
ORDINANCE NO. __________ 

AN ORDINANCE OF THE CITY OF MESQUITE, TEXAS, 

APPROVING A PROJECT PLAN AND REINVESTMENT ZONE 

FINANCING PLAN FOR THE GUS THOMASSON TAX 

INCREMENT FINANCE REINVESTMENT ZONE NO. EIGHT, 

CITY OF MESQUITE, TEXAS; MAKING A FINDING 

REGARDING FEASIBILITY; PROVIDING A SEVERABILITY 

CLAUSE; AND PROVIDING AN EFFECTIVE DATE 

THEREOF. 

 

WHEREAS, the City of Mesquite, Texas (“City”), established the Gus Thomasson Tax 

Increment Finance Reinvestment Zone No. Eight, City of Mesquite, Texas (the “Zone”) and 

established a Board of Directors for the Zone to promote development or redevelopment in the 

Zone pursuant to Ordinance No. 4402 approved by the City Council of the City on November 2, 

2015, in accordance with the Tax Increment Financing Act, V.T.C.A, Tax Code, Chapter 311 (the 

“Act”); and 

 

WHEREAS, on December 4, 2017, the Board of Directors of the Zone (the “Board”), 

prepared and adopted a project plan (“Project Plan”) and reinvestment zone financing plan 

(“Financing Plan”) for the Zone, a true and correct copy of which is attached hereto as Exhibit “A” 

and made a part hereof for all purposes (hereinafter collectively the “Project Plan and Financing 

Plan”); and  

 

WHEREAS, in compliance with the Act, the Board hereby submits the Project Plan and 

Financing Plan to the City Council for approval; and 

 

WHEREAS, the Board respectfully recommends approval of the Project Plan and Financing 

Plan by the City Council in order to promote development or redevelopment of the Zone. 

 

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY 

OF MESQUITE: 

 

SECTION 1. That the facts and recitations contained in the preamble of this 

ordinance are hereby found and declared to be true and correct and are incorporated and adopted as 

part of this ordinance for all purposes. 

 

SECTION 2. That the City Council finds that the Project Plan and Financing 

Plan submitted to the City Council includes the following information required by §311.011 of the 

Act:   

 

A. The Project Plan includes: 

 

(1) A description and map showing existing uses and conditions of real 

property in the Zone and proposed uses of that property; 
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(2) Proposed changes of zoning ordinances, the master plan of the City, 

building codes, other municipal ordinances, and subdivision rules 

and regulations, if any, of the county, if applicable; 

 

(3) A list of estimated non-project costs; and 

 

(4) A statement of a method of relocating persons to be displaced, if any, 

as a result of implementing the plan. 

 

B. The Financing Plan includes: 

 

(1) A detailed list describing the estimated project costs of the Zone, including 

administrative expenses;  

 

(2) A statement listing the proposed kind, number and location of all public 

works or public improvements to be financed by the Zone; 

 

(3) A finding that the plan is economically feasible and an economic 

feasibility study; 

 

(4) The estimated amount of bonded indebtedness to be incurred; 

 

(5) The estimated time when related costs or monetary obligations are 

to be incurred;  

 

(6) A description of the methods of financing all estimated project costs 

and the expected sources of revenue to finance or pay project costs, 

including the percentage of tax increment to be derived from the 

property taxes of each taxing unit anticipated to contribute tax 

increment to the Zone that levies taxes on real property in the Zone;  

 

(7) The current total appraised value of taxable real property in the Zone; 

 

(8) The estimated captured appraised value of the Zone during each year 

of its existence; and 

 

(9) The duration of the Zone.   

 

SECTION 3. That in accordance with the Act, the City Council has reviewed 

the Project Plan and Financing Plan attached hereto as Exhibit “A” and made a part hereof for all 

purposes and hereby finds that such Project Plan and Financing Plan is feasible.   

