


Office of Economic Development
WWW.DALLAS-ECODEV.ORG

1

Municipal Management Districts (MMDs) 
Policies and Code Amendments 

Economic Development Committee

January 19, 2009



Office of Economic Development
WWW.DALLAS-ECODEV.ORG

2

Purpose

Update on the creation of three MMDs within the City 
of Dallas
Discuss Code of Ethics ordinance amendment 
needed to facilitate the operation of the MMDs
Recommend next steps
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Background

On February 11, 2009, City Council passed 
resolutions declaring the City of Dallas' support of 
and consent to the creation of three municipal 
management districts (MMDs).
In the 2009 session, the State Legislature passed 
legislation creating (under Special District Local 
Laws Code):

Cypress Waters MMD – Chapter 3874 
North Oak Cliff MMD – Chapter 3884
Trinity River West MMD – Chapter 3871
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Background

MMD statutes accommodated the limitations and conditions in the 
City’s resolutions with one exception related to petition requirements 
for calling an ad valorem election.
The City’s resolution stated that prior to initiating any action to further 
develop the area through the use of the MMD that any tax or fee or 
assessment levied by the District and any additions of property to the 
District must be approved by record owners of taxable real 
property and either: owners of taxable real property representing 
more than 65% of the appraised value of taxable real property in the 
District or owners who constitute more than 65% of the area of all 
taxable real property in the District.
The final statutes provide that the MMD may call an ad valorem 
election if at least 65% of record owners or owners representing 65% 
of the appraised value of real property in the district make a request by 
petition (see appendix for more detail).
An ad valorem tax must be approved by a majority of the 
registered voters of the district in such an election.
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Background

Municipal management districts (MMDs) are: 


 

Self-governed, political subdivisions of the State of Texas 
created by the State pursuant to Chapter 375 of the Texas 
Local Government Code.



 

MMDs have the power to levy taxes, assessments and fees 
against property owners in the district, see appendix. 



 

MMD ad valorem taxes must be approved by a majority of 
eligible voters in the MMD.

City control and oversight of the MMDs will be 
through the operating and development agreements 
to be approved by City Council.
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Background: Cypress 
Waters MMD Map

•942 acres

•Currently vacant land

•One owner – Billingsley 
Company

•Ultimate development:
•10,000 resid. units

•4 million sf office 

•150,000 sf retail

•TIF proposal pending

Beltline R
d

I-635
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Background: North Oak Cliff MMD Map

•313 acres

•Redevelopment sites 
primarily located in the 
Davis Garden and Oak 
Cliff Gateway TIF districts.

•One majority owner – 
INCAP

•Ultimate development:

•Urban Campus: 
5,800 units, 435,000 
sf retail, 934,000 sf 
office/medical

•Redevelopment of 
Davis Garden 
district approx. 2,700 
units and upgraded 
retail
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Background: Trinity West MMD Map

•342 acres

•Major land owner 
– West Dallas 
Investments

•Partially in Fort 
Worth Avenue TIF

•Development in 
the planning 
stages
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City Oversight of MMDs

The statute for each MMD requires that a development 
and operating agreement between the district and City be 
negotiated and executed after the district’s board is 
organized but before the MMD undertakes any projects, 
issues bonds, imposes taxes, levies assessments or fees, 
or borrows money.
Agreements are not effective until the terms and 
execution are approved by the MMD board and City 
Council resolution.
Any TIF district support, Chapter 380 grants or other City 
subsidies will require City Council approval.
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City Oversight of MMDs Continued

The MMD Development and Operating Agreements 
will include plans, rules and limitations for:


 

The exercise of powers including the organization, 
development, and operations of the district.



 

The selection and description of improvement projects 
along with ownership, operations, and maintenance of those 
projects



 

Terms and conditions for financing those improvements


 

Amounts, methods, and timing of reimbursement to the city 
for costs and expenses, if any, incurred by the city with 
respect to the development and operation of the district and 
the financing of improvement projects by the district
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City Oversight of MMDs Continued

In the MMD agreements, the City may consider 
policy considerations similar to those in TIF Districts 
such as:


 

The City’s Business Development and Inclusion (BID) Plan 
goals for hiring Minority and Women-Owned Enterprise 
(M/WBE) firms.



 

Urban design guidelines for improvements.


