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Mission Statement
The Mall Area Redevelopment Tax Increment Financing District (TIF District) represents
the City of Dallas’ effort to encourage the sustainable redevelopment of properties
including and around two obsolete shopping malls while taking advantage of each area’s
strategic regional location at the crossroads of key transportation corridors.
As allowed by Chapter 311 of the Texas Tax Code, the TIF District comprises two noncontiguous sub-districts—the Montfort-IH 635 Sub-District for the Valley View Center Mall
area in northern Dallas and the Westmoreland-IH 20 Sub-District for the Redbird Mall
(formerly Southwest Center Mall) area in southern Dallas.
The Montfort-IH 635 Sub-District is generally bounded by Alpha Road, Preston Road,
Noel Road, and Interstate Highway 635 (LBJ Freeway). The Montfort-IH 635 Sub-District
encompasses approximately 173.9 acres, not including rights-of-way. The Montfort-IH
635 Sub-District is recommended by and consistent with the City’s adopted Valley ViewGalleria Area Plan (2013) and serves as a long-term funding tool to help implement the
shared vision for the area by further leveraging other implementation tools (PD 887 formbased zoning and Thoroughfare Plan amendments) enacted by the City Council.
The Westmoreland-IH 20 Sub-District is generally bounded by Westmoreland Road,
Camp Wisdom Road, Highway 67 (Marvin D. Love Freeway), and Interstate Highway 20
(LBJ Freeway). The Westmoreland-IH 20 Sub-District encompasses approximately 96.6
acres, not including rights-of-way. The Westmoreland-IH 20 Sub-District is recommended
by and consistent with the City-sponsored Advisory Services Panel report entitled
“Southwest Center Mall” published by the Urban Land Institute (2009) and serves as a
long-term funding tool to help implement many of the report’s recommendations over
time.
The mission of the TIF District is to provide a source of funding for a program of public
infrastructure
improvements,
economic
development
grants,
and
land
acquisition/assembly for public open space, which is intended to stimulate private
investment in each mall area to occur earlier and to a much greater extent than would
occur solely through private investment in the reasonably foreseeable future.
Originally, the Valley View Center Mall and the Southwest Center Mall were created by
complex configurations of super-blocks, private land ownership, and reciprocal easement
agreements that bound multiple owners together. Over the last decade as market
conditions have shifted significantly, these same configurations have heavily burdened
each mall area, making redevelopment and revitalization extremely difficult without public
participation.
With the assistance of this TIF District, each mall area is to be reconfigured into a
traditional pattern of public streets, public open space, public infrastructure, and smaller
parcels of private land ownership, thereby setting the stage for incremental
redevelopment that is flexible to meet market demands and community needs.
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TIF District Accomplishments in FY 2020-2021
•

In November 2020, voters approved a Dallas Independent School District (DISD)
bond package, including $75 million to design and build a new preK-12 vertically
integrated choice school in North Dallas. During 2021, DISD was actively
evaluating potential sites in the Valley View-Galleria area.

•

Following the completion of the Dallas Midtown Automated Transportation System
and Shared Parking Feasibility Study by the North Central Texas Council of
Governments (NCTCOG) in September 2019, the Regional Transportation Council
(RTC) authorized $10 million for implementation of an Automated Transportation
System (ATS) pilot project in the Valley View-Galleria area in November 2020.

•

In January 2021, the City’s Office of Economic Development entered into a
consultant contract with Social Impact Architects, Inc. to review existing plans, reengage stakeholders, and develop a unified strategic plan (Public Spaces
Strategic Plan) for the Valley View-Galleria area with special focus on improving
the public implementation activities (e.g. park; school; ATS; zoning; marketing;
branding).

•

In April 2021, the NCTCOG Executive Board authorized an $850,000 consultant
contract with Lea+Elliott, Inc. to develop performance guidelines for an automated
transportation system (ATS Guidelines Study).

•

In Spring 2021, Florida-based developer ZOM Living began construction on a new
398-unit apartment community on 3.2 acres located at the northeast corner of Noel
Road
and
LBJ
Freeway
in
the
Montfort-IH 635 SubDistrict. Known as
Hazel by the Galleria,
the project is 5 stories
wrapping a 7-story
structured
parking
garage
and
is
estimated to
cost
approximately
$48
million. Construction of
the
project
is
anticipated
to
be
completed
in
late
2022/early 2023.
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•

In June 2021, City Council approved Resolution No. 21-1095 to authorize a
construction services contract (not to exceed $4,470,719) with Vescorp
Construction, LLC dba Chavez Concrete Cutting for the construction of a complete
street project on Montfort Drive from Interstate Highway 635 Frontage Road to
Alpha Road. Construction of the project is scheduled to start in January 2022 and
be completed by mid-2023. The project will include improving the existing street
pavement with reinforced concrete pavement, storm drainage, water and
wastewater, concrete sidewalk, shared-use concrete path, buffered bike lanes,
street and pedestrian lighting, traffic signals, pavement markings, speed control
treatments, and pedestrian enhancements.

