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Mini Mall 
Lot

10,530 SF

Hooligans 
4,675 SF

McNeill’s
14,642 SF

McBride’s
6,000 SF

Fine Arts
11,000 SF

Sherman
9,614 SF

Office Space
1,204 SF

WF ATM
13,438 SF

Vacant

    Partially Vacant

    UndevelopedW. Oak Coffee 
2nd Floor 
3,000 SF

City Hall 
West 

14,096 SF

Old Post 
Office

15,990 SF

Parking lot 
6,000 SF

Loveless Law
6,500 SF

Office Space
12,500 SF

SF % 

Vacant/ 
Undeveloped

125,577 26%

Downtown
Current Conditions 

 



Operator: Texas Theater Group
Jason Reimer & Barak Epstein

9,900 sq. ft. structure situated in a 6,000 sq. ft. footprint 

Multi-Use Theater: live performances, movies, special events, film festivals, 
concerts, and private rentals

• First Floor 
Lobby
Bar/Concessions
Main Theater

200 seats 

• Second Floor 
Secondary Theater

30 seats – mezzanine
Bar (approx. 30 seats) with a balcony overlooking the square

• Third Floor
Private Theater 

50 seats 

Proposed Project
Redevelopment of the Fine Arts Theater 

Developer: NorthBridge
Alex Payne and Brad Andrus 





Purchase of the property

Engagement of the Architect & Engineer

Interior demolition & remediation

Renovation plans and permits issued 

Obtained approval for Historic Tax Credits

Predevelopment Activities
The property was purchased in 2018 for $769,442 and  $2.2 
Million has been invested in predevelopment activities 



Underwriter Review – Capital   
Development Costs  Loan, Estimated Funding Sources, and Need 

Pre-Development

Building Purchase $      769,442 

Architect, Engineer, Consultant & Legal Fees $      736,386

Asbestos Abatement, Demolition, Roof Replacement $      574,621
Property Taxes & Other $     129,018

Total Pre-Development Costs* $   2,209,467 

Rehabilitation 

Rehabilitation Costs & Contingency $   5,186,074 

Furnitures & Fixtures $      629,985 

Soft Costs $      410,000 

Interest & Related Costs $      684,096 

Total Projected Rehabilitation Costs $   6,910,155 

Total Projected Project Costs $   9,119,622 

Estimated Capital Incentive Need 
$1,126,366

*Predevelopment costs are funded by a combination of  1.5M Cash  and 0.7M Remaining Loan Balance 

Remaining Pre-Development Loan $677,427 

Construction Loan 6,910,155 

Loan Sub Total $7,587,582 

Estimated Historic Tax Credits (2,710,956)

Estimated additional cash paydown from developers (555,260)

Loan Paydown Sub Total $4,321,366 

Maximum Loan -Appraised Value as Complete- 75% LTV $ 3,195,000 

Variance (Estimated Incentive Need) $1,126,366 



Underwriter Review – Operating 

Estimated Operating Incentive 
Need $544,503

Year 1 2 3 4 5 6 7 8 9 10

Total Revenue 1,230,880 1,333,830 1,455,306 1,484,412 1,514,100 1,544,662 1,575,269 1,606,775 1,638,910 1,671,688

Total Expenses                  
(Operating and Goods Sold) 1,068,072 1,143,016 1,209,608 1,223,279 1,237,133 1,251,175 1,265,407 1,279,832 1,294,456 1,309,281

Net Profit/Loss 162,808 190,814 245,698 261,133 276,967 293,487 309,862 326,943 344,454 362,407

Debt Service (p+i) bank 315,210 315,210 315,210 315,210 315,210 315,210 315,210 315,210 315,210 315,210

Bank required DSC Reserve (0.25%) 78,802

Sub Total 394,012 315,210 315,210 315,210 315,210 315,210 315,210 315,210 315,210 315,210

Variance -231,204 -124,396 -69,512 -54,077 -38,243 -21,723 -5,348



• Original Request was $2.0 Million

• Proposed Incentive  $1.6 Million  from the Downtown TIRZ Fund 

• $1,076,366 in a City of Denton Chapter 380 incentive grant at Certificate of Occupancy to pay down 

construction loan principal to the required $3,195,000.

• $50,000 reimbursed in a City of Denton Façade Grant 

• Up to $544,503 in a City of Denton Chapter 380 incentive funded over 7 years, to cover the projected shortfall 
between Net Profit and Debt Service, if revenues and expenditures are met. 

