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1. INTRODUCTION. 

 

1.1. Authority and Purpose. The City of Denison, a Texas home-rule municipality (the "City"), 

has the authority under Chapter 311, Texas Tax Code, as amended (the "Act") to designate 

a contiguous or noncontiguous geographic area within the corporate limits or extra-

territorial jurisdiction (ETJ) of the City as a tax increment reinvestment zone to promote 

development or redevelopment of the area if the governing body of the City (the "City 

Council") determines that development or redevelopment would not occur solely through 

private investment in the reasonably foreseeable future, that the zone is feasible, and that 

creation of the zone is in the best interest of the City and the property in the zone. The 

purpose of the zone is to facilitate such development or redevelopment by financing the 

costs of public works, public improvements, programs, and other projects benefiting the 

zone, plus other costs incidental to those expenditures, all of which costs are authorized 

by the Act.  

 

1.2. Eligibility Requirements. An area is eligible under the Act to be designated as a tax 

increment reinvestment zone if it is predominantly open or undeveloped and, because of 

obsolete platting, deterioration of structures or site improvements, or other factors, 

substantially impairs or arrests the sound growth of the municipality. The City cannot, 

however, designate a zone if more than 30% of the property in the proposed zone, 

excluding property that is publicly owned, is "used for residential purposes" (defined by 

the Act as follows: "... property is used for residential purposes if it is occupied by a house 

having fewer than five living units ... ") or if the total appraised value of taxable real 

property in the proposed zone and in existing reinvestment zones exceeds 50% of the total 

appraised value of taxable real property in the City and in industrial districts created by 

the City.  

 

1.3. The Proposed Zone. The City created a tax increment reinvestment zone known as 

"Reinvestment Zone Number Five, City of Denison" (the "Zone") that includes 

approximately 3,488 acres, consisting of areas 5A, 5B, and 5C, as described in Exhibit C. 

The Property meets the eligibility requirements of the Act. The Property is predominantly 

open or undeveloped and, because of obsolete platting, deterioration of structures or site 

improvements, or other factors, substantially impairs or arrests the sound growth of the 

municipality. If the public works, public improvements, programs, and other projects are 

financed as contemplated by this Final Plan, the City envisions that the Property in the 

Zone will be developed and redeveloped to take full advantage of the opportunity to bring 

to the City, Grayson County, and to the north Texas region, an economically vibrant 

environment. 

 

1.4. Preliminary Plan; Hearing.  Before the City may adopt an ordinance designating the 

Zone, the City Council must prepare a preliminary reinvestment zone financing plan in 

accordance with the Act and hold a public hearing on the creation of the proposed Zone 

and its benefits to the City and to the Property, at which public hearing interested persons 
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spoke for and against the creation of the proposed Zone, the boundaries of the proposed 

zone, or the concept of tax increment financing, and at which hearing the owners of the 

Property (the "Owners") are given a reasonable opportunity to protest the inclusion of the 

Property in the proposed Zone. The public hearing was held on December 7, 2020, and 

the requirement of the Act for a preliminary reinvestment zone financing plan was 

satisfied by a preliminary plan, the purpose of which is to describe, in general terms, the 

public works, public improvements, programs, and other projects that will be undertaken 

and financed by the Zone. A description of how such public works, improvements, 

programs, and projects will be undertaken and financed is determined by this Final Plan 

(hereinafter defined), which requires approval by the Board (hereinafter defined) and by 

the City Council. 

 

1.5. Creation of the Zone. Upon the closing of the above-referenced public hearing, the City 

Council adopted Ordinance No. 5092 in accordance with the Act creating the Zone and 

approving the Preliminary Project and Financing Plan after finding that development or 

redevelopment of the Property would not occur solely through private investment in the 

reasonably foreseeable future, that the Zone is feasible, and that creation of the Zone is in 

the best interest of the City and the Property. The ordinance creating the Zone appointed 

a Board of Directors for the Zone consisting of five members (the "Board"). 

 

1.6. Board Recommendations. After the creation of the Zone, the Board reviewed and 

recommended approval of this Final Tax Increment Reinvestment Zone Project and 

Financing Plan for Reinvestment Zone Number Five, City of Denison (as amended, the 

"Final Plan") pursuant to which the City will contribute 50 percent of its ad valorem tax  

revenue attributable to new development or redevelopment in the Zone in excess of the 

tax increment base identified in Section 12 (the "Tax Increment") into a tax increment 

fund created by the City and segregated from all other funds of the City (the "TIRZ Fund"), 

including a recommendation as to a TIRZ Participation Agreement between the City and 

Grayson County pursuant to which Grayson County may contribute a portion of its Tax 

Increment into the TIRZ Fund. 

