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Purpose

• Provide background information on Downtown 

Connection TIF District

• Review the 1712 Commerce Hotel project

• Review Budget Status of Downtown Connection 

TIF District

• Obtain Economic Development Committee’s 

approval for consideration of the project by City 

Council on May 27,  2015

dallas-ecodev.org
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Downtown Connection TIF District
Background
• Created June 2005

• Project Plan and Reinvestment Zone 

Financing Plan originally approved 

August 2005, amended May 2013 to 

increase budget for district

• Expires December 31, 2035, or when 

approximately $514.9 million in TIF 

increment has been collected (NPV of 

$231.6 million), see Appendix E. 

• Established to fund projects creating 

a greater density/critical mass of 

development within an expanded 

Downtown core with focus on 

strengthening connectivity to/between 

the core and growing downtown 

areas 

dallas-ecodev.org
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1712 Commerce Hotel 
Project  Location

dallas-ecodev.org

• Original building was built in 

1955

• Located at the corner of 

Commerce Street, Prather 

Street, and Jackson Street

• Building has been vacant for 

the past 20 years

1712 Commerce Hotel
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1712 Commerce Hotel 
Project Description

• Project Cost: $54,880,025

• Start Construction: 12/2015

• Complete Construction: 

07/2017

• Design Review: Design Peer 

Review Panel (12/19/2014) 

reviewed and approved design 

of project

dallas-ecodev.org

• Historic Tax Credits: Developer  applied for Historic Tax Credits for project

• Hotel: 244 hotel rooms (approximately 158,992 square feet)

• Retail:  16,428 square feet of retail space on ground floor

• Parking:  360 guest/public parking spaces (approximately 158,992 square 

feet) – new construction 
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1700 Commerce Hotel 
Project Description
1712 Commerce Hotel Developer also renovating 1700 Commerce 

Building: 

• 1700 Commerce Hotel: 176 hotel rooms (approximately 136,637 

square feet)

• Retail:  4,000 square feet of retail space on ground floor

• Project Cost: $35,000,000

• Start Construction: 12/2015

• Complete Construction: 07/2017

dallas-ecodev.org
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1712 and 1700 Commerce Hotel 

Potential  Hotel  Brands

1712 Commerce Hotel 

• Residence Inn

 121 Rooms  

• AC Hotels by Marriott  

 123 Rooms  

(a new luxury brand boutique hotel)

1700 Commerce  Hotel

• Hampton Inn 

 176 rooms

These two buildings will be 

connected internally, at the first 

floor for the public and at basement 

level for services.

dallas-ecodev.org      
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1712 and 1700 Commerce Hotel & Garage

Project  Site Plan

dallas-ecodev.org      

New construction on existing

surface parking lot
1712 Commerce Hotel 

Downtown Connection TIF 

Requesting $10.5 M TIF funding 

1700 Commerce Hotel

City Center TIF

Not eligible for TIF Funding 
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1712 and 1700 Commerce Hotel & Garage 

Summary of Project Highlights

dallas-ecodev.org      

1712 Commerce Building Project Facts 

Minimum Hotel Space 100,000 s.f.                          
Approx. 190 rooms           

Minimum Retail Space 9,000 s.f. 

Parking Spaces – new construction  100,000 s.f /300 spaces 
inside building      

Required Private Investment – (construction hard and soft 
costs) 

Min. $42,000,000 

Expected Total Project Cost $54,880,025  

TIF Funding  $10,500,000  

% TIF funds to 1712 Commerce Building and Garage  cost 19.13% 

% TIF funds to 1712 Commerce Building, Garage and 1700 
Commerce Building  

11.68% 

Return on Investment without TIF – 1712 Commerce 
Building and Garage   

5.51% 

Return on Investment with TIF – 1712 Commerce Building 
and Garage   

6.81% 

Return on Investment without TIF for the total Project 
(1712 Commerce Building, 1700 Commerce Building and 
Garage)   

6.94% 

Return on Investment with TIF - TIF for the total Project 
(1712 Commerce Building, 1700 Commerce Building and 
Garage)   

7.86% 

Deadline to Obtain Building Permit December 1, 2015 

Deadline to Obtain Final CO July 1, 2017 
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1712 Commerce Hotel and 1700 Commerce Hotel 

Funding Sources and Uses

dallas-ecodev.org      

Description
1712 Commerce 

Building and 

Garage  

1700 

Commerce 
Total Amount

% Uses

Developer Equity $22,880,025 $12,950,000 $35,830,025 39.8% Acquisition and 

Construction

Loan $32,000,000 $22,050,000 $54,050,000 60.2%

Construction & 

Renovation

Total Project Cost $54,880,025 $35,000,000 $89,880,025
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1712 Commerce Hotel 
Project Proforma

dallas-ecodev.org      
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1712 Commerce,1700 Commerce  & Garage 

Proformas

dallas-ecodev.org      



13

1712 Commerce Hotel 
Developer
• NewcrestImage, LLC, parent company of 

Supreme Bright Dallas II, LLC , is   

privately owned and operated since 

1977. 

• Texas based hotel development, 

construction, and management firm (see 

Appendix D). 

• Successful track record in rehabilitating 

historic buildings
– Fisk Medical Arts Building in Amarillo, TX

• Earned top recognition in hospitality 

excellence
– Courtyard by Marriott at the Historic Fisk Building in 

Downtown Amarillo, TX won the top design award 

for adaptive reuse of a historic building from the 

Texas Downtown Association (TDA) in 2011 

– Hampton Inn & Suites in Waco, TX received 

Hilton's most prestigious award, the Connie Award 

in 2010

– Fairfield Inn & Suites in Marshall, TX received 

Marriott's prestigious award, the Diamond Award in 

2010

dallas-ecodev.org      

NewcrestImage Hotel Portfolio 

http://www.newcrestimage.com/current-hotels-grapevine-cytps.html
http://www.newcrestimage.com/current-hotels-midland-hws.html
http://www.newcrestimage.com/current-hotels-new-orleans-cotton-exchange.html
http://www.newcrestimage.com/currently-manage.html
http://www.newcrestimage.com/currently-manage.html
http://www.newcrestimage.com/currently-manage.html
http://www.newcrestimage.com/current-hotels-texarkana-residence-inn.html
http://www.newcrestimage.com/current-hotels-tyler-residence-inn.html
http://www.newcrestimage.com/current-hotels-waco-fairfield.html
http://www.newcrestimage.com/current-hotels-waco-holiday-inn-express.html
http://www.newcrestimage.com/current-hotels-amarillo-courtyard.html
http://www.newcrestimage.com/current-hotels-bryan-hgi.html
http://www.newcrestimage.com/current-hotels-el-paso-holiday-inn.html
http://www.newcrestimage.com/current-hotels-grapevine-hie.html
http://www.newcrestimage.com/current-hotels-marshall-fairfield.html
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1712 Commerce Hotel

Project  elevations

dallas-ecodev.org      
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1712 Commerce Hotel

Parking  Garage 

dallas-ecodev.org      
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1700 Commerce Hotel

Project  elevations

dallas-ecodev.org      
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1712 Commerce Hotel

Project Rendering 

dallas-ecodev.org      
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1700  Commerce Hotel 

Project  Rendering

dallas-ecodev.org      
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1712 Commerce Hotel 
Proposed TIF Funding
• Proposed TIF funds will reimburse costs associated with redeveloping a vacant 

building: environmental remediation/demolition , historic façade restoration, 

streetscape and utilities

• 1712 Commerce Hotel redevelopment project would not occur, but for TIF funding

dallas-ecodev.org      

Description Amount 

Redevelopment of Vacant Underutilized Downtown Buildings   

Façade Restoration $2,050,000 

Environmental Remediation/Demolition $1,000,000 

Streetscape Improvements $1,150,000 

Water and Sewer upgrades  $600,000 

Economic Development TIF Grant (offset costs of building mechanical systems and  

cost of the parking) 
$5,700,000 

Total TIF Funding Recommended $10,500,000 

 
Note: (1) Costs may be moved between the categories based on actual expenditures except 

for the TIF Grant and as long as the total TIF reimbursement does not exceed $10.5 million. 

