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TERM SHEET 
TRAVIS COUNTY, TEXAS 

WILDHORSE RANCH PUBLIC IMPROVEMENT DISTRICT 
8/5/16 

 
The following limitations and performance standards shall apply to the Wildhorse Ranch Public 
Improvement District (“the PID”) as agreed to by Titan Capital Investment Group, LLC and its 
affiliates (collectively, “Titan”), and Travis County, Texas (“the County”) in connection with the 
development of the proposed Wildhorse Ranch mixed-use master planned community (“the 
Project”): 
 
COMMUNITY BENEFITS  

1. Generate Primary Employment – The mixed use nature of the Project is expected to 
include more than 1,500,000 square feet of commercial and office space offering 
significant long-term, full-time employment opportunities.  

 
2. Promote Affordable Housing for Persons of Low to Moderate Income – With over 

4,300 residential units to be developed throughout the Project, Titan will provide a 
broad range of housing choices that will be attractive to a wide spectrum of income 
levels, including single family attached and detached housing for moderate income 
families (100%-200% MFI) and multiunit rental housing for low to moderate income 
families (100% MFI or below) and to work closely with the Travis County Affordable 
Housing Policy Committee to agree upon specific numbers of units, mix of units, income 
levels, and phasing. Titan will convey requirements to builders to comply with 
affirmative marketing practices and data collection which will be updated annually, as 
directed by the County. The parcel(s) of land for affordable multi-family housing 
development will be those determined by the parties as those most advantageous for 
identified affordability tools such as tax credits. 

 
3. Advance Approved Master Plans – The Project furthers the Travis County Land, Water 

& Transportation Plan, Imagine Austin, and the Draft Austin Strategic Housing Plan.  
 

4. Create or Enhance Parks, Hike and Bike Trails, Recreational Facilities, Open Space – 
The Project will construct improved playgrounds and playscapes along public roadways 
and trails that provide all-age and all-accessible public land uses, such as multi-use play 
fields for activities such as soccer, softball, baseball, basketball and lacrosse, as well as 
additional public recreational facilities such as swim centers. The project will also 
construct public hike and bike trails and dedicate land to the county for open space. 

 
5. Promote Multi-Modal Transportation Options - The Project includes planned 

connections to Capital Metro routes, including the construction of joint use facilities on 
Titan’s donation of at least 5 acres for such use. This donation will ensure an efficient 
transportation network while the extensive planned public trail network will provide 
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alternative transportation options such as bicycles and mass transit for residents and 
employees to move around Wildhorse Ranch and the greater community.  Titan will also 
work with the County, the City and Capital Metro to identify additional improvements 
that will enhance Multi-Modal Transportation Options but will not require amendments 
to the existing PUD for the Project. 

 
6. Promote Public Education Programs and Facilities – The planned construction of two 

schools within the Project’s boundaries will expand the educational options for the area 
and stimulate creative public uses of school facilities after hours. The Project includes 
the donation of land to Manor ISD for the schools. 

 
7. Provide Improvements to the County Public Roadway Network – The Project will allow 

the construction of the Wildhorse Connector Phase 1 early in the development of the 
Wildhorse PID, meeting a long-term need for east/west connectivity in the eastern 
portion of the County. In addition, the major arterials within the development will be 
built to meet the requirements of Capital Metro buses.  

 
8. Better Builder Program - Titan has committed to work in good faith to implement better 

builder program requirements for the public improvements funded by the PID bonds, 
including worker safety, fair wages and other related issues for the Wildhorse project. In 
addition, Titan will exceed those standards by implementing better builder program 
requirements to include the privately funded horizontal construction (roads, utilities) 
within the PID.   

 
SUPERIOR URBAN DESIGN 
The Project will provide superior urban design features that promote multimodal 
transportation, mixed income housing, and mixed-use development that creates a sense of 
place and raises the opportunity of the area for residents of Wildhorse Ranch and its neighbors. 
 