 

1.7. Council Action. The City Council, taking into consideration the recommendations of the 

Board, considered approval of this Final Plan and the TIRZ Participation Agreement with 

Grayson County.   If the TIRZ Participation Agreement with Grayson County is approved, 

the City Council will authorize and direct its execution.  

 

2. DESCRIPTIONS AND MAPS. 

 

2.1. Existing Uses and Conditions. The Property is currently located in Grayson County and 

in the City of Denison’s corporate limits. The Property is primarily undeveloped land with 

30% or less of the Property currently used as residential.  The existing public infrastructure 

is inadequate to support new development. Successful development will require extensive 

public infrastructure and improvements that will not be provided solely through private 
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investment in the foreseeable future. A map of the Property and the proposed zone are 

shown on Exhibit A. 

 

2.2. Proposed Uses. The proposed uses of the Property will be consistent with the zoning 

ordinance of the City of Denison, as may be amended from time to time.  A current zoning 

map of the Property and is shown on Exhibit B. 

 

2.3. Metes and Bounds Description. Metes and bounds descriptions of the Property is provided 

on Exhibit C. 

 

3. PROPOSED CHANGES TO ORDINANCES, PLANS, CODES, RULES, AND 

REGULATIONS.  At the time of the adoption of this Final Plan, the City does not anticipate 

any changes to the City's ordinances, plans, codes rules and regulations.  However, as the City 

further develops specific plans for the Public Improvements (defined below), changes to 

ordinances, plans, codes, rules, and regulations may be necessary in order to carry out the 

Public Improvements benefitting the Zone. 

 

4. ESTIMATED NON-PROJECT COSTS. Non-project costs are private funds that will be spent 

to develop in the Zone but will not be financed by the Zone. The list of non-project costs 

includes development costs and new construction costs and, for simplification of this Final 

Plan, are equal to the projected taxable value increment. The total non-project costs are 

estimated to be approximately $4.5 billion over the 30-year life of the TIRZ. 

 

5. RELOCATION OF DISPLACED PERSONS. No persons will be displaced or relocated due 

to the creation of the Zone or implementation of this Final Plan. 

 

6. PROPOSED PUBLIC IMPROVEMENTS. 

 

6.1. Kinds of Public Improvements. The categories of public works and public improvements 

(the "Public Improvements") that are proposed to be financed by the Zone are those costs 

allowed by the Act, including: 

a) capital costs, including the actual costs of the acquisition and construction of public 

works, public improvements, new buildings, structures, and fixtures; the actual costs 

of the acquisition, demolition, alteration, remodeling, repair, or reconstruction of 

existing buildings, structures, and fixtures; the actual costs of the remediation of 

conditions that contaminate public or private land or buildings; the actual costs of the 

preservation of the facade of a public or private building; the actual costs of the 

demolition of public or private buildings; and the actual costs of the acquisition of 

land and equipment and the clearing and grading of land; 

b) financing costs, including all interest paid to holders of evidences of indebtedness or 

other obligations issued to pay for project costs and any premium paid over the 

principal amount of the obligations because of the redemption of the obligations 

before maturity; 
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c) real property assembly costs; 

d) professional service costs, including those incurred for architectural, planning, 

engineering, and legal advice and services; 

e) imputed administrative costs, including reasonable charges for the time spent by 

employees of the municipality or county in connection with the implementation of a 

project plan; 

f) relocation costs; 

g) organizational costs, including the costs of conducting environmental impact studies 

or other studies, the cost of publicizing the creation of the zone, and the cost of 

implementing the project plan for the Zone; 

h) interest before and during construction and for one year after completion of 

construction, whether or not capitalized; 

i) the cost of operating the Zone and project facilities; 

j) the amount of any contributions made by the municipality or county from general 

revenue for the implementation of the Final Plan; 

k) the costs of school buildings, other educational buildings, other educational facilities, 

or other buildings owned by or on behalf of a school district, community college 

district, or other political subdivision of this state; and 

l) payments made at the discretion of the City Council or governing body of Grayson 

County that the governing body finds necessary or convenient to the creation of the 

Zone or to the implementation of the Final Plan for the Zone. 

 

More specifically, the following improvements are proposed within the Zone, including 

but not limited to: 

a) On- and off-site utility improvements including water, sewer, stormwater; 

b) New streets, sidewalks, and trails; 

c) Improvements to existing streets, sidewalks, and trails; 

d) Local and regional, on- and off-site stormwater collection, treatment, retention, 

detention, and related facilities; 

e) Acquisition of property and/or easements for public improvements or facilities; 

f) Programs for the public purpose of developing and diversifying the economy of the 

Zone, which program shall include Waterloo Lake Park and surrounding area, which 

is a regional attraction that will generate business and commercial activity by attracting 

visitors pursuant to Section 311.010(h) of the Act; 

g) City participation in improvements to state-maintained transportation facilities 

(streets, roads, highways, etc.); and 

h) Any other public 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. 