Incentive 
Term 7 Years

Capital Incentive $1,076,366

Façade Grant $50,000

Operating Incentive $544,503

Tax Rebates $0

Total Impact $1,670,869



Advantages Disadvantages
• Redevelop a vacant property and increase density in the 

downtown core
• Adds to the culture of Denton, increases foot traffic, and quality of 

life Downtown
• Conforms with the TIRZ Project Plan and other strategic plans
• Acts as a catalyst to spur new private investment in downtown
• Initial cash grant is paid only after construction is complete and the 

certificate of occupancy is in place 
• Developer is investing and leveraging other funding sources 

(historic tax credits)
• DISD and UNT educational Art and Film Partnerships. Facilitates 

community events
• City retains generated taxes (property, sales, mixed beverage) 
• Performance–based annual rebates that are paid over time, 

incentivizes Theatre to perform well

.

• Jobs are not significant
• Does not significantly expand the tax base or increase TIRZ No. 1 

revenue
• Initial grant would represent an investment of approximately 25% of 

the TIRZ fund 

Comparison & Advantages/Disadvantages



Tax Year
Certified Tax 

Value Tax Rate Incremental Value
Incremental Value 

Contribution
Annual TIRZ 

Revenue
Interest 
Income

Cumulative TIRZ 
Revenue

Total 
Expenditures

Fund 
Balance

Certified value less base 
value

Incremental value times 
contribution rate

Incremental 
value times tax 

rate/100
Cumulative total 
of year revenues

2010 79,356,854
2011 80,331,050 0.68975 80,331,050 974,196 6,720 17 6,737
2012 93,040,263 0.68975 93,040,263 13,683,409 94,381 297 101,415
2013 100,452,300 0.68975 100,452,300 21,095,446 145,506 1,084 248,005
2014 116,769,435 0.68975 116,769,435 37,412,581 258,053 2,821 508,879
2015 127,204,599 0.68975 127,204,599 47,847,745 330,030 5,855 844,764 76,000
2016 150,021,979 0.68334 150,021,979 67,131,869 458,739 11,439 1,314,942 76,000
2017 161,351,215 0.637856 161,351,215 77,894,643 496,856 6,712 1,818,509 1,542,845
2018 170,678,753 0.620477 170,678,753 86,755,804 538,300 11,589 2,368,398 156,000
2019 209,626,251 0.590454 209,626,251 123,755,927 730,722 16,930 3,116,050 139,587
2020 234,054,363 0.590454 234,054,363 146,962,634 867,747 10,870 3,994,667 24,988
2021 232,894,462 0.565823 232,894,462 138,183,847 781,876 19,667 4,796,210 51,507
2022 248,740,222 0.560682 248,740,222 152,445,031 854,732 82,138 5,733,080 Actual 115,267 3,550,886
2023 261,579,433 0.560682 261,579,433 164,000,321 919,520 6,483,181

10-Year Forecast

2024 274,658,405 0.560682 274,658,405 175,771,396 985,519 7,468,699
2025 288,391,325 0.560682 288,391,325 188,131,024 1,054,817 8,523,516
2026 302,810,891 0.560682 302,810,891 201,108,633 1,127,580 9,651,096
2027 317,951,436 0.560682 317,951,436 214,735,124 1,203,981 10,855,077
2028 333,849,007 0.565682 333,849,007 229,042,938 1,295,655 12,150,732
2029 350,541,458 0.565682 350,541,458 244,066,143 1,380,638 13,531,370
2030 368,068,531 0.565682 368,068,531 259,840,509 1,469,871 15,001,241
2031 386,471,957 0.565682 386,471,957 261,047,838 1,476,701 16,477,942
2032 405,795,555 0.565682 405,795,555 277,472,896 1,569,614 18,047,556

TIRZ Fund

• Last supplement of the year used for the recording of value for the TIRZ
• Valuation actuals through 2022 
• FY22/23 Fund balance is $3,500,886

• Growth rate of 5% used for projections 
• Cap of $24.8 M is estimated in 2036, term completed in 2039
• Expenditures total to date 2,182,194



Strategic Plan Alignment 
City of Denton Key Focus Areas
• Key Focus Area 3: Foster 

Economic Opportunity and 
Affordability
• Increase in tourism

Economic Development Strategic Plan
• 2D.2 Downtown Development: Successful 

downtown development and an 
authentic town square are among 
Denton’s top economic development 
achievements. The City should continue 
to prioritize the downtown area.

