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Overview

Cypress Waters is a proposed TIF district located north and 
east of the intersection of LBJ Freeway (I-635) and Belt Line 
Road. It is entirely in the City of Dallas.
The area is on the DART light rail system’s planned Cotton Belt 
Line.
During the 30-year term of the proposed TIF district, 
approximately $2.7 billion dollars is expected to be invested in

 
the district. 
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Background – FMPC and State caps

The City’s Financial Management Performance Criteria (FMPC) defines 
the City’s tax base as both taxable real and business personal property. 
TIF RZs are counted for taxable real property and Tax Abatement RZs for 
both real and BPP (if abated). RZs that have ended (i.e. now contributing 
100% to the City of Dallas property tax revenues) are excluded from the 
calculation.
State Law states that a city may not create a reinvestment zone if the total 
appraised value of real property only, including the proposed zone, 
exceeds 15% of the City’s real property tax base.
Currently, the proportion of the City’s tax base contained in TIF districts 
is 6.9% based on FMPC guidelines (vs. 10% cap) and 8.6% for taxable 
real property only (vs. 15% State cap). Creation of the Cypress Waters 
TIF District does not impact the FMPC percentage, and MMD TIFs (like 
Cypress Waters) are exempt from the state cap. 
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Background (continued)

Proposals for new TIF districts are evaluated on the following 
criteria:


 

Financial Performance
♦

 

Taxes generated exceed taxes foregone;
♦

 

Financial participation by other taxing entities;
♦

 

Incentives needed to make a project feasible (review of pro formas); and 
♦

 

Minimum of $100 million invested within 5 years of adoption



 

Public Policy –

 

The proposed TIF Plan provides for:
♦

 

Affordable housing;
♦

 

Strong urban design;
♦

 

Preferential hiring of neighborhood residents;
♦

 

Enhancement of other public investments;
♦

 

Enhancement of core assets of the City of Dallas;
♦

 

Benefits to distressed areas; 
♦

 

Adds parks, trails or green space; 
♦

 

Fair Share Policy compliance (M/WBE business hiring)
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Background (continued)

Provisions of the proposed Cypress Waters TIF District were 
negotiated to follow these guidelines:


 

The district has a significant minimum project commitment (approximately 
$2.7 billion in added value and $3.0 billion in total cost). 



 

The project will blend traditional multi-family and single-family 
neighborhoods with commercial and retail areas, following a Traditional 
Neighborhood Development planning system.



 

The developer will maintain extensive, publicly accessible green space on 
the site along the lake edge and along power line easements in addition to 
multiple parks, hike and bike trails, and pedestrian connections

 

throughout 
the site.
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Cypress Waters TIF Proposal Overview

The proposed Cypress Waters TIF District is located in an area 
north and east of the intersection of Belt Line and 635 near 
employment centers and along the Cotton Belt Line.

The district contains approximately 939 acres (excluding public 
rights-of-way). 

The district is intended to create a funding source to encourage

 
the initial development of a large tract of undeveloped land 
within the City of Dallas.

The area is adjacent to a 362 acre lake and a former power 
plant.



Office of Economic Development
WWW.DALLAS-ECODEV.ORG

7

Cypress Waters TIF Proposal 
Boundary Map

The Cypress Waters TIF District is 
generally bounded by East Belt 
Line to the north, South Belt Line 
Road to the west, Ranch Trail 
Drive and Hackberry Road to the 
south, and the City of Irving to the 
east. 
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The entire Cypress Waters area is 1,661 acres of  undeveloped land, 
including a 362 acre lake and 939 acres for the proposed TIF district. 

Cypress Waters TIF Proposal 
Overview – Existing Conditions
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Cypress Waters TIF Proposal 
Overview – Existing Conditions

Predominantly open, undeveloped land.
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Radio equipment.

Cypress Waters TIF Proposal 
Overview – Existing Conditions

Former power plant. 
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Cypress Waters TIF Proposal 
Overview – Preliminary Plan Goals

Goal 1 –

 

To create additional taxable value attributed to new private investment 
in projects in the Cypress Waters TIF District totaling approximately $2.7 billion 
over 30-year life of the TIF district.

Goal 2 –

 

To attract new private development adding approximately 10,000 new 
residential units, 4 million square feet of commercial space, and an 
estimated 150,000 square feet of pedestrian-oriented retail space, all of 
which are estimated to create an estimated 9,000 on-site jobs.