•

In April 2021, City Council approved Resolution No. 21-0721 to authorize the City’s
acquisition in an amount not to exceed $5,677,000 from Peterson Lane Partners
LLC of approximately 72,559 square feet of commercially improved land
(approximately 1.66 acres) addressed as 5580 Peterson Lane (commonly known
as the Prism property) located on the south side of Peterson Lane approximately
140 feet west of Montfort Drive for the future central park in the Valley ViewGalleria area. This property is the first of five parcels needed by the City to fully
assemble the future central park as envisioned in the Valley View-Galleria Area
Plan.

•

In mid-2021, Seritage Growth Properties, owner of the former Sears portion
(approximately 23 acres) of the Valley View Mall site, began construction on
horizontal infrastructure and site work necessary to prepare their site for Park
Heritage, a new mixed-use development project with phased plans for almost 2
million square feet of offices, apartments, and retail/restaurant space. As a
component of this work, a 24” off-site wastewater main is also being constructed
along the LBJ Freeway frontage road between Montfort Drive and Noel Road to
provide the necessary wastewater capacity to serve future redevelopment of the
former Valley View Mall site. Completion is anticipated in early 2022.

•

During FY 2020-2021, significant progress was made on the Reimagine Redbird
redevelopment project at Red Bird Mall. Construction of new site infrastructure
6
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continued throughout the fiscal year. In January 2021, Chime Solutions, Inc.
executed a lease for a 33,831 square foot office expansion on the second floor of
the main mall. In March 2021, renovation of the 3,000 square foot end cap of the
retail building at 3704 W. Camp Wisdom Road was completed with Frost Bank
opening in the space. By September 2021, construction was completed on the
43,000 square foot renovation of the former Dillard’s building (south wing) to make
way for the opening of a new Parkland Hospital Clinic. Construction also continued
on the 150,000 square foot renovation of the former Sears building (east wing) to
prepare for a new UT Southwestern Medical Center and Children’s Health Center.
Construction of the UT Southwestern Medical Center and Children’s Health Center
is anticipated to be completed in 2022. In April 2021, the City’s Office of Economic
Development facilitated a Property Assessed Clean Energy (PACE) financing
transaction through the City of Dallas PACE Program for the Developer of the
Reimagine Redbird redevelopment project to secure a $3.35 million loan from
Twain Community Partners for lighting, plumbing, and HVAC improvements
needed to modernize the in-line portion of the mall. In June 2021, City Council
approved Resolution 21-1156, authorizing a fourth amendment to the 2016
Chapter 380 Grant Agreement and a third amendment to the Tax 2018
TIF/Chapter 380 Agreement with the Developer of the Reimagine Redbird
redevelopment project (see page 13 for more details).
•

In mid-2021, construction was completed on Palladium Redbird, a new 300-unit
apartment project on 6.1 acres located at 7202 S. Westmoreland Road within the
Reimagine Redbird redevelopment. The project includes two 4-story buildings with
elevators and a structured parking garage. Amenities include a clubhouse with a
fitness center, business center and club room, a resort style swimming pool, a
playground, pedestrian access to the Redbird Mall area, and a dog park.
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Projects Within the Mall Area Redevelopment TIF District Utilizing TIF Funding1

Project

Location

Sub-District

Completion
Date
(Calendar
Year)

Reimagine
RedBird6

3662 W.
Camp
Wisdom

WestmorelandIH 20

2024

Development Amount/Type2

Status

demolition of 100,000 square feet retail
Under
renovation of 600,000 square feet retail
Construction
new construction of 40,000 square feet retail

TOTAL

Approx Value3

TIF Investment4

$135,000,000

$15,600,000

$135,000,000

$15,600,000

Projects Within the Mall Area Redevelopment TIF District Not Utilizing TIF Funding1,5
Location

Sub-District

Completion
Date
(Calendar
Year)

Status

Windsor by
13290
the Galleria Noel Road

Montfort-IH
635

2017

Complete

AC Hotel
and
Residence
Inn (by
Marriott) by
the Galleria

5460
James
Temple

Montfort-IH
635

2018

Modera
Dallas
Midtown

13001
Cornell

Montfort-IH
635

Project

Palladium
RedBird7

7202 S.
WestmorelandWestmorel
IH 20
and

Approx Value3

TIF Investment4

new construction of multi-family residential (321 units)

$55,900,000

$0

Complete

new construction of hotel (256 rooms)

$15,500,000

$0

2020

Complete

new construction of multi-family residential (344 units)

$55,070,320

$0

2021

Complete

new construction of multi-family residential (300 units)

$30,000,000

$0

new construction of multi-family residential (965 units)
new construction of hotel (256 rooms)

$156,470,320

$0

Approx
Value3

TIF
Investment4

$291,470,320

$15,600,000

TOTAL

Development Amount/Type2

Grand Total - All Projects Utilizing and Not Utilizing TIF Funding
new construction of multi-family residential (965 units)
new construction of hotel (256 rooms)
GRAND TOTAL

1

demolition of 100,000 square feet retail
renovation of 600,000 square feet retail
new construction of 40,000 square feet retail

All information updated as of September 30, 2021.

2

Based upon: either the TIF application or the required minimum stated in the Development Agreement. May be updated for completed projects based on actual unit mix
and square footage.
3
Based upon: (1) market value of comparable projects for anticipated projects, (2) required minimum private investment stated in the Development Agreement for
projects that have been approved for TIF funding or are under construction, or (3) DCAD market value for completed projects (unless project has not yet been assessed).
4

TIF funding amount not to be exceeded per an approved City Council Resolution.

