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December2010

TheFinancingPlanprovidesinformationontheprojectedmonetaryimpactthatthe

formationoftheTaxIncrementFinancingReinvestmentZone (TIF) couldhaveontheproperty

describedinFinancePlanExhibit: AandshowninFinancePlanExhibit: B.  Itwillalso

describehowthatimpactcanbeutilizedtoenhancetheareaandregionthroughleveragingthe

resourcesofeachentitythatparticipatesintheproject.  

BelowisasummaryoftheFinancingPlanitemsrequiredbylaw.   

1.      TheproposedpublicimprovementsintheTIFmayinclude:  

Capitalcosts, includingtheactualcostsoftheconstructionofpublicworks,  
publicimprovements, newbuildings, structures, andfixtures; andtheactual
costsoftheacquisitionoflandandtheclearingandgradingofland;  
Financingcosts, includingallinterestpaidtoholdersofevidencesof
indebtednessorotherobligationsissuedtopayforprojectcostsandany
premiumpaidovertheprincipalamountoftheobligationsbecauseofthe
redemptionoftheobligationsbeforematurity;  
Anyrealpropertyassemblycosts;  
Professionalservicecosts, includingthoseincurredforarchitectural, planning,  
engineering, andlegaladviseandservices;  
Anyrelocationcosts;  
Organizationalcosts, includingcostsofconductingenvironmentalimpact
studiesorotherstudies, thecostofpublicizingthecreationoftheTIF, andthe
costofimplementingtheprojectplanfortheTIF;  
Interestbeforeandduringconstructionandforoneyearaftercompletionof
construction, whetherornotcapitalized;  
Theamountofanycontributionsmadebythemunicipalityfromgeneral
revenuefortheimplementationoftheprojectplan;   
Imputedadministrativecosts, includingreasonablechargesforthetimespent
byemployeesofthemunicipalityinconnectionwiththeimplementationofa
projectplan;   
ThecostofoperatingtheTIFandprojectfacilities; and
Paymentsmadeatthediscretionofthegoverningbodyofthemunicipality
thatthemunicipalityfindsnecessaryorconvenienttothecreationoftheTIF
ortotheimplementationoftheprojectplansfortheTIF.  
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Thespecificcapitalimprovementprojectsanticipatedtobeunde

FinancePlanExhibit: CNo. 1, areincludedin .  

2. EstimatedProjectCostofTIF, includingadministrativeexpen.  
Projectcostsareestimatedatapproximately $24.8milliondollars.  Specific
costestimatesareincludedinFinancePlanExhibit: C. 

3. EconomicFeasibilityStudy. 
Aneconomicfeasibilityanalysishasbeencompletedandisincludedas
FinancePlanExhibit: D. 

4. Theestimatedamountofbondedindebtednesstobeincurred. 
IfinitialprojectcostsarenotadvancedbyaDeveloper, theCityofDenton
mayconsiderissuingbondswhentaxincrementfundsexceedtheamount
necessarytosupportdebtservice.  

5. Thetimewhenrelatedcostsormonetaryobligationsaretobein
PleaserefertoFinancePlanExhibit: Cfordetailsregardingthetypeof
improvementcostsanticipated. ThetimingwillbemonitoredbytheTIF
BoardtoinsureadequateTIFfundsareavailable.  

6. Adescriptionofthemethodsoffinancingallestimatedproject
expectedsourcesofrevenuetofinanceorpayprojectcostsincl
percentageoftaxincrementtobederivedfromthepropertytaxe
taxingunitonrealpropertyintheTIF.  

Projectcostswillbefinancedthroughloansadvancedbydevelopersorbythe
useoftaxincrementfundsreceivedonapay-as-you-gobasis.  Nonewdebtis
envisionedatthistime, butbondsmaybeissuedatalaterdatewhenadequate
taxincrementhasbeencreatedtosupportdebtservice.  Therevenuesources
willbetherealpropertytaxescapturedbytheTIF, whichwillaccountfor
100% ofrevenuesusedtofundprojectcostsorbonddebtservice.  Forthe
FinancialPlan, theCitywillparticipateatvariedtaxratesforthirty (30) years.   

7. Thecurrenttotalappraisedvalueoftaxablerealpropertyinth
ThecurrentappraisedbasevalueofthetaxablerealpropertyintheTIFusing
the2010certifiedvaluesprovidedbytheAppraisalDistrictis $80.2million.  