 

SECTION 4. That in accordance with the Act, the City Council hereby approves 

and adopts the Project Plan and Financing Plan attached hereto as Exhibit "A" and made a part 

hereof for all purposes. 
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SECTION 5.  That all ordinances or portions thereof in conflict with the provisions 

of this ordinance, to the extent of such conflict, are hereby repealed.  To the extent that such 

ordinances or portions thereof are not in conflict herewith, the same shall remain in full force and 

effect. 

 

SECTION 6.   That should any word, sentence, clause, paragraph, section or 

provision of this ordinance be held to be unconstitutional or invalid by a court of competent 

jurisdiction, the remaining provisions of this ordinance shall remain in full force and effect. 

 

SECTION 7. That this ordinance shall take effect immediately upon passage of 

this ordinance. 

  

DULY PASSED AND APPROVED by the City Council of the City of Mesquite, Texas, 

on the 4th day of December, 2017. 

 

   

  Stan Pickett 

  Mayor  

   

 

ATTEST:  APPROVED: 

  

 
Sonja Land  B. J. Smith 

City Secretary  

 

 

 

 

City Attorney 

 

 

 

 

 

 

 

 



Exhibit “A” 

 

Attach Copy of 

Project Plan and Financing Plan  

for the Gus Thomasson Tax Increment Finance Reinvestment Zone No. Eight,  

City of Mesquite, Texas 

 

 



   

 

Final Project and Financing Plan 
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Introduc on 

Tax Increment Financing Program 
Chapter 311 of the Texas Tax Code (the TIF Act) authorizes the governing 
body of a municipality to promote redevelopment of a con guous

geographic area by designa ng it a Tax Increment Reinvestment Zone 
(TIRZ). The future value of private investment within a TIRZ is leveraged to 
finance public improvements, to enhance exis ng public infrastructure, and to 
maximize the benefits of other incen ve tools. Public investment in TIRZ, using 
tax increment as a financing mechanism, s mulates private sector investment 
in areas of the City that would not otherwise a ract market interest. Taxing 
en es, including MISD, can opt in at a par cipa on rate of their choosing, 
elec ng to contribute 0% to ·100% of their tax increment into the zone.  

Key Points: 
 Chapter 311 of the Texas Code controls all procedures for the crea on 

o f  a TIRZ 
 Base value set at current assessed value (as of January 1) 
 Development over me increases assessed value 
 Higher assessed value results in addi onal real property tax revenues 

Board of Director Responsibili es 
The TIRZ Board prepares and adopts a project plan and a reinvestment zone 
financing plan and submits the plans to the City Council that designated the 
zone. Once a TIRZ project and financing plan has been approved by the City 
Council,  the Board monitors the ongoing performance of the TIRZ by re‐
viewing the construc on status of proposed public improvements and 
ameni es, reviewing the status of the tax increment fund, approving
amendments to the project and financing plan, and recommending certain 
ac ons by City Council related to the TIRZ. The TIRZ Board must comply 
with the Texas Open Mee ngs Act as well as with all subsequent City  
Code provisions for City Boards and Commissions, to the extent that there is no 
conflict with the TIF Act.  

Once a TIRZ has been established, incremental real property taxes resul ng 
from new construc on, public improvements and redevelopment efforts 
accrue to the various taxing en es.  Local taxing en es retain the right to
determine the amount of the tax increment. The City enters into wri en lnter‐
local Agreements with all par cipa ng taxing en es to specify: (1) the
condi ons for payment of tax increment into a tax increment fund, (2) the
por on of tax increment to be paid by each en ty into the tax increment 
fund, and (3) the term of the lnterlocal Agreement. 
 

The amount of a taxing unit's tax increment for a year is the amount of prop‐
erty 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 tax‐
able by the unit and located in a TIRZ for that year less the total appraised
value of taxable real property in the base year (the year in which zone was
designated by ordinance).  
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Gus Thomasson TIRZ No. 8 
Ac ons Taken to Date 

The City of Mesquite formally created the Gus Thomasson Tax Incre‐
ment Reinvestment Zone through the passage of City Ordinance No. 
4402 on November 2, 2015, and the dura on of the Zone will be for 
20 years, expiring on December 31, 2035, if not sooner terminated. 