(2) No interest shall accrue on any portion of the TIF Reimbursement; and (3) If Dallas Water 

Utility (DWU) reimburses/funds partially or completely towards the utility upgrades on 

Commerce Street, Prather Street, Jackson Street and Ervay Street, TIF reimbursement will 

be reduced by amount of DWU funding.  
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1712 Commerce Hotel 
TIF Board Funding Recommendation

• On March 12, 2015, the Downtown Connection TIF

District Board of Directors reviewed and approved

TIF funding for the 1712 Commerce Hotel

redevelopment project in an amount not to exceed

$10,500,000 (see Appendix A).

dallas-ecodev.org      
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Strategic Importance of Proposed Project

• Activates a vacant building in the downtown core

• Activates the ground floor of a building located on a street with heavy

pedestrian activity

dallas-ecodev.org      
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Remaining Downtown Projects/Priorities

• $21.3 M left for project funding 

(see Appendix C)

• Projects Anticipated to Request 

TIF Funding:

• Ross/Field Project

• Spire Project

• Redevelopment Block (1607

Main Street, 1615 Main Street, 1600 -

1614 Elm Street)

• Thanksgiving Square

• 500 S. Ervay Street

dallas-ecodev.org      

Ross/Field Project

Spire Project

Thanksgiving Square

Project under consideration

1712 Commerce

Redevelopment

Block

500 S. Ervay
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Recommendation

• Staff requests ECO Committee’s approval of consideration of

a development agreement with Supreme Bright Dallas II, LLC,

for TIF reimbursement not to exceed $10,500,000 for the 1712

Commerce Hotel project by City Council at their May 27,

2015 Council meeting.

dallas-ecodev.org      
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APPENDICES

dallas-ecodev.org      
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Appendix A: 1712 Commerce Hotel
TIF Funding Conditions
• Minimum private investment of $39,000,000 for the Project, inclusive of acquisition,

construction and construction related soft costs.

• Redevelopment of the Property shall include :
• Minimum 9,000 square feet of retail space;

• Minimum 100,0000 square feet (approximately 190 hotel rooms) of hotel space; and

• Minimum 100,000 square feet of parking garage (approximately 300 parking spaces)

• Obtain building permit and start construction and/or demolition for Project by

September 30, 2015;

• Obtain a building and/or demolition permit by December 1, 2015;

• Obtain final acceptance of public infrastructure improvements associated with

Project by July 1, 2017 and submit documentation to the Office of Economic

Development (the “OED”);

• Execute Operating and Maintenance agreement for non-standard public

infrastructure improvements by July 1, 2017, for a period of 20 years;

dallas-ecodev.org      
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Appendix A: 1712 Commerce Hotel 
TIF Funding Conditions (Continued)

dallas-ecodev.org      

• On December 19, 2014, Urban Design Peer Review Panel (the “UDPRP”), met and

recommended the following changes:
• Utilize the pool area as a way to activate the street level interaction and suggests increasing the

height of the pool area to vibrate the presence along the street

• Soften parking structure lighting and articulate building façade lighting to better integrate into the

urban setting

• Construction shall be in general conformance with site plans approved by the

Downtown Connection TIF Board of Directors and Dallas City Council;

• Submit quarterly status reports for ongoing work on the project

• 25% MWBE participation for TIF reimbursable improvements; 25% Good Faith

Effort for private construction

• Project deadline can be extended 6 months, with Director and Downtown

Connection TIF District Board of Directors approval
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Appendix B: Downtown Connection TIF District 

Reimbursement Queue

dallas-ecodev.org      

Downtown Connection TIF District 

Reimbursement Queue 
As of April 2015

1 Stoneleigh Hotel 5/30/2010 Completed $2,500,000 $0 $2,500,000 Yes In Progress

2 Hall Lone Star2 5/30/2010 Completed $852,764 $2,000,000 $1,078,635 No Paid In Full

3 Santa Fe IV - Aloft Hotel 5/30/2010 Completed $3,734,419 $0 $3,734,419 No To Be Paid

4 Grand Ricchi Dallas - 1600 Pacific     10/26/2010 Completed $8,830,000 $4,040,200 $9,230,391 No Paid In Full

5 Joule Hotel Expansion 1/19/2011 Completed $20,658,500 $0 $20,658,500 No In Progress

6 Atmos Complex Phase I 6/20/2011 Completed $3,250,000 $3,000,000 $6,250,000 No To Be Paid

7 Joule Hotel Expansion Amendment 8/10/2011 Completed $3,194,409 $0 $3,194,409 No To Be Paid

8 Continental Building³ 9/16/2011 Completed $13,305,700 $4,222,588 $17,528,288 No N/A

9 Atmos Complex Phase II 5/21/2013 Completed $11,750,000 $5,000,000 $16,750,000 No N/A

10 Hall Lone Star Project - Phase II² 8/22/2013 Under Construction $5,000,000 $0 $5,000,000 No N/A

11 PetroCorrigan Project 2/13/2014 Approved $10,300,000 $0 $10,300,000 No N/A

12 LTV Tower Project 5/5/2014 Under Construction $17,500,000 $0 $17,500,000 No N/A

13 The Olympic 10/24/2014 Under Construction $45,000,000 $5,000,000 $50,000,000 No N/A

TBD 500 S. Ervay TBD Under Construction $5,000,000 $0 $5,000,000 Yes N/A

TBD Statler/Library/Jackson Street TBD Under Construction $46,500,000 $0 $46,500,000 No N/A

TBD Mayflower Building (411 N. Akard St.) TBD Approved $10,000,000 $0 $9,000,000 No N/A

TBD 1712 Commerce TBD Under Consideration $10,500,000 $0 $10,500,000 No N/A

$234,724,642

Primary TIF 

Reimbursement

Maximum 

Interest

Total Eligible TIF 

Reimbursement

Reimbursement 

Priority1

Project Generated 

Increment Only4

Reimbursement 

StatusProject Name

Priority 

Date Construction Status
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Appendix C: Downtown Connection TIF District 

Budget Status

dallas-ecodev.org      

• Total Remaining Funds for

Projects: $21,360,475 (subject to

1712 Commerce Project approval)

• Projects Anticipated to Request TIF

Funding

• Ross/Field Project

• Spire Project

• Redevelopment Block (1607

Main Street, 1615 Main Street, 1600 -

1614 Elm Street)

• Thanksgiving Plaza Area

• 500 S. Ervay Street

• Tower Petroleum & Corrigan

Tower

B C B - C

Category

Estimated              

Total Dollar        

TIF Budget

Allocated³

Estimated               

Total Dollar 

Balance

Catalyst Projects: - Environmental remediation, 

demolition, historic façade, restoration,  street/utility 

improvements & streetscape improvements, land 

acquisition, and non project costs, including, but not 

limited to machinery, equipment, materials and supplies $68,000,000 $68,000,000 $0 
Redevelopment of Vacant/Underutilized Downtown 

Buildings, Underdeveloped Parcels, Surface Parking 

Lots - Environmental remediation, interior/exterior 

demolition, historic façade restoration, street/utility 

improvements, land acquisition, TIF grants, affordable 

housing $256,031,117 $234,724,642 $21,306,475 

Uptown/Downtown connection improvements $0 $0 $0 

Park and plaza design and acquisition $3,181,489 $0 $3,181,489 

Affordable Housing² $3,000,000 $3,000,000 $0 

Retail Initiative/Streetscape Improvements $1,985,000 $459,845 $1,525,155 

Downtown Area Plan $515,000 $512,464 $2,536 

Administration and Implementation $8,132,568 $1,299,539 $6,833,029 

Debt Service (Interest Only) $150,363,000 $150,363,000 $0 

Total Project Costs $491,208,174 $458,359,490 $32,848,684 

Downtown Connection TIF District

Current Projected Increment Revenues to Retire TIF Fund Obligations

¹TIF Budget shown above in total dollars; TIF Project Plan shows the budget in net present value 

