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SECTION 1: DEFINITIONS

Capitalized terms used in this Preliminary Plan shall have the meanings given to them in Section

I below unless otherwise defined in this Preliminary Plan or unless the context in which a term

is used clearly requires a different meaning.

Unless otherwise defined, a reference to a “Section,” or an “Exhibit,” shall be a reference to a

Section of this Preliminary Plan or an Exhibit attached to and made a part of this Preliminary

Plan for all purposes.

“Act” means Chapter 311, Texas Tax Code, Tax Increment Financing Act, as amended.

“Administrative Costs” means the actual, direct costs paid or incurred by or on behalf of the

City to administer the Zone, including reasonable charges for the time spent by employees of

the City in connection with the implementation of the Final Plan, planning, engineering, legal

services, organizational costs, publicizing costs, costs of operating the Zone and project facilities

paid by or on behalf of the City that are directly related to the administration of the Zone, as

well as payments made at the discretion of the governing body of the municipality that it finds

necessary or convenient to the creation of the Zone or to the implementation of the Project

Plan for the Zone.

“Board” means the Board of Directors for the Zone.

“Captured Appraised Value” means the new taxable value generated beyond the Tax Increment

Base for each year during the term of the Zone.

“City” means the City of Mansfield, Texas.

“City Council” means the governing body of the City.

“City TIRZ Increment” means the portion of the City’s ad valorem tax increment equal to fifty

percent (50%) of the ad valorem real property taxes collected and received by the City on the

Captured Appraised Value in the Zone, as further described in Section 12.1.

“Creation Ordinance” means the ordinance adopted by the City creating and designating the

Zone.
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“Developer” means Starlin Ranch Development, LLC and any successors or assigns thereof that

intends to develop the property in the District for the ultimate purpose of transferring title to

end users.

“Development Agreement” means the Starlin Ranch Development Agreement, anticipated to

be approved by City Council.

“Feasibility Study” means the economic feasibility study as prepared at the creation of the

Preliminary Plan and updated if Plan is updated or amended, and focuses only on direct

financial benefits, as further described in Section 9, and shown on Exhibit E.

“Final Plan” means the future Reinvestment Zone Number Three, City of Mansfield, Texas Final

Project and Finance Plan.

“Grocery Store” means the grocery store, as described in the Development Agreement.

“Johnson County” means Johnson County, Texas.

“Johnson County TIRZ Increment” means the portion of Johnson County’s ad valorem tax

increment equal to fifty percent (50%) of the ad valorem real property taxes collected and

received by Johnson County on the Captured Appraised Value in the Zone, as further described

in Section 12.1.

“Johnson County Participation Agreement” means that certain agreement anticipated to be

entered into by the City and Johnson County, detailing Johnson County’s participation in the

Zone.

“PID” means the Starlin Ranch Public Improvement District, anticipated to be created by the City

Council.

“PID Assessments” means the assessments levied within the PID, as further described in the

Service and Assessment Plan.

“Preliminary Plan” means this Reinvestment Zone Number Three, City of Mansfield, Texas

Preliminary Project and Finance Plan.

“Project Costs” means the total costs for projects in the Zone, including the cost of the Public

Improvements and Administrative Costs.

“Property” means 137.840 acres of land as depicted on Exhibit A and described in Exhibit F.
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“Public Improvements” means the proposed public improvements to be financed by the Zone,

which includes roads, water, sanitary sewer, storm drainage, professional services, and

landscaping, as depicted on Exhibit H, and detailed on Exhibit C.

“Service and Assessment Plan” means the Starlin Ranch Public Improvement District Service

and Assessment Plan, to be approved by City Council, as updated, amended, or supplemented

from time to time.

“Tarrant County” means Tarrant County, Texas.

“Tarrant County TIRZ Increment” means the portion of Tarrant County’s ad valorem tax

increment equal to fifty percent (50%) of the ad valorem real property taxes collected and

received by Tarrant County on the Captured Appraised Value in the Zone, as further described in

Section 12.1.

“Tarrant County Participation Agreement” means that certain agreement anticipated to be

entered into by the City and Tarrant County, detailing Tarrant County’s participation in the Zone.

“Tax Increment Base” means total appraised value of taxable real property in the Zone at the

time of creation of the Zone.