5

Selected significant projects included.

6

Project also includes other City subsidies; contact the Office of Economic Development for more information.

7

Project also includes other City subsidies; contact the Office of Economic Development for more information.
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TIF District Initiatives
Project

Completion
Date
Location Sub-District
(Calendar
Year)

Status

Project Description

Investment

Source

Park and
Recreation
Facilities Fund
$1,510,785.21
(2006 General
Obligation Bond
Funds)

Acquisition of
5580
real property for
Montfort-IH
Peterson
635
future central
Lane
park

2021

Complete

acquisition from Peterson
Lane Partners LLC of
approximately 1.66 acres,
including a 53,730 square
foot two-story multi-tenant
office building

ECO
(Proposition I in
2017 General
$3,000,000.00
Obligation Bond
Funds-District
11 allocation)

$213,301.46

$652,913.33

$300,000.00

Valley ViewGalleria Open
Space Fund
(park fee in lieu
fund in PD 887)
Mall Area
Redevelopment
TIF District
Equity
Revitalization
Capital Fund
(District 11
allocation)

$5,677,000.00

Total

Mixed-Income Housing Summary
Successful development efforts support a variety of housing options. Accordingly, twenty
percent (20%) of all housing units in projects using direct site-specific TIF funding
assistance are subject to the City’s and County’s established criteria for mixed-income
housing.
In the Montfort-IH 635 Sub-District, construction was completed in 2017 on the 321-unit
Windsor by the Galleria apartment project located at 13290 Noel Road. The Windsor by
the Galleria multi-family project did not utilize direct site-specific TIF funding and, as such,
does not set aside any affordable units. Additionally, in the Montfort-IH 635 Sub-District,
construction was completed in 2020 on the 344-unit Modera Dallas Midtown multi-family
project located at 5327 LBJ Freeway. The Modera Dallas Midtown multi-family project did
not utilize direct site-specific TIF funding and, as such, does not set aside any affordable
units.
In the Westmoreland-IH 20 Sub-District, construction was completed in 2021 on the 300unit Palladium Redbird mixed-income apartment project located at 7202 S. Westmoreland
Road within the Reimagine Redbird redevelopment. As a requirement of the funding
9
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sources (i.e. housing tax credits; tax exempt bonds; CDBG/HOME funds; City general
obligation bond funds) utilized to develop the project, 70% of the 300 units (i.e. 210 units)
must be reserved and leased solely to households earning at or below 60% of Area
Median Family Income as defined by the U.S. Department of Housing and Urban
Development. The 210 affordable units are required to remain affordable for a minimum
of 20 years. The remaining 30% of the units in the project (i.e. 90 units) can be leased at
market rates.

Value and Increment Revenue Summary
The base value of the zone is the total appraised value of all taxable real property in the
TIF District as determined by the Dallas Central Appraisal District in the 2014 certified tax
roll. The TIF District’s base value was $168,357,630 ($148,591,740 in the Montfort-IH
635 Sub-District and $19,765,890 in the Westmoreland-IH 20 Sub-District).
In the 2021 certified tax roll, the total appraised value of all taxable real property in the
TIF District as determined by the Dallas Central Appraisal District was $228,289,470,
representing an increase of $59,931,840 (35.6%) over the base year.
In the Montfort-IH 635 Sub-District, the certified total appraised value of all taxable real
property in tax year 2021 was $207,112,010, representing an increase of $58,520,270
(39.4%) over the base year. This 39.4% increase over the base year is primarily attributed
to new taxable value created by the Windsor by the Galleria multi-family project, the
Marriott hotel project, and the Modera Dallas Midtown multi-family project.
In the Westmoreland-IH 20 Sub-District, the certified total appraised value of all taxable
real property in tax year 2021 was $21,177,460, representing an increase of $1,411,570
(7.1%) over the base year.
The TIF District’s 2021 certified total value decreased by $15,279,420 (-6.3%) over the
TIF District’s 2020 final value of $243,568,890.
With the City’s participation in the TIF District for tax year 2021 at 90%, the captured
incremental tax revenue anticipated to be collected and deposited into the TIF fund in
2022 for tax year 2021 is approximately $417,108.
Note about Dallas County’s participation in the TIF District: In August 2015, the Dallas
County Commissioners Court approved Court Order 2015-1122 authorizing the
participation of Dallas County in the Mall Area Redevelopment TIF District, beginning on
January 1, 2020, subject to Valley View Mall (excluding Sears and the existing theater)
being demolished by the same date, by providing 55% of its increment for either twenty
years, until the County’s total net present value contribution reaches $21.6 million (using
a discount rate of 4%), or the City of Dallas terminates the district, whichever comes first.
Between 2015 and 2019, Dallas County staff had decided to delay in executing the
interlocal agreement until seeing evidence that Valley View Mall had been demolished in
accordance with the County’s qualifying condition of participation. In early 2020, following
10
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completion of the demolition work made to the in-line portion of the mall by TX Dallas
Midtown, L.P., Dallas County staff concluded that the County’s qualifying condition of
participation had not been fully satisfied because Dallas Midtown, L.P. had kept a portion
of the mall intact in order to specifically keep the movie theater operating. As a result,
Dallas County’s participation in the TIF District for tax year 2021 is 0%. Dallas County
staff has indicated strong support for seeking a new Court Order in 2022 to authorize the
County’s participation for the same duration (20 years) and at the same rate (55%) as
development activities in the Montfort-IH 635 Sub-District begin to regain momentum
again following the COVID-19 pandemic.