 

Enhancement of parks, trails, and open space.
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MMD Board of Directors

The Board structure for each MMD includes three 
City employee positions (an assistant city manager, 
chief financial officer, and director of the Office of 
Economic Development).
Qualifications for other 6 Board positions are 
outlined in detail in the Appendix and generally 
require that the director:  (1) live in the district or 
within 2 miles of the district; or (2) own property in 
the district or own an interest in an entity that owns 
property in the district or be an agent, employee or 
tenant of such an entity.
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MMD Board of Directors Continued

All three MMD statutes subject the MMD Board 
members to disclosure and abstention requirements 
under Section 171.004 of the Local Govt. Code.
If a MMD Board member has substantial interest in a 
business entity or in real property of the district, the 
MMD Board member must disclose such interest and 
abstain from participation in the matter.
But if a majority of the MMD Board members are required 
to disclose and do disclose, then those MMD Board 
members are not required to abstain from participation in 
the matter.
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MMD Boards – Proposed Code 
Amendment

Currently, the City’s Chapter 12A Code of Ethics 
applies to MMD Board of Directors and would 
prohibit MMD Board members from having a 
financial interest (direct or indirect) in any contracts 
with the City.
Since the provisions in Chapter 12A will prevent any 
stakeholders from serving on the MMD board (i.e. 
property owners and citizens or their family members 
that have City contracts even if unrelated to the 
MMD), City staff is seeking an exemption of MMD 
Board members from the City’s Code of Ethics.
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MMD Boards – Proposed Code 
Amendment Continued

Exempting MMD Board members from the City’s Code of Ethics 
would allow MMD stakeholders to serve on the MMD Board and 
to negotiate operating and development agreements with the 
City.
Disclosure requirements for all substantial interests in real 
property or business entities concerning the MMD per Section 
171.004 of the Local Government Code would remain in place.
The primary mechanism for oversight and control of the MMD 
will be the operating and development agreement. 
If TIF funds are committed, the TIF board and Council would 
need to approve those commitments and TIF board members 
would still be still subject to the City’s code of ethics.



Office of Economic Development
WWW.DALLAS-ECODEV.ORG

16

Next Steps

With the Committee’s approval, staff will prepare an 
amendment to Chapter 12A to exclude MMD boards of 
directors from the City’s Code of Ethics for City Council 
consideration on January 27, 2010.
Appointment of MMD board members by Council.
Negotiation and approval of operating and development 
agreements by MMD Board and Council.
Correct discrepancy on petition requirements for ad 
valorem elections in the operating and development 
agreements.
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Appendices 
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Council Resolutions – February 2009



 

City Council resolutions declaring the support 
and consent to create the three MMDs are shown on 
the following pages. 



Office of Economic Development
WWW.DALLAS-ECODEV.ORG

19

Cypress Waters MMD AIS/Resolution
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Cypress Waters MMD AIS/Resolution
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Cypress Waters MMD AIS/Resolution
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North Oak Cliff MMD AIS/Resolution



Office of Economic Development
WWW.DALLAS-ECODEV.ORG

23

North Oak Cliff MMD AIS/Resolution
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North Oak Cliff MMD AIS/Resolution
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Trinity River West MMD AIS/Resolution
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Trinity River West MMD AIS/Resolution
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Trinity River West MMD AIS/Resolution
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Trinity River West MMD AIS/Resolution
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Difference in petition requirement: City 
resolution vs. statute

The February 2009 Council resolutions stated that:
• Prior to initiating any action to further develop in the area through the use 

of the proposed municipal management district that any tax or fee or 
assessment levied by the District and any additions of property to the 
District must be approved by record owners of taxable real property and 
either: owners of taxable real property representing more than sixty five 
percent (65%) of the appraised value of taxable real property in the District 
or owners who constitute more than sixty five percent (65%) of the area of 
all taxable real property in the District.

Statute language regarding an ad valorem election is less 
stringent but the City may revert back to its original provisions 
in the MMD operating and development agreements.
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Difference in petition requirement: City 
resolution vs. statute continued

The statutes provide that:
The district may not impose an ad valorem tax to pay for an 
improvement project under this chapter unless the imposition is 
approved by voters of the district at an election held for that 
purpose. The board may call an election to approve the 
imposition of an ad valorem tax to pay for an improvement 
project under this chapter only if the board receives a petition 
requesting the election signed by:
1. More than 65% of the record owners of real property in the 

district subject to taxation; or
2. Owners representing more than 65% of the appraised value 

of real property in the district subject to taxation.
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MMD Board Structure – 
Cypress Waters

