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Section 1:
Project Plan

Background

Pursuant to Chapter 311 of the Texas Tax Code, the City Council approved Ordinance

No. 29340 on May 14, 2014, thereby designating the Mall Area Redevelopment Tax

Increment Financing (TIF) District ( i D1 s tb support tbe) sustainable redevelopment

of properties including and around two obsolete shopping malls while taking advantage

of each ar eads strategic regi onal | ocati on at t
corridors. The District comprises two non-contiguous sub-districtsd the Montfort-IH 635
Sub-District for the Valley View Center Mall area in northern Dallas and the
Westmoreland-IH 20 Sub-District for the Southwest Center Mall area in southern Dallas.

Originally, the Valley View Center Mall and the Southwest Center Mall were created by
complex configurations of super-blocks, private land ownership, and reciprocal
easement agreements that bound multiple owners together. Over the last decade as
market conditions have shifted significantly, these same configurations have heavily
burdened each mall area, making redevelopment and revitalization extremely difficult
without public participation. With the assistance of the Mall Area Redevelopment TIF
District, each mall area is to be reconfigured into a traditional pattern of public streets,
public open space, public infrastructure, and smaller blocks of private land ownership,
thereby setting the stage for incremental redevelopment that is flexible to meet market
demands and community needs.

Montfort-IH 635 Sub-District

The crossroads of Interstate Highway 635 (LBJ Freeway), the Dallas North Tollway, and

Preston Road (SH 289) has beenone of Dall as® major regional
significant Class A office space, strong destination retail, and several high quality hotels.

Preston Road registers over 50,000 vehicles per day, the Dallas North Tollway registers

over 120,000 vehicles per day, and LBJ Freeway (currently undergoing $2.7 billion in
improvements) provides access to more than 250,000 vehicles daily (estimated 450,000

vehicles daily upon completion). However, despite its general locational advantages,

portions of the area have experienced significant economic and physical decline over

the last twenty years, and substantial revitalization and orderly redevelopment of the

area is not likely to occur without public assistance. As such, this area is identified as a

key growth area in the City of Dallas Strategic Engagement Plan as well as the
forwardDallas! Comprehensive Plan. Further, this area fulfills the criteria for the City
Council 6s citywide fAmegasit eghal aseudlieredimthefYment o
2011-2012 Strategic Plan.

Valley View Center Mall, itself, is economically and physically obsolete. The first anchor
of what later became Valley View Center Mall was the Sears store which opened in the
mid-1960s, followed by the in-line mall development which opened in 1973. The Galleria
(one-half mile to the west of Valley View Center Mall) opened in 1982. While the
Galleria continues to be a strong destination retail site, the Valley View Center Mall site
and many of its surrounding properties have significantly declined over the past decade.

Project Plan and Financing Plan
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The Sears store continues to operate as the only anchor; however, due to the closing of
the other major anchors at Valley View Center Mall and changes in mall ownership, the
overall property is significantly under performing and is mostly vacant. Multi-family
housing stock in the area is also aging and deteriorating. Both the mall and the
surrounding retail do not reflect the potential that exists based on the strong residential
neighborhoods and office uses nearby.

This strong base in the surrounding community as well as the strategic regional location
indicate the area would likely support increased density and diversified uses such as
additional housing choices, shopping, entertainment, hospitality, and office uses. The
Galleria has continued to serve this market, and, with new ownership of a substantial
portion of Valley View Mall to serve as a catalyst, there is strong interest in concerted
public and private efforts aimed at the revitalization of Valley View Center Mall and the
surrounding area.

From 2011 to 2013, a public-private partnership was forged among the City of Dallas,
the North Dallas Chamber of Commerce, and many other stakeholders in the area,
including property and business owners. The partnership resulted in a process to
develop an area planning study in 2012-13. Adopted in May 2013, the Valley View-
Galleria Area Plan (fArea Plang resulted in the creation of a unified vision and
implementation plan for the redevelopment and economic growth of approximately 440
acres in this area. The Area Plan establishes a comprehensive vision to guide future
private investment, economic development, and public infrastructure investments in a
coordinated fashion towards optimal tax base, quality of life, and accessibility.

Exhibit A
Valley View-Galleria Area Plan
Adopted lllustrative Vision
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The adopted illustrative vision (as shown in Exhibit A) for the area is of a new mixed use
neighborhood (higher density and pedestrian friendly) that is: (1) anchored by a large
central park; (2) supported by vibrant retail uses, office uses, entertainment uses, and
mixed housing choices; (3) connected by an integrated network of walkable streets and
open spaces, and (4) eventually linked to the Dallas Area Rapid Transit (DART) light rail
network via an underground line connecting the existing Red Line with the proposed
Cotton Belt Line.

Two key opportunities identified in the Area Plan are: (1) to break down the super
blocks into pedestrian-scale developable parcels in order to provide a more walkable
urban fabric, and (2) to provide a community-scale central park with the potential to
serve as a regional destination that will also support local residents, workers, and
visitors, making up for a severe lack of open space in the area.