Objectives, Programs, and Success Indicators
The Project Plan and Reinvestment Zone Financing Plan for the Mall Area
Redevelopment TIF District was approved in June 2015. The following goals are included
in the Project Plan and Reinvestment Zone Financing Plan:
•

Goal 1: To create additional taxable value attributed to new private investment in
projects in the Montfort-IH 635 Sub-District totaling approximately $3.92 billion in
total dollars over the 30-year life of the Sub-District.
Taxable value in the Montfort-IH 635 Sub-District has increased
$58,520,270 over the base value (representing 1.5% of goal).

•

Goal 2: To create additional taxable value attributed to new private investment in
projects in the Westmoreland-IH 20 Sub-District totaling approximately $295.2
million in total dollars over the 30-year life of the Sub-District.
Taxable value in the Westmoreland-IH 20 Sub-District has increased
$1,411,570 over the base value (representing 0.5% of goal).

•

Goal 3: To attract new higher density private development in the Montfort-IH 635
Sub-District totaling approximately 707,870 square feet of new retail space; 72,991
square feet of renovated movie theater; 3,987,022 square feet of new office space;
957 new hotel rooms; and 7,674 new residential units (including apartments and
condominiums).
In the Montfort-IH 635 Sub-District, 665 multi-family residential units have
been completed (9% of goal). Additionally, 256 hotel rooms have been
completed (27% of goal).

•

Goal 4: To attract new higher density private development in the WestmorelandIH 20 Sub-District totaling approximately 140,000 square feet of new retail space;
45,000 square feet of movie theater; 70,000 square feet of new office space; 80
new hotel rooms; and 1,620 new residential units (including apartments and
townhomes).
11
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In the Westmoreland-IH 20 Sub-District, 23,043 square feet of new retail
space (Starbucks--2,550 square feet and Foot Locker--20,493 square feet)
are complete (17% of goal). Additionally, 300 new multi-family residential
units have been completed (19% of goal).
Approximately 96,004 square feet of former retail space has been converted
for office use (Dallas Entrepreneur Center--7,130 square feet; Jarvis
Christian College—6,018 square feet; Workforce Solutions Greater
Dallas—30,000 square feet; Chime Solutions, Inc.—52,856 square feet).
Conversion of an additional 33,831 square feet is underway for the
expansion of Chime Solutions, Inc.
Additionally, approximately 43,000 square feet of former retail space has
been converted for medical office use (Parkland Hospital Clinic).
Conversion of an additional 150,000 square feet is underway for the UT
Southwestern Medical Center.
•

Goal 5: To encourage the sustainable redevelopment of properties including and
around two severely declining shopping malls in a manner in which negative fiscal
impacts for the remainder of the City are limited and a walkable development
pattern is achieved that is a net benefit to the City from a fiscal, land use, and
quality of life standpoint.

•

Goal 6: To increase public open space in the District.
During FY 2020-2021, staff supported ongoing efforts to acquire/assemble
property for the Dallas Midtown Commons Park, including continued
discussions with the owner of 4 acres on the east side of Montfort Drive
currently addressed as 13138 Montfort Drive.
In April 2021, City Council approved Resolution No. 21-0721 to authorize
the City’s acquisition in an amount not to exceed $5,677,000 from Peterson
Lane Partners LLC of approximately 72,559 square feet of commercially
improved land (approximately 1.66 acres) addressed as 5580 Peterson
Lane (commonly known as the Prism property) located on the south side of
Peterson Lane approximately 140 feet west of Montfort Drive for the future
central park in the Valley View-Galleria area. This property is the first of five
parcels needed by the City to fully assemble the future central park as
envisioned in the Valley View-Galleria Area Plan.

•

Goal 7: To generate approximately $431.4 million (net present value of
approximately $182.5 million in 2014 dollars) in TIF fund revenues over the 30year life of the District.
Total collection of TIF fund revenues: $1,961,277 (0.45% of goal).
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Mall Area Redevelopment TIF District

FY 2020-2021 Annual Report

Year-End Summary of Meetings and Council Items
The Mall Area Redevelopment TIF District Board of Directors had three meetings during
FY 2020-2021: December 17, 2020 (regular meeting); April 16, 2021 (special called
meeting); and June 11, 2021 (special called meeting).
The Board can consist of up to seven members, including six (6) City of Dallas appointees
and one (1) Dallas County appointee. During FY 2020-2021, the Board members were
(FY 2020-2021 Board meetings attended):
•

Position 1: Oscar Joyner—City representative (3 of 3 meetings)

•

Position 2: Bruce Bernbaum—City representative (2 of 3 meetings)

•

Position 3: Kiyundra Jones (Chairperson)—City representative (2 of 3 meetings)

•

Position 4: Josh Womack—City representative (3 of 3 meetings)

•

Position 5: Arthur Hollingsworth—City representative (2 of 3 meetings)