²The Affordable Housing line item has been reduced by the amount of money allocated to the Continental  and 411 N. Akard 

projects

³The Allocated total shown for the Redevelopment of Vacant/Underutilized Downtown Building line item reflects the

 total TIF District's commitment to projects currently in the Reimbursement Queue

Budget values may fluctuate as a result of district property value

changes as provided by DCAD, completion of projects within the

district, changes in tax rates for taxing jurisdictions, etc.
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dallas-ecodev.org      

Appendix D: 1712 Commerce Hotel 
Project Team

• Developer – Supreme Bright Dallas II, LLC

Leadership Team
– Mehul Patel, Chairman & Chief Executive Officer

– Chirag Patel, Chief Financial Officer

– Daxesh Patel, Chief Operating Officer Construction Finance

– Yogi Patel, Chief Operating Officer Hotel Management 

– Mital Patel, Chief Administrative Officer

– Sanjay Patel, Chief Officer Construction Project Manager 

• Architect – Merriman Associates Architects, Inc
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Appendix E: Increment Collection Projections 
Property Property Comp. Anticipated Anticipated Anticipated Anticipated TOTAL

Year Value Value Value Captured Increment Increment Increment TIF Fund

Funds Total Growth Growth Value Revenue Revenue Revenue 2006 NPV @
Arrive CITY COUNTY TOTAL 5.00%

2006 $561,696,137

2007 $759,033,448 35.13% 35.13% $197,337,311 $1,208,059 $1,438,614 $1,370,108

$759,016,948 $197,320,811 $230,555

2008 $989,078,707 30.31% 76.09% $427,382,570 $2,844,731 $3,396,536 $4,450,867

$988,341,787 $426,645,650 $551,805

2009 $1,515,616,786 53.24% 169.83% $953,920,649 $6,065,898 $7,224,872 $10,691,983

$1,595,047,713 $1,033,501,376 $1,158,974

2010 1,512,292,589$          -0.22% 169.24% 947,375,272$           $6,768,369 $7,886,151 $17,179,939

$1,559,199,640 994,432,123$           $1,117,782

2011 $1,539,047,900 1.77% 173.01% 974,130,583$           $6,849,382 $8,182,245 $23,590,942

$1,583,755,734 1,018,988,217$         $1,332,864

2012 $1,546,807,101 0.50% 174.38% 981,889,784$           $7,235,640 $8,557,298 $29,976,530

$1,589,222,014 1,024,304,697$         $1,321,658

2013 $1,747,004,927 12.94% 209.25% 1,182,087,610$         $8,408,406 $10,024,261 $37,100,585

$1,791,557,491 1,226,640,174$         $1,615,855

2014 $2,151,461,278 23.15% 281.42% 1,586,543,961$         $11,306,531 $13,429,720 $46,190,348

$2,194,764,321 1,629,847,004$         $2,123,189

2015 $2,343,360,262 8.92% 315.38% 1,778,442,945$         $12,756,771 $15,198,483 $55,987,426

$2,391,110,733 1,826,193,416$         $2,441,712

2016 $2,663,588,801 13.67% 372.07% 2,098,671,484$         $15,053,771 $2,806,029 $17,859,799 $66,951,794

2017 $2,948,820,237 10.71% 422.56% 2,383,902,920$         $17,099,736 $3,187,397 $20,287,133 $78,813,260

2018 $3,203,957,492 8.65% 467.73% 2,639,040,175$         $18,929,835 $3,528,529 $22,458,364 $91,318,918

2019 $3,345,186,642 4.41% 492.73% 2,780,269,325$         $19,942,872 $3,717,359 $23,660,231 $103,866,443

2020 $3,669,385,290 9.69% 550.11% 3,104,467,973$         $22,268,349 $4,150,829 $26,419,178 $117,209,923

2021 $3,893,475,562 6.11% 589.78% 3,328,558,245$         $23,875,748 $104,543 $23,980,292 $128,744,853

2022 $3,996,878,724 2.66% 608.09% 3,431,961,407$         $24,617,459 $0 $24,617,459 $140,022,395

2023 $4,076,816,298 2.00% 622.24% 3,511,898,981$         $25,190,851 $0 $25,190,851 $151,013,080

2024 $4,161,541,544 2.08% 637.23% 3,596,624,227$         $25,798,586 $0 $25,798,586 $161,732,925

2025 $4,244,772,375 2.00% 651.97% 3,679,855,058$         $26,395,600 $0 $26,395,600 $172,178,561

2026 $4,335,001,203 2.13% 667.94% 3,770,083,886$         $27,042,812 $0 $27,042,812 $182,370,712

2027 $4,421,701,227 2.00% 683.29% 3,856,783,910$         $27,664,711 $0 $27,664,711 $192,300,749

2028 $4,510,135,251 2.00% 698.94% 3,945,217,934$         $28,299,048 $0 $28,299,048 $201,974,775

2029 $4,607,425,456 2.16% 716.16% 4,042,508,139$         $28,996,911 $0 $28,996,911 $211,415,337

2030 $4,699,573,965 2.00% 732.47% 4,134,656,648$         $29,657,892 $0 $29,657,892 $220,611,298

2031 $4,770,082,205 1.50% 744.96% 4,205,164,888$         $30,163,648 $0 $30,163,648 $229,518,706

2032 $4,817,783,027 1.00% 753.40% 4,252,865,710$         $7,377,478 $0 $7,377,478 $231,593,554

2033 $4,865,960,857 1.00% 761.93% 4,301,043,540$         $0 $0 $0 $231,593,554

2034 $4,914,620,466 1.00% 770.54% 4,349,703,149$         $0 $0 $0 $231,593,554

2035 $4,963,766,670 1.00% 779.24% 4,398,849,353$         $0 $0 $0 $231,593,554

2036 $5,013,404,337 1.00% 788.03% 4,448,487,020$         $0 $0 $0 $231,593,554

$461,819,094 $24,824,179 $491,208,174 $231,593,554

4.66% $213,093,553 $18,500,000 $231,593,554

TOTAL During TIF

2006 NPV @ 5%
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Farmers Market TIF

Boundary Adjustment, TIF Plan and 

Development Agreement Amendments 

and Purchase & Sale Agreement for 

Public Parking

Economic Development Committee

May 18, 2015
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Purpose

• Provide status update on Dallas Farmers Market Redevelopment 
project

• Propose amendment to Farmers Market TIF Plan to:
• Expand geographic area of TIF District through a minor boundary 

adjustment;

• Increase TIF budget $14.443M (from $33.956M to $48.399M) resulting from 
accelerated increment collections

• Recommend modifications to existing development agreements to reflect 
updated construction schedules as well as changes linked to garage 
construction/financing and related modifications to the project MOU

• Consider final items tied to implementation of MOU for project
• Purchase and Sale Agreement to set price, funding (including PPP funds) 

and terms for City’s purchase of Farmers Market Public Parking facility

dallas-ecodev.org
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Purpose - continued

• Seek Economic Development Committee approval for Council 
consideration of the following:

• Call for Public Hearing item on May 27, 2015 Council agenda (TIF Plan 
amendments);

• Hold Public Hearing on June 10, 2015 to consider TIF Plan amendments; 
and 

• Separately consider related items:

