaƟon on the vision and scope of 
the Solterra development. The presentaƟon was well received, and the 
Superintendent of Mesquite ISD noted that the School District was well 
prepared to handle the anƟcipated increase in student enrollment 
within current School faciliƟes and middle school feeder paƩerns. 

On February 30, 2020, the Developer entered into a Professional Ser‐
vices Agreement and Indemnity to reimburse the City’s costs for out‐
side consultants related to the Solterra development. 

On May 21, 2020, the City’s bond counsel submiƩed a memorandum 
to the Texas AƩorney General’s Office (AGO) seeking clarificaƟon on a 
proposal to create one large Public Improvement District (PID) to be 
developed in eight phases over 15 to 20 years with the City deferring 
collecƟon of assessments for each PID Phase unƟl such Ɵme each 
Phase is plaƩed. 

On July 15, 2020, the AGO verbally approved the Solterra PID financing 
concept, and the City and Developer began in earnest towards draŌing 
a Development Agreement that would establish the provisions for the 
creaƟon of the PID, the construcƟon, maintenance and ownership of 
public improvements, the issuance of PID bonds and use of TIRZ Reve‐
nues. 

On August 31, 2020, the Developer gave a presentaƟon on Solterra to 
City Councilmembers and Planning & Zoning Commissioners at a Spe‐
cial City Council and Planning & Zoning Commission joint meeƟng. 

On September 14, 2020, the Planning & Zoning Commission held a 
public hearing regarding the Developer’s re‐zoning applicaƟon. The 
Developer also gave a presentaƟon on the development, and at the 
conclusion of the public hearing, Commissioners approved Zoning Ap‐
plicaƟon No. Z0220‐0129. 

On September 21, 2020, the City Council opened a public hearing to 
consider Zoning ApplicaƟon No. Z0220‐0129. AŌer public discussion 
and concerns regarding maintenance of the amenity concept and the 
sustainability of proposed crop and caƩle operaƟons, traffic concerns 
and home sizes, the City Council postponed acƟon to the next meeƟng. 

On October 5, 2020, upon further refinement of the PD Ordinance, the 
City Council adopted Ordinance No. 4818 approving the change in zon‐
ing of the 1,424.398 acres to Planned Development District to allow a 
master‐planned community that would provide development stand‐
ards and all mixed uses, residenƟal and commercial uses. 
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AcƟons Taken to Date 

On October 15, 2020, the City Council held a special meeƟng to re‐
ceive a presentaƟon by City consultants regarding the Solterra Devel‐
opment Agreement and the use of PID and TIRZ financing elements. As 
presented, total PID bond authorizaƟon would be capped at $295 mil‐
lion and would provide sufficient bond proceeds to finance approxi‐
mately $201 million in authorized public improvements. The City’s 
TIRZ parƟcipaƟon rate would not exceed 60 percent, and TIRZ reve‐
nues would be used to reduce the property owner assessments used 
to pay off the PID bond debt service. Any excess TIRZ revenues would 
be applied to TIRZ project costs and to help fund a porƟon of Lawson 
Road.  

On October 19, 2020, the City Council passed ResoluƟon No. 53‐2020 
authorizing the City Manager to finalize and execute the Development 
Agreement, and on December 14, 2020, the Solterra Development 
Agreement was fully executed by the Developer. 

On February 5, 2021, property owners within the proposed PID filed a 
peƟƟon requesƟng the City Council to create the Solterra PID. 

On March 1, 2021, the City Council passed ResoluƟon No. 07‐2021 
calling for a public hearing to consider the creaƟon of the Solterra PID, 
and noƟce of the public hearing was published on March 18, 2021. 
The City Council also authorized the City Manager to finalize and exe‐
cute a PID AdministraƟon contract with P3Works, LLC, and this con‐
tract was later executed on April 9, 2021. 

On March 15, 2021, the City and Developer executed a First Amend‐
ment to the Solterra Development Agreement to further refine the 
future alignment of McKenzie Road and the related obligaƟons of the 
City and Developer regarding construcƟon of a McKenzie Road con‐
nector to the Solterra development. 

On April 5, 2021, the City Council held a public hearing and passed 
ResoluƟon No. 15‐2021 authorizing and creaƟng the Solterra Public 
Improvement District. This ResoluƟon, or “Improvement Order,” was 
later published on April 15, 2021, establishing the authorizaƟon effec‐
Ɵve date.  

On April 5, 2021, the City Council passed ResoluƟon No. 16‐2021 call‐
ing a for a public hearing to be held on May 3, 2021, to allow any in‐
terested person to speak for or against the creaƟon of the TIRZ, and 
directed noƟcing of the public hearing by the City Secretary and prep‐
araƟon of this Preliminary Reinvestment Zone Financing Plan. 