8. TheestimatedappraisedvalueoftheimprovementsintheTIFdur
yearofitsexistence.  

TheestimatedappraisedvalueoftheimprovementsintheTIFperyearis
listedinthefollowingFINANCEPLANTABLE1.  
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TABLE1

AssessedRealPropertyValueIncludingAnticipatedNewDevelopment
Years2010-2039

YEAR TOTALASSESSEDVALUE, $M

201080.2
201181.6
201295.5
2013100.2
2014115.1
2015118.9
2016137.6
2017145.5
2018149.3
2019162.2
2020168.7
2021177.1
2022191.6
2023200.2
2024209.8
2025223.9
2026234.1
2027244.3
2028259.6
2029266.9
2030277.8
2031283.7
2032294.6
2033300.6
2034311.7
2035318.3
2036327.9
2037334.6
2038344.4
2039351.2
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TheestimatedannualincrementalfundsavailablefromfuturedevelopmentintheTIF
arelistedinthefollowingtable.  

TABLE2
AnnualIncrementalFundsProvidedforTIFNo. 1
Years2010-2040

BASE ANNUALASSESSEDYear ASSESSED CAPTURED TIFFUND, $KVALUE $M VALUE $MVALUE $M
201080.2 80.2---- 
201181.6 80.21.4-- 

80.215.310201295.5
80.220.01062013100.2

2014115.1 80.234.9138
2015118.9 80.238.7241

80.257.42542016137.6
80.265.33762017145.5
80.269.14282018149.3

2019162.2 80.282.0453
2020168.7 80.288.5537

80.296.95492021177.1
80.2111.46022022191.6
80.2120.06922023200.2

2024209.8 80.2129.6745
2025223.9 80.2143.7805

80.2153.98922026234.1
80.2164.19552027244.3
80.2179.41,0192028259.6

2029266.9 80.2186.71,114
2030277.8 80.2197.61,159

80.2203.51,1592031283.7
80.2214.41,1932032294.6
80.2220.41,2572033300.6

2034311.7 80.2231.51,292
2035318.3 80.2238.11,357

80.2247.71,3962036327.9
80.2254.41,4522037334.6

2038344.4 80.2264.21,492
2039351.2 80.2271.01,549
2040------ 1,589

351.280.2271.024,811TOTAL

2010TIFCONTRIBUTIONTAXRATE / $100VALUATION
TaxRate / 
100ValuationYEARS1 -5YEARS6 -10YEARS11 -20YEARS21 -30

CityofDenton0.689750.689750.65526250.62077500.5862875

9.ThedurationoftheTIF:  
TheTIFwascreatedin2010.  ItisproposedthattheTIFexistforthirty (30) years
withterminationoftheTIFsetas2039orthedatewhenallprojectcostsarepaid
andanydebtisretired, whichevercomesfirst.   
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EXHIBITA
BoundaryDescription

BeginningatthesouthwestcorneroftheROWintersectionofCarrollBlvd. andSycamore, the
POINTOFBEGINNING;  

THENCE, northalongthewestROWofCarrollBlvd. tothenorthwestcorneroftheROW
intersectionofCarrollBlvd. andW. ParkwayStreet;  

THENCE, eastalongthenorthROWofW. ParkwayStreettothenortheastcorneroftheROW
intersectionofW. ParkwayStreetandLocust;  

THENCE, southalongtheeastROWofLocusttothenorthROWofMcKinney;  

THENCE, eastalongthenorthROWofMcKinneytoapointdirectlynorthofthesoutheast
corneroftheROWintersectionofMcKinneyandN. BradshawStreet;  

THENCE, southacrossMcKinneyandcontinuingsouthalongtheeastROWofN. Bradshaw
StreetcontinuingdirectlysouthacrossE. HickoryStreettothesouthROWofE. HickoryStreet;  

THENCE, westalongthesouthROWofE. HickoryStreettothenortheastcornerofatractin
theFredHillAddition, BlockA, Lot1;  

THENCE, southandeastfollowingthepropertylineofatractintheFredHillAddition, Block
A, Lot1tothenorthwestcornerofa1.406acretract, A1184AH. Cisco, Tract14;  

THENCE, southalongthewestpropertylineofa1.406acretract, A1184AH. Cisco, Tract14to
itsintersectionwiththenorthpropertylineofa1.694acretractA1184AH. Cisco, Tract15;  

THENCE, westandsouthalongthenorthandwestpropertylineofa1.694acretractA1184AH.  
Cisco, Tract15tothenorthwestcornerofa0.16acretract, A1184AH. Cisco, Tract20;   

THENCE, southalongthewestpropertylineofa0.16acretract, A1184AH. Cisco, Tract20to
thenorthROWofSycamore;  

THENCE, directlysouthacrossSycamoretothesouthROWofSycamore;  

THENCE, westalongthesouthROWofSycamoretothenorthwestcorneroftheOakwood
Cemetery;  

THENCE, southalongthewestpropertylineoftheOakwoodCemeterytothenorthROWof
Prairie;  

