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Waller Creek TIF

WARNING !

$ 7 million annual deficits ahead



Previous projections……

• Inflated the Base and Captured Value by 3% 
annually

• Build-out projections much higher

• 2007-2010 commercial activity higher

• 2007-2010 Captured appraised value higher



Projections for this presentation: 

• Zero Inflation through 2015 and 3% thereafter

• Build-Out projections per new CDC/Spillette

• Actual 2007-2010 commercial activity 

• Actual 2007-2010 captured appraised value



Tax Year
Fiscal Year

2007
2008

2008
2009

2009
2010

2010
2011

2011
2012

2012
2013

2013
2014

2014
2015

2015
2016

Captured Value - 38,762,919 139,977,369 120,000,477 133,500,477 147,000,477 195,262,977 243,525,477 291,787,977 

Total Assessed Value COA 236,199,782 274,962,701 376,177,151 356,200,259 369,700,259 383,200,259 431,462,759 479,725,259 527,987,759 

Annual City Tax Revenue 159,936 577,547 495,122 550,823 606,524 805,655 1,004,786 1,203,917 

50% of Total Annual County – (same capture) 87,197 314,879 269,941 300,309 330,678 439,244 547,811 656,377 

Total Property Tax Revenue 247,133 892,426 765,063 851,132 937,202 1,244,899 1,552,597 1,860,294 

Annual Bond Payments 6,642,287 6,642,287 6,642,287 6,642,287 6,642,287 

Annual O&M Costs 2,632,000 

Total Debt Service and O&M 
Costs - - - 6,642,287 6,642,287 6,642,287 6,642,287 9,274,287 

Annual Deficit 247,133 892,426 765,063 (5,791,155) (5,705,085) (5,397,388) (5,089,690) (7,413,993)

Cumulative Deficit 247,133 1,139,559 1,904,622 (3,886,533) (9,591,618) (14,989,006) (20,078,697) (27,492,689)

no inflation 

Tax Increment Base – defined in TIF agreement



Tax Year
Fiscal Year

2007
2008

2008
2009

2009
2010

2010
2011

2011
2012

2012
2013

2013
2014

2014
2015

2015
2016

Captured Value - 38,762,919 139,977,369 120,000,477 133,500,477 147,000,477 195,262,977 243,525,477 291,787,977 

Total Taxable Value COA 236,199,782 274,962,701 376,177,151 356,200,259 369,700,259 383,200,259 431,462,759 479,725,259 527,987,759 

Annual City Tax Revenue 159,936 577,547 495,122 550,823 606,524 805,655 1,004,786 1,203,917 

50% of Total Annual County - same Increment 87,197 314,879 269,941 300,309 330,678 439,244 547,811 656,377 

Total Property Tax Revenue 247,133 892,426 765,063 851,132 937,202 1,244,899 1,552,597 1,860,294 

Annual Bond Payments 6,642,287 6,642,287 6,642,287 6,642,287 6,642,287 

Annual O&M Costs 2,632,000 

Total Debt Service and O&M 
Costs - - - 6,642,287 6,642,287 6,642,287 6,642,287 9,274,287 

Annual Deficit 247,133 892,426 765,063 (5,791,155) (5,705,085) (5,397,388) (5,089,690) (7,413,993)

Cumulative Deficit 247,133 1,139,559 1,904,622 (3,886,533) (9,591,618) (14,989,006) (20,078,697) (27,492,689)

no inflation 

Total Taxable 2008, 2009, 2010 - TCAD Certified Values



Tax Year
Fiscal Year

2007
2008

2008
2009

2009
2010

2010
2011

2011
2012

2012
2013

2013
2014

2014
2015

2015
2016

Captured Value - 38,762,919 139,977,369 120,000,477 133,500,477 147,000,477 195,262,977 243,525,477 291,787,977 

Total Taxable Value COA 236,199,782 274,962,701 376,177,151 356,200,259 369,700,259 383,200,259 431,462,759 479,725,259 527,987,759 