2040 Comprehensive Plan
• Key Action #69: Identify opportunities to 

incorporate venues for arts and music events 
in future development, including Downtown. 
Pursue the next steps for the reuse of City Hall 
West and the potential development of a new 
fine arts theatre. 

Policy Alignment 
Denton Tax Abatement and 
Chapter 380 Policies
• Strategic Growth Area (SGA): 

Creative 

• NAICS Code: 711310 
Promoters of and Similar 
Events with Facilities 

Incentive Evaluation Matrix Summary
SGA Target: 13 points
Priority Considerations: 35 points
Public Benefit Factors: 37 points
Total Points: 85 Excellent (85-175 points)

Downtown TIRZ No. 1 Project Plan
• Eligible Project Category: Downtown 

Projects- may include grants, loans and 
services for public and private 
development. 

• Eligible TIRZ project may also include: 
• Historic preservation
• Demolition
• Environmental remediation
• Economic development grants 



Community Impact
Job Training
• Partner with the University of North Texas to provide training, and internships for aspiring film, 

hospitality, and theater arts majors.

Community and Special Events 
• Offer discounted rates to local non-profits to hold fundraisers, celebrations, and event 

awareness events
• Offering events (low or no cost) related to cultural history screenings including guest speakers
• Partner with local festivals to provide a venue 

Educational 
• Coordinate with Denton ISD and neighboring districts to offer field trips to view educational 

and or historical films
• Present and host educational productions 



• Provide an incentive - total impact ($1.6 Million) $1,076,366 in a City Chapter 380 Grant at 
Certificate of Occupancy (CO)  to pay down construction loan principal to the required 
$3,195,000.  Up to an additional maximum amount of $544,503 via Chapter 380 Grant as 
needed to cover the projected shortfall between Net Profit and Debt Service if projected 
revenues and expenses are met. No tax rebates and the City retains the property, sales, and 
mixed beverage tax. 

Next Steps 
• Consideration by the Downtown TIRZ Board No 1.  – February 2024
• Consideration by City Council – March 2024 

 

Staff Recommendation 



Questions 
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Date:  December 6, 2023, 2023 
 

To: Christine Taylor, Assistant City Manager, City of Denton 
 Ralph Bishop, Fine Arts Theater of Denton, LLC.  

 
Re:  Final Revised Underwriting Report 3 incentive options – Fine Arts Theater of Denton, LLC.  

 
From:  G r o w  A m e r i c a ,  f o r m e r l y  National Development Council 

Underwriter:  Sheldon Bartel, CEcD, EDFP, HDFP 
 

 

STATUS: The City of Denton (“City”) and Fine Arts Theater of Denton, LLC (“Developer”) retained Grow 
America to underwrite Fine Arts Theater of Denton, LLC request for a $2,000,000 City economic development 
incentive. A final underwriting report was delivered (8/16/23) as a guide to assist the City in determining the 
type(s), timing, and amount(s) of incentives to commit, if any. 

 
The requested incentives will support the development of 113-115 N. Elm Street, Denton TX (“Project”). The 
expected outcome is a rehabilitated historic theater with approximately 200 seats and V.I.P. mezzanine 
(25-30 seats), a smaller movie theater on the second level with approximately 50 seats, and a new 
concession area at the entrance with a bar that overlooks the downtown courthouse open to theater 
patrons and casual visitors alike. The developer believes the Project will contribute to the City as follows: 

• Generate new revenue (sales and mixed beverage as well as property taxes) and drive tourism 

and visits to Denton Square and the City. 

• Increase Denton Square’s value as a unique business and promote investment in other non-

competing businesses due to increased visits. 

• Enhance the creative arts culture of Denton. 

• Provide new jobs and training in the theater arts with plans to partner with UNT’s media arts and 

hospitality management departments. 

• Continue to revitalize Denton Square by bringing another newly rehabilitated building up to 

code. 

The City provided a term sheet to the Developer post underwriting report.  Following a meeting between 
the City and Developer where the Developer provided revised project financial information including:  

• A revised operating model including proposed sales tax and property rebates, 

• Updated Project development costs, sources and uses, based on the 8/31 balance sheet, 

• corrections to the lender’s cash reserve requirement for debt service coverage after clarifying 
our  projections of operating losses during the first few years, as well as the interest calculation.  