NoƟce of the public hearing was published on April 22, 2021, in the 
Daily Commercial Record.  

Future TIRZ Board RecommendaƟons 

Upon creaƟon of the TIRZ, the TIRZ Board will consider adopƟon of a 
Reinvestment Zone Project and Financing Plan for Reinvestment 
Zone Number FiŌeen, City of Mesquite, Texas (Solterra), including a 
TIRZ Reimbursement Agreement with the City and Developer pursu‐
ant to which the City will contribute 60% of its ad valorem tax incre‐
ment into a tax increment fund to pay the costs of public improve‐
ments, programs, and other projects benefiƟng the Zone at their ini‐
Ɵal Board MeeƟng scheduled for June 7, 2021. 

Future AcƟons 

May 3, 2021 City Council will conduct a public hearing and consider 
an ordinance creaƟng TIRZ. 

May 5, 2021 20‐day wriƩen protest period expires for PID project 
construcƟon commencement. 

June 7, 2021 City Council will consider an ordinance approving a 
Project Plan and Reinvestment Zone Financing Plan 
for Reinvestment Zone Number FiŌeen, City of Mes‐
quite, Texas (Solterra). 
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Boundary 



 7 

 

Boundary DescripƟon 
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Boundary DescripƟon 

Beginning at a point of intersecƟon of the south ROW line of East Cart‐
wright Road and the projecƟon of the west ROW line of Mesquite Val‐
ley Road, thence 

Northerly along the west ROW line of Mesquite Valley Road to a point 
where said line intersects with the north ROW line of Mesquite Valley 
Road, thence 

Easterly along the north ROW line of Mesquite Valley Road to a point 
where said line intersects with the south property line of Cantura Cove 
Subdivision, thence 

Easterly along the south property of Cantura Cove Subdivision to a
point where said line intersects with the west ROW line of Bear Lane,
thence 

Northerly along the west ROW line of Bear Lane to a point where said 
line intersects with the north ROW line of Bear Lane, thence 

Easterly along the north ROW line of Bear Lane to a point where said 
line intersects with the north ROW line of East Cartwright Road, thence 

Easterly along the north ROW line of East Cartwright Road to a point
where said line intersects with the projecƟon of the west property line
of Mesquite ISD tract, thence 

Southerly along the west property line of Mesquite ISD tract to a point 
where said line intersects with the north property line of Mesquite ISD 
tract, thence 

Westerly along the north property line of Mesquite ISD tract to a point 
where said line intersects with the east ROW line of Faithon P. Lucas, Sr.
Boulevard, thence 

Southerly along the east ROW line of Faithon P. Lucas, Sr.  Boulevard to 
a point where said line intersects with the south property line of Mes‐
quite ISD tract, thence 

Easterly along the south property line of Mesquite ISD tract to a point
where said line intersects with the south property line of Ridge Ranch 
Subdivision, thence 

Southeasterly along the west property line of Mesquite ISD tract to a 
point where said line intersects with the south property line of Ridge
Ranch Subdivision, thence 

Southeasterly along the south property line of Ridge Ranch Subdivision 
to a point where said line intersects with the west ROW line of Lawson
Road, thence 

Northerly along the west ROW line of Lawson Road to a point where
said line intersects with the south ROW line of Clay Mathis Road,
thence 

Easterly along the south ROW line of Clay Mathis Road to a point
where said line intersects with the east ROW line of Lawson Road,
thence 

Southerly along the east ROW line of Lawson Road to a point where
said line intersects with the north ROW line of Milam Road, thence 

Westerly along the north ROW line of Milam Road to a point where
said line intersects with the east ROW line of Lawson Road, thence 

Northerly along the east ROW line of Lawson Road to a point where
said line intersects with the north property line of the Milam Estates
Subdivision, thence 

Westerly along the north property line of Milam Estates Subdivision to 
a point where said line intersects the west property line of Milam Es‐
tates Subdivision, thence 

Southerly along the west property line of Milam Estates Subdivision to 
a point where said line intersects with the north property line of City 
of Mesquite tract, thence 
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Boundary DescripƟon 

Easterly along the north property line of City of Mesquite tract to a
point where said line intersects with the east ROW line of McKenzie
Road, thence 

Southerly along the east ROW line of McKenzie Road to a point where 
said line intersects with the City Limit line of the City of Mesquite, 
thence 

Westerly along the City Limit line of the City of Mesquite to a point 
where said line intersects with the east property line of Hills at Teal‐
wood Subdivision, thence 