Annual City Tax Revenue 159,936 577,547 495,122 550,823 606,524 805,655 1,004,786 1,203,917 

50% of Total Annual County - same Increment 87,197 314,879 269,941 300,309 330,678 439,244 547,811 656,377 

Total Property Tax Revenue 247,133 892,426 765,063 851,132 937,202 1,244,899 1,552,597 1,860,294 

Annual Bond Payments 6,642,287 6,642,287 6,642,287 6,642,287 6,642,287 

Annual O&M Costs 2,632,000 

Total Debt Service and O&M 
Costs - - - 6,642,287 6,642,287 6,642,287 6,642,287 9,274,287 

Annual Deficit 247,133 892,426 765,063 (5,791,155) (5,705,085) (5,397,388) (5,089,690) (7,413,993)

Cumulative Deficit 247,133 1,139,559 1,904,622 (3,886,533) (9,591,618) (14,989,006) (20,078,697) (27,492,689)

no inflation 

Captured Appraised Value Fixed for 2008, 2009, 2010



Tax Year
Fiscal Year

2007
2008

2008
2009

2009
2010

2010
2011

2011
2012

2012
2013

2013
2014

2014
2015

2015
2016

Captured Value - 38,762,919 139,977,369 120,000,477 133,500,477 147,000,477 195,262,977 243,525,477 291,787,977 

Total Taxable Value COA 236,199,782 274,962,701 376,177,151 356,200,259 369,700,259 383,200,259 431,462,759 479,725,259 527,987,759 

Annual City Tax Revenue 159,936 577,547 495,122 550,823 606,524 805,655 1,004,786 1,203,917 

50% of Total Annual County - same Increment 87,197 314,879 269,941 300,309 330,678 439,244 547,811 656,377 

Total Property Tax Revenue 247,133 892,426 765,063 851,132 937,202 1,244,899 1,552,597 1,860,294 

Annual Bond Payments 6,642,287 6,642,287 6,642,287 6,642,287 6,642,287 

Annual O&M Costs 2,632,000 

Total Debt Service and O&M 
Costs - - - 6,642,287 6,642,287 6,642,287 6,642,287 9,274,287 

Annual Deficit 247,133 892,426 765,063 (5,791,155) (5,705,085) (5,397,388) (5,089,690) (7,413,993)

Cumulative Deficit 247,133 1,139,559 1,904,622 (3,886,533) (9,591,618) (14,989,006) (20,078,697) (27,492,689)

no inflation 

Captured Appraised Value Fixed for 2008, 2009, 2010

City Tax Rate Dedicated $0.4126  /$100

County Tax Rate Dedicated $0.22495/$100



Tax Year
Fiscal Year

2007
2008

2008
2009

2009
2010

2010
2011

2011
2012

2012
2013

2013
2014

2014
2015

2015
2016

Captured Value - 38,762,919 139,977,369 120,000,477 133,500,477 147,000,477 195,262,977 243,525,477 291,787,977 

Total Taxable Value COA 236,199,782 274,962,701 376,177,151 356,200,259 369,700,259 383,200,259 431,462,759 479,725,259 527,987,759 

Annual City Tax Revenue 159,936 577,547 495,122 550,823 606,524 805,655 1,004,786 1,203,917 

50% of Total Annual County - same Increment 87,197 314,879 269,941 300,309 330,678 439,244 547,811 656,377 

Total Property Tax Revenue 247,133 892,426 765,063 851,132 937,202 1,244,899 1,552,597 1,860,294 

Annual Bond Payments 6,642,287 6,642,287 6,642,287 6,642,287 6,642,287 

Annual O&M Costs 2,632,000 

Total Debt Service and O&M 
Costs - - - 6,642,287 6,642,287 6,642,287 6,642,287 9,274,287 

Annual Deficit 247,133 892,426 765,063 (5,791,155) (5,705,085) (5,397,388) (5,089,690) (7,413,993)

