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Purpose

Review three proposals for TIF funding in the Davis 
Garden TIF District:
• Taylor Farms Apartments
• Engineering/Design for a new eastbound I-30 frontage road 

between Cockrell Hill Road and Westmoreland Road
• Kessler Theater Renovation

Obtain Economic Development Committee approval 
for consideration of each project by City Council on 
November 9, 2009.
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Davis Garden TIF District: 
Background

The Davis Garden TIF 
District was created 
June 13, 2007

The District is located 
south of I-30, adjacent 
to the Fort Worth 
Avenue TIF District,

and approximately 
4.0 miles southwest of 
downtown Dallas. 
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Davis Garden TIF District: 
Background (continued)

This area is prime for residential and commercial 
redevelopment due to its proximity to Interstate 30, 
Pinnacle Park, Bishop Arts District and downtown.

Assets in and near the District include 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 
$60 million has been collected.
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Davis Garden TIF District: 
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 $17,678,964 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.

• 6 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.

• To date there has been no progress on this 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: 
Current Status

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 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 
located along West Davis Street.

• 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 has been generated for the District.  Increment collection 

began this year.
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Davis Garden TIF District Overview 
(continued)

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

Category TIF Budget Allocated Balance

Environmental Remediation/Demolition $9,635,310 $3,296,079 $6,339,231

Infrastructure Improvements $34,687,115 $3,333,392 $31,353,723

Open Space, Parks, Streetscapes
and Trails $2,047,504 $118,820 $1,928,684

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 $6,963,545 $53,167,410

** 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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Taylor Farms Project

Project Location
• Located at 32 Pinnacle 

Park Boulevard

• Site consists of 4.53 acres 
that comprise the 9.76 
acre parcel

• Site is approximately 10 
minutes from downtown 
Dallas



Office of Economic Development
WWW.DALLAS-ECODEV.ORG

9

Taylor Farms Project (continued)

Project Description
• Seven 4-story, multi-family structures 

with 160 residential units (approximately 
154,768 square feet of residential space) 
and approximately 23,629 square feet of 
common space

• All 160 units will meet affordable housing 
requirements

• Estimated investment of $21.7M
• On-site amenities for the project include 

a leasing office, business center, and 
swimming pool
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Taylor Farms Project – Site Plan
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Taylor Farms Project 
Proposed TIF Funding

TIF funds for the Taylor Farms Project would be used 
to offset the cost of the following improvements:
• Environmental Remediation
• Infrastructure and Public Right-away Improvements

Description Amount

Environmental Remediation $282,833

Infrastructure and Public Right-away Improvements $1,788,364

Total TIF Eligible Funding Request $2,071,197
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Taylor Farms Project 
Tax Credit

TF Development, LP has been authorized to receive 
a Tax Credit from the Texas Department of Housing 
and Community Affairs for the Taylor Farms project.
• 10-year Tax Credit
• Total 10-year Tax Credit – $18.8M



Office of Economic Development
WWW.DALLAS-ECODEV.ORG

13

Taylor Farms Project 
NCTCOG Grant

The Developer has also applied for a $1.2M Sustainable 
Development Grant with the North Central Texas Council of 
Governments (NCTCOG) for trail and landscaping 
enhancements to connect the Coombs Creek Trail to the Chalk 
Hill Trail and Dallas Veloweb.
• Projects selected for

grant funding will not
be announced
until March 2010
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Taylor Farms Project 
Funding Sources & Uses

Funding Sources and Uses
• Chase Bank – Construction loan
• Texas Department of Housing and Community 

Affairs – Tax Credit Equity
• Deferred Developer Fee – Private Equity

Funding Source Amount Use

Chase Bank $7,400,000 Construction Loan

Texas Department of Housing and
Community Affairs $13,158,194 Tax Credit Equity

Deferred Developer Fee $1,133,406 Private Equity

Total $21,691,600
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Taylor Farms Project 
Summary

Project Square Footage
A) Residential Rental Space
B) Common Area

154,768 square feet
23,629 square feet

Developer fee (deferred) 15%

Required private investment – site acquisition and hard costs of construction $13,723,420

Total project cost including site acquisition, hard costs of construction, all soft costs, 
and TIF expenses/other public.

$21,691,600

TIF funding $2,071,197

% TI F funds to total project cost 9.54%

ROI with TIF funds 3.68%

ROI without TIF funds or other public assistance 3.33%

Deadline to purchase properties N/A

Deadline to complete environmental remediation activities November 1, 2010

Deadline to complete and receive a Certificate of Occupancy April 1, 2012

Deadline to complete public infrastructure improvements April 1, 2012
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I-30 Frontage 
Road 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 Project (continued)

Project Description

• Project will include the engineering and design (design services) 
for Phase 1 of a new eastbound frontage road for I-30 located 
between Cockrell Hill Road and Westmoreland Road.