•

Position 6: Amy Monier—City representative (3 of 3 meetings)

•

Position 7: Dallas County’s appointment of a Board member for Position 7 cannot
occur until after the County’s approval of a new interlocal agreement with the City
to participate in the Mall Area Redevelopment TIF District (see page 9)

During FY 2020-2021, the City Council acted on four items associated with the Mall Area
Redevelopment TIF District:
•

On February 24, 2021, City Council approved Resolution 21-0416, accepting the
FY 2019-2020 Annual Report on the status of Tax Increment Financing
Reinvestment Zone Number Twenty (Mall Area Redevelopment TIF District or
District) and authorizing the City Manager to submit the annual report to the Chief
Executive Officer of each taxing jurisdiction that levies taxes on real property in the
District and to the State Comptroller, as required by state law - Financing: No cost
consideration to the City

•

On April 28, 2021, City Council approved Resolution 21-0721, authorizing (1)
acquisition from Peterson Lane Partners LLC of approximately 72,559 square feet
of commercially improved land (approximately 1.66 acres) addressed as 5580
Peterson Lane located on the south side of Peterson Lane approximately 140 feet
west of Montfort Drive for the future central park in the Valley View-Galleria area
pursuant to the Targeted Neighborhood Enhancement Program; and (2) the
establishment of appropriations in an amount not to exceed $213,301.46 in Valley
View-Galleria Open Space Fund - Not to exceed $5,677,000.00 ($5,650,000.00,
13
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plus closing costs and title expenses not to exceed $27,000.00) - Financing: Park
and Recreation Facilities Fund (2006 General Obligation Bond Funds)
($1,510,785.21), Public/Private Partnership Fund to be reimbursed in late 2021
from ECO (I) Fund (2017 General Obligation Bond Funds) ($3,000,000.00), Valley
View-Galleria Open Space Fund ($213,301.46), Mall Area Redevelopment TIF
District
•

On June 23, 2021, City Council approved Resolution 21-1095, authorizing a
construction services contract for the construction of Montfort Drive from Interstate
Highway 635 Frontage Road to Alpha Road – Vescorp Construction, LLC dba
Chavez Concrete Cutting, lowest responsible bidder of seven - Not to exceed
$4,470,718.90 - Financing: Street and Transportation (A) Fund (2017 General
Obligation Bond Funds) ($2,108,210.19), Capital Projects Reimbursement Fund
($1,746,308.71), Water Capital Improvement D Fund ($360,150.00), Water Capital
Construction Fund ($38,500.00), Wastewater Capital Improvement E Fund
($202,350.00), and Wastewater Capital Construction Fund ($15,200.00)

•

On June 23, 2021, City Council approved Resolution 21-1156, authorizing a fourth
amendment to the 2016 Chapter 380 Grant Agreement (“2016 Chapter 380
Agreement”) with WCWRD Inc and its affiliate or subsidiaries (“Developer”), a third
amendment to the Tax Increment Development, Chapter 380 Grant, and Chapter
380 Loan Agreement (“2018 TIF/Chapter 380 Agreement”) with Developer, and
any amendments to any other documents, including but not limited to deeds of
trust and promissory notes, necessary to accommodate the Red Bird Mall
Redevelopment Project (“Project”) in accordance with the City Council-approved
terms, approved as to form by the City Attorney, related to the Project generally
located at the southeast corner of Camp Wisdom Road and Westmoreland Road
in the Mall Area Redevelopment TIF District to: (a) modify Programmatic
Requirements in the 2018 TIF/Chapter 380 Agreement to (i) reduce by 60,000
gross square feet (from a minimum of 100,000 gross square feet to a minimum of
40,000 gross square feet) the Developer’s requirement to construct new retail,
restaurant, and entertainment buildings and (ii) authorize the Developer to use
reasonable efforts to prepare and convey property within the Project site to a hotel
developer; (b) clarify authorization for the Developer to obtain mezzanine and
preferred equity financing and authorization for the City to enter into intercreditor
agreements and /or recognition agreements, as applicable; (c) extend the maturity
date on the loan (“Loan”) authorized by the 2018 TIF/Chapter 380 Agreement by
five years until June 2038; (d) authorize the release of a portion of the property
within the Project site (“Sears Property”) to a third-party purchaser upon
completion of the initial phase of tenant improvements and prior to the Loan’s
maturity date; and (e) modify the Developer’s ability to sell the Project prior to
maturity of the Loan, subject to the Loan and assignment of the 2018 TIF/Chapter
380 Agreement; and as consideration for the amendments: (i) increase the
Developer’s Minimum Investment Requirement by $5,000,000.00 for the Project
from $130,000,000.00 to $135,000,000.00, (ii) add a requirement to the
Programmatic Requirements that the Developer make reasonable efforts to
prepare and convey property within the Project site for a grocery store or renovate
14
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and lease space within an existing building within the Project site for a grocery
store, (iii) require that the Developer pay interest current on the Loan to the extent
that the TIF Subsidy does not fully repay the Loan during the extended term, and
(iv) prohibit the Developer from distributing any net proceeds of the sale of the
Sears Property to equity shareholders and require the Developer to use the net
proceeds to either repay debt that is senior to the City’s lien in payment priority,
pay for remaining Infrastructure Work, invest in additional building improvements
on property secured by the City’s lien, or acquire additional properties in the Project
area to be added to the City’s collateral - Financing: No cost consideration to the
City