THENCE, directlysouthacrossPrairietothesouthROWofPrairie;  

THENCE, westalongthesouthROWofPrairietothesouthwestcorneroftheROWintersection
ofPrairieandElm;  
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BoundaryDescription

THENCE, northalongthewestROWofElmtothesouthROWofSycamore;  

THENCE, westalongthesouthROWofSycamoretothesouthwestcorneroftheROW
intersectionofSycamoreandCarrollBlvd. andthePOINTOFBEGINNING, andcontaininga
totalareaofapproximately225.73acres.    
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EXHIBITB
PropertyBoundaryMap
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EXHIBITC

PROJECTESTIMATEDCOST, $M

Parking / Transportation8.0

CompleteStreets7.9

SupportforDowntownProjects 4.9

Utility / DrainageImprovements4.0

TOTAL24.8

ProjectDefinitions

Parking/Transportation:  Parkingincludes, butisnotlimitedto, parkinggarages; surfaceparking;  
parkinglighting; andparkingsignageandwayfinding.  Thisprojectcategorywasdesignedto
provideadequatepublicfacilitiesfortransportationandtofosterTransitOrientedDevelopment
TOD) thatwilloccurasaresultofthe plannedtransitstationthatwilllinkDentonwith

passengerrailservicetotheCityofCarrollton, whereriderscantransfertotheDallasArea
RapidTransit (DART) systemintotheDallas/ FortWorthmetroplex.Thegoalistocreate
compact, walkable, pedestrian-centereddevelopmentstoenhanceandactasacatalysttospur
additionaldevelopmentandredevelopmentinthedistrict.    

CompleteStreets: ulti-functional, pedestrian-oriented, aesthetically-pleasing, andsafeand
invitingforresidentsandvisitors. Redevelopingtheexistingdowntownstreetnetworkinto
completestreetswillcreateapleasingpublicrealm, whichinturnsupportsandencouragesa

Plan.Elementsofcompletestreetsincludethebuildingtobuildingimprovementswhichmay
encompass: sidewalks, sharedtravellanes (e.g. busandbicycle), parallelandangledparking,  
pedestriancrosswalks, pedestrianandemergencybulb (AmericanwithDisabilitiesAct (ADA)  
accessibility), awnings, streetimprovements, planters, pedestrianstreetfurniture, bikeracksand
pedestrianlighting.  

DowntownProjects:  mayincludegrants, loansandservicesforpublicandprivatedevelopment.  
EligibleTIFprojectcostsarenotlimitedtopublicusesandmayalsoincludeprojectsthat
involve: historicpreservation, demolition, environmentalremediationandeconomic
developmentgrants.  Chapter380oftheLocalGovernmentCodegrantsmunicipalitiesinTexas
theauthoritytooffergrantsandloansofpublicfundstostimulateeconomicdevelopment.  The
chapteralsoincludesaprovisionfortheuseofCityemployees, facilitiesandservices.  An
exampleofaCityservicemayincludeadditionalpublicsafetypersonneltoservetheincreased
populationcreatedbythetransitstationandthesurroundingtransitorienteddevelopment.  Solid
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EXHIBITD
ProjectPlan

wasteandrecyclingservicestailoredtoservethedowntownareaisanotherexampleofapublic
service.   

UtilityDrainage: ThedowntownTIFdistricthasanaginginfrastructureandanumberof
propertiesthataresituatedinthefloodplainmakingproperutilitydrainageanimportant
componentoftheprojectplan. Utilitydrainageencompassesthephysicalprovisionsto
accommodateandregulatestormwaterrunofftoprecludeexcessiveerosionandsedimentation
andtocontrolandregulatetherateofflow.  Facilities/systemscanincludenaturalfeaturesand
conduits, channels, ditches, swales, pipes, detentiondevicesorotherdevicesdesignedor
intendedtocarry, direct, detainorotherwisecontrolstormwateraccordingtheDenton
DevelopmentCode.  

Projectsmayincludeoneormorecategoriesthatmaybeleveragedasanincentivefor
developmentintheTIFdistrict.  Anexampleofsuchaproject, thatwouldincludeboththe
parking/transportationandthedowntownprojectcategories, isapublicprivatepartnershipfor
theconstructionofaparkinggarageandmixedusedevelopmentthatincludesapublic
investmentforadditionalparkingforthepublic.    
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FORWARD

Schrader & Cline, LLCwasaskedtoprepareaFeasibilityAnalysisusingtaxincrement

TaxIncrementfinancingtoencourageaccelerateddevelopmentandredevelopmentfor

FinancingReinvestmentZone (TIF) No. 1intheCityofDenton, Texas Theareasofthe

CitywithintheboundaryoftheTIFneedpublicinfrastructureprojectsthatwillprovidea

stimulusfornewdevelopment.  

