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Purpose

Review the I-30 Frontage Road Construction project 
proposal for TIF funding in the Davis Garden TIF 
District.

Obtain Economic Development Committee approval 
for consideration of the project by City Council on 
June 23, 2010.
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Davis Garden TIF District Overview: 
Background

The Davis Garden TIF District 
was created June 13, 2007.

This area is located south of I- 
30 in the North Oak Cliff area, 
approximately 4.0 miles 
southwest of downtown Dallas.

The TIF District contains 
commercial property along 
Davis Street, several large 
vacant parcels where aging 
apartment complexes were 
demolished and the 200 acre 
‘Urban Campus’ area, located 
between I-30 and Fort Worth 
Avenue west of Westmoreland 
Road.
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Davis Garden TIF District Overview: 
Background (continued)

Assets in and near the District include Pinnacle Park, Kessler 
Park Conservation District, Kidd Springs Park, Stevens Park 
Golf Course, Winnetka Heights Historic District, and the Bishop 
Arts District.

The District expires on December 31, 2029 or when 
approximately $60 million has been collected. TIF funding is 
used to offset the infrastructure and other development costs in 
an effort to encourage redevelopment of the area.

Both the Davis Street corridor and the Canyon (Urban Campus) 
area provide great potential for redevelopment.  
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Davis Garden TIF District Overview: 
Current Status

District Development Goals
• Encourage needed horizontal improvements and site preparation in the District

• 6 sites comprising 1,503 units have been demolished and cleared for future redevelopment.

• Create additional taxable value attributed to new private projects in the Davis Garden TIF 
District and appreciation totaling approximately $1.0 billion

• The total appraised value of property in the District has increased by $18,187,206 since its creation (1.8% of the 
goal).

• Attract new private development by replacing approximately 1,969 residential units with a 
more sustainable mix of for-sale and rental units; add approximately 700 residential units to 
increase the area’s population density; and redevelop approximately 472,000 square feet of 
commercial and retail space.

• TF Development, LP’s  Taylor Farms project (160 units) was approved by Council on November 9, 2009.
• GFD Opportunity II, LLC’s Hillside West (130 units) project was approved By Council on April 28, 2010.
• 6 other sites have been prepared for redevelopment activities.  However, to date no construction has occurred.

• Diversify housing options by increasing homeownership opportunities while maintaining an 
affordable housing component of 20% of all new units built.

• Upon completion, the Taylor Farms project will satisfy 29% (160 units) of the District’s goal of providing 550 
affordable housing units.

• Upon completion, the Hillside West project will satisfy 24% (130 units) of the District’s affordable housing goal.

• Maintain the stability of local schools while redevelopment activities occur within the area’s 
neighborhoods by encouraging strong communication between the Dallas Independent 
School District and area developers

• Staff is working closely with neighborhood schools to coordinate redevelopment activities with school needs.
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Davis Garden TIF District Overview: 
Current Status (continued)

District Development Goals

• Diversify commercial and retail uses in the District by restoring historic commercial buildings 
and finding redevelopment options for commercial structures that are architecturally less 
significant.

• The Kessler Theater project was approved by Council on November 9, 2009.
• In addition, the Settles and Kemp Garages on West Davis Street are properties with historic significance that have 

been converted for commercial use since the District’s creation.

• Encourage the redevelopment of properties along the Davis Street, Fort Worth Avenue, and 
Hampton Road corridors for new residential and commercial uses that feature enhanced urban 
design standards which are complementary to the historic and conservation districts in the 
immediate area.

• INCAP’s Development Agreement with the City includes site preparation that will allow for the redevelopment of 
property at six sites throughout the District.  This includes three sites that are located along West Davis Street and 
median improvements between Hampton Road and Montclair Avenue.

• Improve recreational opportunities and connections to City trails and open space within the 
District while providing better connections to County trails and other recreational amenities in 
the area.

• The Twelve Hills Nature Center’s Urban Prairie Trailhead project was approved by Council on October 14, 2009.