“TIRZ Agreement” means the agreement between the Developer, Board, and City.

“TIRZ No. 3 Fund” means the tax increment fund created by the City and segregated from all

other funds of the City.

“Zone” means Reinvestment Zone Number Three, City of Mansfield, Texas, as depicted on

Exhibit A, and described in Exhibit F.
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SECTION 2: INTRODUCTION

2.1 Authority and Purpose

The City has the authority under the Act to designate a contiguous or noncontiguous geographic

area within the corporate limits or extraterritorial jurisdiction of the City as a tax increment

reinvestment zone to promote development or redevelopment of the area because the City

Council determined that development or redevelopment would not occur solely through private

investment in the reasonably foreseeable future, that the Zone is economically feasible, and

that creation of the Zone is in the best interest of the City and the property in the Zone. The

purpose of the Zone is to facilitate such development or redevelopment by financing the costs

of public works, public improvements, programs, and other projects benefiting the Zone, plus

other costs incidental to those expenditures, all of which costs are authorized by the Act.

2.2 Eligibility Requirements

An area is eligible under the Act to be designated as a tax increment reinvestment zone if the

area:

1) substantially arrests or impairs the sound growth of the municipality designating the

Zone, retard the provision of housing accommodations, or constitutes an economic or

social liability and is a menace to the public health, safety, morals, or welfare in its

present condition; or

2) is predominantly open or undeveloped and, because of obsolete platting, deterioration

of structures or site improvements, or other factors, substantially impairs or arrests the

sound growth of the City; or

3) is in a federally assisted new community located in the City or in an area immediately

adjacent to a federally assisted new community; or

4) is in an area described in a petition requesting that the area be designated as a

reinvestment zone, if the petition is submitted to the governing body of the City by the

owners of property constituting at least fifty percent (50%) of the appraised value of the

property in the area according to the most recent certified appraisal roll for the county

in which the area is located.

The City cannot, however, designate a zone if more than thirty percent (30%) of the property in

the proposed zone, excluding property that is publicly owned, is used for residential purposes,

or if the total appraised value of taxable real property in the proposed zone and in existing

reinvestment zones exceeds fifty percent (50%) of the total appraised value of taxable real

property in the City and in industrial districts created by the City.
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2.3 Proposed Zone

The Property within the proposed Zone is currently located within the corporate limits of the

City. The Property is predominantly open, undeveloped or underdeveloped, and substantially

impairs and arrests the sound growth of the City. Due to its size, location, and physical

characteristics development would not occur solely through private investment in the

foreseeable future. The Property lacks public infrastructure and requires economic incentive to

attract development for the purpose of providing long-term economic benefits including, but

not limited to, increased real property tax base for all taxing units in the Zone and the portion of

fresh fruit and vegetables and is classified as a food desert. If the Public Improvements are

financed as contemplated by this Preliminary Plan, the City envisions that the Property will be

developed to take full advantage of the opportunity to bring to the City, Johnson County and

Tarrant County, a quality development.

2.4 Preliminary Plan and Hearing

Before the City Council adopts the Creation Ordinance, the City Council must prepare a

Preliminary Plan in accordance with the Act and hold a public hearing on the creation of the

Zone and its benefits to the City and to the Property, at which public hearing interested persons

shall be given the opportunity to speak for and against the creation of the Zone, the boundaries

of the Zone and the concept of tax increment financing, and at which hearing the owners of the

Property shall be given a reasonable opportunity to protest the inclusion of their Property in the

Zone. The requirement of the Act for a preliminary reinvestment zone financing plan was

satisfied by this Preliminary Plan, the purpose of which was to describe, in general terms, the

Public Improvements that will be undertaken and financed by the Zone. A description of how

such Public Improvements and projects will be undertaken and financed shall be determined by

Final Plan, which requires approval by the Board and City Council.

2.5 Creation of the Zone

Upon the closing of the above referenced public hearing, the City Council shall consider the

Creation Ordinance and the following findings:

1) that development or redevelopment of the Property would not occur solely through

private investment in the reasonably foreseeable future, and

2) that the Zone is feasible, and

3) that improvements in the Zone will significantly enhance the value of all the taxable real

property in the Zone and will be of general benefit to the City, and

4) that the Zone meets the eligibility requirements of the Act.