Goal 3 –

 

To improve ridership on DART via the planned expansion along the 
Cotton Belt Line.

Goal 4 –

 

To improve recreational opportunities for the community and the

 

future 
residents within the TIF district via extensive, publicly accessible green space on 
the site along the lake edge and along power line easements in addition to 
multiple parks, hike and bike trails, and pedestrian connections

 

throughout the 
district. Additional open space may be available through the utilization of Coppell 
ISD land and as part of an MMD and/or TIF-funded public amenity center, at 
developer’s option. 
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Cypress Waters TIF Proposal 
Overview – Preliminary Plan Goals (continued)

Goal 5 –

 

To create a model for exceptional development standards in terms of its 
complexity, scope, design, environmental sensitivity, and connectivity. 

Goal 6 –

 

To develop the property in a manner where fiscal impacts for the 
remainder of the City are limited and a development pattern is secured that is a 
net benefit to the City from a fiscal, land use and community standpoint. 

Goal 7 –

 

To generate an NPV of $68 million or approximately $157.3 million in 
total dollars in TIF revenues over the 30-year life of the District.
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The estimated 2010 base value for the district is $75,672 (land is 
all currently under agricultural exemption). It is anticipated to 
grow to approximately $2.7 billion by 2040.

City participation is expected to be 0% in the first year and then 
increase to 85%. It is anticipated that the district budget will

 

be 
met in 23 years.

Dallas County participation is anticipated at 0% for the first three 
years and 55% for the next 20 years of the TIF district, starting in 
2014.

Cypress Waters TIF Proposal 
Overview – Preliminary Financial Plan 



Office of Economic Development
WWW.DALLAS-ECODEV.ORG

14

Cypress Waters TIF Proposal 
Overview – TIF Increment Chart
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Cypress Waters TIF Proposal 
Overview – TIF Budget

Total Estimated 
TIF Expenditure

Estimated TIF 
Expenditure 

(in 2010 Dollars)* (Actual)**
Water Transmission Improvements $17,949,771 $41,505,557
Sewer Transmission Improvements $14,799,357 $34,220,802
Primary Roadway Improvements $27,525,410 $63,647,468
Public Safety Improvements $6,000,000 $13,873,901
Administrative & Implementation $1,740,000 $4,023,430
Total Project Costs $68,014,537 $157,271,159

Note: in addition, DWU may agree to fund up to 30% of TIF-eligible w ater and sew er 
improvements.

Category

* All values discounted to 2010 dollars at 5% annually.  Actual expenditure value w ill 
depend on timing of project cost.

** All values are estimated based on annual TIF project costs and debt service schedules. 
These values depend on timing of projects and w ill f luctuate.  An interest rate of 5% is 
used throughout the TIF term.
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Cypress Waters TIF Proposal 
Overview – Projected Development Schedule

Taxable
Appraised
Value for

Year Jan. 1, Units SF Units SF Square Ft. SF Acres SF Schedule 8
Base 2010 0 0 0 0 0 0 0 0 $75,672

1 2011 0 0 0 0 0 0 0 0 $75,672
2 2012 667 581,481 0 0 100,000 0 0 0 $75,672
3 2013 0 0 0 0 100,000 0 44 1,913,786 $67,838,957
4 2014 667 581,481 0 0 200,000 0 7 294,030 $101,250,618
5 2015 0 0 0 0 180,000 7,500 51 2,207,816 $188,683,060
6 2016 667 581,481 50 154,300 180,000 7,500 13 572,814 $219,798,187
7 2017 0 0 0 0 180,000 7,500 60 2,631,757 $341,038,061
8 2018 750 652,954 50 141,700 180,000 7,500 13 572,814 $376,135,974
9 2019 0 0 0 0 180,000 7,500 64 2,794,986 $512,173,251