Cumulative Deficit 247,133 1,139,559 1,904,622 (3,886,533) (9,591,618) (14,989,006) (20,078,697) (27,492,689)

no inflation 

Annual Build-Out per CDC/Spillette

New Increment





Apartments: Average

Legacy Town Lake 185 Units $40.4 million $218,203

Gables on West Ave 239 Units $24.7 million $103,268

Red River Flats 118 Units $14.5 million $123,236

TCAD Average Value $146,846  $150,000



Condos  Mid-Priced: 

80 Red River 44 Units $284,187 average

54 Rainey 187 Units $278,130 average

TCAD Average Value $279,284  $300,000

Condos Luxury $600,000



Hotels – Limited Service 

Sheraton Capitol, 11th 362 rooms $30.8 million $  85,097 per room

Courtyard Marriot, 4th 449 rooms $46.8 million $104,173 per room

TCAD average $95,684 per room $100,000 per room



Hotels – Luxury 

4 Seasons, San Jacinto 291 rooms $54.4 million $ 186,924 per room

Doubletree ,15th 189 rooms $20.2 million $ 106,614 per room

TCAD average $155,417 per room $150,000 per room



Office:  $230 per sf used in original projections

Retail:  $195 per sf used in original projections



Office:  $230 per sf used in original projections

Retail:  $195 per sf used in original projections



Apartments 150,000  /unit  

Condo - Midpriced 300,000  /unit  

Condo - Luxury 600,000 /unit  

Office 230 /sf 

Hotel Ltd Service 100,000 /room  

Hotel Full Service 150,000 /room

Retail 195 / sf 



2010 2011 2012 2013 2014 2015

Apartments 6,000,000 6,000,000 9,450,000 9,450,000 9,450,000 9,450,000 

Condo - Midpriced 7,500,000 7,500,000 15,000,000 15,000,000 15,000,000 15,000,000 

Condo - Luxury - - 9,000,000 9,000,000 9,000,000 9,000,000 

Office - - 8,625,000 8,625,000 8,625,000 8,625,000 

Hotel Ltd Service - - - - - -

Hotel Full Service - - 5,700,000 5,700,000 5,700,000 5,700,000 

Retail - - 487,500 487,500 487,500 487,500 

Total 13,500,000 13,500,000 48,262,500 48,262,500 48,262,500 48,262,500 



Tax Year
Fiscal Year

2007
2008

2008
2009

2009
2010

2010
2011

2011
2012

2012
2013

2013
2014

2014
2015

2015
2016

Captured Value - 38,762,919 139,977,369 120,000,477 133,500,477 147,000,477 195,262,977 243,525,477 291,787,977 

Total Assessed Value COA 236,199,782 274,962,701 376,177,151 356,200,259 369,700,259 383,200,259 431,462,759 479,725,259 527,987,759 

Annual City Tax Revenue 159,936 577,547 495,122 550,823 606,524 805,655 1,004,786 1,203,917 

50% of Total Annual County - same Increment 87,197 314,879 269,941 300,309 330,678 439,244 547,811 656,377 

Total Property Tax Revenue 247,133 892,426 765,063 851,132 937,202 1,244,899 1,552,597 1,860,294 

Annual Bond Payments 6,642,287 6,642,287 6,642,287 6,642,287 6,642,287 

Annual O&M Costs 2,632,000 

Total Debt Service and O&M 
Costs - - - 6,642,287 6,642,287 6,642,287 6,642,287 9,274,287 

Annual Deficit 247,133 892,426 765,063 (5,791,155) (5,705,085) (5,397,388) (5,089,690) (7,413,993)

Cumulative Deficit 247,133 1,139,559 1,904,622 (3,886,533) (9,591,618) (14,989,006) (20,078,697) (27,492,689)

no inflation 



2016 2017 2018 2019 2020 2021 2022

357,337,985 436,608,080 518,256,279 602,353,923 688,974,497 778,193,687 869,677,454 