Northerly along the east property line of Hills at Tealwood Subdivision 
to a point where said line intersects with the north property line of 
Hills at Tealwood Subdivision, thence 

Westerly along the north property line of Hills at Tealwood Subdivision 
to a point where said line intersects with the north property line of 
Tealwood Subdivision, thence 

Westerly along the north property line of Tealwood Subdivision to a
point where the projecƟon of said line intersects with the west ROW
line of Pioneer Road, thence 

Northerly along the west ROW line of Pioneer Road to a point where
said line intersects with the projecƟon of the south property line of
Valleycreek Subdivision, thence 

Easterly along the south property line of Valleycreek Subdivision to a
point where said line intersects with the east property line of Valley‐
creek Subdivision, thence 

Northerly along the east property line of Valleycreek Subdivision to a
point where said line intersects with the south property line of Cedar‐
brook Estates Subdivision, thence 

 

Easterly along the south property line of Cedarbrook Estates Subdivi‐
sion to a point where said line intersects with the east property line of 
Cedarbrook Estates Subdivision, thence 

Northerly along the east property line of Cedarbrook Estates Subdivi‐
sion to a point where said line intersects with the south ROW of East 
Cartwright Road, thence 

Westerly along the south ROW line of East Cartwright Road to a point 
where said line intersects with the projecƟon of the west ROW line of 
Mesquite Valley Road, which is the point of beginning. 

 

THIS DOCUMENT WAS PREPARED UNDER 22 TAC 663.21, DOES NOT 
REFLECT THE RESULTS OF AN ON THE GROUND SURVEY, AND IS NOT 
TO BE USED TO CONVEY OR ESTABLISH INTERESTS IN REAL PROPER-
TY EXCEPT THOSE RIGHTS AND INTERESTS IMPLIED OR ESTABLISHED 
BY CREATION OR RECONFIGURATION OF THE POLITICAL SUBDIVI-
SION FOR WHICH IT WAS PREPARED. 
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History and Prior Land Use 

Lucas Farms Legacy 

The proposed reinvestment zone is located wholly within the City of 
Mesquite. The 1,400‐acre property was acquired in 1928 by Faithon P. 
Lucas, Sr., a Greek immigrant who had arrived in Dallas in 1910 with 
just seventy‐five cents in his pocket, and who established a café in 
Downtown Dallas within one year upon arrival. The café, known as Lu‐
cas B&B Restaurant, later relocated to 3520 Oak Lawn in 1953 (the 
present day locaƟon of Pappadeaux Seafood Kitchen). 

Mr. Lucas acquired the property, for what he described as “worthless 
black clay land,” for $27.50 per acre to raise meat and produce to sup‐
ply his Lucas B&B Restaurant. Having liƩle experience in farming, Mr. 
Lucas turned to A. B. Jolley, County Agricultural Agent, and the Texas 
A&M Extension Service for technical advice and quickly set about im‐
proving the land. As part of the soil rebuilding process, Mr. Lucas 
would visit neighboring farms to clean manure from barnyards and use 
it to ferƟlize his land. As the years passed, and through implementa‐
Ɵon of soil conservaƟon pracƟces learned through Texas A&M, he had 
become known as one of Texas’ leading soil conservaƟonists, and in 
1952 was named “Farmer of the Year” by the Dallas Agriculture Club. 

In 1955, Mr. Lucas was recognized as “Headliner of the Year” in Dallas, 
and in 1956 was the recipient of the Theodore Roosevelt Award as one 
of the outstanding immigrants of Texas. He carved his philosophy in 
stone on the entrance columns to the 
Lucas Farm, and this plaque will be pre‐
served as a lasƟng tribute to the Lucas 
Farms Family legacy: 

 

“Top soil, the source of all life. It is 
the duty of every good ciƟzen to 
conserve what’s there and to re-

build what others destroy” 

 
 
Source: A Stake In The Prairie Mesquite, Texas 
 1984, Mesquite Historical CommiƩee 
 

Faithon P. Lucas, Sr. shown 
inside his meat processing 

plant at Lucas Farms. 

Est. 1952, Lucas Farms Packers & Processors was heralded as “Mesquite’s 
first big industrial plant.” 

The original Lucas B&B Restau-
rant sign sƟll stands today 

(Faithon’s brother-in-law founded 
Pappas Restaurants) 
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Current Land Use 

Current Uses and CondiƟons 

MISD has two school faciliƟes located within the TIRZ, Vanguard High 
School (under construcƟon) and Gentry Elementary School, with one 
future elementary school site undeveloped adjacent to Vanguard High 
School. Approximately 60 acres is single‐family residenƟal on large five 
acre lots located along McKenzie Road. Two general retail tracts locat‐
ed at Faithon P. Lucas, Sr. Boulevard and Cartwright Road are undevel‐
oped. 