10 2020 750 652,954 50 154,300 180,000 7,500 13 572,814 $551,636,146
11 2021 0 0 0 0 180,000 7,500 65 2,830,850 $700,880,129
12 2022 750 652,954 50 154,300 180,000 7,500 13 572,814 $745,079,057
13 2023 0 0 0 0 180,000 7,500 65 2,830,850 $905,778,832
14 2024 750 652,954 50 154,300 180,000 7,500 13 572,814 $955,070,885
15 2025 0 0 0 0 180,000 7,500 65 2,830,850 $1,127,993,753
16 2026 750 652,954 50 154,300 180,000 7,500 13 572,814 $1,182,759,732
17 2027 0 0 0 0 180,000 7,500 65 2,830,850 $1,368,721,712
18 2028 750 652,954 50 154,300 180,000 7,500 13 572,814 $1,429,367,626
19 2029 0 0 0 0 180,000 7,500 65 2,830,850 $1,629,236,473
20 2030 750 652,954 50 154,300 180,000 7,500 13 572,814 $1,696,195,126
21 2031 0 0 0 0 180,000 7,500 65 2,830,850 $1,910,893,540
22 2032 750 652,954 50 154,300 180,000 7,500 13 572,814 $1,984,626,220
23 2033 0 0 0 0 180,000 7,500 65 2,830,850 $2,215,135,246
24 2034 750 652,954 50 154,300 180,000 7,500 13 572,814 $2,296,133,511
25 2035 0 0 0 0 0 0 65 2,830,850 $2,543,496,148
26 2036 749 651,330 0 0 0 0 0 0 $2,581,672,771
27 2037 0 0 0 0 0 0 42 1,814,326 $2,602,673,153
28 2038 0 0 0 0 0 0 0 0 $2,623,988,540
29 2039 0 0 0 0 0 0 0 0 $2,645,623,658
30 2040 0 0 0 0 0 0 0 0 $2,667,583,303

Total for years 1-30 9,500 8,272,359 500 1,530,400 4,000,000 150,000 919 40,031,640

Schedule 1 & 2 Schedule 1& 2 Schedule 2
Multi-Family Single Family RetailOffice

Annual 
Undeveloped 
Schedule 3

Total Appraisal 
for Assessment
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Cypress Waters TIF Proposal 
Development Plan

10,000 new residential units
4,000,000 square feet of 
commercial space 
150,000 square feet of 
pedestrian-oriented retail 
space
939 acres
Traditional Neighborhood 
Development (TND)
Proposed transit station on 
northwest side of 
development
Anticipated additional 
taxable value is $2.7 billion 
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Cypress Waters TIF Proposal 
Development Plan
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Cypress Waters MMD

On February 9, 2009, Council supported and consented to the State’s 
creation of the Cypress Waters Municipal Management District.
On June 19, 2009, the Cypress Waters MMD was created by the State of 
Texas.
MMDs

 

are self-governed, political subdivisions of the State of Texas. 
With the approval of a majority of the eligible voters in the district, they 
have the power to levy taxes and assessments to property owners in the 
district. In addition, MMDs

 

can supply additional services that are 
supplemental or complementary to regular municipal services.
The MMD provides another financing tool, in addition to the proposed 
TIF district, to enhance redevelopment in the Cypress Waters area.
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Conclusion & Next Steps

Creation of the Cypress Waters TIF District is recommended.  
The proposed TIF district:



 

Promotes denser, pedestrian-oriented residential development close 
to employment centers and a planned rail station.



 

Promotes rail station area redevelopment.


 

Enables a large tract of land that otherwise would not be built out as 
quickly to generate more than $20 million in additional tax revenue.

Public hearing and Council consideration on December 8, 2010
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Appendix

TIF Ranking Sheet for Cypress Waters TIF District
Financial and Policy Evaluation
Cypress Waters TIF Proposal Financial Summary
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Cypress Waters TIF Proposal 
Financial and Policy Ranking

The table shows the ranking of the 
proposed TIF on the City’s criteria.
The TIF proposal scored 170 out of 
200 possible points.  This exceeds 
the 140 points needed for staff’s 
recommendation.

Criteria Points Points
(Max) Scored

Financial
Total new taxes generated by the district from all revenue 
sources exceed amount of taxes foregone.  Direct 
monetary benefits to all taxing jurisdictions exceeds public 
funds invested during term of TIF district. Cash benefits 
to the City exceeds City expenditures. Full points if within 
the term of the TIF; 10 fewer points for each 3 years 
without City payback 50 50
Other taxing units participation 15 5
Comprehensive review of project pro forma, including 
rental rates, land costs, site analysis, construction costs, 
other sources of funds and grants, operating expenses, 
and rate of return for the developer 20 20
A minimum of $100 million in new private investment will 
occur within 5 years of adoption of TIF district 15 15