SectionIsummarizesthehistoryofDenton.  

SectionIIisabriefdiscussionofthecurrentcondition/state.  

SectionIIIdetailsthetaxincrementanalysis. 

SectionIVcontainsTables.  

SectionVcontainsExhibits. 

Thefollowingprojectionsofdevelopment, redevelopmentandtaxrevenuesaresubjectto

change.  Asunderlyingconditionsinthenationalandregionaleconomychange, thepaceand

valueofnewdevelopmentandredevelopmentprojectedfortheTIFareamayshift.  Future

propertytaxratesareparticularlydifficulttopredictgiventheirdependenceonchangesinthe

policies.  Thus, theprojectedtaxincrementsaresubjecttochange.  Theanalysisoffuturetax

incrementfundsisdependentonaseriesofprojections, assumptions, andotherinputs.  Asa

result, thereportshouldbereviewedintotality.  

Neitherthisreportnoritsconclusionsmaybereferredtoorincludedinanyprospectusorpartof

anyofferingmadeinconnectionwithprivatesyndicationofequity, saleofbonds, saleof

securitiesorsaleofparticipationintereststothepublicwithoutexpresswrittenapproval. 
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SECTIONI:  HISTORY

Denton, thecountyseatofDentonCounty, islocatedonIH35, lessthanfortymilesnorthof

DallasandFortWorth. Becauseofitsproximity, Dentonhasbecomecloselyassociatedwiththe

Dallas - FortWorthmetropolitanarea. TheCitywasfoundedin1857inordertobecomethe

countyseat, becauseitwaslocatednearthecenteroftheCounty. Althoughestablishedin1857,  

andwithacourthousebuiltonthenorthsideofthesquare, itwasnotuntil1866thatDentonwas

incorporated.  

Initsearlyyears, Dentongrewslowly, butthatchangedwithcompletionoftheTexasand

PacificRailwayandtheMissouri, KansasandTexasRailwaythroughDentonin1881. Withonly

northandsouthrailconnections, however, thetowndidnotdevelopasamanufacturingand

in1890withtheopeningofNorth

TexasNormalCollege (nowtheUniversityofNorthTexas) andin1903withtheopeningofthe

niversity). Withthesedevelopmentsascatalysts,  

theCitygrewfromapopulationof1,194in1880to2,558in1890andsubsequently, overtime,  

toapopulationof26,844in1960andto48,063in1980. ProximitytoDallasandFortWorth,  

withgoodinterstatehighwayconnections, playedamajorroleinthisgrowth. Steadyandat

timesrapidgrowthofenrollmentatthetwouniversitieswasimportantalso. Additionally, after

1974theCityaddedmanynewresidentsasaresultoftheopeningofDallas - FortWorth

InternationalAirport, whichisclosertoDentonthantomanypartsofDallasandFortWorth.  

Manyairlineemployeesandexecutiveswhotraveledformajorcompaniestookupresidencein

Denton. TheCityofDentonhasalsobenefittedfromthecontinuedrapidgrowthofthe

metropolitanareaandasthisgrowthhasmovednorthward, theCityhasgrowninpopulation

from66,270in1990to80,537in2000toacurrentlyestimated122,830, accordingtotheU.S.  

CensusBureau.  
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SECTIONII:  CURRENTCONDITION / STATE

WhileDentonhasgrowntoapopulationinexcessof100,000, theDentondowntownhasnot

sharedinthegrowth. Oneoftheprimaryreasonsforthelackofgrowthinthedowntownareais

theconditionoftheinfrastructure. Manyofthewaterandsewerlinesservingdowntownare50

yearsoldorolderandareundersizedtosupportnewandmoredensedevelopmentand

redevelopment. Drainageispoor. Manystreetshavefalleninneedofrepairorreconstruction,  

withunsafesidewalkswhichdonotmeetADArequirements. Therealsoisalackofparkingto

serveahigherlevelofdevelopment. 

TheCityofDentonhasthepotential, theneedandthedesiretoundergoasuccessful

revitalizationofitsdowntown. Tobegintheeffort, theCityapprovedaDowntownMasterplan

byFregoneseCalthorpeAssociatesandTIPStrategiesinMay/June2003. Thiswasfollowedby

aDowntownRedevelopmentImplementationPlandonebyLelandConsultingGroupandRTKL

in2005. TheLeland / RTKLplansuggestedfivecatalystprojectswhichwould -- 

Addressunderservedmarketniches

Providedirectionfortargetingandleveragingpublicinvestment

Advancemarket-testedvisionovernear-termandlong-term

Createaphysicallyandeconomicallysustainableplan

Asoneofthepotentialimplementationtoolsforthisplan, Leland/RTKLrecommendedcreation

ofaTaxIncrementFinancing (TIF) ReinvestmentZonetofundpublicimprovementswhich

wouldprovideassistanceandstimulusforprivateredevelopmentandnewdevelopment.   