Other than the Devine Mercy of Our Lord Catholic Church and City park 
and recreaƟon faciliƟes, property within the TIRZ is mostly undevel‐
oped and unculƟvated farmland, with limited interior public infrastruc‐
ture to support development. Development will require extensive pub‐
lic infrastructure for private development that: (1) the City cannot pro‐
vide financially; and (2) will not be provided solely through private in‐
vestment in the foreseeable future.  A majority of the undeveloped 
property would be developed consistent with the terms of the Solterra 
Development Agreement. Maps of current land use and zoning are 
shown on the following pages. 

View of Solterra looking west from Faithon P. Lucas, Sr. Blvd. 

View of Solterra looking northwest from Faithon P. Lucas, Sr. 
 Blvd. (Family Barn to the Right) 

View of Solterra looking southeast from Gentry Elementary 
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Current Land Use 
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Current Land Use 

Current Property Ownership 

There are 19 property owners who own 91 separate parcels (DCAD Property IDs) within the approximately 1,920‐acre TIRZ boundary, including the Developer 
and Lucas Family parcels comprising 1,424.398 acres within the Solterra PID boundary.  The total appraised value of all taxable real property within the Zone is 
currently $3,970,823. 

The Developer of Solterra esƟmates a total of $1.6  billion will be added to the taxable value by buildout of 3,900 residenƟal lots, which build‐out period is esƟ‐
mated to be 2043. The City’s conservaƟve financial projecƟons further esƟmate that upon expiraƟon of the term of the Zone in 50 years (2071), that the Solter‐
ra development will have added approximately $3.9 billion in taxable real property to the City’s tax base. 
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Zoning 

Zoning 

The 1,424‐acre proposed development was annexed into the City in 
1984 and had been zoned Agricultural. On November 4, 2002, the City 
Council adopted PD Ordinance No. 3538 to re‐zoned the property to 
Planned Development District to allow a 3,100 lot single‐family mixed 
used development known as Lucas Farms. The property had long 
ceased to be a working farm, and by 1998, with the passing of George 
Lucas, son of Faithon P. Lucas, Sr. and Family patriarch, Family de‐
scendants were prepared for the inevitable residenƟal growth that 
was occurring in the surrounding area. The earlier Lucas Farms concept 
was not able to get off the ground before the Great Recession hit and 
the effects of the recession slowed the local housing market for many 
years aŌer the economic recovery. 

Huffines CommuniƟes submiƩed ApplicaƟon No. Z0220‐0129 for a 
change in zoning for the property from Agricultural zoning, and the 
earlier PD Ordinance No. 3538, to a new Planned Development District 
to allow residenƟal and mixed uses contemplated for their new Solter‐
ra signature community. On September 14, 2020, the Planning & Zon‐
ing Commission voted to recommend the change in zoning, and aŌer 
some deliberaƟon, the City Council adopted PD Ordinance No. 4818 on 
October 5, 2020, approving the change in zoning. 

The Solterra PD Ordinance meets the intent of Low Density ResidenƟal 
as described by the Mesquite Comprehensive Plan. Solterra will offer 
new residents a range of diverse housing opƟons and a variety of 
different housing and lot sizes. In addiƟon, Solterra will provide Mes‐
quite its first premier community with a disƟnct character and ameni‐
Ɵes, including open spaces, trails, amenity center, a variety of housing 
products with high architectural standards.  

Proposed Changes to Ordinances, Codes, and RegulaƟons 

There are no proposed changes to zoning for the 1,424‐acre Solterra 
property; however, other property within the 1,920‐are TIRZ may be 
subject to future rezoning and regulaƟons as retail and restaurant de‐
velopment is expected to follow. 

The gross density for Solterra is slightly below three units per acre, 
which is in line with the density anƟcipate for Low Density ResidenƟal. 

The approved Solterra concept plan consists of 3,900 single‐family resi‐
denƟal lots, an amenity center with retail and restaurant use on 9.4 
acres and 603 acres of open space with an extensive trail system and 
other ameniƟes. The residenƟal lots will be distributed as follows: 
 

              Lot Type Minimum Home Size RestricƟons 

Duplex (SF‐A) 1,100 square feet 15% maximum 

Townhome (SF‐A) 1,200 square feet for SF‐A 

30‐foot width lots (SF‐D1) 1,250 square feet 30% maximum 

40‐foot width lots (SF‐D1) 1,500 square feet for SF‐D1 

50‐foot width lots (SF‐D2) 1,750 square feet 60% maximum 

60‐foot width lots (SF‐D3) 2,000 square feet 8% minimum 

70‐foot width lots (SF‐D4) 2,400 square feet 2% minimum 
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Zoning  
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Future Land Use 
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Future Land Use 

Proposed Uses 

As a Huffines signature community, Solterra will be developed as a 
mixed‐use residenƟal community consistent with the concept plan and 
development standards approved in the Solterra Development Agree‐
ment. It’s anƟcipated that the development will take place in eight 
phases over the next 20 years. 