• Development agreement amendments, 

• Related modifications to the project MOU, 

• Authorization of a Purchase and Sale Agreement related acquisition of 
Dallas Farmers Market Public Parking facility which sets price, funding 
(including PPP funds) and terms related to garage operation

dallas-ecodev.org
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Dallas Farmers Market –

Project Overview
• Goal

– Bring ‘Farm to Table’ approach back to 

Dallas Farmers Market

– Create worthy destination for sellers 

(farmers) and local patrons to interact

• Program Elements
– Renovate Shed 1 to increase and improve 

space available for local farmers

– Improve Shed 2 to showcase Dallas-

based restaurants 

– Build new mixed-use development on 

Harvest Lofts site (formerly Shed 3-4) to 

surround market with a residential 

neighborhood

– Create community garden and futsal 

fields to bring regular activity to currently 

unused remote parking area

dallas-ecodev.org
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Dallas Farmers Market –

Project Overview (continued)
Program elements (continued): 

• Bring culinary and nutritional 

training in Administration Building 

(reinforce positive link between 

fresh food and diet)

• Schedule regular events, 

entertainment, and art to make 

Market an activity center 

• Require master developer to create 

and maintain a branding and 

marketing plan for the Market

• Improve public areas to create a 

pedestrian friendly environment 

and encourage street level activity.

• More than double the amount of 

public parking 

dallas-ecodev.org
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Dallas Farmers Market – Project Overview (cont.)

Usage Map

• Shed 1 – Concentrate farmers
and farmer reps & make
pedestrian only venue with stage
for special events

• Shed 2 – Renovate to showcase
local restaurants and market
related vendors; beer garden
located north

• Shed 3-4 – Mixed use; new
development with ground floor
retail, 240 apartments, and public
and private parking

• Community Garden site (formerly
remote parking area) –futsal fields
and community garden

• Taylor Buildings – additional
ground floor retail space with
residential above and private
underground parking

dallas-ecodev.org      

Shed 1

Shed 2

Harvest Lofts 

Mixed-use 

development

Community 

Garden and 

Futsal fields

Taylor Buildings
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Dallas Farmers Market –

Development Status 
• Property values in area appreciating 

rapidly and developers are now 

extremely interested in the area

• With new construction, Farmers 
Market neighborhood contains the 
largest housing concentration in the 
downtown:

– 1,081 housing units completed
– 978 housing units under construction or 

planned (60 planned)

• Dallas Farmers Redevelopment Effort 
progressing:

– Shed 1 complete; 

– Streetscape improvements & Shed 2 under 

construction; 

– Kiosk demolished; 

– Admin Building sold, renovated and 

occupied

dallas-ecodev.org
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Dallas Farmers Market –

Development Status  (cont.)
• Challenges with HUD financing 

– Increased Project costs

– Required redesign of project

– Caused year delay in construction start

• Increase in property values sufficient 

to cover cost increases

• Cost increases associated with 

improved design of Harvest Lofts:
– Adds 124 parking spaces above MOU 

minimum requirement

– Allows housing units to completely wrap the 

parking structure; 

– Requires potential excavation for parking 

facility;

– Better connects residential units to street; 

– Adds ventilation system for the garage; and

– Limits City risk related to garage funding

• Other issues further delayed project:
– ONCOR vault/Atmos Gas Line; 

– Right-of-Way abandonment; 

– Storm Line bisecting property; and

– RAIN!!!

dallas-ecodev.org
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Dallas Farmers Market –

Development Status (cont.) 
Parking Complications Add to 

Developer Costs
• Initial plans envisioned City funding and 

constructing garage

• Implementation would have required two 

contractors on site

• Developer agreed to fund and construct 

garage – City will purchase, upon 

completion through a Purchase and Sale 

agreement

• Increased TIF Reimbursement 

recommended to offset increased 

development costs

Stages are inter-related so delays 

to Harvest Lofts impact scheduling 

for subsequent phases

dallas-ecodev.org
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Dallas Farmers Market

Specific Modifications required
• Phase I (Design/Environmental) – Amend 

project budget (no change in total dollars) 
(See Appendices 4, 5)

• Shed 2 – Extend project deadlines by one 
year (See Appendix 6)

• Harvest Lofts Mixed Use - (See Appendix 7)
• Extend project deadlines by one year

• Increase recommended TIF funding by $5.2M (from 

$8,536,486 to $13,704,350) to cover increased costs 

of public parking and related to HUD related design 

changes (all costs provided up front by developer)

• Taylor Street Buildings – Extend project 
deadlines by two years (See Appendix 8)

• Futsal/Community Gardens – Extend project 
deadlines by three years (See Appendix 9)

• Master Agreement - Modify to match 
changes outlined above

Shed 3 and 4/Mixed-use Project 

new rendering 
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Dallas Farmers Market

Public Parking Purchase and Sale Agreement

dallas-ecodev.org      

• Developer will incorporate 300 public parking spaces into mixed 
use project (124 more than required by MOU)

• Council will consider a Purchase and Sale Agreement related to 
public parking in conjunction with modifications to Harvest Lofts 
Development Agreement.

• Purchase and Sale agreement sets price of garage and air 
rights ($8.149M) and states conditions for City purchase of 
facility upon completion

• After purchase, garage will become a public, City-owned facility. 
City sets parking rates (anticipated to be $0 except at times of 
special events or programs) and operational requirements

• Developer required to operate and maintain the public parking 
spaces and absorb all costs associated with O&M. 

• Developer eligible to receive a portion of potential parking 
revenue to offset these costs, if parking revenues generated 
from public garage
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Dallas Farmers Market

Purchase and Sale Agreement – Background 

dallas-ecodev.org      

• Negotiated value of 

public parking spaces;

• Source of funding for 

purchase of public 

parking;

• Other funding related to 

non-parking elements 

of Harvest Lofts 

project; and 

• Allocation of additional 

TIF funding request

Total Cost of Public Parking Facility

Construction Cost (300 Public Parking Spaces) (Value based on actual cost of construction) $7,710,005

Land (Air Rights - Value determined by appraisal) $439,530

Total Cost $8,149,535

Sources of Funding for  Public Parking Facility

TIF Funds (Reimbursement) (Request under consideration) $4,667,875

GO Bond funds (2oo6 issuance) $1,658,089

Net Proceeds from Sale of FM land to Developer $1,153,571

PPP $670,000

Total Sources of Funding $8,149,535

Other Funding for Harvest Lofts Development Agreement

Additional TIF Funding related to redesign (request under consideration) $499,989

Previously Approved TIF Funds/Grant for High Density-Mixed Use Project (reimbursement) $8,366,475

Total Other Funding $8,866,464

Total Additional TIF funding Under Consideration by use of funds

Funds related to redesign and improved connectivity with street $499,989

Funds to offset additional parking costs $4,667,875

Total Other Funding $5,167,864
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Proposed Amendment: 

• Adjust TIF Budget to reflect an increase
in total TIF collections of $14.443M
from $33.956M to $48.399M (see
Appendix 1). Increased funding allows
full reimbursement of:

• Allocation for funding for Liberty II and
future parks and green spaces - $9.2M

• Increased funding request for Harvest
Lofts – approximately 5.2M

• Increase the geographic area of the
Farmers Market TIF District by
approximately 13,057 square feet to
include property located adjacent to the
Green Door on east side of Harwood
Street south of Canton Street;

• Make related modifications to reflect
these changes

Farmers Market TIF District:

TIF Plan Amendment - Overview
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Farmers Market TIF District

Increase Increment Collections – Background

• In order to provide sufficient funding to support the recommended
increased funding for the Harvest Lofts Mixed Use Project, staff
evaluated the existing TIF increment collection projections and
budget

• Analysis revealed that the impact of the Dallas Farmers Market
Redevelopment increased likely collections

• Ancillary development (Wood Partners and Alliance Apartments)
was occurring now

• Property value appreciation is exceeding 2013 projections

• As a result, staff recommends increasing the TIF budget (in total
collections by approximately $14.443M (See Appendix 1)

• Total collections increase from $33,955,605 to
$48,398,724

• The maximum NPV collection remains at $19.2M
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• Farmers Market Redevelopment vastly improved the real estate 
investment climate in the Farmers Market area

• Redevelopment is occurring much faster than expected in 2013

 Farmers Market Square Townhomes- 108 townhomes: 83 TH sold; 25 
TH under construction 

 Alta Farmers Market by Wood Partners – 313 units, under construction 

 Alliance Residential – 340 units, in permit review process  

dallas-ecodev.org      

Farmers Market TIF District:

Increase Increment Collections - Rationale
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Increase TIF Area

• Proposed expansion parcel is 
located adjacent to Green Door 
Public House Restaurant. It is 
currently vacant

• Proposed expansion allows TIF 
funds to be spent to encourage 
redevelopment of this site

• Redevelopment of this property 
will improve connectivity 
between the Dallas Farmers 
Market and Downtown Dallas. 