Among other provisions required by the Act, the Creation Ordinance shall appoint the Board.
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2.6 Board Recommendations

After the creation of the Zone, the Board shall review the Final Plan and recommend its

approval to the City Council pursuant to which the City shall contribute the City TIRZ increment

into the TIRZ No. 3 Fund to pay a portion of the Project Costs benefiting the Zone. If Johnson

County participates in the Zone, then pursuant to the Johnson County Participation Agreement,

Johnson County shall contribute the Johnson County TIRZ Increment into the TIRZ No. 3 Fund to

pay a portion of the Project Costs benefitting the Zone. If Tarrant County participates in the

Zone, then pursuant to the Tarrant County Participation Agreement, Tarrant County shall

contribute the Tarrant County TIRZ Increment into the TIRZ No. 3 Fund to pay a portion of the

Project Costs benefitting the Zone.

SECTION 3: DESCRIPTION AND MAPS

3.1 Existing Uses and Conditions

The Property is currently zoned Planned Development. The Property is primarily undeveloped

or underdeveloped, and there is no public infrastructure to support development. Development

requires extensive public infrastructure that: (1) the City could not provide, and (2) would not

be provided solely through private investment in the foreseeable future.

3.2 Proposed Uses

The proposed uses of the Property in the City include residential, commercial, and retail, as

shown on Exhibit G.

3.3 Parcel Identification

The metes and bounds identified on Exhibit F provide sufficient detail to identify with ordinary

and reasonable certainty the territory included in the Zone.

SECTION 4: PROPOSED CHANGES TO ORDINANCES, PLANS, CODES, RULES, AND REGULATIONS

The Property is wholly located in the corporate limits of the City and is subject to the City’s

zoning regulation. The City has exclusive jurisdiction over the subdivision and platting of the

property within the Property and the design, construction, installation, and inspection of water,

sewer, drainage, roadway, and other public infrastructure. No proposed changes to zoning

ordinances, comprehensive plan, building codes, subdivision rules, or other municipal

ordinances are planned.
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SECTION 5: RELOCATION OF DISPLACED PERSONS

No persons shall be displaced and in need of relocation due to the creation of the Zone or due

to the implementation of the Final Plan.

SECTION 6: ESTIMATED NON-PROJECT COSTS

Non-project costs are costs that will be spent to develop in the Zone but will not be financed by

the Zone, and will be financed by other funds. The list of non-project costs is shown on Exhibit

B, and are estimated to be approximately $180,534,788.

SECTION 7: PROPOSED PUBLIC IMPROVEMENTS

7.1 Categories of Public Improvements

All Public Improvements shall be designed and constructed in accordance with all applicable

City standards and shall otherwise be inspected, approved, and accepted by the City. At the

City's option, the Public Improvements may be expanded to include any other category of

improvements authorized by the Act.

7.2 Location of Public Improvements

The estimated locations of the proposed Public Improvements are depicted on Exhibit H. These

locations may be revised, with the approval of the City, from time to time without amending the

Final Plan.

SECTION 8: ESTIMATED PROJECT COSTS

8.1 Project Costs

The total Project Costs for projects in the Zone, which includes the cost of Public Improvement

and the Administrative Costs, are estimated to be approximately $28,999,844, as shown on

Exhibit C.

8.2 Estimated Costs of Public Improvements

The estimated costs of the Public Improvements within the Zone are approximately

$29,540,187, as shown on Exhibit C.
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8.3 Estimated Administrative Costs

The Administrative Costs are estimated to be $10,000 annually and escalating at two percent

(2%) thereafter, and shall be paid each year from the TIRZ No. 3 Fund before the costs of Public

Improvements are paid.

8.4 Estimated Timeline of Incurred Costs

The Administrative Costs will be incurred annually beginning at the time the Zone is created and

through the duration of the Zone. It is estimated the costs of Public Improvements will be

incurred between calendar years 2023 and 2026, as shown on Exhibit D.