• Generate approximately $38.3 million (2006 dollars) in increment over 20 years of collections.
• To date $94,901 in Tax Increment is anticipated for the District.  Increment collection began with the 2009 tax year.
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Davis Garden TIF District Overview: 
Budget

Davis Garden TIF District
Projected Increment Revenues to Retire TIF Fund Obligations

Category TIF Budget Allocated Balance

Environmental Remediation/Demolition $9,635,310 $3,634,952 $6,000,358

Infrastructure Improvements $34,687,115 $8,431,697 $26,255,418

Open Space, Parks, Streetscapes
and Trails $2,047,504 $88,145 $1,959,359

Historic Façade Restoration $843,090 $86,535 $756,555

Affordable Housing $11,114,014 $0 $11,114,014

Administration and Implementation** $1,803,922 $128,719 $1,675,203

Total Project Costs $60,130,955 $12,370,748 $47,760,907

*   Includes funding request currently under consideration for construction of I-30 Frontage Road
** All values are estimated expenditures based on Annual TIF Project Costs and Debt Service schedules. These values depend on 

timing of projects and will fluctuate. An interest rate of 5% is used throughout the TIF term.
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I-30 Frontage Road 
Construction Project

Project Location
• Located along I-30 between 

Cockrell Hill and Westmoreland 
Roads

• Site is approximately 8 minutes 
from downtown Dallas
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I-30 Frontage Road Construction Project – 
Site Plan
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I-30 Frontage Road Construction Project – 
Site Plan (continued)

• Project includes only portion of roadway highlighted in yellow.
• Construction of other segments of the Frontage Road to be separately financed.
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I-30 Frontage Road Construction Project – Overview

• The Canyon (Urban Campus area) is a 200-acre redevelopment site 
located on the western edge of the Davis Garden TIF District, adjacent to 
Pinnacle Park.

• Despite the strategic advantages of the site, major retailers have indicated 
to the property owner that better access for the site is necessary.

• TxDOT typically is responsible for funding this type frontage road 
improvement.  Funding for this project is limited in the short term.

• In order to expedite the roadway improvements, the property owner is 
offering to provide funds for the TxDOT work.

• TIF funding can be used to reimburse the property owner for these 
infrastructure improvements that not only benefit this property but provides 
improved accessibility for this area of the City.

• The developer is at risk – reimbursement only occurs from TIF increment 
generated by increased property values in the Canyon area.
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I-30 Frontage Road Construction Project – Overview

• The Project will consist of the construction for Phase 1 of a new 
eastbound frontage road for I-30 located between Cockrell Hill 
Road and Westmoreland Road.  

Infrastructure Improvements
Schematic Design and Environmental Analysis of Phase III (Westbound Frontage Road) $177,000
TxDot Review Fees (per TxDot guidelines) for Phase III $332,500
Phase I Construction $2,688,892
Phase I Construction Mobilization (broken out per TxDot guidelines; 10% of construction costs) $268,889
Direct State Costs, Construction Engineering and Contingencies (11.5% of construction costs) $309,222
Phase I Pre & Post Construction Costs (survey, striping, signage, etc.) $25,000
Reimbursables $5,000

Total TIF Eligible Project Costs $3,806,503

Infrastructure Improvements (TIF Eligible Project Costs)
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I-30 Frontage Road Construction Project – Overview

• The frontage road construction project will include the following 
components.
−

 

Relocation of the exit ramp 
−

 

Construction of a multi-lane eastbound frontage road 
−

 

Related lane and intersection modifications 

• Some design and TxDOT review costs are also included in the cost 
of the project.

• The recommended TIF subsidy for the project is lesser $3,806,503 
or actual eligible expenditures.

• The estimated total private investment for the project is 
$10,573,794 (see Appendix 1: Project Budget).

• Under this agreement all funds will be provided by the development 
group and reimbursed from TIF revenues, if and when available.
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I-30 Frontage Road Construction Project – Overview

Additional information
• The City shall investigate and utilize all other possible sources of 

funding to limit the amount TIF funding for this project.

• An agreement with the state (LPAFA) is required for the project and 
requires separate Council action.  Under this agreement, any funds 
unallocated funds and/or interest will be returned to the 
development group.