Farmers Market TIF District

Increased TIF Area - Rationale
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Recommended Actions

May 27, 2015 

Call a Public Hearing to be held on June 10, 2015 to amend the Farmers Market TIF 

District Project Plan and Reinvestment Zone Financing Plan to: 

• increase the geographic area by approximately 13,057 square feet

• Increase the TIF Budget by approximately $14.443M to reflect increased TIF 

collections due to improved market conditions 

• all related matters 

June 10, 2015

• Hold a Public Hearing and Consider the TIF Plan amendment

• Review several amendments to specific TIF Development Agreements to reflect the

updated project schedule

• Increase funding for the Shed 3-4 Mixed Use Project by approximately $5.2M to

offset increased costs to Developer related to redesign, and financing the project up

front, in lieu of utilizing city funds initially

• Consider a Purchase and Sale Agreement to set the price and terms of the City’s

purchase of the public parking related to the Dallas Farmers Market redevelopment

upon project completion
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• Appendices
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Appendix 1

Increase Increment Collections – Updated Budget

• Below is a chart showing the authorized Farmers Market TIF
Budget and the recommended amended budget both in NPV
values and total collections

Budget Item

Farmers Market 

TIF Budget      

(Total Collections)

Amended Farmers 

Market TIF Budget 

(Total Collections)

Change in Total 

Collections 

Budget

Total Spent and 

Committed** Remaining 

Phase IA $8,125,410 $20,017,273 $11,891,863 $12,006,284 $8,010,989

Deep Ellum Connector $672,970 $672,970 $0 $672,970 $0

Phase IB $742,031 $742,031 $0 $742,031 $0

Phase II** $3,252,225 $3,252,225 $0 $3,252,225 $0

Harlan Building $701,142 $1,176,142 $475,000 $701,142 $475,000

Farmers Market Area Improvements $18,761,827 $20,838,083 $2,076,256 $20,168,028 $670,055

  Open space improvements 

  Parking 

  Other Projects 

  Economic Development Grant 

 TIF Administration $1,700,000 $1,700,000 $0 $1,700,000 $0

Total $33,955,605 $48,398,724 $14,443,119 $39,242,680 $9,156,044

** Including increased funding for Harvest Lofts Project
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Appendix 1

Increase Increment Collections – Chart

dallas-ecodev.org

Initial base 1998 $27,706,851 City of Dallas 100.00% 0.79700% 100.00%
Expanded base 2013 $7,107,980 $117,580,674 111686928 2013 - 2028  City at 90%

$34,814,831 115037536 2013 - 2028 County at 40%
expanded base 2015 $871,870

$35,686,701

 Property Property Anticipated Anticipated Anticipated Anticipated Tax Tax Anticipated

Year Value Value Captured Captured Increment Accumulated Increment Increment Accumulated

Estimate Growth Value Value Revenue Revenue (NPV) Revenue Revenue Revenue (NPV)

Dallas County City Dallas County

1998 $27,706,851

1999 $32,251,740 16.40% 16.40% $4,544,889 $0 $30,337 $28,688 $30,337 $0 $0

2000 $48,849,886 51.46% 76.31% $21,143,035 $0 $141,130 $160,584 $141,130 $0 $0

2001 $68,642,830 40.52% 147.75% $40,935,979 $0 $273,248 $385,942 $273,248 $0 $0

2002 $69,918,509 1.86% 152.35% $42,211,658 $0 $295,397 $622,145 $295,397 $0 $0

2003 $68,358,681 -2.23% 146.72% $40,651,830 $0 $277,250 $831,782 $277,250 $0 $0

2004 $66,805,228 -2.27% 141.11% $39,098,377 $0 $278,362 $1,030,817 $278,362 $0 $0

2005 $83,492,312 24.98% 201.34% $55,785,461 $0 $413,761 $1,310,577 $413,761 $0 $0

2006 $93,337,865 11.79% 236.88% $65,631,014 $0 $467,257 $1,609,331 $467,257 $0 $0

2007 $96,486,980 3.37% 248.24% $68,780,129 $0 $507,318 $1,916,061 $507,318 $0 $0

2008 $111,085,798 15.13% 300.93% $83,378,947 $0 $591,515 $2,254,252 $591,515 $0 $0

2009 $107,740,320 -3.01% 288.86% $80,033,469 $0 $598,570 $2,577,869 $598,570 $0 $0

2010 $103,812,469 -3.65% 274.68% $76,105,618 $0 $606,562 $2,887,975 $606,562 $0 $0

2011 $101,531,538 -2.20% 266.45% $73,824,687 $0 $588,383 $3,172,431 $588,383 $0 $0

2012 $111,686,928 10.00% 303.10% $83,980,077 $0 $669,321 $3,478,423 $669,321 $0 $0

2013 $117,343,355 5.06% 323.52% $82,528,524 $5,656,427 $597,477 $3,736,717 $591,977 $5,500 $5,201

2014 $173,532,957 47.88% 526.32% $137,846,256 $58,495,421 $1,045,652 $4,164,183 $988,771 $56,881 $56,065

2015 $189,323,090 9.10% 583.31% $153,636,389 $71,742,416 $1,171,796 $4,617,170 $1,102,034 $69,762 $115,055

2016 $251,411,429 32.79% 807.40% $215,724,728 $133,830,755 $1,677,531 $5,230,400 $1,547,393 $130,137 $219,114

2017 $329,144,257 30.92% 1087.95% $293,457,556 $211,563,583 $2,310,695 $6,029,159 $2,104,971 $205,724 $374,669

2018 $353,813,893 7.50% 1176.99% $318,127,192 $236,233,219 $2,511,640 $6,850,172 $2,281,926 $229,713 $538,918

2019 $371,732,932 5.06% 1241.66% $336,046,231 $254,152,258 $2,657,597 $7,671,660 $2,410,460 $247,138 $706,018

2020 $414,059,487 11.39% 1394.43% $378,372,786 $296,478,813 $2,869,212 $8,510,336 $2,714,068 $155,144 $805,214

2021 $435,029,687 5.06% 1470.12% $399,342,986 $317,449,013 $2,864,487 $9,302,104 $2,864,487 $0 $805,214

2022 $457,061,931 5.06% 1549.64% $421,375,230 $339,481,257 $3,022,525 $11,112,880 $3,022,525 $0 $805,214

2023 $480,210,006 5.06% 1633.18% $444,523,305 $362,629,332 $3,188,566 $11,994,227 $3,188,566 $0 $805,214

2024 $504,530,425 5.06% 1720.96% $468,843,724 $386,949,751 $3,363,016 $13,340,213 $3,363,016 $0 $805,214

2025 $530,082,560 5.06% 1813.18% $494,395,859 $412,501,886 $3,546,301 $14,267,143 $3,546,301 $0 $805,214