SECTION 9: FEASIBILITY STUDY

The Feasibility Study, as shown on Exhibit E, focuses on only direct financial benefits (i.e. ad

valorem tax revenues from the development of Public Improvements in the Zone). Based on the

Feasibility Study, during the term of the Zone, new development (which would not have

occurred but for the Zone) will generate approximately $129,482,014 in total new real property

tax revenue for the participation taxing entities. Approximately $64,738,808 will be deposited

into the TIRZ No. 3 Fund to pay for the Project Costs over the life of the Zone. The remaining

real property tax revenue over that period, estimated at $75,945,358 shall be retained by the

participating taxing entities.

The Feasibility Study shows the cumulative City TIRZ Increment is estimated to be $45,103,495,

which will be available to pay a portion of the Project Costs, until the term expires or is

otherwise terminated. The remainder of the new City real property tax revenue generated

within the Zone and retained by the City is estimated to be $45,106,564 over the term.

The Feasibility Study shows the cumulative Johnson County TIRZ Increment is estimated to be

$11,202,152, which will be available to pay a portion of the Project Costs, until the term expires

or is otherwise terminated. The remainder of the new Johnson County real property tax

revenue generated within the Zone and retained by the Johnson County is estimated to be

$11,202,897 over the term.

The Feasibility Study shows the cumulative Tarrant County TIRZ Increment is estimated to be

$8,433,161, which will be available to pay a portion of the Project Costs, until the term expires

or is otherwise terminated. The remainder of the new Tarrant County real property tax revenue

generated within the Zone and retained by the Tarrant County is estimated to be $8,433,745

over the term.
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One hundred percent (100%) of all taxing revenues generated for other taxing entities by the

new development within the Zone will be retained by the respective taxing entities. Based on

the foregoing, the feasibility of the Zone has been demonstrated.

SECTION 10: ESTIMATED BONDED INDEBTEDNESS

No tax increment reinvestment zone bonds or public indebtedness by the City secured by the

tax increments pursuant to the Act, is contemplated.

SECTION 11: APPRAISED VALUE

11.1 Tax Increment Base

The Tax Increment Base of the Zone at the time of creation is estimated to be $11,283, and shall

be confirmed by the Central Appraisal District of Johnson County and Tarrant County. Each year,

the Central Appraisal District of Johnson County and Tarrant County shall confirm the current

Captured Appraised Value.

11.2 Estimated Captured Appraised Value

It is estimated that upon expiration of the term of the Zone, the total Captured Appraised Value

of taxable real property in the Zone will be approximately $543,913,607, as shown on Exhibit E.

The actual Captured Appraised Value, as certified by the Central Appraisal District of Johnson

County and Tarrant County will, for each year, will be used to calculate the annual City TIRZ

Increment, and if applicable, the Johnson County TIRZ Increment and Tarrant County TIRZ

Increment, pursuant to the Final Plan, Johnson County Participation Agreement, and Tarrant

County Participation Agreement.

SECTION 12: METHOD OF FINANCING

12.1 TIRZ No. 3 Fund Contributions

The Final Plan shall obligate the City to deposit the City TIRZ Increment into the TIRZ No. 3 Fund

beginning in 2023. For example, in FY 2022, the City’s ad valorem tax rate was $0.68000 per

$100 of taxable value, therefore the City would contribute $0.34000 per $100 of the Captured

Appraised Value in the Zone levied and collected, to the TIRZ No. 3 Fund.

If applicable, the Johnson County Participation Agreement shall obligate Johnson County to

deposit the Johnson County TIRZ Increment into the TIRZ No. 3 Fund beginning in 2023. For

example, in FY 2022, Johnson County’s ad valorem tax rate was $0.368455 per $100 of taxable
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value, therefore Johnson County would contribute $0.18423 per $100 of the Captured

Appraised Value in the Zone levied and collected, to the TIRZ No. 3 Fund.

If applicable, the Tarrant County Participation Agreement shall obligate Tarrant County to

deposit the Tarrant County TIRZ Increment into the TIRZ No. 3 Fund beginning in 2023. For

example, in FY 2022, Tarrant County’s ad valorem tax rate was $0.22400 per $100 of taxable

value, therefore Tarrant County would contribute $0.11200 per $100 of the Captured Appraised

Value in the Zone levied and collected, to the TIRZ No. 3 Fund.

12.2 Funding Mechanisms

All payments of Project Costs shall be made solely from the TIRZ No. 3 Fund and from no other

funds of the City, Johnson County or Tarrant County unless otherwise approved by their

respective governing bodies. The TIRZ No. 3 Fund shall only be used to pay the Project Costs.