The Solterra concept plan calls for 3,900 single‐family residenƟal lots 
with a variety of housing opƟons. The residenƟal Lots Types are de‐
scribed as follows: 

The 3,900 single‐family residenƟal units will include 141 homes on 70‐
foot width lots with an average sales price of $581,000 at built‐out; 
459 homes on 60‐foot width lots with an average sales price of 
$533,153 at built‐out; 1,361 homes on 50‐foot width lots with an aver‐
age sales price of $444,294 at built‐out; 1,362 homes on 40‐foot width 
lots with an average sales price of $403,282 at built‐out; 241 homes on 
40‐foot width lots with an average sales price of $355,435 at built‐out; 
and 336 townhomes with an average sales price of $334,929 at built‐
out. IllustraƟons of the planned home product are depicted to the 
right.  

Lennar Homes: The Liberty II Brookstone 3900 CollecƟon - 3,549 square-feet 

Lennar Homes: The Amber Brookstone 3900 CollecƟon - 1,672 square-feet 
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Solterra Concept Plans 

Solterra Concept Plan Phase One (“Zone A”) 
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Solterra Home ConstrucƟon Phasing  Plan 

   Total 3,900 Units      $1,678,788,029 Taxable Value at Buildout 
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Solterra EsƟmated Project Costs 

Project Costs  
There are a number of public improvements within the TIRZ that will be financed in part by incremental real property tax generated within the zone. The cate‐
gories listed in the table below outline public improvements related to water, sanitary sewer, and storm water faciliƟes, parking improvements, street and in‐
tersecƟon improvements, open space, park and recreaƟon faciliƟes and improvements, public faciliƟes, and are meant to include all projects eligible under 
Chapter 311, SecƟon 311.002 of the Texas Tax Code.  

The project costs described in the table are esƟmates based on the Developer’s engineering EsƟmate of Probable Cost (EOPC) and may be revised. Savings 
from one category may be applied to a cost increase in another category. It is anƟcipated that the individual TIRZ project cost allocaƟons will be evaluated on a 
case by case basis, consistent with the categories listed below, and brought forward to the TIRZ board and City Council for consideraƟon.  

EsƟmated Non-Project Costs  

Non‐project costs are private funds that will be spent to develop infrastructure within the TIRZ, but will not be financed with TIRZ revenues. The total non‐
project costs are esƟmated at $65,952,260. 

Proposed Project Costs * does not include 4% construcƟon management fee for hard costs 

DescripƟon EsƟmated Cost % of Total 

Water FaciliƟes and Improvements  $ 11,489,508 7.0% 

Sanitary Sewer FaciliƟes and Improvements  14,481,894 8.9% 

Storm Water FaciliƟes and Improvements  30,883,770 18.9% 

Roadway and ExcavaƟon Improvements 48,758,320 29.9% 

Landscaping and Retaining Walls  21,259,253 13.0% 

Engineering, InspecƟon and Miscellaneous 21,461,115 13.2% 

ConƟngency 14,835,500 9.1% 

Total $163,169,360 100.0% 

Proposed Non- Project Costs 

DescripƟon EsƟmated Cost % of Total 

ExcavaƟon and Lot Improvements  $ 3,767,450 5.7% 

Landscaping  20,221,429 30.7% 

Engineering, InspecƟon and Miscellaneous 18,960,651 28.7% 

ConƟngency 5,996,000 9.1% 

Total $65,952,260 100.0% 

Private Retaining Walls 17,006,730 25.8% 

RelocaƟon of Displaced Persons  
No persons will be displaced or relocated due to the implementaƟon of this Plan. 
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Solterra EsƟmated Project Costs 

Categories of Authorized Public Improvements 

The categories of authorized improvements proposed to be fi‐
nanced by the TIRZ are as follows: water improvements, sanitary 
sewer improvements, storm sewer and detenƟon improve‐
ments, roadway improvements, erosion control and public land‐
scape improvements. All public improvements shall be designed 
and constructed in accordance with all applicable City standards 
and shall otherwise be inspected, approved, and accepted by the 
City. At the City's opƟon, the public improvements may be ex‐
panded to include any other category of improvements author‐
ized by the TIRZ Act. Authorized improvements are subject to 
change. 