Budget and Spending Status
Each TIF district establishes a budget for the public expenditures necessary to support
private investment in the district. As included in the Project Plan and Reinvestment Zone
Financing Plan for the Mall Area Redevelopment TIF District, the budget is shown below:

Mall Area Redevelopment TIF District
Projected Increment Revenue to Retire TIF Fund Obligations
B
TIF Budget**

Category
Montfort-IH 635 Sub-District
Public Infrastructure Improvements; Environmental Remediation &
Demolition; Grants for Economic Development
Land Acquisition for Sub-District-Wide Central Open Space***
Sub-District-Wide Infrastructure Improvements
Westmoreland-IH 20 Sub-District
Public Infrastructure Improvements; Environmental Remediation &
Demolition; Parks, Open Space, Trails, Gateways; Grants for Economic
Development
Administration and Implementation*
Total Project Costs

C
Allocated

B-C
TIF Balance

$264,229,113
$72,659,277
$24,219,759

$0
$652,913
$0

$264,229,113
$72,006,364
$24,219,759

$72,665,022

$15,600,000

$57,065,022

$7,684,059

$619,850

$7,064,209

$441,457,229

$16,872,763

$424,584,467

* TIF Administration costs shown are expended through FY 2020-2021
** TIF Budget shown ab ove is in current dollars (updated yearly); TIF Project Plan and Reinvestment Zone Financing Plan shows the b udget in net
present value.
*** For land acquisition and associated costs; not for design, construction, maintenance, or operating/programming costs.
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Mall Area Redevelopment TIF District
Project Plan Budget (NPV)*
Category

TIF NPV Budget

Montfort-IH 635 Sub-District
Public Infrastructure Improvements; Environmental Remediation & Demolition;
Grants for Economic Development
Set Aside for Land Acquisition for Sub-District-Wide Central Open Space
Set Aside for Sub-District-Wide Infrastructure Improvements

$109,123,655
$30,000,000
$10,000,000

Westmoreland-IH 20 Sub-District
Public Infrastructure Improvements; Environmental Remediation & Demolition;
Parks, Open Space, Trails, Gateways; Grants for Economic Development
Administration and Implementation

$30,088,432
$3,250,000

Total Project Costs

$182,462,088

* As approved in the Project Plan and Reinvestment Zone Financing Plan.

FY 2021-2022 Work Program
The FY 2021-2022 work program for the Mall Area Redevelopment TIF District includes:
•

Continued coordination with interested property owners/investors/developers on
potential development incentive applications.

•

Consideration of any potential TIF District boundary amendments and/or plan
amendments that are necessary or convenient to further implement the Project
Plan and Reinvestment Zone Financing Plan for the Mall Area Redevelopment TIF
District.

•

Continued coordination and staff support for City-initiated public infrastructure
projects benefitting the TIF District.

•

Continued coordination with Dallas County on execution of an interlocal agreement
for participation in the TIF District.

•

Continued coordination and staff support for the continued implementation of the
Valley View-Galleria Area Plan and the ULI vision for Southwest Center Mall (now
Red Bird Mall), including funding opportunities from other governmental entities or
private philanthropic entities; City bond projects; park land acquisition; public
improvement district.
16
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•

Continued coordination and staff support for next steps/implementation of the
Dallas Midtown Autonomous Transportation System (ATS) and Shared Parking
Feasibility Study completed by the North Central Texas Council of Governments
(NCTCOG).

•

Continued coordination with Dallas Independent School District (DISD) regarding
the site evaluation and potential location of a new public “choice” school in the
Valley View-Galleria area.

•

Continued coordination with Social Impact Architects, Inc. to complete the Public
Spaces Strategic Plan for the Valley View-Galleria area.
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Appendix A: Financials
City of Dallas, Texas
Mall Area Redevelopment Tax Increment Financing District Fund
Reinvestment Zone Number Twenty
As of September 30, 2021 (Unaudited)
Chapter 311.016 of V.C.T.A. requires the following information
as part of the annual report on the status of the TIF District.
Information is contained in detail on the attached
financial statements.
1. Amount and source of revenue in the tax increment fund established for the zone:

$2,442 Interest Income
$518,053 Ad Valorem Taxes (Collected in FY 20-21 based on 2020 Final Tax Roll)
$520,495 Total Revenue
2. Amount and purpose of expenditures from the fund:

$50,977 TIF Administrative Expense - FY21*
$66,817 Non-Capital Outlay - Interest Payment on RedBird Loan #1 & #2 to WCWRD
$652,251 Capital outlay - Acquisition of 5580 Peterson Lane - future "Midtown Park"
$0 Additional Subsidy in Form of Grant (in lieu of interest expense)
$770,045 Total Expenditures
*FY2021 TIF admin. expense is $51,760 less $783 TIF admin reimbursement from PUD for overcharges in prior years.