Following the adoption of the Area Plan in May 2013, the City of Dallas coordinated with
owners of a substantial amount of property in the area, including Beck Ventures,
Diversion Capital Partners, Sears Roebuck and Co., and EF Properties to analyze and
designate a TIF district for the area.

Existing Conditions

Most of the Montfort-IH 635 Sub-District is characterized by a wide variety of
commercial property types as well as two multi-family residential properties ranging in
age from thirty-five to fifty years. Many of these properties are economically or
physically obsolete. In its present condition, the area exhibits deteriorated structures, an
inadequate sidewalk and street layout, large tracts of vacant land, faulty lot layouts,
unsanitary or unsafe conditions, and deteriorated site improvements. These conditions
substantially arrest or impair the sound growth of the City and property within the Sub-
District. No property in the Montfort-IH 635 Sub-District is currently being used for
residential use with fewer than five living units. Photos of property in the Montfort-IH 635
Sub-District show deteriorated public infrastructure and building stock (see Exhibit B).
Many of the commercial structures in the Montfort-IH 635 Sub-District were developed
in the 1960s and 1970s. Many streets and utilities are now approaching fifty years old
and require significant improvements.

Existing Zoning and Existing Land Uses

The Area Plan also served as the basis for the City to undertake an area-wide form-
based rezoning to PD 887 (Valley View-Galleria Area Special Purpose District), thereby
ensuring a sound regulatory framework to encourage economic development consistent
with the vision. This zoning designation governs nearly all of the Montfort-IH 635 Sub-
District. Prior to the adoption of PD 887 in June 2013, the existing zoning in the area
had been a patchwork quilt of over twenty different zoning categories that reflected a
disorderly development pattern. Additionally, the City undertook an associated
Thoroughfare Plan amendment for the area in June 2013 to ensure compatibility
between key roadways and anticipated future land uses.

See Exhibit C for a map of existing zoning in the Montfort-IH 635 Sub-District and
Exhibit D for a map of existing land uses in the Montfort-IH 635 Sub-District.

Project Plan and Financing Plan
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The Montfort-IH 635 Sub-District has been designated by the City of Dallas, pursuant to
Section 311.005, Texas Tax Code, because the City has found that the Montfort-IH 635
area substantially impairs the sound growth of Dallas, retards the provision of housing
accommodations, constitutes an economic and social liability, and is a menace to the
public welfare due to a substantial number of substandard, deteriorating, and
deteriorated structures and infrastructure as well as a severe lack of parks and open
spaces. The Montfort-IH 635 Sub-Districti s consi stent with th
and will serve as a long-term tool to implement the shared vision for the area by further
leveraging the regulatory framework (PD 887 form-based zoning and Thoroughfare Plan
amendment) already in place. The Project Plan and Reinvestment Zone Financing Plan
for the Montfort-IH 635 Sub-District consists of a program of public infrastructure
improvements, economic development grants, and land assembly for a central public
open space under the authority of the TIF Act, which is intended to stimulate private
investment in the area to occur earlier and to a much greater extent than would occur
solely through private investment in the reasonably foreseeable future, thereby offering
employment and quality living for the people of Dallas for years to come.

Exhibit B
Existing Conditions Images
Montfort-IH 635 Sub-District
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Exhibit C
Existing Zoning
Montfort-IH 635 Sub-District

Mall Area Redevelopment TIF District: Montfort-lH 635 Sub-District Zoning

Disclalmer: This product Is for informational puposes and
may not have been prepared for or be sultable for legal,
engineering, or surveying purposes. It does not represent
an on-the-ground survey and represents only the approximate
relative location of property boundaries.
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Exhibit D
Existing Land Use
Montfort-IH 635 Sub-District

Disclaimer: This product is for informational purposes and
may not have been prapared for or be suitable for legal,
engineerig, or surveying purposes. It does not represent

an on-the-ground survey and represents only the approximate
relative location of property boundaries.
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Description of the Montfort-IH 635 Sub-District

As depicted in Exhibit E, the Montfort-IH 635 Sub-District is generally bounded by Alpha
Road, Preston Road, Noel Road, and LBJ Freeway. Boundaries that follow public
streets and highways shall be construed to extend to the far sides of such rights-of-way.
Boundaries that approximate property lines shall be construed as following such
property lines. The Montfort-IH 635 Sub-District encompasses approximately 173.9
acres, not including rights-of-way. Taxable land for 2014 is approximately 168.3 acres.

In order to optimize the reliability of the TIF increment projections as well as the needs
of the TIF project plan, the Montfort-IH 635 Sub-District boundary was drawn at its
inception to include only the most underutilized and vacant parcels in the area that are
anticipated to begin redevelopment in the short-term (i.e. next 5 years). Beyond the next
5 years, other parcels in the immediate area may emerge and ripen for redevelopment.

Based on the 2014 certified tax roll from the Dallas Central Appraisal District (fDCADO),
the total appraised value of taxable real property (46 parcels) in the Montfort-IH 635
Sub-District is approximately $148.6 million.

Exhibit E
Montfort-IH 635 Sub-District Map
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