Tofurtherdefineandguidedowntownpublicinfrastructureimprovementsthatwouldhelp

stimulateprivatedevelopmentandbefundedbyaTIF, theCityofDentonaskedJacobsto

prepareaDowntownImplementationPlan.   Thisplan, presentedtothecommunityandadopted

bytheDentonCityCouncilinAugust2010, focusedonparking, completestreets, solidwaste, a

formbasecodeandtheplannedtransitorienteddevelopment.  
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BasedontheLeland/RTKLrecommendation, andfollowingtheDowntownImplementationPlan

recommendations, theCityofDentonisproposingcreationofaTIFReinvestmentZoneforthe

downt225.73acreswasdevelopedbycitystaff

alongwiththeDowntownTaskForceandtheEconomicDevelopmentPartnershipBoard. New

privatedevelopmentandredevelopmentexpectedtooccurasaresultofpublicimprovements

fundedbytheTIFwillincreasedowntownpropertyvaluesandtaxincomeaswellasbolster

businesspersonalpropertyvalueanditsrelatedtaxincomeforalltaxingjurisdictions. TIFhas

beenusedinmanyothercitiesandisaprovenmethodtostimulateprivatedevelopmentand

redevelopmentgrowthsooner, ratherthanlater, andinmanycaseswillstimulategrowthinvalue

whichmightneveroccurwithoutpublicimprovementsfundedbytheTIF.   
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SECTIONIII:  TAXINCREMENTANALYSIS

Thissectiondocumentsthedetailedanalysisandinputsusedtogeneratethetaxincrement

revenueestimates.  TaxIncrementFinancinginvolves:  

DesignatinganeligibleredevelopmentareaasaTaxIncrementFinancing

ReinvestmentZone;  

Solicitingparticipationofothertaxingjurisdictions;  

Settingtheassessmentbaseatthelevelofthemostrecentassessment; and

Placingtaxrevenuesgeneratedbytheincreaseinassessedvalueinataxincrement

fundforfundingpublicimprovements.  

Thus, futuretaxincrementrevenuesdependonfourelements:  

Thetimingandaddedvalueofnewdevelopment;  

Appreciationofexistinglandandimprovements;  

Thelossofvaluefromanyexistingimprovementsdemolishedtomakewayfornew

development; and

Futuretaxratesandthepercentageofparticipationofeachtaxingjurisdiction.  

Assessmentpoliciestypicallysetbuildingassessmentsat100percentoffairmarketvalue, which

aregenerallycomparabletoconstructioncostsfornewconstruction. Assessedvaluesare

establishedasofJanuary1ofthetaxyear.  Thus, developmentin2010goesonthetaxrollsfor

theTaxYear2011.  Inthisanalysis, tobeconservative, noincreaseinvalueonredevelopmentor

newdevelopmentaftercompletionhasbeenincluded.  Inaddition, aftertheinitialfiveyears,  

onlyaportionofthetaxesfromincreasesinrealpropertyvaluesfortheCityofDentonare

directedtotheTIFFund.  Taxesfromtheremainingportiononrealpropertyvaluesand100% of

alltaxesfromincreasesinbusinesspersonalpropertyvalueswillflowtotheCity. Alltaxes

fromincreasesinrealpropertyandbusinesspersonalpropertyvalueswillflowtotheother

taxingjurisdictions.  Salestaxincomegeneratedfrombothexistingretailandnewretailwill

continuetoflowtotheCityofDenton.  

Thetotalyear2010taxablevalueofthepropertywithintheTIFboundaryisestimatedtobe

80.2million.   
6
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Forthepurposesofthistaxincrementanalysis, theinitialtaxbasefortheTaxIncrementFundis

assumedtobe $80.2million.Taxesontheamountofbasetaxvaluewillcontinuetoflowtoall

taxingjurisdictionsduringthe30-yearlifeoftheTIF.   

TheincreaseinvalueasaresultofdevelopmentandredevelopmentwithintheTIFboundaryis

expectedtobecreatedinthreedifferentcategories:  

1.thegeneralincreaseinvaluesovertimethroughnormalAppraisalDistrict

revaluationsandoverallinflation;  

2.thenewvaluescreatedbycompletionofthecatalystprojectsidentifiedinthe

DowntownRedevelopment ImplementationPlan; and

3.othergeneraldevelopmentandredevelopmentexpectedtooccurwithintheTIF

boundary.  

Eachofthesewillbediscussedinmoredetailinthefollowingsections.  