3. Amount of Principal and Interest due-on outstanding indebtedness:

The zone did not have any bonded indebtedness at fiscal year end September 30, 2021.
4. Tax increment base and current captured appraised value retained by the zone:

Taxing Jurisdiction

Taxable

Base Year

Est. Captured

Value 2021*

2014 Value

Value 2021

City of Dallas

$228,289,470

$168,357,630

$59,931,840

Dallas County

$228,289,470

$168,357,630

$59,931,840

*Based on Certified Taxable Value. The final values will be determined on February 01, 2022.
5. Captured appraised value by the municipality and other taxing units, the total amount of the tax

increment received, and any additional information necessary to demonstrate compliance with the
tax increment financing plan adopted by the governing body of the municipality:
A. Estimated tax increment shared by the municipality and other participating taxing jurisdictions:

Taxing Jurisdiction

Assessment

Estimated 2021

Per $100

Increment**

City of Dallas

0.69597

$417,108

Dallas County

0.00000

$0

$0.69597

$417,108

Total for all Jurisdictions

**Dallas County does not participate in the zone in 2021. Participation rates for City of Dallas and Dallas County
are as follows:
City of Dallas

Dallas County

90% for tax years 2016-2042

See Note on page 9 of this Annual Report

75% for tax year 2043
55% for tax year 2044
B. The total amount of estimated tax increment to be billed for the 2021 tax year is $417,108. For the 2020 tax year,
the Zone received increment of $518,053.
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Appendix A: Financials
City of Dallas, Texas
Mall Area Redevelopment Tax Increment Financing District Fund
Balance Sheet as of September 30, 2021 (Unaudited)
With Comparative Totals for September 30, 2020, 2019, 2018, and 2017 (Audited)

2017

2021

2020

2019

2018

Assets:
Pooled cash and cash equivalents
Interest receivable

$691,706
$142

$890,437
$787

$750,409
$815

$209,586
$817

$44,815
$196

Total assets

$691,848

$891,224

$751,224

$210,403

$45,011

Liabilities and Fund Balance (Deficit):
Liabilities:
Accounts and contracts payable
Due to other funds

$0.00
$137,115

$0.00
$85,355

$0
$299,939

$0
$256,037

$0
$401,661

Total liabilities

$137,115

$85,355

$299,939

$256,037

$401,661

$554,732

$805,869

$451,285

($45,634)

($356,650)

$691,848

$891,224

$751,224

$210,403

$45,011

2021

2020

2019

2018

$1,961,277
$0
$19,154
$1,345

$518,053
$0
$2,442
($1,585)

$516,926
$0
$6,982
$2,185

$533,180
$0
$6,539
$2,159

$311,825
$0
$2,684
($1,284)

$81,294
$0
$508
($130)

$1,981,777

$518,910

$526,093

$541,877

$313,226

$81,671

$619,850
$154,943
$652,251
$0

$50,977
$66,817
$652,251
$0

$86,649
$84,860
$0
$0

$43,902
$1,057
$0
$0

$0
$2,209
$0
$0

$36,660
$0
$0
$0

$1,427,044

$770,045

$171,509

$44,958

$2,209

$36,660

($251,135)

$354,584

$496,919

$311,016

$45,011

Fund Balance (Deficit):
Fund Balance (Deficit)
Total Liabilities and Fund Equity

Mall Area Redevelopment Tax Increment Financing District Fund
Statement of Revenues, Expenditures and Changes in Fund Balance (Deficit)
For the Period September 30, 2021 (Unaudited)
With Comparative Totals for September 30, 2020, 2019, 2018, and 2017 (Audited)

ITD
Revenues:
Tax increment-Governmental
Tax increment-Intergovernmental
Interest income
Net increase (decrease) in fair value of investments
Total revenues
Expenditures:
Administrative expenses
Non-Capital Outlay
Capital outlay
Interest and fiscal charges
Total expenditures
Excess (Deficiency) of Revenues over Expenditures

$554,733

2017

Fund balance (Deficit) at beginning of year
as previously reported

$0

$805,868

$451,285

($45,634)

($356,650)

($401,661)

Fund balance (Deficit) at beginning of year,
as restated

$0

$805,868

$451,285

($45,634)

($356,650)

($401,661)

$554,733

$554,732

$805,869

$451,285

($45,634)

($356,650)

Fund balance (deficit) at end of year

Note: Fiscal Year 2020-21 unaudited financial statements are based on preliminary close numbers and are subject to
review by the City Controller's Office prior to approval by the City Council. In case of any material changes,
TIF board will be provided with the updated financial statements.
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Appendix A: Financials
City of Dallas, Texas
Mall Area Redevelopment Tax Increment Financing District
(Reinvestment Zone #20)
Notes to Financial Statements for the Year Ended September 30, 2021
1. The measurement focus used for the TIF Zone fund is a flow of financial resources. The
financial statements are prepared using the modified accrual basis of accounting. Under
the modified accrual basis of accounting, tax increment revenues and interest are
recognized as revenue when they become both "measurable" and "available" to finance
expenditures of the current period. Expenditures are recognized when the liability is
incurred.
2. State statute requires that each taxing jurisdiction remit its ad valorem taxes to the Zone
by May 1 of each year (remittance to occur no more than 90 days after taxes for the
jurisdiction become delinquent).
3. The TIF Zone fund's cash balances are invested in the City’s investment pool and include
amounts in demand deposits as well as short-term investments. Pooled investments and
short-term non-pooled investments are treated as cash equivalents. Investment income
on the pooled investments is prorated monthly based upon the average daily cash balance
in each fund.
4. All project costs resulting in capital improvements which are owned by the City are
capitalized in the City’s fixed assets.
5. The TIF Zone's Financing Plan permits expenditures not to exceed $7,684,059 over the
life of the TIF Zone to reimburse the City for administrative expenses.
6. On the Balance Sheet, the “due to other funds” amount of $137,115 at September 30,
2021 represents the TIF Zone’s administration expenses for FY 2018-2019 ($24,467), FY
2019-2020 ($60,888), and FY 2020-2021 ($51,760) that have been earned but will be
reimbursed to the City’s General Fund based on the availability of future TIF funds.
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Appendix B: Financial Obligations
As of the end of FY 2020-2021, there is one TIF funding obligation:
•