593,537,767 672,807,862 754,456,061 838,553,705 925,174,279 1,014,393,469 1,105,877,236 

1,474,377 1,801,445 2,138,325 2,485,312 2,842,709 3,210,827 3,588,289 

803,832 982,150 1,165,817 1,354,995 1,549,848 1,750,547 1,956,339 

2,278,208 2,783,595 3,304,143 3,840,307 4,392,557 4,961,374 5,544,629 

6,642,287 6,642,287 6,642,287 6,642,287 6,642,287 6,642,287 6,642,287 

2,710,960 2,792,289 2,876,057 2,962,339 3,051,209 3,142,746 3,237,028 

9,353,247 9,434,576 9,518,344 9,604,626 9,693,496 9,785,033 9,879,315 

(7,075,039) (6,650,981) (6,214,202) (5,764,319) (5,300,939) (4,823,659) (4,334,686)

(34,567,728) (41,218,709) (47,432,911) (53,197,229) (58,498,169) (63,321,828) (67,656,514)

Captured Value

Total Assessed Value COA

Annual City Tax Revenue

50% of Total Annual County

Total Property Tax Revenue

Annual Bond Payments

Annual O&M Costs

Total Debt Service and O&M Costs

Annual Deficit

Cumulative Deficit



2023 2024 2025 2026 2027 2028

963,905,734 1,060,960,862 1,160,927,643 1,263,893,429 1,369,948,187 1,479,184,589 

1,200,105,516 1,297,160,644 1,397,127,425 1,500,093,211 1,606,147,969 1,715,384,371 

3,977,075 4,377,525 4,789,987 5,214,824 5,652,406 6,103,116 

2,168,306 2,386,631 2,611,507 2,843,128 3,081,698 -

6,145,381 6,764,156 7,401,494 8,057,953 8,734,105 6,103,116 

6,642,287 6,642,287 6,642,287 6,642,287 6,642,287 6,642,287 

3,334,139 3,434,163 3,537,188 3,643,304 3,752,603 3,865,181 

9,976,426 10,076,450 10,179,475 10,285,591 10,394,890 10,507,468 

(3,831,045) (3,312,294) (2,777,981) (2,227,638) (1,660,785) (4,404,352)

(71,487,559) (74,799,853) (77,577,834) (79,805,472) (81,466,257) (85,870,609)

County OUT

Captured Value

Total Assessed Value COA

Annual City Tax Revenue

50% of Total Annual County

Total Property Tax Revenue

Annual Bond Payments

Annual O&M Costs

Total Debt Service and O&M Costs

Annual Deficit

Cumulative Deficit



Rainy day fund empty 

and no near term 

prospects for recovery



Waller Creek TIF
Nobody’s fault – the market has determined the 

project will not succeed as planned.

A combination of :

build-out projections from another era 

3% inflation projections 

$3.6 billion captured value projected for 2027

may now be $1.4 billion 



2009 Market Update

Given to Mayor and 

Council on

June 16, 2010

How long has staff 

had this report?  



THE END



Stop Doing That Please!







Median - Austin MSA
vs.

Median - City of Austin

• Median -San Marcos to Georgetown $187,878

• Median City of Austin  *  $212,145

• Average City of Austin  * $261,543

* 2010 TCAD Average and Median Values 



City of Georgetown Peer Review



Stop Doing That Please!



Council Budget Question #1 – CM Shade



• The misinformation conveyed is that Austin’s 
share of regional sales has tumbled below 
50%.  That is not the case. This same sales tax 
chart was misused to justify the Domain 
project.  

• Austin only charges 1% sales tax while Round 
Rock and Georgetown charges 2%.   When 
corrected for the different tax collection rates, 
Austin share of MSA retail sales is shown to be 
much higher.



Stop Doing That Please!



Daily parking 

$_________

Valet parking 

$_________

Lease revenue

$_________



Stop Doing That Please!



Spend $9,853,005 

With No Details?





Stop Doing That Please!



THE END