 

Developer finds that because of the above changes and the assumption that the Project is approved for 
property  and sales tax rebate incentives for 10 years: 

• the initial cash needed at the opening, (year 1) is reduced to $193,107.   

• additional cash of $121,371 to cover losses in years 2-4.   

• The total cash requirement for working capital and debt service coverage is $314,478.  

 



 

2  

With this information the Developer presented to the City three (3) incentive options as follows:   
1. Option 1 - $1,076,366 City of Denton incentive at CO, this can be a grant for 5 to 7 years .  No tax 

rebates.  An additional $544,782 City of Denton incentive funded at opening or annually as needed, as a 
grant for 5 to 7 years s. 

2. Option 2 - $1,076,366 City of Denton incentive at CO, this can be a grant or forgivable loan over 10 
years.  Annual rebates for property, sales, and beverage taxes for 10 years.  An additional $314,478 City of 
Denton incentive funded at opening or annually as needed, as a grant or forgivable loan over 10 years. 

3. Option 3 – Developer is not eligible for Option 3. Only non-profits are eligible for HOT funds.  

Developer pointed out that options 1 and 2  will require an additional capital contribution from its 
ownership group of approximately $555,000, bringing their total investment to approximately 
$1,837,000.   

 

On 10/16/23 the City asked Grow America to review the new information and 3 incentive options for the 
Project provided by the Developer.   

 
REVIEW OF PROJECT COSTS: Developer is proposing the rehabilitation of a Historic Theater into a multi-use 
entertainment facility. Existing 9,900 sqft structure is situated on 6,000 sqft footprint located at 113-115 
N. Elm in the Denton Square. This is in a 2023 Qualified Census tract. Developer has site control via fee 
simple ownership of the property since 2018.  
 
The building was originally constructed as a furniture store in the 1890’s and converted to a movie theater 
in 1935. The building ceased operation as a movie theater in 1982. From 1982 to 2014 the space was 
utilized as a church and performance space. It has been vacant since 2014 and sustained considerable 
interior damage due to a small fire and weather-related issues due to a faulty roof. The Developer acquired 
the Project site in 2018 has restored the building to shell condition which included replacing the roof, 
asbestos removal and abatement, and demolition of the damaged areas along with architectural services 
at a cost of approximately $2,146,714.   
 
The ownership intends to completely renovate the building and convert it into a multi-use entertainment 
facility. Examples of its activity will involve assorted options including movies, film festivals, concerts, live 
performance, and rentals such as receptions, seminars, and worship services, as well as various 
community-based rentals. The renovated facility will have three interior levels and includes a restored 
main theater with approximately 200 seats and V.I.P. mezzanine (25-30 seats), a smaller movie theater on 
the second level with approximately 50 seats, a new concession area at the entrance and a bar that 
overlooks the downtown courthouse open to theater patrons and the public. 
 
The table below shows the total rehabilitation budget, sources and uses of funds, and permanent 
financing for Fine Arts Theater at 3/21/23 (application) and 8/31/23. The table includes post construction 
proposed investments by Developer and City (Option 1).  
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Uses: 3/21/2023 8/31/2023 Difference

Building Purchase (at actual) $769,442 $769,442 (0)

Pre-development Costs (at actual) $1,377,272 $1,440,025 62,753

Total Pre-Development Costs $2,146,714 $2,209,467 62,753

Rehabilitation Costs (projected)
Rehabilitation costs & Contingency $5,185,490 $5,186,074 584
Furniture & fixtures $629,985 $629,985 0
Soft costs $410,000 $410,000 0
Interest & related costs $672,409 $684,096 11,687
Cash Reserve to meet OWC/DSCR Requirement $924,634 $0 (924,634)
Total Projected Rehabilitation costs $7,822,518 $6,910,155 (912,363)

Total Projected Project Costs $9,969,232 $9,119,623 (849,609)

Funding Sources:
Cash equity already invested $1,152,260 $1,282,041 129,781
Deferred developer fee $250,000 $250,000 0
Construction Loan Proceeds:
Appraised Value - As Complete 75%LTV $3,195,000 $3,195,000 0
Loan on Historic Tax Credits 75% LTV $2,000,000 $2,033,217 33,217
Pledged collateral 75% LTV $744,918 $2,359,365 1,614,447
Funding GAP $2,627,054 $0 (2,627,054)
Construction Loan Amount $8,566,972 $8,566,972 $7,587,582 $7,587,582 (979,390)
Total Funding Sources $9,969,232 $9,119,623 (849,609)