GeneralIncrease

GeneralvalueincreasesarebasedontheCityofDentonforecastthrough2014.  Theaverage

increasethrough2014is2.2% peryear.  Tobesomewhatconservative, beyond2014anaverage

annualincreaseof2% peryearwasused.  Thisannualincreasestillgeneratedanincreasein

valuewithintheTIFfrom $80.2millionto $143.7million, anincreaseof $63.5million (see

attachedTable1).  

CatalystProjects

Asmentionedpreviously, thecityofDentoncommissionedtheteamofLelandConsulting

GroupandRTKLAssociates, Inc. toprovideaDowntownRedevelopmentImplementationPlan.   

Thisteamevaluatedfivepotentialcatalystprojects (seeExhibitI) whichwould-- 

AddressunderservedmarketnichesinDenton,  

Providedirectionfortargetingandleveragingpublicinvestment,   

Advancemarket-testedvisionovernear- andlong-term, and

Createaphysicallyandeconomicallysustainableplan.  

Thesecatalystprojectswouldfocuson-- 
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Strengtheningthecore,  

Transit,  

Infilldevelopment,  

ConnectingtheCivicCentertodowntown, and

Gatewaysintodowntown.  

Forthisanalysis, theprojectvaluesdevelopedbytheteamforeachcatalystprojectexcept

catalystprojectAwereused.  ProjectAvaluewasdevelopedbasedonmorerecentinputfrom

CityStaff.  Eachprojectisprojectedtodevelopoverthetimeperiodsshownbelow.The

locationofeachprojectisshowninExhibitsII, III, IV, V, andVI, andasummaryisshown

below.  

Area Description Value, $MDevelopment

TimePeriod

A Mixed-useResidential/Retail/Transit 55 2012-2028

B Mixed-useResidential/Retail 14 2017-2029

C ResidentialInfill 16 2020-2034

D Mixed-useOffice/Residential 27 2022-2038

E ResidentialInfill 13 2017-2027

ThevaluecreatedoverthelifeoftheTIFbythesefivecatalystprojectsisshowninattached

Table2.  

OtherDevelopment/Redevelopment

Newdevelopmentandredevelopmentvalueincreasesduringthepastfewyearswithinthe

downtownareahaveaveragedabout $1.7millionperyear.  Withthestimulusprovidedbythe

catalystprojectsandwiththepotentialaidofTIFfunds, thisanalysisassumedthatahigherlevel

ofdevelopmentandredevelopmentwithintheTIFarewouldoccurasshownbelow.  
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Development AnnualValue
TimePeriod Increase, $M

2010-- 

20113.0

2012-2014 1.5

2015-2019 2.0

2020-2024 2.5

2025-2029 3.0

2030-2034 3.5

2035-2039 4.0

ThevaluecreatedoverthelifeoftheTIFbygeneraldevelopment/redevelopmentisshownin

attachedTable3.  

TheforecastofincreasedvaluecreatedwithintheTIFboundaryduringthenext30yearsfrom

thesethreecategoriesisshowninTable4.  IncometotheTIFFundbasedonthevaluesshownin

attachedTable4andtheCityofDentontaxrateassumptionsshownbelowisdetailedinattached

Table5.    

Jurisdiction Years 2010TaxRate  % of
100Value TaxRate

CityofDenton1-5 0.6897500 100

6-10 0.6552625 95

11-20 0.6207750 90

21-30 0.5862875 85

AttachedTable5alsoshowsincomewhichflowstothegeneralfundoftheCityfromthe

remainingtaxratenotappliedtotheTIF.  

BusinessPersonalPropertytaxincomewillalsobegeneratedfromincreasedvalueswithinthe

TIF.  BusinessPersonalProperty & Inventory (BPP) valuesfor2009intheTIFareawas39.1%  

ofrealpropertyvalues.Forthisanalysis, aconservativeforecastofBPPtaxincometotheCity

intheTIFDistrictisbasedonBPPvaluesbeing40% ofrealpropertyvaluesinitially, declining
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annuallyto30% by2021andremainingat30% thereafterusing100% ofthetaxrate.  This

incomefromBPPisshowninattachedTable6.  

AttachedTable7showsaforecastoftotalincometotheCityduringthe30yearlifeoftheTIF.   

Thisincomeisgeneratedfromthenon-TIFportionoftherealpropertytaxrateandBPPincome,  

bothfromnewvaluesgeneratedwithintheTIFandalsofromrealpropertyandBPPbasevalues.  

AsummaryofincometotheTIFandtheCityGeneralFundoverthe30-yearlifeoftheTIFis

shownbelow.  