6.2.  Locations of Public Improvements. The Public Improvements to be constructed as part of 

this Final Plan are estimated to be located:  
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a) Within and adjacent to current and future public rights-of-way, easements, and 

alleyways within the Zone; 

b) Any area within the Zone; 

c) Any area immediately adjacent to the Zone where connections to new or existing 

public facilities is necessary for the specific project; 

d) Waterloo Lake Park, dam, adjacent park and open property; and 

e) Other publicly owned property within the Zone. 

These locations are provided for informational purposes only and may be revised from time 

to time without amending the Final Plan. 

7. ESTIMATED PROJECT COSTS AND ADMINISTRATIVE COSTS.  

The total project costs for the Zone (the "Project Costs") include the Administrative Costs 

(defined below) and the costs associated with Public Improvements, as further described in 

Section 6, and are estimated to be $366 million as set forth on Exhibit D. The Project Costs for 

administration of the Zone shall be all costs allowed by the Act, including, but not limited to, 

costs of curing or enforcing agreements involving the Property, and the actual, direct, and 

imputed costs paid or incurred by or on behalf of the City to administer the Zone (the 

"Administrative Costs"). The Administrative Costs include the costs of professional services, 

including those for planning, engineering, and legal services paid by or on behalf of the City. 

The Administrative Costs also include organizational costs, the cost of publicizing the creation 

of the Zone, and the cost of implementing the project plan for the Zone paid by or on behalf of 

the City. The Administrative Costs shall be paid each year from the TIRZ Fund before any 

other Project Costs are paid. 

 

The Project Costs, or allocation of TIRZ Funds, is proposed to be done according to the 

following: 

a) Developer Costs. A total of 50 percent of Project Costs (TIRZ expenses) are to be 

reserved to reimburse developers for eligible expenses related to the installation and 

construction of public improvements as outlined in Section 6 above. For a developer 

to qualify for reimbursement, a TIRZ Reimbursement Agreement shall be approved 

by the TIRZ Board and the City Council.  

b) City Costs. A total of 50 percent of Project Costs (TIRZ expenses) are to be reserved 

to cover the City’s eligible expenses related to the installation and construction of 

public improvements as outlined in Section 6 above. 

c) At the recommendation of the TIRZ Board and with the approval of the City Council, 

Project Costs and TIRZ Reimbursement Agreements may include an allocation of the 

TIRZ Fund greater or less than the percentages above for reimbursement of Developer 

Costs. For example, when a development project does not require the City to incur 

expenses related to on- or off-site improvements, the developer may request to be 

reimbursed through an allocation greater than 50 percent for eligible expenses. 
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8. ESTIMATED TIME WHEN COSTS ARE TO BE INCURRED.  The Administrative Costs 

will be incurred annually. It is estimated that the remainder of the Project Costs will be incurred 

during the time intervals set forth on Exhibit E. 

 

9. ECONOMIC FEASIBILITY. For purposes of this Final Plan, economic feasibility has been 

evaluated over the term of the Zone, in part based on the "Feasibility Study" prepared by the 

City, a copy of which is attached as Exhibit F. This evaluation focuses only on "direct" 

financial benefits (i.e., tax revenues from new development or redevelopment of the Zone) and 

does not take into consideration any "multiplier effect" that may result from new development 

or redevelopment that occurs outside the Zone. As illustrated in Exhibit F, during the term of 

the Zone, new development or redevelopment that occurs in the Zone (which would not have 

occurred but for the Zone) will generate approximately $210 million (Final Plan calculations 

estimate $274 million) in total new real property tax revenue. The taxing unit that will 

participate in and benefit from new development within the Zone, the City, will retain 

approximately $79 million (Final Plan calculations estimate retaining approximately $160 

million) in net additional tax revenues in the City's general fund. The remaining additional tax 

revenues will be deposited in the TIRZ Fund to pay Project Costs in accordance with the Final 

Plan and the TIRZ Participation Agreement with Grayson County. 