Roadway Improvements: 

Consist of construcƟon of perimeter road and thoroughfare im‐
provements, including related paving, drainage, curbs, guƩers, 
sidewalks, retaining walls, signage, and traffic control devices. All 
roadway projects will be designed and constructed in accord‐
ance 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 distri‐
buƟon system, as well as related tesƟng, trench safety and ero‐
sion protecƟon, necessary to service the assessed property. The 
water distribuƟon system improvements will be designed and 
constructed in accordance with TCEQ standards and specifica‐
Ɵons and it is anƟcipated that the water distribuƟon system will 
be owned and operated by the City.  
 

Sanitary Sewer CollecƟon System Improvements: 

Consist of construcƟon and installaƟon of pipes, service lines, 
manholes, encasements and appurtenances necessary to provide 
sanitary sewer service to the Assessed Property. The sanitary 
sewer improvements will be designed and constructed in accord‐
ance with TCEQ standards and specificaƟons. and will be owned 
and operated by the City of Mesquite. 

Storm Drainage CollecƟon System Improvements: 

Consist of reinforced concrete pipes, reinforced concrete boxes, 
public retaining walls, and mulƟ‐reinforced box culverts. The 
storm drainage collecƟon system improvements will be designed 
and constructed in accordance with City standards and specifica‐
Ɵons and will be owned and operated by the City. 
 

Phase One (Area A-1) Lot LocaƟons 
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Project Costs by Improvement Area 
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Improvement Area Zone LocaƟons 
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Zone A Major Improvement LocaƟons 
Storm Drainage 
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Zone A Major Improvement LocaƟons 
Streets 
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Zone A Major Improvement LocaƟons 
Landscape, Parks and Open Space 
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Zone A Major Improvement LocaƟons 
Sanitary Sewer 
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Zone A Major Improvement LocaƟons 
Storm Drainage 
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Zone A Major Improvement LocaƟons 
Water 
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Zone A Major Improvement LocaƟons 
Promenade 
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Zone A‐1 Specific Improvement LocaƟons 
Streets 
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Zone A‐1 Specific Improvement LocaƟons 
Sanitary Sewer 
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Zone A‐1 Specific Improvement LocaƟons 
Storm Drainage 
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Zone A‐1 Specific Improvement LocaƟons 
Water 
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Zone A‐1 Specific Improvement LocaƟons 
Landscape, Parks and Open Space 
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Financial Feasibility 

Economic Feasibility Study  

On October 19, 2020, the City and HC Solterra, LLC entered into a De‐
velopment Agreement to establish provisions for the Solterra PID,  the 
apporƟonment, levy and collecƟon of assessments on property within 
the PID, construcƟon of public improvements and reimbursements, 
and the issuance of PID bonds for the financing a porƟon of the public 
improvements and the use of TIRZ revenues.  

The Developer prepared a feasibility to evaluate the market potenƟal 
for single‐family residenƟal on 1,424 acres of undeveloped property in 
southeast Mesquite, and the analyses confirmed the overall marketa‐
bility of 3,900 single‐family and townhomes to be developed within a 
large‐scale master‐planned community. The City engaged its own con‐
sultants and City staff to review the Developer’s assumpƟons regard‐
ing pricing strategies and associated sales forecasts, revenue assump‐
Ɵons and costs of public improvements in order to determine that pro‐
jected property assessments and TIRZ revenues would be sufficient to 
finance the PID bonds and sƟll meet the value‐to‐lien raƟos and over‐
lapping tax rate requirements specified in the Development Agree‐
ment. 

The maximum overlapping tax rate, when including all taxing enƟƟes 
and aŌer the applicable TIRZ credit is applied, will be no greater than 
$3.12 per $100 of assessed value at the Ɵme of the levy of the Assess‐
ment on each PID phase based on the esƟmated build‐out value of 
each parcel. The tax rate limit for each PID phase will be determined at 
the Ɵme of the levy of the assessments and applies on an individual 
assessed parcel basis by lot type based on esƟmated build‐out value, 
as set forth in more detail in the PID Service and Assessment Plan 
(SAP). 

Based on the foregoing analysis by the Developer and City, the feasibil‐
ity of the Zone has been demonstrated. Captured TIRZ revenues and 
PID assessment projecƟons may be found on the following pages. 

It is not anƟcipated at this Ɵme that the TIRZ will incur any bonded 
indebtedness.  

The City will issue a series of up front bonds if the total assessment 
value to lien raƟo is at least 2:1 at the Ɵme of the levy of assessments 
and the total assessment value to lien raƟo of each series of PID bonds 
for each PID phase is at least 3:1 at the Ɵme of the issuance of PID 
bonds for each PID phase, such values to be confirmed by appraisal 
from licensed MAI appraiser. 