The City may amend the Final Plan in compliance with the Development Agreement, the

Johnson County Participation Agreement, and the Tarrant County Participation Agreement,

including but not limited to what is considered a Project Cost.

Pursuant to the Development Agreement, the funds deposited into the TIRZ No. 3 Fund shall be

prioritized and allocated on a parcel-by-parcel basis as follows:

a) TIRZ No. 3 Fund

i. Johnson County Contribution Account

1) To pay the Administrative Costs relating to the Zone, including any reasonable
third-party administrative costs; then

2) To provide a credit to PID Assessments in each year for each Improvement Area
within the Zone in order to lower the Annual Installments of the Assessments to
a level that produces an overall competitive equivalent tax rate of $3.09 per $100
of assessed value for each parcel within each Improvement Area, as further
described and defined in the Service and Assessment Plan

ii. Tarrant County Contribution Account

1) To pay the Administrative Costs relating to the Zone, including any reasonable
third-party administrative costs; then

2) To provide a credit to PID Assessments in each year for each Improvement Area
within the Zone in order to lower the Annual Installments of the Assessments to
a level that produces an overall competitive equivalent tax rate of $3.09 per $100
of assessed value for each parcel within each Improvement Area, as further
described and defined in the Service and Assessment Plan
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iii. City Contribution Account:

1) To pay the Administrative Costs relating to the Zone, including any reasonable
third-party administrative costs; then

2) As an economic development grant to the Developer or the subsequent owner of
the Grocery Store, as a direct rent subsidy to the tenant of the Grocery Store for
fiscal years 2027-2035 in the amount not to exceed $75,000 annually; then

3) To provide a credit to PID Assessments in each year for each Improvement Area
within the Zone in order to lower the Annual Installments of the Assessments to
a level that produces an overall competitive equivalent tax rate of $3.09 per $100
of assessed value for each parcel within each Improvement Area, as further
described and defined in the Service and Assessment Plan

4) To reimburse the City for any impact fees waived or rebated to the Developer;
then

5) To reimburse the City for any economic development grants to the Developer or
the subsequent owner of the Grocery Store made by the City in fiscal years 2025
and 2026; then

6) In any other manner as authorized by the City Council and allowed pursuant to
the Act.

SECTION 13: DURATION OF THE ZONE, TERMINATION

13.1 Duration

The stated term of the Zone shall commence upon the execution of the Creation Ordinance and

shall continue until December 31, 2062, with the last increment being deposited by January 31,

2063, unless otherwise terminated in accordance with the Creation Ordinance.

13.2 Termination

The Zone shall terminate on the earlier of (i) December 31, 2062, or (ii) at such time that the

Project Costs have been paid in full. If upon expiration of the stated term of the Zone, the

obligations of the Zone have not been fully funded by the TIRZ No. 3 Fund, the City, Johnson

County, and Tarrant County shall have no obligation to pay the shortfall and the term shall not

be extended. Nothing in this section is intended to prevent the City from extending the term of

the Zone in accordance with the Act.
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LIST OF EXHIBITS

Unless otherwise stated, all references to "Exhibits" contained in this Preliminary Plan shall

mean and refer to the following exhibits, all of which are attached to and made a part of this

Preliminary Plan for all purposes.

Exhibit A Map of the Zone

Exhibit B Non-Project Costs

Exhibit C List of Developer Project Costs

Exhibit D Estimated Timeline of Incurred Costs

Exhibit E Feasibility Study

Exhibit F Legal Description

Exhibit G Proposed Uses of the Property

Exhibit H Map of the Public Improvements
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EXHIBIT A – MAP OF THE ZONE
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EXHIBIT B – NON-PROJECT COSTS
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EXHIBIT C – LIST OF PROJECT COSTS
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EXHIBIT D – ESTIMATED TIMELINE OF INCURRED PROJECT COSTS
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EXHIBIT E – FEASIBILITY STUDY
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EXHIBIT F – LEGAL DESCRIPTION
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EXHIBIT G – PROPOSED USES OF THE PROPERTY
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EXHIBIT H – MAP OF THE PUBLIC IMPROVEMENTS
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