The overall TIRZ contains mul ple con guous proper es and will in‐
clude 75 percent of the tax increments of the City—no other taxing 
jurisdic ons are expected to par cipate.  Required public no ces 
were delivered and a public hearing was held in compliance with Sec‐

on 311.003(c)(d) of the Tax Increment Financing Act. 

No TIRZ Revenue bond indebtedness is an cipated. 

The base year tax value, 2015, (fiscal year 2015‐2016), is $38,317,827.  The projected growth in taxable value 
per year is shown on Pages 19 and 20.  The es mated taxable value at the end of the 20‐year term is 
$64,742,478. The projec ons show the es mated value of the captured appraised value of real property by tax 
year. 

The Gus Thomasson TIRZ Board of Directors have not yet met to consider a Project and Financing Plan. A Final 
Project and Financing Plan for the original TIRZ is scheduled for Board adop on and City Council approval on 
December 4, 2017, as a ma er of procedure. The Board will subsequently consider adop on of an Amended 
TIRZ Project and Financing Plan on December 4, 2017, with the City Council holding a public hearing and tak‐
ing ac on on the Amended Project and Financing Plan at the December 18, 2017 City Council mee ng.  

The Villas at Vanston Park 
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Gus Thomasson TIRZ No. 8 
Boundary 
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Gus Thomasson TIRZ No. 8 
Boundary Descrip on 
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Gus Thomasson TIRZ No. 8 
Boundary Descrip on 

Beginning at a point of the intersec on of the west property line of Country 
Club Estates 1 Subdivision and the north property line of Country Club Estates 
Subdivision Blk 2, thence 

Southerly along the west property line of Country Club Estates 1 to a point 
where said line intersects with the north ROW line of Gus Thomasson Rd, 
thence 

Southerly along the north ROW line of Gus Thomasson Rd to a point where 
said line intersects with the west property line of Country Club Estates 2 Sub‐
division Blk 24 Tract A, thence 

Easterly along the west property line of Country Club Estates 2 Subdivision 
Blk 24 Tract A to a point where said line intersects with the east property line 
of Country Club Estates 2 Subdivision Blk 24 Lot 24B, thence 

Southerly along the east property line of Country Club Estates 2 Subdivision 
Blk 24 Lot 24B to a point where said line intersects with the north property 
line of T Thomas ABST 1461 PG 256 Tract 14, thence 

Easterly along the north property line of T Thomas ABST 1461 PG 256 Tract 
14  to a point where said line intersects with the south property line of Casa 
View Heights 18 2nd Inst. Subdivision Blk 26 Tract 1, thence 

Northerly along the south property line of Casa View Heights 18 2nd Inst. 
Subdivision Blk 26 Tract 1  to a point where said line intersects with the west 
property line of Casa View Heights 18 2nd Inst. Subdivision Blk 26 Tract 1, 
thence 

Easterly along the west property line of Casa View Heights 18 2nd Inst. Subdi‐
vision Blk 26 Tract 1 to a point where said line intersects with the north ROW 
line of Sarazen Drive, thence 

Southerly along the north ROW line of Sarazen Drive to a point where said 
line intersects with the east ROW line of Oates Drive, thence 

Westerly along the east ROW line of Oates Drive to a point where said line 
intersects with the west property line of Whitson Gardens 1 Subdivision Blk A 
Lot 1, thence 

Southerly along the west property line of Whitson Gardens 1 Subdivision Blks 
A and C to a point where said line intersects with the west property line of 
Crossroads Village Apartments Subdivision Lot 1, thence 

Southerly along the west property line of Crossroads Village Apartments Sub‐
division Lot 1 to a point where said line intersects with the south property 
line of Crossroads Village Apartments Subdivision Lot 1, thence 

Easterly along the south property line of Crossroads Village Apartments Sub‐
division Lot 1 to a point where said line intersects with the west property line 
of Casa View Heights 20 Subdivision Blk 1 Lot 1, thence 