For reimbursement bonds, the total assessment value to lien raƟo 
must be at least 2:1 at the Ɵme of issuance of PID bonds for each PID 
phase in the Solterra Development, such values shall be confirmed by 
appraisal from licensed MAI appraiser.  

 

Method of Financing  

The City anƟcipates issuing special assessment revenue bonds secured 
by PID assessments to finance all, or a porƟon, of project costs, and per 
the Development Agreement, the aggregate maximum par amount of 
all PID Bonds will not exceed $295,000,000. 

In accordance with the Development Agreement, this TIRZ Project and 
Finance Plan, and the SAP, TIRZ revenues will be collected annually at 
60 percent of the ad valorem tax increment for a period of up to 50 
years.  

The City will dedicate the City’s tax increment collected within each 
PID phase and deposit the revenues to a corresponding TIRZ account 
for such PID phase.  The deposit of the City tax increment will conƟnue 
in each TIRZ  account for each corresponding PID phase for a period 
equal to the lesser of (i) the total aggregate amount reimbursed to the 
Developer is equal to the total amount of the public improvement pro‐
ject costs allocated to each PID phase as set forth in the SAP, whether 
paid from PID bond proceeds or TIRZ revenues, up to the reimburse‐
ment cap in the aggregate across all PID phases, or (ii) the expiraƟon of 
the term of the TIRZ. In no event, will the Developer be reimbursed for 
all public improvement costs in an amount that is in excess of the reim‐
bursement cap, which is $200,849,065. 
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Financial Feasibility 
Method of Financing ConƟnued  

The City’s tax increment will be deposited to the TIRZ Fund and used for the 
following purposes: 

1. To first pay the City administraƟve costs relaƟng to the TIRZ, 
including any reasonable third‐party administraƟve costs; and 

2. Next, to fund $100,000 per year for ten (10) years wildlife miƟ‐
gaƟon services within the Solterra Development; and 

3. Then, to the applicable TIRZ account corresponding to each PID 
phase and used for the following purposes in the following or‐
der of priority: 

a. To subsidize assessments for each PID phase from the 
applicable TIRZ account in order to lower the annual 
installments of the assessments in each PID phase to a 
level that produces an overall tax equivalent tax rate of 
$3.12 per $100 of assessed value for each parcel within 
the PID phase as defined in the Service and Assessment 
Plan; and 

b. Pursuant to one or more TIRZ Reimbursement Agree‐
ments, to reimburse the Developer for public improve‐
ment project costs of: 

i. the Specific Improvements allocable to each 
PID phase that are not assessed for in that 
same PID phase, subject to the limitaƟon of (b) 
above 

ii. the Zone Improvements allocable to each PID 
phase, that are not assessed for in that same 
PID phase, subject to the limitaƟon of (b) 
above. 

iii. The Major Improvements allocable to each PID 
phase that are not assessed for in that same 
PID phase, subject to the limitaƟon of (b) 
above. 

Dallas County ParƟcipaƟon  

This Preliminary Reinvestment Zone Financing Plan does not include 
TIRZ parƟcipaƟon from any other taxing jurisdicƟon; however, the 
Solterra Development Agreement does provide for such parƟcipaƟon if 
approved in the future. 

In the event Dallas County were to parƟcipate, the County tax incre‐
ment would be deposited to a County TIRZ account within the TIRZ 
Fund and would be used as set forth in an amended TIRZ Project and 
Financing Plan and/or in a TIRZ ParƟcipaƟon Agreement with the Coun‐
ty. 

In accordance with such amended TIRZ Project and Financing Plan, the 
City tax increment and County tax increment would be deposited to the 
applicable City TIRZ account and the County TIRZ account of the TIRZ 
Fund annually upon adopƟon of the ordinance amending the TIRZ Pro‐
ject and Financing Plan. 

Developer Reimbursement  

The City shall reimburse the public improvement project costs as set 
forth in Exhibit G of the Solterra Development Agreement (the “EOPC”) 
and the SAP from funds available pursuant to the PID bond Trust Inden‐
ture, TIRZ Reimbursement Agreement or PID Reimbursement Agree‐
ment, as applicable, in the manner set forth in the Trust Indenture, the 
TIRZ Reimbursement Agreement and/or PID Reimbursement Agree‐
ment.   



