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TIRZs Can Provide Great Flexibility in funding project costs

Ad Valorem Taxes from creating entity—typically a 

Municipality, and by inter-local agreement with:

• County 

• Community College District

• Drainage District

• Municipal Utility Districts

• Emergency Services District

• Public Improvement District

• Municipal Management District



TIRZs Can Provide Great Flexibility in funding continued 

• Municipalities 

• Counties

• Special Purpose Annexation Agreements (SPAs)

Sales tax revenues from:



TIRZs Can Provide Great Flexibility in funding continued 

State and Local grants with TIRZ as a match source.

Transportation COGs when projects are shovel ready.

Private development capital  (Traditional model)

Local Metropolitan Transportation Organizations.



The tax increment model contemplates debt.  

The most common facilities include:

• Standard Development Reimbursement Agreements

• Inter-local agreements with governmental entities

• Bank notes/loans

• Tax exempt and taxable bonds sold by the creating entity or thru an LGC

• P3 facilities / agreements



Use of Local Government Corporations

(Also known as Redevelopment Authorities)

• Creations are authorized by City or County

• Empowered typically by approval of a tri-party agreement

• Facilities can be very flexible

• Use of this mechanism creates an arms-length facility that is not recourse to City

• Recognized by the bond markets 

• Bonds sold thru an RA are tax increment contract revenue bonds.



City of Mission TIRZ #1

Mixed Use Residential Commercial 

Mix of Revenues have included:

TIRZ City and County 

US Economic Development Agency Grants

State Highway Funds

Locally appropriated MPO funds

Land Grants (Hunt Development)

Drainage District participation

Local jurisdictions

Project:  Construction of a 3.5 mile highway to new international port of entry 





TIRZ #3 — City of Houston

Central Business District Redevelopment 

Marriott Hotel Redevelopment of 

Humble Oil Building

Mix of Revenues included:

• TIRZ #3 Revenues / 380 style grant of $4.4 MM including facade easement agreement

• Central Houston Management District Economic Development Grant 

• Hotel Occupancy Rebate agreement 

• Benefit from the Metro Rail line capital improvements and proximate plat form





Tax Increment Reinvestment Zones  and 

Municipal Management Districts in Houston

General approach is to have the TIRZ build the public infrastructure,

and have the Municipal Management District maintain it.

Examples include: 

• Landscaping and landscape maintenance

• Above Standard surface improvements

• Bus stops

• Rapid Transit lines

• Rail line improvements / platforms / lighting



Calderoneds.com
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CITY OF OAK 

RIDGE NORTH

TIRZ NO. 1



City of  Oak Ridge 

North
• Population 3,040

• 1.5 Square miles

• 400 acres of  extraterritorial jurisdiction (ETJ)

• Property Tax raises $700,000

• Sales Tax raises $2.1M

• Total revenue all funds - $5.1M*





Challenges
• Due to its general law status the City cannot annex properties without 

petitions requesting annexation

• The City’s ETJ is comprised of  numerous ownerships and as the tracts 
petition for annexation in a piecemeal fashion, the City has no means 
of  planning and providing the infrastructure to promote the overall 
quality development in the area

• Low quality and/or sub-standard developments will be an ongoing 
obstacle to annexation if  allowed to continue

• If  the City’s ETJ is left unincorporated, the burden of  providing 
service to the area will remain with the county



• In order to respond to these challenges the 
City requested the County enter into a 
TIRZ:

• Commercial areas within the City limits 
and ETJ

• Allow the City to plan and prepare for the 
provision of  infrastructure to areas within 
the ETJ

Responding to 

Challenges



• Interlocal Agreement with Montgomery County

• City participation at 100% of  tax rate over 30 years

• County participation at 75% of  M&O tax rate for 30 
years

• Proposed improvements estimated at $60million 
consisting of:

• Roads

• Water/sewer/drainage

• Quality development in the ETJ

TIRZ Creation





• Benefits to local taxing jurisdictions and tax payers and furtherance of  the City’s 

goals to be accomplished by the TIRZ include:

Project Plan

Montgomery County Oak Ridge North

• Provides cost-sharing opportunities for

Robinson Road improvements

• Offers opportunity to transition long term

road maintenance to City

• Offers opportunity to transfer other

County costs of service to City

• Ability to influence quality, timing and

type of development in this

unincorporated area

• Affords ability for planned,

interconnected, efficient design and

construction of roads and infrastructure

• Enhances the County’s tax base

• Provides tool to partner with private

developers to construct improvements

• Achieves a goal of securing the areas adjacent

to the City in support of City’s property

values

• Provides ability to influence quality, timing,

and type of development in ETJ

• Affords ability for planned, interconnected,

efficient design and construction of roads

and infrastructure

• Increases annexation opportunities to reach

home rule status

• Enhances the City’s tax base

• Provides cost-sharing opportunities with

County participation

• Provides tool to partner with private

developers to construct improvements







Current State of  Zone
• As of  the last Annual Report:

• Participation Schedule

• Increment Generated from Base Year

• Tax Increment Revenue Fund Balance by Year

Taxing Entity 2015 2016 2017

City of Oak Ridge North $82,121 $110,553.58 $-0-

Montgomery County n/a $24,244.35

Annual Fund Balance $82,121 $216,918.93 $-0-
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Jason Mundo, Vice President

Mundo and Associates, Inc. 

jason@mundoandassociates.com
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Agenda
Importance of the Private Developer

Plan Now-Use Specific Infrastructure

Plan Now- Negotiate Development Agreements

Anticipate Change in the Plan-Success!



Importance of the Private Developer
 Successful TIRZ are private sector led

 Lead with the commitment of the Private Developer

 You will lose years of incremental tax gains if you seek a developer 
after the TIRZ is formed

 Prepare the Project Plan and Infrastructure Plan but hold the TIRZ until 
you have the commitment of the Private Developer

 TIRZ is a financing tool not an incentive  



Use Specific Infrastructure
 Avoid the Generalized Public Infrastructure List 

 Obtain Opinion of Probable Cost (Estimate) by a Civil Engineer

 Negotiate the Specific Infrastructure Items with the Planning, not after 
TIRZ approved

 Anticipate different infrastructure requirements/wants per entity (city, 
city departments, developer, regional partner).  

 Hot Texas economy = changing infrastructure costs

 Good Estimates make good projects
.



Negotiate Dev. Agreements
 No idea is a bad idea.  Be creative.

 Participants: City, Developer(s), EDC, County (Counties), others 

 Take reasonable risks / Give everyone the opportunity to succeed

 No criticism allowed.  You are now teammates for years to come.

 Work the project and get the Deal Right

 Write it Down in an Agreement with the Developer

 Project Plan and Financial Plan is the City Document

 380 Developers Agreement is the Deal with the Developer



Anticipate Change with the Plan
 Your Adopted Project Plan and Financing Plan will Attract Interest!

 Your Successful Start of the TIRZ will Attract Interest!

 Plan for the Change in your Plan

 Be sure all know the Plan will Change-it’s the Sign of Success!

 Know from the Start How to Amend and Change the TIRZ – you want 
this to happen!

 Email me, I love to talk TIRZ –Jason@mundoandassociates.com
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