Southerly along the west property line of Casa View Heights 20 Subdivision 
Blk 1 to a point where said line intersects with the south ROW line of IH 30, 
thence 

Westerly along the south ROW line of IH 30 to a point where said line inter‐
sects with the east property line of Towne Crossing Subdivision Blk A Lot 1R, 
thence 

Southerly along the east property line of Towne Crossing Subdivision Blk A Lot 
1R to a point where said line intersects with the south property line of Towne 
Crossing Subdivision Blk A Lot 1R, thence 

Westerly along the south property line of Towne Crossing Subdivision Blk A 
Lot 1R to a point where said line intersects with the east property line of Casa 
Ridge Heights 1 Subdivision Blk G Lot 4, thence 

Northerly along the east property line of Casa Ridge Heights 1 Subdivision Blk 
G to a point where said line intersects with the north property line of Casa 
Ridge Heights 1 Subdivision Blk G Lot 11, thence 

Westerly along the north property line of Casa Ridge Heights 1 Subdivision Blk 
G Lot 11 and Blk F to a point where said line intersects with the west property 
line of Town East Commercial 9 Subdivision Blk X Lot 2, thence 

Northerly along the west property line of Town East Commercial 9 Subdivi‐
sion Blk X Lot 2 to a point where said line intersects with the west property 
line of Town East Estates 10 Subdivision Blk F Lot 9, thence  
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Gus Thomasson TIRZ No. 8 
Boundary Descrip on 

Easterly along the south property line of Town East Estates 10 Subdivision Blk F Lot 9 to a point where 
said line intersects with the east property line of Town East Estates 10 Subdivision Blk E Lot 18, thence 

Northerly along the east property line of Town East Estates 10 Subdivision Blk E to a point where said 
line intersects with the east property line of Casa View Heights 16 3rd Sec Subdivision Blk 3 Lot 22, 
thence 

Westerly along the east property line of Casa View Heights 16 3rd Sec Subdivision Blk 3 to a point 
where said line intersects with the east property line of Casa View Heights 16 Subdivision Blk 3 Lot 6, 
thence 

Northerly along the east property line of Casa View Heights 16 Subdivision Blk 3 Lot 6 to a point where 
said line intersects with the north property line of Casa View Heights 15 Rep Subdivision Blk 20 Lot 26B, 
thence 

Easterly along the northern property line of Casa View Heights 15 Rep Subdivision Blk 20 Lot 26B to a 
point where said line intersects with the east ROW line of San Marcus Drive, thence 

Northerly along the east ROW line of San Marcus Drive to a point where said line intersects with the 
north property line of Casa View Heights 15 Subdivision Blk 21 Lot 3R, thence 

Northerly along the north property line of Casa View Heights 15 Subdivision Blk 21 Lot 3R to a point 
where said line intersects with the north property line of Casa View Heights 15 Subdivision Blk 1 Lot 1, 
thence 

Westerly along the north property line of Casa View Heights 15 Subdivision Blk 1 to a point where said 
line intersects with the west property line of Southwestern Bell Subdivision, thence 

Northerly along the west property line of Southwestern Bell Subdivision to a point where said line inter‐
sects with the north property line of Southwestern Bell Subdivision, thence 

Easterly along the north property line of Southwestern Bell Subdivision to a point where said line inter‐
sects with the east property line of Larry Smith Elementary School Blk 1 Lot 1, thence 

Northerly along the east property line of Larry Smith Elementary School Blk 1 Lot 1 to a point where 
said line intersects with the north property line of Country Club Estates Subdivision Blk 2, thence 

Easterly along the north property line of Country Club Estates to a point where said line intersects with 
the west property line of Country Club Estates 1 Subdivision, which is the point of beginning.  
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Gus Thomasson TIRZ No. 8 
Land Use 
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Gus Thomasson TIRZ No. 8 
Zoning 
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Gus Thomasson TIRZ No. 8 
Zone Characteris cs 

At the TIRZ core is Thomasson Square, a three‐block area located north of Interstate Highway 30. The area in‐
cludes a mixture of retail and commercial proper es, with a park and neighborhoods within walking distance. 
The goals of the Thomasson Square Project are: 

 Transform an aging, distressed commercial area into an engaging place with new businesses and new 
households. 