Jurisdiction TIFFund, $KCITYIncome, $K

CityofDenton 24,811 35,615

ThepublicinfrastructureprojectsplannedtostimulatethehighervaluescreatedbytheTIFare

showninProjectPlanExhibitD.  
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SECTIONIV:  TABLES
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TABLE1

CITYOFDENTON
TAXINCREMENTFINANCINGREINVESTMENTZONENO. 1

GENERALVALUEINCREASE, $M

YEARVALUE
VALUEBASEVALUEINCREASE

201080.280.2- 
201178.680.2( 1.6) 
201281.080.20.8
201384.280.24.0
201487.680.27.4
201589.480.29.2
201691.180.210.9
201793.080.212.8
201894.880.214.6
201996.780.216.5
202098.780.218.5
2021100.680.220.4
2022102.680.222.4
2023104.780.224.5
2024106.880.226.6
2025108.980.228.7
2026111.180.230.9
2027113.380.233.1
2028115.680.235.4
2029117.980.237.7
2030120.380.240.1
2031122.780.242.5
2032125.180.244.9
2033127.680.247.4
2034130.280.250.0
2035132.880.252.6
2036135.480.255.2
2037138.180.257.9
2038140.980.260.7
2039143.780.263.5
TOTAL143.780.263.5

IncreasesbasedonCityofDentonforecastthrough2014.  Beyond2014assumed
averageof2% / yearincrease.  

TABLE2
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FINANCEPLAN: EXHIBITD -- FeasibilityAnalysis

CITYOFDENTON
TAXINCREMENTFINANCINGREINVESTMENTZONENO. 1

CATALYSTPROJECTVALUEINCREASE, $M

YEARABCDETOTALCUM.TOTAL
2010------- 
2011------- 
201210.0---- 10.010.0
2013------ 10.0
201410.0---- 10.020.0
2015------ 20.0
201615.0---- 15.035.0
2017- 2.0-- 2.04.039.0
2018------ 39.0
20195.02.0-- 2.09.048.0
2020-- 2.0-- 2.050.0
2021- 2.0-- 2.04.054.0
20225.0- 2.03.0- 10.064.0
2023- 2.0-- 2.04.068.0
2024-- 2.03.0- 5.073.0
20255.02.0-- 2.09.082.0
2026-- 2.03.0- 5.087.0
2027- 2.0-- 3.05.092.0
20285.0- 2.03.0- 10.0102.0
2029- 2.0--- 2.0104.0
2030-- 2.03.0- 5.0109.0
2031------ 109.0
2032-- 2.03.0- 5.0114.0
2033------ 114.0
2034-- 2.03.0- 5.0119.0
2035------ 119.0
2036--- 3.0- 3.0122.0
2037------ 122.0
2038--- 3.0- 3.0125.0
2039------ 125.0

TOTAL55.014.016.027.013.0125.0125.0
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FINANCEPLAN: EXHIBITD -- FeasibilityAnalysis

TABLE3

CITYOFDENTON
TAXINCREMENTFINANCINGREINVESTMENTZONENO. 1

OTHERDEVELOPMENT/REDEVELOPMENTVALUEINCREASE,  
M

YEARCUM.  
VALUEVALUE

2010-- 
20113.03.0
20121.54.5
20131.56.0
20141.57.5
20152.09.5
20162.011.5
20172.013.5
20182.015.5
20192.017.5
20202.520.0
20212.522.5
20222.525.0
20232.527.5
20242.530.0
20253.033.0
20263.036.0
20273.039.0
20283.042.0
20293.045.0
20303.548.5
20313.552.0
20323.555.5
20333.559.0
20343.562.5
20354.066.5
20364.070.5
20374.074.5
20384.078.5
20394.082.5
TOTAL82.582.5
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FINANCEPLAN: EXHIBITD -- FeasibilityAnalysis

TABLE4

CITYOFDENTON
TAXINCREMENTFINANCINGREINVESTMENTZONENO. 1

CUMULATIVETOTALVALUEINCREASE, $M

YEARGENERALCATALYSTOTHERTOTAL
2010---- 
2011( 1.6)- 3.01.4
20120.810.04.515.3
20134.010.06.020.0
20147.420.07.534.9
20159.220.09.538.7
201610.935.011.557.4
201712.839.013.565.3
201814.639.015.569.1
201916.548.017.582.0
202018.550.020.088.5
202120.454.022.596.9
202222.464.025.0111.4
202324.568.027.5120.0
202426.673.030.0129.6
202528.782.033.0143.7
202630.987.036.0153.9
202733.192.039.0164.1
202835.4102.042.0179.4
202937.7104.045.0186.7
203040.1109.048.5197.6
203142.5109.052.0203.5
203244.9114.055.5214.4
203347.4114.059.0220.4
203450.0119.062.5231.5
203552.6119.066.5238.1
203655.2122.070.5247.7
203757.9122.074.5254.4
203860.7125.078.5264.2
203963.5125.082.5271.0
TOTAL63.5125.082.5271.0
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FINANCEPLAN: EXHIBITD -- FeasibilityAnalysis