PUBLIC IMPROVEMENTS 
The public improvements to be funded by the PID revenue bonds, which will not exceed $65 
million over several issuances includes: 
 

1. One-third share of the cost of the Wildhorse Connector Road plus the costs of other 
public roadway improvements 

2. The costs of the Austin to Manor Trail for which the benefits can be allocated to the 
Project 

3. The costs of the proposed Gilleland Creek Trail for which the benefits can be allocated 
to the Project 

4. The cost of other public trails and parks, and 1-3 public amenity centers including 
features such as swimming pools or splash pads in the Project 

5. Water and wastewater infrastructure that is not otherwise reimbursed by the City 
6. Water quality/stormwater detention infrastructure 
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FINANCING CRITERIA  

1. Maximum Authorized Improvements (including hard costs, soft costs, contingencies, 
and a construction management fee but excluding costs of PID formation and PID bond 
costs of issuance) for the PID over several issuances: $65,000,000  

 
2. Maximum equivalent tax rate per $100 of build out assessed value for PID annual 

installments: $0.35  
 
MISCELLANEOUS  
1. A Service and Assessment Plan for the District must be approved by Travis County before 

bonds can be approved and issued by the Travis County Development Authority for the 
District.  

2. It is agreed that the cost for the construction of the planned Wildhorse Connector Road 
(“the Connector”) will be funded one-third by the PID funds allocable to Titan, one-third by 
the County using 2011 Voter Authorized Bonds and one-third by the City of Austin (“the 
City”). Titan and the County will work together to assist the City in identifying available 
financing mechanisms for the City’s share of the costs for the Connector. 

3. No General Obligation or Certificate of Obligation bonds will be utilized by the County to 
fund the PID projects except as described in #2 above.  

4. The PID Bond Indenture will contain language precluding the County from making any debt 
service payments for the PID Bonds other than from available special assessment revenues. 

5. Titan, its assignees, and the County agree that all proposed future PID bond issues, if any, 
will be subject to approval by the County Commissioners Court but that the terms outlined 
here will apply. 

6. Bond terms will be negotiated at the time of issue based on current market conditions. 

7. It is agreed that the improvements to be funded by the PID are limited to those defined as 
Authorized Improvements under Texas Local Government Code Section 372.003: 

a) Streets and sidewalks; 

b) Public safety and security services; 

c) Water, wastewater, health and sanitation, and drainage facilities 

d) Acquisition of rights of way; 

e) Art; 
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f) Creation of pedestrian malls; 

g) Erection of fountains, lighting, and signs; 

h) Landscaping and other aesthetics; 

i) Library facilities; 

j) Mass transit; 

k) Park, recreation and cultural facilities;  

l) Parking facilities; and 

m) Affordable housing. 

8. It is agreed that the improvements to be funded by the PID may be limited further beyond 
that allowed under #6 above to those specifically included in the PID agreements. 

9. Special assessments on any given portion of the property may be adjusted in connection 
with subsequent bond issues as long as the maximum annual assessment rate is not 
exceeded, and the special assessments are determined in accordance with the Service and 
Assessment Plan. Special assessments on any portion of the property will bear a direct 
proportionate relationship to the special benefit of the public improvements to that 
improvement area. 

10. The PID will be responsible for payment of all of the County’s and Travis County 
Development Authority’s reasonable and customary costs and expenses. 

11. It is agreed that all principal landowners will provide any required continuing disclosure 
obligations associated with the issuance of PID Bonds as required under the Bond Indenture 
or any other regulatory agreement or regulatory agency.  

 
12. This term sheet shall remain in place until such time and date that a Final Financing 

Agreement is executed by the County, Titan and/or their assignees.  
 
 



EXHIBIT A 
WildHorse Ranch Public Improvement District Boundaries 
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Travis County 
Potential WildHorse Ranch 

Public Improvement District (PID) 

Financial Services Department

August 9, 2016

Purpose

• Provide information on Travis County’s potential creation of its 
1st public improvement district (PID) ‐WildHorse Ranch

• Respond to Council Members’ questions

• WildHorse PID – Community Benefits related to Proposed PID

• Policy Questions

• Next Steps
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Public Improvement District (PID)

• Texas Local Government Code Chapter 372 allows creation of 
special purpose districts by a city or county in City’s corporate 
limits or extraterritorial jurisdiction (ETJ) to fund public 
improvements and/or services in a defined geographic area

• Created only at land owners’ request via petition of more than 
50% of owners of taxable real property liable for assessment

• Costs paid by special assessments levied on property owners in 
PID that benefit from public improvements and/or services