 38 

 

Improvement Area Detail Summary 
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TIRZ Credit and Net PID Assessment Summary by Improvement Area 
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Annual Captured Appraised Value and TIRZ Revenues (60% ParƟcipaƟon Rate) 
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CumulaƟve Revenue and Net Benefit By Year 

Year 
Base 
Year 1 2 3 4 5 6 7 8 9 10 11 12 

Category 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 

Total Tax Generated       ‐        ‐  
    

598,962  
   

1,823,332  
   

3,716,865 
   

5,826,523  
   

8,163,567  
   

10,753,708  
   

13,891,707  
   

17,625,095  
   

21,741,427  
   

26,326,850  
   

31,533,000  

TIRZ ParƟcipaƟon       ‐        ‐  
   

359,377  
   

1,093,999  2,230,119         
   

3,495,914  
   

4,898,140 
   

6,452,225  
      

8,335,024  
      

10,575,057  
      

13,044,856  
      

15,796,110 
      

18,919,800  

Net Benefit       ‐        ‐  239,585 729,333 1,486,746 2,330,609 3,265,427 4,301,483 5,556,683 7,050,038 8,696,571 10,530,740 12,613,200 

Year 13 14 15 16 17 18 19 20 21 22 

Category 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043 

Total Tax Generated    37,352,267     43,858,702     51,088,295     59,035,090     67,780,408     77,365,010     87,790,312     98,809,847     110,423,612     122,956,117 

TIRZ ParƟcipaƟon     22,411,360                                                  66,254,167       73,773,670 

Net Benefit 14,940,907 17,543,481 20,435,318 23,614,036 27,112,163 30,946,004 35,116,125 39,523,939 44,169,445 49,182,447 

Year 23 24 25 26 27 28 29 30 31 32 

Category 2044 2045 2046 2047 2048 2049 2050 2051 2052 2053 

Total Tax Generated    136,341,818     150,604,948    165,864,073    181,580,973    197,769,380    214,443,438    231,617,718     248,792,000    265,966,280    283,655,788  

TIRZ ParƟcipaƟon         90,362,969    99,518,444   108,948,584    118,661,628    128,666,063   138,970,631   149,275,200   159,579,768   170,193,473 

Net Benefit 54,536,727 60,241,979 66,345,629 72,632,389 79,107,752 85,777,375 92,647,087 99,516,800 106,386,512 113,462,315 
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CumulaƟve Revenue and Net Benefit By Year 

Year 43 44 45 46 47 48 49 50 Solterra 

Category 2064 2065 2066 2067 2068 2069 2070 2071 Total 

Total Tax Generated    512,268,403     536,041,625     560,528,042    585,749,052     611,726,692     638,483,662    666,043,340     693,603,018    693,603,018  

TIRZ ParƟcipaƟon 
      

307,361,042   321,624,975   336,316,825   351,449,431   367,036,015  383,090,197   399,626,004   416,161,811   416,161,811 

Net Benefit 204,907,361 214,416,650 224,211,217 234,299,621 244,690,677 255,393,465 266,417,336 277,441,207 277,441,207 

Year 33 34 35 36 37 38 39 40 41 42 

Category 2054 2055 2056 2057 2058 2059 2060 2061 2062 2063 

Total Tax Generated    301,875,983     320,642,783     339,972,587    359,882,285     380,389,273     401,510,670    423,267,337     445,023,202    466,779,067    489,187,607  

TIRZ ParƟcipaƟon 181,125,590        192,385,670   203,983,552   215,929,371    228,233,564   240,906,402    253,960,402   267,013,921   280,067,440   293,512,564 

Net Benefit 120,750,393 128,257,113 135,989,035 143,952,914 152,155,709 160,604,268 169,306,935 178,009,281 186,711,627 195,675,043 

City Net Benefit  

Sixty percent (60%) of the City’s property tax revenues collected on taxable property within the TIRZ will be deposited into a TIRZ Fund to reimburse the De‐
veloper in accordance with the PID bond Trust Indenture, the TIRZ Reimbursement Agreement and/or PID Reimbursement Agreement.  Forty percent (40%) 
of the City’s property tax revenues collected within the TIRZ will be deposited to the City’s General Fund for general operaƟons of the City, such as Fire, Police 
and Public Works. The Tables above show the conservaƟve esƟmates of the annual “Net Benefit” of the Solterra development to the City and taxpayer. At the 
end of the TIRZ, total accumulated revenues in the TIRZ Fund are esƟmated to be $416 million, which will go towards TIRZ obligaƟons and any remainder to 
other TIRZ project costs. Total property taxes generated over the life of the TIRZ are esƟmated to be $693 million, of which the net revenues to the City’s Gen‐
eral Fund are esƟmated at $277 million. 
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DesignaƟon Ordinance No.  _____ 
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DesignaƟon Ordinance No.  _____ 
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DesignaƟon Ordinance No.  _____ 
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