 

Based on the foregoing, the feasibility of the Zone has been demonstrated. A portion of the 

new tax revenue generated for all taxing units by new development or redevelopment within 

the Zone will be retained by those taxing units. During the term of the Zone, the City will 

deposit into the TIRZ Fund each year an amount equal to 50 percent of the City's property tax 

revenue levied and collected on the increment.   Per the TIRZ Participation Agreement adopted 

by the Grayson County Commissioner’s Court, Grayson County has pledged 50 percent of its 

property tax revenue levied and collected on the increment within the TIRZ toward the TIRZ 

Fund.  The remainder of the new tax revenue generated by new development within the Zone 

will be retained by the respective taxing units. Upon expiration or termination of the Zone, 

100% of all tax revenue generated within the Zone will be retained by the respective taxing 

units. After a public hearing, the City may increase or decrease the TIRZ Fund participation 

rate during the term of the Zone. 

 

10. ESTIMATED BONDED INDEBTEDNESS. As part of its overall strategy to fund Public 

Improvements in the Zone, the City anticipates issuing bonds backed by TIRZ Fund proceeds 

as they become available. The Final Plan will be updated with details about any such bonded 

indebtedness prior to the issuance thereof. 

 

11. TOTAL APPRAISED VALUE. The current total appraised value of taxable real property in 

the Zone is $179,788,366, of which $167,203,180 is taxable value located within the City of 

Denison limits and $12,585,186 is taxable value located outside of the current City of Denison 

limits but within the City’s extraterritorial jurisdiction.  It is estimated that upon expiration of 

the term of the Zone, the total appraised value of taxable real property in the Zone will be 

$4,668,869,885 in 2020 dollars. 
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12. ESTIMATED CAPTURED APPRAISED VALUE TAXABLE BY THE CITY AND 

COUNTY. The amount of the City's tax increment for a year is the amount of property taxes 

levied and collected by the City for that year on the captured appraised value of the Property 

less the tax increment base of the Property. The tax increment base of the Property is the total 

taxable value of the Property for the year in which the Zone was designated. The tax increment 

base of the Property is estimated to be $489,564 which is the amount of tax the City collected 

on the Property located within the City of Denison limits for calendar year 2020, the year of 

creation. 

 

The amount of the County's tax increment for a year is the amount of property taxes levied and 

collected by the County for that year on the captured appraised value of the Property less the 

tax increment base of the Property. The tax increment base of the Property is the total taxable 

value of the Property for the year in which the Zone was designated. The tax increment base 

of the Property is estimated to be $292,695 which is the amount of tax the County collected on 

the Property for calendar year 2020, the year of creation. 

 

Future estimated captured appraised values of the Zone are as described in Exhibits E and F. 

 

13. METHOD OF FINANCING.  The City’s overall strategy is to finance Project Costs only 

through the TIRZ Fund proceeds, without any support from the general funds of the City.  

However, the City Council may elect to supplement Project Costs with other funds available, 

such as Fund 15 (Street Improvement Fund), Capital Improvement Program funding, General 

Capital Funds, Utility Capital Funds, or any other related funding sources. 

 

14. DURATION OF THE ZONE; TERMINATION. The stated term of the Zone shall commence 

on December 7, 2020 and shall continue until December 31, 2049, or until the City terminates 

the TIRZ in accordance with the Act, the Final Plan or the ordinance designating the Zone. 

The City expects to collect the TIRZ Fund revenue for the last year of the Zone in calendar 

year 2050.  Nothing in this section is intended to prevent the City from extending or shortening 

the term of the Zone in accordance with the Act. 

 

15. LIST OF EXHIBITS. Unless otherwise stated, all references to "Exhibits" contained in this 

Final Plan shall mean and refer to the following exhibits, all of which are attached to and made 

a part of this Final Plan for all purposes. 

 

Exhibit A  Map of the Property and Zone 

Exhibit B  Zoning Map of the Property and Zone 

Exhibit C  Metes and Bounds Description of Property in the Zone 

Exhibit D  Estimated Project Costs 

Exhibit E  Estimated Time When Costs are to be Incurred 

Exhibit F  Feasibility Study 
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EXHIBIT A – Map of the Property and Zone 
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EXHIBIT B – Zoning Map of the Property and Zone 

    

TIRZ 5A 

TIRZ 5B 

TIRZ 5C 
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EXHIBIT C – Metes and Bounds Description of Property in the Zone 
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EXHIBIT C – CONT.  
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EXHIBIT C – CONT. 
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EXHIBIT D – Estimated Project Costs 

 

Item Estimated Cost 

Project Costs $365,323,037 

Administrative Costs $450,000 

Total Estimated TIRZ #5 Costs: $365,773,037 

Note: Estimated costs may increase or decrease. 
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EXHIBIT E – Estimated Time When Costs are to be Incurred 
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EXHIBIT F – Feasibility Study 

 