• Equal shares of cost imposed on property similarly benefitted
3

Travis County considers PIDs

• Three PID petitions received since October 2015

• WildHorse Ranch (northeast Travis County; full purpose annexed)

• Turner’s Crossing (southeast Travis County; in Austin ETJ)

• Third PID noted in County Commissioners’ August 2 briefing; not 
identified by name or location 

• WildHorse Ranch – 1st potential Travis County PID

• County developed PID Policy; then performed due diligence

• August 9 County agenda ‐ discuss and take action to create PID

• 1st Texas county PID in a city full‐purpose annexed area, if created

• Other Texas County PIDs 

• Hays County – La Cima (September 23, 2014; in San Marcos ETJ) 

• Comal County – The Crossings (April 14, 2016; near New Braunfels)
4



WildHorse Ranch Development

• 2,164 acres in eastern Travis County in City’s Desired 
Development Zone; south of U.S. Highway 290 East at 
intersection of State Highway 130 and U.S. Highway 290 East 

• 1,600 acres of development is proposed WildHorse PID

• City approved Planned Unit Development (PUD) zoning 
February 2002 (Ordinance 20020214‐028) 

• PUD requires no affordable housing 

• City approved full purpose annexation November 2013 
(Ordinance 20131121‐112) 

• Property undeveloped at time of full purpose annexation

• Annexed per owner’s request and regulatory plan adopted at time 
of limited purpose annexation

5

Does PID impact PUD requirements?

• PUD – zoning of property – used for developments in City limits 
or City’s extra‐territorial Jurisdiction (ETJ)

• PID – special district – established in City’s corporate limits or 
extraterritorial jurisdiction (ETJ) to fund public improvements
and/or services in a defined geographic area

• City – zoning authority – able to enforce PUD standards over 
any PID agreement that proposes a different development 
standard for any element

6



WildHorse Ranch Proposed PID

7

• WildHorse 
Connector in 
highlighted 
boxes

• PID Map

• Campo 2040 
Plan Map

Travis County 2011 Bonds ‐ Roads

• County 2011 Bond road projects required public/private 
partnership agreement with WildHorse Ranch

• $8.77M ‐Wildhorse Connector‐Parmer Lane Extension to FM973 

• $8.74M ‐ FM973 to Blake‐Manor Road Connector 

• County Participation Agreement deadline November 30, 2015

• WildHorse initially worked with City on potential PID creation; 
work progressed but not expected to meet County’s deadline

• Early October 2015 developer filed petition asking Travis County 
create PID 8



WH PID ‐ Regional Mobility Benefit

Wildhorse Connector‐Parmer Lane Extension to FM973 

• County requires cost participation by WildHorse Ranch

• County proposing WildHorse Connector cost share at 1/3 each; 
WildHorse fully annexed before County road bonds issued

• County ‐ use portion of $8.77M 2011 Bonds 

• WildHorse Ranch ‐ issue WildHorse PID Bonds, if PID created

• City of Austin ‐ identify funding source

• City staff recommends certificates of obligation as funding 
source (current estimate $5 million to $7 million)

9

WH PID = Proposed WildHorse Ranch Public Improvement District

WH PID – Promote Affordable Housing

Summary per Travis County staff

• Over 4,300 residential units

• Single‐family attached and detached housing for moderate 
income families (100%‐200% median family income or MFI)

• Multi‐unit rental housing for low to moderate income families 
(100% MFI or below)

• Land parcel(s) for affordable multi‐family housing development; 
projects of best value for affordability tools such as tax credits

10

WH PID = Proposed WildHorse Ranch Public Improvement District



WH PID –Other Community Benefits

Summary per Travis County staff

• Over 1.5 million square feet of commercial and office space for 
long‐term, full‐time employment opportunities

• Public hike and bike trails; playgrounds and playscapes

• Developer land donations

• Dedicate land to County for open space 

• Minimum 5 acre site for multi‐modal transportation joint use facility

• Two Manor ISD school sites

• Better builder program requirements for PID funded public 
improvements including worker safety and fair wages 11

WH PID = Proposed WildHorse Ranch Public Improvement District

PIDs – General Benefits

• Gain land use control in extraterritorial jurisdiction (ETJ) and plan 
for long‐term annexation