TABLE5

CITYOFDENTON
TAXINCREMENTFINANCINGREINVESTMENTZONENO. 1

CITY

YEARTOTALREAL
PROPERTYVALUECONTRIBUTION INCOMETO

INCREASE, $MTOTIF, $K* CITY, $K
2010--- 
20111.4-- 
201215.310- 
201320.0106- 
201434.9138- 
201538.7241- 
201657.425413
201765.337620
201869.142823
201982.045324
202088.553728
202196.954961
2022111.460267
2023120.069277
2024129.674583
2025143.780589
2026153.989299
2027164.1955106
2028179.41,019113
2029186.71,114124
2030197.61,159129
2031203.51,159204
2032214.41,193211
2033220.41,257222
2034231.51,292228
2035238.11,357240
2036247.71,396246
2037254.41,452256
2038264.21,492263
2039271.01,549273
2040- 1,589280

TOTAL271.024,8113,479

Basedon2010taxrateof: Years1 -5       $0.6897500/ $100valuation (100%) 
Years6 -10     $0.6552625/ $100valuation (95%) 
Years11 -20$0.6207750/ $100valuation (90%) 
Years21 -30$0.5862875/ $100valuation (85%) 
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FINANCEPLAN: EXHIBITD -- FeasibilityAnalysis

TABLE6

CITYOFDENTON
TAXINCREMENTFINANCINGREINVESTMENTZONENO. 1

CITY
YEARTOTALREAL INCOMETO

PROPERTYVALUE BUSINESSPERSONAL CITY, $K** 
INCREASE, $MPROPERTY

VALUE
INCREASE, $M

2010---- 
20111.4400.6- 
201215.3396.04
201320.0387.641
201434.93712.952
201538.73613.989
201657.43520.196
201765.33422.2139
201869.13322.8153
201982.03226.2157
202088.53127.4181
202196.93029.1189
2022111.43033.4201
2023120.03036.0230
2024129.63038.9248
2025143.73043.1268
2026153.93046.2297
2027164.13049.2319
2028179.43053.8339
2029186.73056.0371
2030197.63059.3386
2031203.53061.1409
2032214.43064.3421
2033220.43066.1444
2034231.53069.5456
2035238.13071.4479
2036247.73074.3492
2037254.43076.3512
2038264.23079.3526
2039271.03081.3547
2040--- 561
TOTAL271.03081.38,607
EstimatedBusinessPersonalProperty & Inventoryvaluefor2010is $29.9million, 39.1% ofrealpropertyvalue.  To

beconservativethispercentagewasreducedfrom40% to30% overthenext11years.  Thisvaluewasusedforthe
remainderoftheTIFlife.    

Basedontaxrateof $0.68975/ $100valuationappliedtobusinesspersonalproperty & inventoryvalueincreases. 
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FINANCEPLAN: EXHIBITD -- FeasibilityAnalysis

TABLE7

CITYOFDENTON
TAXINCREMENTFINANCINGREINVESTMENTZONENO. 1

CITY

YEARINCOMEFROM INCOMETOCITY TOTAL
INCOMEFROMNEWBUSINESSSUBTOTAL FROMBASEINCOMETO

NEWREAL PERSONAL INCOMEFROM REALANDBPP CITY, $K
PROPERTYTAX , PROPERTYTAX, NEWVALUES, VALUES, $K* 

K$ K$ K
2010--- 759759
2011--- 759759
2012- 47597634
2013- 41 41759800
2014- 52 52759811
2015- 8975984889
2016 1396 109759868
201715975991820139

2018 23153 176759935
201918175994024157
202020975996828181

2021 61189 2507591,009
20222687591,02767201
2023 77230 3077591,066
20243317591,09083248
2025 89268 3577591,116
20263967591,15599297
20274257591,184106319
2028 113339 4527591,211
20294957591,254124371
2030 129386 5157591,274
20316137591,372204409
2032 211421 6327591,391
2033 222444 6667591,425
20346847591,443228456
2035 240479 7197591,478
20367387591,497246492
2037 256512 7687591,527
20387897591,548263526
2039 273547 8207591,579
2040 280561 8417591,600
TOTAL12,08623,52935,6153,4798,607

Basedon2010realpropertyvalueand2009businesspersonalproperty & inventory
value.     
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FINANCEPLAN: EXHIBITD -- FeasibilityAnalysis

SECTIONV:  EXHIBITS
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