2026 $556,928,792 5.06% 1910.08% $521,242,091 $439,348,118 $3,738,870 $15,769,369 $3,738,870 $0 $805,214

2027 $585,134,663 5.06% 2011.88% $549,447,962 $467,553,989 $3,941,190 $17,429,003 $3,941,190 $0 $805,214

2028 $614,769,030 5.06% 2118.83% $579,082,329 $497,188,356 $4,153,758 $19,238,514 $4,153,758 $0 $805,214

$6,570,098,318 $4,491,254,594 $48,398,723 $19,238,514 $47,298,723 $1,100,000

PV of increments Revenue thru 2012 Revenue thru 2012 $5,738,410 $3,736,717 $5,738,410 $0 $0
Revenue after 2012 Revenue after 2012 $42,660,313 $15,501,797 $41,560,313 $1,100,000 $805,214

$1,902,000
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Appendix 2: 
Financial Information: Sources and Uses of Funds by Project

dallas-ecodev.org      

Total Equity Debt

TIF 

(reimbursement) GO Bonds

Other PPI 

Partnersh

ip

Surplus 

Sale 

Proceeds

Shed 1 $989,884 $623,627 $366,257 $365,369 $0 $0 $0 

Shed 2 $3,142,842 $1,508,564 $1,634,278 $519,232 $0 $0 $0 

Shed 3-4 $38,668,084 $14,693,872 $23,974,212 $14,388,031 $1,658,089 $670,000 $1,153,571 

Administrative 

building $2,097,400 $1,097,400 $1,000,000 $566,298 $0 $0 $223,571 

Taylor $19,251,809 $10,203,459 $9,048,350 $3,990,063 $0 $0 $0 

Futsal/Garden $2,421,626 $1,452,976 $968,650 $339,035 $0 $0 $0 

Streetscape - $0 $0 $0 $4,541,911 $0 $0 

$66,571,645 $29,579,898 $36,991,747 $20,168,028 $6,200,000 $670,000 $1,377,142 
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Appendix 2: 
Financial Information: Pro Forma for Harvest Lofts Mixed Use

dallas-ecodev.org      

Rental

PROJECT DESCRIPTION: FM Harvest Mixed Use Development

SITE AREA: 2.5

NUMBER OF FLOORS/STORIES: 4

BUILDING AREA (g.s.f.): 240,344

CONSTRUCTION PERIOD: May 2015 - December 31, 2016

ANTICIPATED CONSTR START DATE: 4-May-15

Note:  Use 5-year average for income assumptions

Residential Unit Breakdown SF # of Units Total SF $ per SF

Total/Avg 860 240 206,400 $19.89

Hotel Room Breakdown SF # of Rooms Total SF $ per SF

Total/Avg 0 0 0 $0

Office Breakdown SF Total SF $ per SF

Total/Avg 1,100 1 1,100 $0

Retail Breakdown (exclude % profit) Total SF $ per SF

Total/Avg 5,235 4 20,940 $0

Other Income:__Common Areas SF Total SF $ per SF

Total/Avg 11,904 1 11,904 $0

Project Costs Income (Annual)

Hard Cost $44,496,211 1) Apartments $4,049,148

Soft Cost $5,699,128 2) Other Income $550,144

Acquisition $1,675,000 - Vacancy @ 7.0% $283,440

Total Project Cost (no City $) $51,870,339 - Utilities, insur, taxes $910,228

- Other Operating Expense $704,635

Total Project Cost without City $ $51,870,339 NOI $2,700,989

Total CITY ASSISTANCE- Phase I and 

Phase II (current $) $13,704,350   

Total Project Cost (with City $) $38,165,989

9544686

Return on Cost (no City $) 5.21%

Return on Cost (with City $) 7.08%

Return on Cost Analysis

NOI/Total Project Costs
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• building permit for the redevelopment of 2101 and 2111 Taylor Street shall be applied for, and 

construction shall commence, no later than April 1, 2015 April 1, 2016. And: The western-most 

building is to be demolished by 2111 Taylor Street, Ltd.  The building will be remaining 

structure is to be redeveloped for use as: (1) residential/restaurant and/or retail space and/or 

(2) a new boutique hotel, in either case with an open band shell, and a roof-top deck. 

• building permit for the new retail/parking/residential structure to be constructed on the Shed 3 

and Shed 4 tracts shall be applied for, and construction shall commence, no later than July 1, 

2015 December 31, 2015.

• Community Garden and Athletic/Futsal Fields. The necessary permit(s) to develop the 

community garden and athletic/futsal fields shall be applied for, and construction shall 

commence, no later than April 1, 2015 January 1, 2017.

• Demolition permit for the kiosk shall be applied for no later than September 1, 2014 Proof of 

kiosk demolition (pictures) by December 31, 2014

• A building permit(s) for the Public Market Parking shall be applied for no later than July 1, 

2015 December 31, 2015.

• Retail/Parking/Residential Development.  A parking structure with approximately 540 (Parking 

is 300 public parking + 240 private) 622 total parking spaces to support the Project.  The public 

parking will be built as part of the retail/parking/residential development on the Shed 3 and 

Shed 4 tracts, and which spaces shall be dedicated solely to serve the Market’s renovated 

Shed 1 (“Public Market Parking”).  The Public Market Parking shall be separated from the 

other required public and private parking in the retail/parking/residential development parking 

and shall at all times be available for public use.  

Appendix 3: 

Master Agreement Amendments



24

Proposed Amendment Includes:

• Remove the purchase of the public market parking/air rights requirement 

• Include Atmos gas pipeline installation and environmental/demolition 

• Replace the approved Project Budget with the Amended Project Budget (see 
Appendix 5)

• No increase in the TIF funding 

Appendix 4: 
Phase I, Farmers Market Redevelopment Project Amendments 
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dallas-ecodev.org      

Appendix 5: 
Phase I, Farmers Market Redevelopment Project Revised Budget

REVISED Pearl Street and Taylor Street 

Testing 2,832$           

Taylor Street Truck Dock Design - Streetscape 1,000$           

Streetscape 15,813$         

Architectural 318,900$       

Contingency 15,413$         

Oversight/Supervision 171,000$       

REVISED 2111 / 2101 Taylor Street Environmental 3,172$           

NEW Pearl/Taylor gas line installation 194,850$       

REVISED Pearl Street and Taylor Street Streetscape/Gas 

Line/Environmental 722,980$       

REVISED Shed 3 and 4/Mixed-use Development 

Architectural design fee for the public garage REVISED 325,591$       

Shed 3 and 4 Asbestos abatement/consultant 109,658$       

Shed 3 and 4 demolition 220,328$       

Environmental 86,539$         

Utilities 84” Storm Pipe Alignment REVISED 16,546$         

Topographical Survey 38,927$         

contingency 20,000$         

REVISED Shed 3 and 4/Mixed-use Development 817,590$       

REVISED Remote parking area / Futsal field

REVISED Architectural design  $         86,210 

REVISED Environmental  $         10,065 

REVISED Topographical Survey  $         18,000 

REVISED Remote parking area / Futsal field 114,275$       

NEW Shed 2 Asbestos and Environmental 9,988$           

Phase I TIF Funding 1,664,832$     

Farmers Market Redevelopment, Phase I 

Revised Public Improvement Cost 
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DF Market 2, LLC, is requesting for extension of project timelines for the project Shed 

2 project, previously approved on December 11, 2013, by Resolution Nos. 13-2098 

and 13-2099, as follows: 

• Pull a building permit for Shed 2 Project by October 1, 2014 August 01, 2015;

• Invest a minimum of $1,784,987 for Shed 2 improvements by December 31, 2015 

December, 31, 2016;

• Complete the public improvements associated with Shed 2 and obtain a final 

certificate of acceptance issued by the City by December 31, 2015 December, 31, 

2016;