Tax Increment Development, Chapter 380 Grant, and Chapter 380 Loan Agreement
(Agreement) with WCWRD Inc (Developer) in an amount not to exceed $15,600,000 (TIF
Subsidy). Note: Per the Agreement, Developer has assigned all rights to receive payment
of the TIF Subsidy to the City of Dallas as collateral for and in payment of a loan in an
amount not to exceed $12,000,000 from the City’s Public/Private Partnership Fund. The
City made the first disbursement of the Loan in an amount of $6,000,000 to Developer on
June 10, 2019 in accordance with the terms and conditions as set forth in the Agreement.
As of September 30, 2019, notes receivable in the amount of $6,000,000 had been set up
in the City’s Public/Private Partnership Fund, and accrued interest through September 30,
2021 was $191,962.11 (including additional accrued interest for FY 2020-2021 of
$120,000.00). Of the outstanding accrued interest of $191,962.11, $33,408.65 was
transferred from the Mall Area Redevelopment TIF District Fund to the Public/Private
Partnership Fund to pay down a portion of the outstanding accrued interest in accordance
with the terms and conditions of the Agreement. On September 30, 2021, the net accrued
remaining interest balance is $158.553.46.

•

The City made the second disbursement of the Loan in an amount of $6,000,000 to
Developer on February 19, 2020 in accordance with the terms and conditions as set forth
in the Agreement. As of September 30, 2020, notes receivable in the amount of
$6,000,000 had been set up in the City’s Public/Private Partnership Fund, and accrued
interest through September 30, 2021 was $193,643.84 (including additional accrued
interest for FY 2020-2021 of $120,000.00). Of the outstanding accrued interest of
$193,643.84, $33,408.66 was transferred from the Mall Area Redevelopment TIF District
Fund to the Public/Private Partnership Fund to pay down a portion of the outstanding
accrued interest in accordance with the terms and conditions of the Agreement. On
September 30, 2021, the net accrued remaining interest balance is $160,235.18.
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Appendix C: Sub-District-Wide Set-Aside Funds
Consistent with the Project Plan and Reinvestment Zone Financing Plan, the Increment Allocation
Policy adopted by the TIF Board for the Mall Area Redevelopment TIF District includes two subdistrict-wide set asides (in the Montfort-IH 635 Sub-District) and an inter-sub-district transfer (from
the Montfort-IH 635 Sub-District to the Westmoreland-IH 20 Sub-District) as described below:
Annual Process (Montfort-IH 635 Sub-District)
First, the Montfort-IH 635 Sub-District Gross Increment will pay:
1) Administrative Expenses: After the Total Gross Increment has been deposited into the
District fund, the City’s Administrative Expenses for the District will be reimbursed first in
each year of the District. The Montfort-IH 635 Sub-District’s portion of the District’s
Administrative Expenses will be paid from the Montfort-IH 635 Sub-District Gross
Increment based on the ratio of the Montfort-IH 635 Sub-District Gross Increment to the
Total Gross Increment.
Then, the Montfort-IH 635 Sub-District Net Increment will be transferred or set aside as follows:
2) Transfer to the Westmoreland-IH 20 Sub-District: Ten percent (10%) of the Montfort-IH
635 Sub-District Net Increment will be annually transferred to the Westmoreland-IH 20
Sub-District to help facilitate the revitalization and redevelopment of the Redbird Mall area.
2020-2021 Transfer Amount: $41,339
3) Set Aside for Sub-District-Wide Public Infrastructure Improvements: Ten percent (10%) of
the Montfort-IH 635 Sub-District Net Increment will be set aside annually for Sub-DistrictWide Public Infrastructure Improvements (i.e. improvements not specific to a single
development site such as gateways, trails, parks/open space, public facilities, or
utility/streetscape improvements benefitting multiple parcels or blocks, regardless of
ownership).
FY 2020-2021 Allocation Amount: $41,339
4) Set Aside for Land Acquisition for Sub-District-Wide Central Open Space: Since the longterm redevelopment potential of the area will be limited without a large central open space
and since TIF funding assistance of land acquisition for the large central open space will
be critical to making the Montfort-IH 635 Sub-District a dense, walkable, livable, and
sustainable place, thirty percent (30%) of the Montfort-IH 635 Sub-District Net Increment
will be set aside annually for Land Acquisition for Sub-District-Wide Central Open Space.
FY 2020-2021 Allocation Amount: $124,018
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