Post Construction Loan Paydown
Construction Loan 5,939,918$               7,587,582$             1,647,664
Historic Tax credits (Estimated) (2,694,918)$             (2,710,956)$           (16,038)
Denton Downtown Econ Façade Grant (Estimated) (50,000)$                   (50,000)$                 0
COD Rehab Cash Incentive -$                            (1,076,366)$           (1,076,366)
Funding Gap funded by partners -$                            (555,260)$               (555,260)
Loan Balance 3,195,000$               3,195,000$             (0)  

 
Notes: 
Rehabilitation/Construction.  

• The 8/31/23 projected total rehabilitation/construction cost is reasonable. Total cost per square 
foot is $921.  

• Total pre-development costs increased $62,753. These have been funded by a combination of 
$1.2 million Developer cash and $1.0 million loan.  

• Total Rehabilitation costs (uses of funds) are $9,119,623 – a decrease of $849,609. This is 
primarily due to removal of cash reserve to meet Lender OWC/DSR requirement.  This is a post 
rehabilitation cash need.  

• Total Funding sources are $9,119,623 – a decrease of $849,609. Expected proceeds from sale of 
Project Historic Tax Credits increased $33,217, proceeds from Developer pledged collateral 
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increased $1,614,447, and the rehabilitation funding gap decreased $2,627,054. The Developer 
is filling the gap.  

 
Post Construction 
The City will only be involved post construction. Lender requires the Developer pay down the construction 
loan to 75% of “as completed” appraised value of $4,260,000 = $3,195,000. Sources of funding to pay down 
the Lender are sale of Project Historic Tax Credits, proposed City Rehabilitation Cash Incentive 
($1,076,366), Denton Downtown Reinvestment Grant ($50,000), and $555,260 additional Developer cash. 
Discussion of City post construction incentives follows.  
 
Option 1 
Post Construction Permanent Financing (Spreadsheet Option 1 Project Cost Worksheet and Sources of Funds 
tabs) 

• The City will only be involved post construction.  

• Project Development Budget is a breakdown of the rehabilitation/construction costs.  

• Source of Funds is the breakdown of post construction permanent financing including the Lender loan 
($3,195,000), the City’s proposed Rehab Cash Incentive ($1,076,366), Downtown Reinvestment grant 
($50,000), Historic Tax Credit equity (calculated by Project consultants Architexas @ $2,710,685), and 
Developer equity investment ($1,837,041) into the Project as well as Developer Deferred Loan 
($250,000). 

o Sources of funds exceed uses of funds by $529 (insignificant).  
 

Operating and Debt Service Reserve Needs (Spreadsheet Option 1 Proforma tab) 
The Proforma shows the projected revenues and expenses for 10 years for the Project. Revenues and 
expenses were provided by Project Consultant ACI North LLC who has operated the Texas Theater in Dallas 
since 2010. Add backs to Net Profit include: 

• Proposed/requested City Operating and Debt Reserve Grants totaling $544,503 that includes: 
o $465,701 over 7 years to cover projected shortfall between project Net Profit and Debt 

Service that results in required debt service coverage ratio of 1:1. These funds are included 
in the Add Backs to Cash Flow section of the Option 1 Proforma.  

o The Lender requires an additional $0.25 of cash flow for debt service be maintained in a 
reserve account at the lending bank. This amounts to $78,802 and is identified as Bank 
Required DSC Reserve (0.25%) on the Proforma.  The source of the $78,802 is the proposed 
City operating reserve incentive. The funds will only be drawn down should they be needed, 
that is, actual operations demonstrate cash flow for debt service is lower than projected. 
These funds are included in the Bank Required DSC Reserve line on the Option 1 Proforma. 

• In summary, the projected total value of City operating and debt reserve incentives under Option 1 
is $544,503.  When the City Rehab Cash ($1,076,366) and City Downtown Reinvestment grant 
($50,000) incentives are added to the operating and debt reserves ($544,503) incentives the total 
City incentive package totals $1,670,869.  

 
Option 2 
Post Construction Permanent Financing (Spreadsheet Option 2 Project Cost Worksheet and Sources of Funds 
tabs). 
The City will only be involved post construction.  