• Execute an operating and maintenance agreement from December 31, 2015 

December, 31, 2016 through October 1, 2035 October 1, 2036;

Appendix 6: 

Farmers Market Redevelopment Project, Shed 2 Amendments
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DFM Developer, Ltd., is requesting to: a) extend project deadlines; (b) increase the TIF funding 

from $8,536,486 to $13,704,350 (an increase of $5,167,864) to offset the cost of public parking 

garage; and (c) Revised the TIF budget :

• Pull a building permit by July 1, 2015 December 31, 2015;

• Invest a minimum of $28,000,000 for property acquisition cost and hard costs for 

construction by December 31, 2016 December 31, 2017;

• Complete 240 residential units and 16,000 square feet of retail space and obtain a 

final certificate of occupancy by December 31, 2016 December 31, 2017;

• Complete the public infrastructure improvements associated with the Project by 

December 31, 2016 December 31, 2017;

• Execute an operating and maintenance agreement from December 31, 2016 

December 31, 2017 through October 1, 2035 October 1, 2036;

• Market the residential units pursuant to an affirmative fair housing marketing plan 

approved by the City from the time of their completion through December 31, 2031 

December 31,2032. 

Appendix 7: 

Farmers Market Redevelopment Project, Shed 3 - 4 Amendments
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Taylor Street 2111, LP, is requesting for extension of 2101 and 2111 Taylor Street

project timelines, previously approved on December 11, 2013, by Resolution Nos. 13-

2102 and 13-2103, as follows: 

• Pull a building permit by April 1, 2015 April 1, 2016;

• Invest a minimum of $17,800,000 for Taylor Street project by December 31, 2016

December 31, 2018;

• Complete the public improvements associated with the Taylor Street Project by 

December 31, 2016 December 31, 2018;

• Execute an operating and maintenance agreement for Project from December 31, 

2016 December 31, 2018 through October 1, 2035 October 1, 2037;

• Market the residential units pursuant to an affirmative fair housing marketing plan 

approved by the City from the time of their completion through December 31, 2031

December 31, 2033;

Appendix 8: 
Farmers Market Redevelopment Project, 2101 and 2111 Taylor Street project 

Amendments
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FM Futsal, Ltd., is requesting for extension of Futsal  project timeline 

extension, previously approved on December 11, 2013, by Resolution Nos. 

13-2104 and 13-2105, as follows: 

• Pull a building permit by April 1, 2015 January 1, 2017;

• Invest a minimum of $1,500,000 in the Futsal Project by December 31, 

2015 December 31, 2018;

• Complete the public improvements associated with Futsal Project by 

December 31, 2015 December 31, 2018;

• Execute an operating and maintenance agreement for Project by 

December 31, 2015 December 31, 2018 through October 1, 2035

October 1, 2038;

Appendix 9: 
Farmers Market Redevelopment Project, Futsal project Amendments
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Add MOU approval 

February 27, 2013 – Council amended the Farmers Market TIF District Plan to:
 Include the Dallas Farmers Market site; 

 Extend the term of the Farmers Market TIF District by 15 years (through the end of 2028); 

 Increase the Farmers Market TIF District budget to approximately $34M (in total collections); 

 Decrease the City’s participation rate in the TIF District from 100% to 90%; and 

 Allow the direct sale of land to implement the plan

March 27, 2013 – Council authorized: 

 long-term lease of Shed 1

 sale of remaining sites to development group led by Brian Bergersen of Spectrum 

Properties

May 22, 2013 – Council authorized an ordinance that repealed Chapter 29 and amended 

Chapters 29A and 42A of the Dallas City Code that:

 Eliminated requirements, regulations, procedures and other provisions related to the 

municipal produce market; and

 Provided requirements and exceptions for the Dallas Farmers Market in city code 

provisions that govern neighborhood farmers markets and special events

June 12, 2013 – Council approved minor amendments to lease and sale agreements

June 26, 2013 – Council approved Phase I, development agreement related to design 

expenditures related to Dallas Farmers Market redevelopment

December 11, 2013 – Council approved Farmers Market Redevelopment Phase II, development 

agreements related to Shed 1, Shed 2, Mixed-use/Shed 3 and 4, 2101 and 2111 2010Taylor 

Street, Futsal projects. 

dallas-ecodev.org      

Appendix 10

Past City Council actions - Timeline





Dalfort Area Development Update
City of Dallas Economic Development Committee –

May 18, 2015

Dallas Love Field



Background
• The Department of Aviation (DOA) has attempted to market the 

Dalfort property over the past several years without success

– Current structure is out dated

– Significant environmental remediation is necessary for re-use

1



Dalfort Site Development
November 14, 2012

Resolution Number 12-2724
Amount: $926,238

• City Council approved a lease agreement with Reed Enterprises 
Investment Holdings, LP

• Their proposal was to construct new facilities for Fixed Base 
Operation, office building, retail, and auto dealership on the 
site

• City would pay for demolition at estimated cost of $8 million

• Lease was not executed when historical significance of the 
building was determined

2



Dalfort Site Development
Modified Design

• Reed Enterprises resubmitted a proposal including renovation 
of the existing structure, preserving the historical elements

• New development included renovations as well as new 
construction

• On October 14, 2014, the DOA received the Finding of No 
Significant Impact (FONSI) from the FAA

• This ruling allowed the modified proposal from Reed 
Enterprises to proceed

3



Dalfort Site Development
• The Braniff Centre (formerly Reed Enterprises) will develop 

both aviation and commercial uses for the site
– $17 million capital investment commitment for Aviation use within 36 months

– Additional $4 million capital investment within 10 years

– $20 million capital investment commitment  for commercial use within 60 
months

4



Dalfort Site Development
• The Braniff Centre (formerly Reed Enterprises) will develop 

both aviation and commercial uses for the site
– Due to high capital investment  a ten-year rent abatement, with rent to Airport 

beginning in Year 11
• Total average rent of $1.15 million/year 

– Will add additional ad-valorem value to the tax rolls (approx. $500k annually)

– Sales tax revenues to General Fund for retail and office development (approx. 
$600k annually)

5



Benefits
• Job Creation – 1,200 (Aviation, Office, and Retail)

• Approximate $65M in annual salaries

• Aviation Development/Growth

• Furtherance of policy (Good Neighbor Plan Initiative)

• Historical Preservation

• Renovation of “eye sore”

6



Aviation and Commercial Lease 
• Approximately 26.802 acres/1,167,513 sq. ft. (Unimproved 

and Improved Land)

• 39-year term lease

• $.40 per square foot for unimproved land (Aviation)

• $.65 per square foot for improved land (Aviation)

• $.75 per square foot for improved land (Commercial)

• Parking garage $240,000 annually beginning in year three

– City will occupy garage for remote employee parking for 
approximately 36 months

• Title to improvements vests to Lessor upon completion of 
construction

7



Community Involvement
• February 10th – 2015

 Presented future Dallas Love Field (DAL) business 
opportunities

 Discussed new Dalfort project requirements
• No “run-ups” in lease agreement
• Impact to neighborhood

 Requested developer research/concept

• April 16th - 2015 
 Developer presented proposed concept

8



Next Steps

• Gain approval from Economic Development 
Committee for Council approval of new Lease 
with the Braniff Centre Limited Partnership on 
May 27, 2015 

• Completion of Design phase for Dalfort site

• Final Design approval by the State Historic 
Preservation Commission  

• Construction/Development phase

9





Aviation Business 

Development Program

Economic Development Committee

May 18, 2015
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Dallas Airport System Development