• Owners represent that lack of a frontage road at this location 
inhibits ultimate redevelopment of the site.
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I-30 Frontage Road Construction Project – 
Funding Sources & Uses

Funding Sources and Uses
• The project will be solely funded by private equity 

and reimbursed from Davis Garden TIF District 
Funds, if and when available.

Funding Source Amount Use

Private Equity $10,573,794

I-30 Frontage Road 
Land Acquisition, 
Design & Construction

Total $10,573,794
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Recommendations

The following actions are recommended:
• Approval of a Development Agreement with 

SLF/INCAP III, LP for TIF reimbursement for the I-30 
Frontage Road Construction project
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Appendices
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Appendix 1: Project Budget
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Appendix 2: Davis Garden 
TIF Increment Chart
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Appendix 3: SLF/INCAP III, LP

The principals of SLF/INCAP III, LP include Randy Hearn. Based in 
Dallas, Stratford Land focuses on high growth corridors in Texas, 
Arizona, southern California, Colorado and the eastern seaboard from 
Virginia to Florida.  The firm maintain offices in Dallas, Phoenix, 
Atlanta, and Raleigh with other offices opening soon in Denver and 
Jacksonville, Florida.  Stratford Land creates value by positioning land 
to its highest and best use.  Stratford acquires land in the path of 
growth, providing innovative structures for land buyers and sellers, and 
seeks to add value through envisioning, planning, entitlement and pre- 
development work.  In May of 2010, Stratford launched an $850 million 
fund to invest in real estate ventures nationwide.
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Appendix 3: SLF/INCAP III, LP (continued)

INCAP is a real estate investment fund that focuses on 
providing pre-development services and structuring for small to 
mid-size developers seeking building sites and finished lots to 
develop for-sale residential projects which include apartments, 
condominiums, and town homes.
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Appendix 4: 
Development Assumptions for Davis Garden TIF District

Project Use Projected Increased Value
Projected Completion 

Date

Acorn Tree & Gulf Latin Multi-Family Housing $36,890,480 2014

Bahama Glen Multi-Family Housing $248,357,690 2016

Brookwood Multi-Family Housing $34,175,840 2015

Chateau Crete & Sebastian Multi-Family Housing $22,794,630 2013

Cliffwood Multi-Family Housing $26,165,410 2014

Country Green Multi-Family Housing $25,003,130 2016

Emory Park & Virginia Manor Multi-Family Housing $68,666,920 2015

Holiday Hills 1 Multi-Family Housing $87,414,000 2017

Holiday Hills 2 Multi-Family Housing $37,291,000 2018

Kidd Springs Multi-Family Housing $34,780,590 2014

King's Highway Multi-Family Housing $8,778,117 2013

TT Apartments Multi-Family Housing $4,738,310 2013

Veterans Apartments Multi-Family Housing $12,894,710 2016

Cantera Crossing Multi-Family Housing $18,870,060 2013

North Hills Multi-Family Housing $31,210,000 2013

Plymouth Multi-Family Housing $4,820,000 2014
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Appendix 4: 
Development Assumptions for Davis Garden TIF District 
(continued)

Project Use Projected Increased Value
Projected Completion 

Date

Fort Worth Avenue commercial Commercial/Retail $6,200,071 2014

North Hills retail Commercial/Retail $2,576,370 2014

Veterans retail Commercial/Retail $421,740 2015

2800 W. Davis apartments Multi-Family Housing $9,328,990 2018

2717 W. Jefferson apartments Multi-Family Housing $5,119,319 2018

411 Plymouth apartments Multi-Family Housing $2,177,793 2019

515 Plymouth apartments Multi-Family Housing $2,159,292 2019

701 W. Davis block retail Commercial/Retail $1,524,350 2014

Townhome Construction Single Family Housing $16,994,965 2018

Future single-family residences Single Family Housing $49,682,000 2021

New retail w. of Westmoreland Commercial/Retail $4,883,831 2019

Westmoreland/FWA shopping Commercial/Retail $7,284,730 2020

Taylor Farms Multi-Family Housing $11,061,343 2012

Kessler Theater Commercial/Retail $603,770 2011

Hillside West Senior Housing $8,574,650 2012

Urban Campus Land Land $68,762,540 2014

Total $900,206,641
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