 Use investments by the City of Mesquite as a catalyst to encourage property owners to re‐invest in 
their own proper es. 

 Change the current pa erns of high‐speed, cut‐through traffic to an environment which encourages 
visitors and customers to stop and shop in Mesquite. 
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Gus Thomasson TIRZ No. 8 
Market Study Assump ons 

Gus Thomasson Corridor Market Analysis 
In 2012, Insight Research Corpora on completed an economic impact 
analysis that quan fyied the economic poten al of the Thomasson 
Square Sustainable Communi es project along a sec on of Gus Thomas‐
son Road that was in decline. The study examined economic, employ‐
ment and tax revenue impacts of the proposed development project un‐
der three poten al development scenarios, including High, Mid and Low 
Poten al Performance resul ng in the encouragement of private sector 
development. Findings show how the mixed‐use, public and private sec‐
tor ac vi es prompted by the project and a TIRZ could benefit the City, 
Mesquite Independent School District, the State of Texas and other local 
taxing jurisdic ons.  

The following is a summary of that study, which is on file in the Mesquite 
Office of Economic Development. 

Preliminary Assump ons 

Public Investments:  With planning underway through 2012, the pro‐
posed development was to begin infrastructure construc on in 2013.  All 
three scenarios assumed a total of $6 million in public infrastructure im‐
provements to be made from 2012 through 2015.  In addi on to the 
basic project cost of $4.0 million, street reconstruc on would require 
separate upgrades to water, sewer, storm water and private u li es sys‐
tems totaling $1.5 million.  A 3,000 square foot public building, which 
could house the project’s urban design center or a police storefront, was 
included as a poten al demonstra on use.  The building could invest 
$450,000 in public sector construc on, serve as a benchmark for form‐
based code improvements, and be converted at a later me to leasable 
space for private use . 

Townhouses and Mul ‐Family Units:  Each scenario assumed townhouse 
construc on of some 172 units requiring capital investments of $15.7 mil‐
lion.  The Low scenario assumed 120 townhouse units and 52 mul ‐family 
units requiring capital investments of $14.4 million.   

 

Retail, Office and Restaurant Uses:  Each scenario included retail, office 
commercial and restaurant uses, with the total square footage, capital 
investments and employment of these uses in each summarized in the 
tables which follow.  The High scenario includes the greatest amount of 
total development, con nuing through 2025.  The Mid scenario is fully 
developed by 2022 but includes fewer square feet of development.  The 
Low scenario has the least development, originally planned in the 2015 
through 2017 meframe, with addi onal components added in 2021.  
Summaries of the development scenarios are as follows: 

Villas at Vanston Park Storefronts  
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Gus Thomasson TIRZ No. 8 
Market Study Assump ons 
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Gus Thomasson TIRZ No. 8 
Economic Impact 
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Gus Thomasson TIRZ No. 8 
Annual Economic Impact Poten al 
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Gus Thomasson TIRZ No. 8 
Cumula ve Economic Impact  



 17 

 

Gus Thomasson TIRZ No. 8 
Employment Impact  
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Gus Thomasson TIRZ No. 8 
Cumula ve Impact by Jurisdic on  
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Tax Increment Captured Value 
Annual Revenue and Expenditure Projec ons  

2016‐2025 
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Tax Increment Captured Value 
Annual Revenue and Expenditure Projec ons  

2026‐2035 
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Gus Thomasson TIRZ No. 8 
Project Plan and Costs 
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Gus Thomasson TIRZ No. 8 
Designa on Ordinance No.  4402 
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Gus Thomasson TIRZ No. 8 
Designa on Ordinance No.  4402 
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