Subtotal 100 90
Policy
Provides affordable housing; 10 points max. (5 points for 
each 10% affordable units). A minimum of 10% 
affordable housing is required for each TIF district 10 10
Plan provides urban design guidelines and/or historic 
preservation guidelines, if applicable 10 10
Provides preferential hiring for neighborhood residents for 
new jobs created 5 5
Enhances public investments over $10 million made 
within last 5 years or expected within the next 5 years (i.e. 
DART Light Rail System, Trinity River, bond 
improvements) 20 20
Enhances core assets of City 25 10
Provides direct benefits to distressed areas 20 15
Adds park or green space or to City/County Trail system 
and provides for ongoing maintenance of these amenities 5 5
Complies with Fair Share Guidelines for private 
investment. 5 5

Subtotal 100 80

Grant Total : Financial & Policy 200 170
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Cypress Waters TIF Proposal 
Financial Evaluation

Total new taxes generated by the proposed TIF exceeds the 
amount of taxes forgone.
Taxing Jurisdictions Less:

Real Property Tax 
(to fund and 

general revenues)
BPP Tax Sales Tax Franchise Tax Total Tax Revenue

Contribution to 
TIF Fund 

Participating Jurisdictions
  City of Dallas:  85% $294,250,387 $19,318,899 $31,932,879 $61,206,287 $406,708,452 $130,756,974 $275,951,478
  Dallas County:  55% $89,742,630 $5,892,019 $0 $0 $95,634,649 $26,514,185 $69,120,464

Other Jurisdictions
  Coppell Independent School District $493,946,286 $32,429,859 $0 $0 $526,376,145 $0 $526,376,145
  Carrollton/Farmers Branch ISD $11,492,254 $754,520 $0 $0 $12,246,774 $0 $12,246,774
  Dallas County Community College $37,337,026 $2,451,349 $0 $0 $39,788,374 $0 $39,788,374
  Parkland Hospital $107,801,318 $7,077,655 $0 $0 $114,878,974 $0 $114,878,974
  DART $0 $0 $31,932,879 $0 $31,932,879 $0 $31,932,879

Total $1,034,569,901 $67,924,301 $63,865,758 $61,206,287 $1,227,566,247 $157,271,159 $1,070,295,089
% of Total Tax Revenue 84.28% 5.53% 5.20% 4.99% 100.00%

TIF Term 30 Notes:

Estimated TIF Collection Period 23
Annual Benefit (RPT, BPP, and Sales tax) to the City of 
Dallas at TIF Expiration (2041) $27,431,285
Annual Benefit (RPT and BPP) to Dallas County from 
Property Tax Revenue at TIF Expiration (2041) $6,575,289

(2) The legal TIF life w ill be set at 30 years.  Based on projections, TIF collections w ill begin in 2011 and continue for 
30 years, at w hich time the budget cap of $157,271,159 is expected to be reached.  

(3)  Forecasts project City participation for 23 years at 85% and County participation for 20 years at 55%.

Total Revenues to Taxing Jurisdictions and Fund During TIF Term

Net Benefit

(1) All values are projections and expressed in nominal dollars.
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Cypress Waters TIF Proposal 
Financial Evaluation

Revenues for this TIF district are estimated to be collected in 23 years. 
As a result of the City’s participation being 85% during the life of the TIF, 
there will be continuous revenue flow to the general fund.
The City is expected to break even (direct monetary benefits exceeding 
public funds invested) within the life of the TIF.
It is estimated the City’s general fund will receive approximately $215 
million (total dollars) in added revenue from real property, BPP, and sales 
tax during the life of the TIF district.
Financial benefits to all taxing jurisdictions from anticipated increased in 
real property, business personal property and sales taxes is an estimated 
net $1.1 billion
A minimum of $100 million in new investment will occur within the first 5 
years.
The TIF proposal scored a total of 90 out of 100 possible criteria points.
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Cypress Waters TIF Proposal 
Policy Evaluation

TIF projects will provide 20% affordable housing
Urban design guidelines will be developed through the TIF board of 
directors
Preferential hiring of neighborhood residents for new jobs created is 
incorporated in the TIF plan
The TIF will enhance the planned Cotton Belt Line
The TIF provides direct benefits to distressed areas
Fair Share Guidelines for private investment is incorporated in the TIF plan
Plan provides for multiple parks and trails
The TIF proposal scored a total of 80 out of 100 possible criteria points
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