• Phase I includes the frontage road and ramp relocation from 
Westmoreland Road to a point approximately 2,650 linear feet 
west of Westmoreland Road

• This work is being completed to facilitate the construction of a 
frontage road at a later date. 
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I-30 Frontage Road Project – Site Plan
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I-30 Frontage Road Project 
Proposed TIF Funding

TIF funds for the I-30 Frontage Road Project would be 
used to offset the cost of the following improvements:
• Infrastructure Design

Description Amount

Infrastructure Design $436,919

Total TIF Eligible Funding Request $436,919
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I-30 Frontage Road Project 
NCTCOG Grant

SLF III /INCAP, LP has applied for a $2.4M Sustainable 
Development Grant with the North Central Texas Council of 
Governments (NCTCOG) for the design and construction of the 
ramp relocation and a new eastbound frontage road for I-30 
located between Cockrell Hill Road and Westmoreland Road.  
TIF funding will not be used for reimbursement if they are 
approved for the grant.
• Projects selected for grant funding will not be announced until 

March 2010
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Kessler Theater Project

Project Location
• Located at 1214 West 

Davis Street and 1215 
West 7th Street

• Site is approximately 8 
minutes from downtown 
Dallas
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Kessler Theater Project (continued)

Project Description
• Environmental remediation, demolition, and façade improvements at 

1214 West Davis Street
• Assessment and removal of asbestos hazards
• Repairs to the theater’s façade
• Replacement of awnings, blade sign, doors, marquee, and poster cases
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Kessler Theater Project (continued)

• Infrastructure improvements along West Davis Street between North 
Clinton Avenue and North Winnetka Avenue; and along North Clinton 
Avenue between West Davis and West 7th Streets

• Converting on-street parking along West Davis Street and the sidewalk 
along North Clinton Avenue to expand the existing pedestrian area 
adjacent

• Removal and replacement of existing sidewalks
• planting of native plants and trees
• Addition of pedestrian lighting, outdoor seating (i.e. benches, tables, and 

chairs) and bike racks
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Kessler Theater Project – Site Plan
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Kessler Theater Project 
Proposed TIF Funding

TIF funds for the Kessler Theater Project would be 
used to offset the cost of the following improvements:
• Environmental Remediation/Demolition
• Historical Façade Improvements
• Infrastructure Improvements

Description Amount

Environmental Remediation/Demolition $5,000

Historical Façade Improvements $86,535

Infrastructure Improvements $108,108

Total TIF Eligible Project Costs $199,643
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Kessler Theater Project 
NCTCOG Grant

Kessler Theater, LLC has applied for a $179,760 Sustainable 
Development Grant with the North Central Texas Council of 
Governments (NCTCOG) for streetscape improvements along 
West Davis Street and North Clinton Avenue. If they are 
approved for the grant, the TIF funding amount that is 
requested will be reduced by $63,300 to a maximum of  
$136,343.
• Projects selected for grant funding will not be announced 

until March 2010
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Kessler Theater Project 
Funding Sources & Uses

Funding Sources and Uses
• Citizens National Bank – Mortgage/Construction loan
• Owner/Developer – Private Equity

Funding Source Amount Use

Citizens Nations Bank $600,000 Mortgage/Construction Loan

Owner/Developer $758,293 Private Equity

Total $1,358,293
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Kessler Theater Project 
Summary

Total square footage required N/A

Developer fee N/A

Required private investment – site acquisition and hard costs of 
construction 

$954,500

Total project cost including site acquisition, hard costs of construction, all 
soft costs, and TIF expenses/other public.

$1,358,293

TIF funding $199,643

% TI F funds to total project cost 14.7%

ROI with TIF funds 11.4%

ROI without TIF funds or other public assistance 6.0%

Deadline to purchase properties N/A

Deadline to complete environmental remediation and demolition activities March 31, 2010

Deadline to complete historical façade improvements July 1, 2011

Deadline to complete infrastructure improvements July 1, 2011
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Recommendations

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

Development, LP for TIF reimbursement for the 
Taylor Farms project

• Approval of a Development Agreement with 
SLF/INCAP III, LP for TIF reimbursement for the I-30 
Frontage Road project

• Approval of a Development Agreement with Kessler 
Theater, LLC for TIF reimbursement for the Kessler 
Theater project
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Appendices
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Appendix 1: Davis Garden 
TIF Increment Chart
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Appendix 2: TF Development, LP

The principals of TF Development, LP include 
Brandon Bolin and Alan McDonald
• Brandon Bolin – previously worked with INCAP as a Director 

of Acquisitions for a 300 acre, $200M North Oak Cliff land 
portfolio.  The Taylor Farms is the first development project 
that he will oversee.

• Alan McDonald – currently a Senior Managing Director for 
INCAP.  Alan founded CityHomes, the nation’s largest inner- 
city homebuilder.  Alan has also served as the President and 
CEO of Parkwood Development Corporation, the largest 
inner-city, multi-family adaptive re-use developer in Dallas.
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Appendix 3: SLF/INCAP III, LP

The principals of SLF/INCAP III, LP include Alan 
McDonald.  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: Kessler Theater, LLC

The Managing Members of Kessler Theater, LLC 
include Edwin Cabaniss.  Edwin has previously 
rehabilitated four properties that are older than 50- 
years.  He also has a strong background in Finance, 
Real Estate, and E-Commerce.



Office of Economic Development
WWW.DALLAS-ECODEV.ORG

35

Appendix 5: 
Project Assumptions 

Project Use Projected 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 5: 
Project Assumptions (continued)

Project Use Projected 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 $25,000,000 2012

Kessler Theater Commercial/Retail $1,750,000 2011

Urban Campus Land Land $83,214,000 2011

Total $921,168,338
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