• Project Development Budget is a breakdown of the rehabilitation/construction costs.  
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• Source of Funds is the breakdown of post construction permanent financing including the Lender loan 
($3,195,000), the City’s proposed Rehab Cash Incentive ($1,076,366), Downton Reinvestment  grant 
($50,000), Historic Tax Credit equity (calculated by Project consultants Architexas @ $2,710,685), and 
Developer equity investment ($1,837,041) into the Project as well as Developer Deferred Loan 
($250,000). 

o Sources of funds exceed uses of funds by $529 (insignificant).  
 

Operating and Debt Service Reserve Needs (Spreadsheet Option 2 Proforma tab) 
Add backs to Net Profit include: 

• Proposed/requested City Operating and Debt Reserve Grants totaling $301,947. 
o $223,145 over 4 years to cover projected shortfall between project Net Profit and Debt 

Service that results in required debt service coverage ratio of 1:1. These funds are included 
in the Add Backs to Cash Flow section of the Option 2 Proforma.  

o The Lender requires an additional $0.25 of cash flow for debt service be maintained in a 
reserve account at the lending bank. This amounts to $78,802 and is identified as Bank 
Required DSC Reserve (0.25%) on the Proforma.  The source of the $78,802 is the proposed 
City operating reserve incentive. The funds will only be drawn down should they be needed, 
that is, actual operations demonstrate cash flow for debt service is lower than projected. 
These funds are included in the Bank Required DSC Reserve line on the Option 2 Proforma. 

• Proposed City real estate tax rebate equal to 100% of the estimated property taxes of the Project 
o This is calculated on an estimated assessed value of $3,195,000 (75% of the “As completed” 

appraised value of $4,260,000) increasing 3% per year over 10 years. Total property tax 
rebate over 10 years = $205,362 These funds are included in the Add Backs to Cash Flow 
section of Option 2 Proforma along with the following: 

• Proposed City Sales Tax rebate 1.5% of total revenues over 10 years. Total sales tax rebate over 10 
years = $225,837. 

• Proposed City Mixed Beverage Gross Receipts Tax over 10 years calculated using 50% of projected 
concession revenue. Total MBGRT tax rebate over 10 years = $24,626 

• Proposed City Mixed Beverage Sales Tax over 10 years calculated using 50% of projected concession 
revenue. Total MBST rebate over 10 years = $30,322 

In summary, the projected total value of City operating and debt reserve incentives under Option 2 is 
$788,094.  When the City Rehab Cash ($1,076,366) and City Downtown Reinvestment grant ($50,000) 
incentives are added to the operating and debt reserves ($788,094) incentives the total City incentive 
package totals $1,914,460.  
 
Option 3 
Developer is not eligible for HOT Funds.  
 
ANALYSIS OF DEVELOPER PROPOSED INCENTIVES 
The Table highlights the 2 Options of incentives proposed for the Project.  

COD $ Option 1 Option 2 

Rehab Cash $1,076,366 $1,076,366 

Downtown Reinvestment 
Grant 

$50,000 $50,000 

Operating Reserve $465,701 $223,145 
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Debt Service Reserve $78,802 $78,802 

Cash Rebates* N/A $486,147 

Hot Funds N/A N/A 

Total $1,670,869 $1,914,460 

Developer Equity $1,837,041 $1,837,041 

• Property, Sales, MBGRT, & MBST Rebates 
 
Option 1:  $1,076,366 City of Denton Rehab Cash incentive at CO, this can be a grant for 5-7 years.  No tax 
rebates.  An additional $544,782 City of Denton incentive funded at opening or annually as needed, as a 
grant  over 10 years.  This includes $465,701 City operating incentive over 7 years and $78,802 debt service 
reserve. This is sufficient to produce cash flow sufficient to repay Lender loan at 1:1 ratio as well as fund 
the Lender required 0.25:1 debt service coverage reserve.  
 
When the City Rehab Cash ($1,076,366) and City Downtown Reinvestment  ($50,000) incentives are added 
to the operating and debt reserves ($544,782) incentives the total City incentive package totals $1,670,869. 
This option is the least expensive option.  
 
Under Option 1, the Developer begins to receive a cash-on-cash return on $1,837,041 equity (Cash Flow 
Available for Distribution divided by equity investment) starting in year 8. There is no return on the 
Deferred Developer loan until year 11.  
 