Aviation Business Development Program

• Companies considering a relocation or expansion or new aeronautical or non-aeronautical

development may be eligible for a grant pursuant to the Economic Development Programs

provisions in Chapter 380 of the Local Government Code for the public purposes of

promoting state or local economic development or stimulating business and commercial

activity in the city. Grants will be considered on a case-by-case basis and are subject to

funding limitations and investment and job creation requirements. Companies will be

required to meet the following performance standards:

o Love Field Airport: Projects must create or retain 100 jobs and provide $5 million of

investment

o Dallas Executive Airport: Projects must create or retain 25 jobs and provide $1 million

of investment

o Grant funds are payable upon completion or attainment of the public purpose pursuant

to a written contract between the city and the company
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Dallas Executive Development
• In addition to the numerous projects the State and the City of Dallas have partnered 

together on; the Department of Aviation has invested significant enterprise money into 

developing infrastructure on the west side of the airport to position Dallas Executive for 

future development

• Utility investments that include water, sewer, data, electricity, roads and drainage.  All of 

these projects are or will be located on the west side of the airport opening up aeronautical 

and non-aeronautical acreage for development

• Examples of these planning efforts are:

o Air Traffic Control Tower

o Airfield Maintenance Building

o New Perimeter Road

o New maintenance road for maintenance vehicles to stay off runways and taxiways

o Aircraft parking apron and taxiway infrastructure to connect to runway system.

Relocation of the Dallas Police Helicopter Hangar as the current facility has reached

it’s useful life
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• All utilities including water, 

wastewater, electric, natural 

gas, fiber and coaxial cable are 

located on the airport which puts 

Dallas in a position to support 

virtually any area of expansion 

at Dallas Executive Airport

• For those remote areas in which 

utilities are not currently 

provided, service can usually be 

extended in 60 to 90 days

Utilities Overview

4
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Dallas Executive Development
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Dallas Airport System Development

• These investments from City of Dallas, State of Texas, and airport 

stakeholders have provided opportunities for Dallas Executive Airport to 

position itself as a competitive reliever airport and interest in the facility has

materialized

• It has been and will remain a goal of the City of Dallas, Department of 

Aviation, to attract corporate business aircraft, aircraft manufacturer 

facilities, service centers for corporate aircraft, the development of non-

aviation support businesses, and to implement improvements outlined in our 

planning documents 

• The Department of Aviation has briefed Economic Development Committee 

on the planning, development and progress of Dallas Executive Airport.  

Briefings occurred on May 18th, 2012, and February 3rd, 2014
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Dallas Executive Development

• Staff is currently in discussion with airport tenants as well as potential 

new development at Dallas Executive for the west side of the airport

• Staff is also currently discussing new hanger development on the east 

side with current tenant

• DOA Staff is preparing to issue an RFP for Fuel Management Contract 

at Dallas Executive Airport 

o Goal: To maximize fuel sales and efficiency of DEA general aviation    

operations
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Next Steps

• Gain Economic Development Committee’s approval for the Aviation 

Business Development Program

• Continue marketing of Dallas Aviation property to create economic 

development for the City as well as revenue for the airport system

• Work with the Economic Development Department to concentrate 

efforts on local economic development and stimulating business and 

commercial activity on-airport and surrounding airport properties in the 

City of Dallas 



Office of Economic Development | dallas-ecodev.org

Questions?





Love Field Concession Update
Economic Development Committee– May 18, 2015



Purpose
• Provide background of Concessions award

• Impacts of Wright Amendment Repeal 

– Increase in operations/passengers/ projections 

– Concessions performance 

• Future concessions development

2
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Love Field Concessions

• Council approved plan for concessions on August 18, 

2010, main components included:
• All new terminal space will be competitively bid

• A conditional first right of refusal for incumbents on 27% of value

• New contract terms: 7 – 9 years plus 2 – one year options for F&B, 5 - 7 

years plus 2 – one year options for retail

• Products to be sold at street pricing

• Performance evaluation criteria

• Proposal Scoring criteria
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Request for Proposal Dates

• Held 4 Pre-solicitation Outreach Events: Approximately 350 

vendors notified

• Solicitation advertised
• February 17, 2011

• February 24, 2011

• Pre-Proposal Meeting on March 8, 2011

• RFP open for 17 weeks
• City answered 268 vendor questions

• Issued 8 addenda

• Proposal Due Date: July 22, 2011 (by Addendum No. 8)
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Results
• Proposals closed July 22, 2011

– 110 proposals were received 

• 85 F&B 

• 25 Retail

• Oct. 31 – Nov. 16 – All vendors were given the opportunity to give a 
presentation to evaluation committee members

• February 21, 2012 – Briefing to Economic Development and 
Budget & Finance Committees

• February 27, 2012 – Briefing to Transportation & Environment 
Committee

• All successful proposals included bids in excess of MAG required 
in RFP
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Background

• March 7, 2012 – Council approved concessions contracts 
Contract Provisions Included:
• Proposed or Matched Minimum Annual Guarantees, Percentage 

rental rates, minimum capital investments
• Street Pricing
• 3% of sales as Cap on the shared costs associated with

• Third party scheduling, receiving, inspection and distribution of 
all concessions products

• Compactor and trash removal costs
• Food Court cleaning costs

• Marketing fee

• All Concessionaires understood and accepted contract terms 
prior to award



New Paradigm

• Since City Council awarded the concessions 
contracts, Dallas Love Field has experienced 
unprecedented growth

• Increases in traffic have come much earlier than 
forecasted, and have actually resulted in a 
shortage of concession space based on desired 
square footage per 1,000 enplaned passengers

7



Aircraft Operations Forecast

8



Passenger Enplanements Forecast
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Concession Sales

1st Quarter

2012 (Old)

1st Quarter

2013 (Old)

1st Quarter

2014 (New-Pre-Repeal)

1st Quarter

2015 (New-Post-

Repeal)

F & B

Percent +/-

$4,295,208 $4,215,145

-1.86%

$5,963,059

+41.47%

$10,104,191

+69.45%

+139.71% over 2013

Retail

Percent +/-

$1,861,255 $2,087,617

+12.16

$2,420,501

+15.95%

$3,948,235

+63.12%

Airport Concession Program
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Concession Category Developed
Space 

Utilization 
Factor*

Existing Space 
Plan October

2014

Ideal Space 
Allocation

2015
5.261m (RFP)

Variance
to

2014

Ideal Space 
Allocation 

6m

Variance
to

2014

Food & 
Beverage

5.8 27,967 30,514 (2,547) 34,800 ( 6,833)

Retail/Specialty 3.2 15,626 17,070 (1,444) 19,200 ( 3,574)

Total 9.0 43,593 47,584 (3,991) 54,000 (10,407)

*Space Utilization Factor equals the amount of concession area in square feet that is ideal 
per 1,000 enplaned passengers

Concession Program Space  

Airport Concession Program
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Concession Program Space Recommendations
– Per the Space Utilization Factor (SUF), 2,547 sq. ft. of additional Food 

& Beverage space needed

– F & B RFP will be advertised late Spring 2015 totaling 3,719 sq. ft.

• Will help meet space recommendation for 2015  based on revised 
enplanement projections

• Will have a total of 31,686 sq. ft. of F & B concession space

– Post-Wright, trending 500,000 enplanements monthly or 6 million 
enplanements annually

• For 6 million enplanements, 34,800 sq. ft. of F & B space is 
recommended per SUF

• Difference of 3,114 sq. ft. still needed to meet 6 million 
enplanement space needs

Airport Concession Program
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Summary
• Concession sales have grown significantly even over last year 

sales which were post Wright Amendment repeal
– This is a positive for airport revenues

– More options have increased customer satisfaction

• With the increase in passenger traffic, additional concessions 
are needed to maintain levels of customer service

• The airport is preparing to issue Request for Proposal to add 
Food and Beverage concessions to right-size the concessions 
program based on the new traffic projections
– Will use same criteria and contract terms

– Anticipate the same competitive results as the most recent RFP
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