The board may consist of nine members with appointees being 
at least 18 years of age and meeting one of these 
qualifications:

1. A resident of the district who is also a registered voter of the district;
2. An owner of property in the district;
3. An owner of stock or a partnership or membership interest, whether 

beneficial or otherwise, of a corporate partnership, limited liability 
company, or other entity owner of a direct or indirect interest in 
property in the district;

4. An owner of a beneficial interest in a trust, or a trustee in a trust, that 
directly or indirectly owns property in the district;

5. An agent, employee, or tenant of a person covered by 2, 3, or 4 
above; or

6. An initial director (terms have now expired).
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MMD Board Structure – 
Cypress Waters Continued

The initial directors in the legislation included:
• Place 1 – Lucy Billingsley Place 6 – Lucilo Pena
• Place 2 – Mario Canizares Place 7 – A.C. Gonzales (Assist. City Manager)
• Place 3 – Sid Grant Place 8 – David Cook (City Chief Financial Officer)
• Place 4 – Joel Overton, Jr. Place 9 – Karl Zavitkovsky (Director, City 
• Place 5 – Henry Billingsley Office of Economic Development)

A person may not be appointed to the board by the City if the 
appointment would result in fewer than three of the directors being 
residents of the city and meeting qualifications related to 
ownership interest under 2, 3, 4, 5, or 6 (outlined on page 20).
Terms of directors appointed to succeed the initial directors for places 1- 
4 expire on July 1, 2011 and for places 5-9 on July 1, 2013.
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MMD Board Structure – 
North Oak Cliff

The board may consist of nine members composed of:
• Six directors appointed by the City Council meeting qualifications 

and either initiated by property owner petition or directly by the 
City;

• One assistant city manager of the city, appointed by the city; 
manager

• The chief financial officer of the City; and
• The economic development director of the City

There were no initial directors named in the legislation for the 
North Oak Cliff MMD.
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MMD Board Structure – 
North Oak Cliff Continued

To be qualified for appointment a director must be at least 18 
years of age and meet one of these qualifications:

1. A resident of the district who is also a registered voter of the district or 
a registered voter who lives within a two-mile radius of the district;

2. An owner of property in the district;
3. An owner of stock, whether beneficial or otherwise, of a corporate 

owner of property in the district;
4. An owner of a beneficial interest in a trust that owns property in the 

district; or
5. An agent, employee, or tenant of a person covered by 2, 3, or 4 

above.
Of the Initial directors terms for places 1-4 expire on July 1, 2011 and 
for places 5-9 on July 1, 2013.
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MMD Board Structure – 
North Oak Cliff Continued

A person may not be appointed to the board if the 
appointment would result in fewer than:

1. Four of the directors being residents of the City and meeting 
the meeting qualifications related to ownership interest under 
2, 3, 4, 5, (outlined on page 23); and

2. Two of the directors being a resident of the district who is 
also a registered voter of the district or a registered voter who 
lives within a two-mile radius of the district.
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MMD Board Structure – 
Trinity River West

The board may consist of nine members composed of:
• Six directors appointed by the City Council meeting 

qualifications; and
• Three City employees appointed by the City.

There were no initial directors named in the legislation for the 
North Oak Cliff MMD. The legislation allowed property owners 
to submit a petition by September 1, 2009 requesting certain 
persons be appointed for initial director positions but that did 
not occur.
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MMD Board Structure – 
Trinity River West Continued

To be qualified for appointment a director must be at least 18 
years of age and meet one of these qualifications:

1. A resident of the district who is also a registered voter of the district or 
a registered voter who lives within a two-mile radius of the district;

2. An owner of property in the district;
3. An owner of stock, whether beneficial or otherwise, of a corporate 

owner of property in the district;
4. An owner of a beneficial interest in a trust that owns property in the 

district; or
5. An agent, employee, or tenant of a person covered by 2, 3, or 4 

above.
Of the Initial directors terms for places 1-4 expire on July 1, 2011 and 
for places 5-9 on July 1, 2013.
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MMD Board Structure – 
Trinity River West Continued

A person may not be appointed to the board if the appointment 
would result in fewer than:

1. Four of the directors being residents of the City and meeting 
the meeting qualifications related to ownership interest under 
2, 3, 4, 5, (outlined on page 26); and

2. Two of the directors being a resident of the district who is also 
a registered voter of the district or a registered voter who lives 
within a two-mile radius of the district.
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