Option 2: $1,076,366 City of Denton incentive at CO, this can be a grant  over 10 years.  An additional 
$709,292 City of Denton incentive funded at opening or spread annually as needed, as a grant over 10 
years. This includes $223,145 City operating incentive over 4 years and $78,802 debt service reserve. This is 
sufficient to produce cash flow sufficient to repay Lender loan at 1:1 ratio as well as fund the Lender 
required 0.25:1 debt service coverage reserve. In addition, the City provides $486,147 real estate, sales, 
and beverage taxes rebates over 10 years.  
 
When the City Rehab Cash ($1,076,366) and City Downtown Reinvestment ($50,000) incentives are added 
to the operating ($223,145) and debt reserves ($78,802) as well as property, sales, MBGRT, and MBST 
rebates ($486,147) incentives the total City incentive package totals $1,914,460.  
 
Under this Option, the Developer only receives a cash-on-cash return on $1,837,041 equity (Cash Flow 
Available for Distribution divided by equity investment) starting in year 5. There is no return on the 
Deferred Developer loan until year 11.  
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Exterior View: Front 
 

 
Location 
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Interior View 

 

 



 (145 points) + (30 “Other” bonus points) = 175 total points

Targets (20 Points) Points

Connective

Creative 10

Sustainable

Competitive

Other Target Areas (Max 10 points): square revitilization and attraction that can lead to 

more development and revenue to other businesses in the downtown core and the city.
3

SGA Targets Subtotal 13

Considerations (100 Points) Points

Generates New Utility Customers (Max Points 10)

Project is a customer of City utilities, including water, wastewater, and electric. Higher 

points awarded for larger customers

Encourages New Business Markets/Suppliers And Entrepreneurship (Max Points 10)

Project is from an industry not significantly represented in local economy or company is a 

new business startup or entrepreneurial endeavor

Engages in Sustainable Practices (Max Points 10)

Project has adopted sustainable or green business practices (e.g. LEED certification, 

renewable energy commitment or use, energy efficient construction)

Increases High Wage Jobs (Max Points 10)

Project includes new jobs with an average or has a significant percentage of jobs that earn 

an annual base salary of $65,000 or more

Encourage Knowledge Base Jobs (Max Points 10)

Project includes new jobs or has a significant percentage of jobs that require specialized and 

theoretical knowledge, usually acquired through experience or a college education, or other 

training which provides comparable knowledge; requires some research, analysis, or 

requires special licensing, certification

   Pays a living wage for all new employees (Max 10 points)

From the most current MIT Living Wage Calculatior for Denton County 

Spur Infill Development Or Redevelopment (Max Points 10)

Project is to develop/redevelop a property or facility in a manner that reduces urban sprawl 

and or increases density in a desirable area; project includes use of existing facility that has 

been vacant for at least 2 years

Headquarters (Max Points 10)

The project is an international or national headquarters facility

  Child Care Assistance (Max Points 10)

Provides on-site child care; vouchers or other financial assistance; backup services; flexible 

or remote work accommodations; and flexible spending accounts  

Other Considerations (Max 10 points): Adds to the culture of Denton and will help with foot

traffic, quality of life and enhancing the Downtown Square.
7

Priority  Considerations Subtotal 35
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Public Benefit Factors (55 Points) Points

Expand The Tax Base (Max Points 10)

Project provides new property, sales, HOT, or other taxes to the City, County, DISD, and 

DCTA through the development of property or facility or by making improvements to an 

existing property or facility, a new business or expansion, a new multi-tenant complex, or 

increase in jobs

Fiscal and Economic Impacts (Max Points 15)

Project cost-benefit analysis to include net new, indirect and induced jobs; wages; 

contributions through property, sales, HOT and other taxes; and rate of return

Community Investment (Max Points 5)

Project, company, or developer demonstrates a commitment to community support or 

involvement through monetary or in-kind support of local nonprofits, public institutions, or 

community organizations

Public-Private Partnership (Max Points 10)

Project includes development of public infrastructure or amenities deemed beneficial, or 

developer assumes responsibility for development of infrastructure or public facilities 

beyond what is required. Project will involve a significant relationship with DISD or 

institution of higher education

Use of Local Contractors/Construction Vendors (Max Points 5)

Project agrees to use vendors that have their principal place of business within the Denton 

City Limits

Other Factors (Max 10 points): 

Public Benefit Subtotal 37

Total by Category Score

Total 85

Poor  (0-44 points)

Acceptable (45-84 points)

Excellent (85-175 points) X
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