• Limited purpose annexation & planned unit development zoning

• Opportunity to negotiate reasonable development standards

• “Growth pays for itself” ‐ allocate cost to property owners that 
benefit from public improvements 

• Lower overall financing cost for developer may allow for greater 
amenities and higher valued development through negotiations

• Gain superior improvements not customary in standard development

• Non‐recourse debt to city or county although government officials 
sign PID bond documents
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PIDs – General Concerns

• Public policy concern with number of developer driven special 
districts (Municipal Utility Districts or MUD trend in 1980s) 

• Risks inherent in construction, development, real estate market 
impact PID’s success (assumed absorption and pricing) 

• Increased regulatory scrutiny of municipal bond market requires 
extensive due diligence before PID bond issuance 

• PID bonds are non‐rated investments; limited universe of investors

• Long‐term ongoing public‐private partnership with developer 

• Ongoing resources to administer PID annual processes

• If PID issues arise, city or county work to mitigate impact

• Inadequate disclosure of PID assessments to home buyers

• Foreclosure risk if landowner(s) unable to pay special assessments
13

County PID – City’s Option to Object

• Tex. Loc. Gov't Code Ann. § 372.003(d)  “A county may establish 
a public improvement district unless within 30 days of a county's 
action to approve such a district, a home rule municipality 
objects to its establishment within the municipality's corporate 
limits or extraterritorial jurisdiction.”

• Travis County August 9 agenda includes discussion and possible 
action to create WildHorse Ranch PID

• If approved, Council may object to PID’s creation up to September 8

14



Policy Questions re PIDs

• Would Council policy differ for In‐City PIDs and ETJ PIDs?

• In‐City PIDs:  Overlapping tax burden plus special assessment

• ETJ PIDs:  Overlapping tax burden less City tax plus special 
assessment; full purpose annex to coincide with PID’s termination

• Is a PID needed if PUD zoning is in place?  

• PUD zoning generally results in superior development 

• PID (capital) – low cost financing tool for a developer to fund public 
improvements that provides special benefits in the district

• Does Council have objections to Travis County’s creation of 
WildHorse Ranch PID?   15

City’s Next Steps for Travis County PIDs

• Staff to prepare item for Council action “discussion and possible 
action on Travis County creating the WildHorse PID”

• Opportunity to express objection to PID creation, if any

• If Travis County creates PID on August 9; Council may object within 
30 days (prior to September 8)

• Continue monitoring Travis County PID activity; provide Council 
periodic status reports

• Potential future agenda items if WildHorse PID is created

• Interlocal Agreement with Travis County for cost sharing on 
Wildhorse Connector 

• Reimbursement Resolution to use certificates of obligation and 
budget amendment to fund City’s share of Wildhorse Connector 16



Next Steps for City PIDs 
Staff Recommendation 

• Moratorium on City created Public Improvement Districts to 
allow for review of current policy and develop procedures 

• Staff to review City’s PID Policy (Resolution 20081218‐069) and 
recommend policy revisions to Council

• Department team: Finance, Law, Planning and Zoning, Austin 
Water, Housing, Parks and Recreations, Public Works, Austin 
Transportation

• Develop procedures for review of “Petitions to Create a PID” 

• Ensure Council established policy is implemented in a consistent, 
fair, and transparent manner

• Identify due diligence process prior to recommending PID creation

• Identify due diligence process prior to PID bond issuance
17
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Questions



 
Thursday, December 18, 2008 

  
 
Watershed Protection and Development Review Item No. 69 
RECOMMENDATION FOR COUNCIL ACTION 
 

 
 
Subject: Approve a resolution establishing a policy and general criteria under which the City Council will 
consider requests to create public improvement districts.  
  
 
Fiscal Note: There is no unanticipated fiscal impact. A fiscal note is not required.  
 
For More Information: Pat Murphy, 974-2821; Tom Nuckols 974-2568 
 
Prior Council Action: Council postponed action on November 6, 2008.  Council postponed action on 
November 20, 2008. 
 

 
 
Public improvement districts (PIDs) are a tool cities can use to fund public services and improvements in 
a defined geographic area by apportioning the cost among the owners of the land that benefits from those 
services or improvements. The City of Austin has created two PIDs, the Downtown PID and the East 6th 
Street PID. In these PIDs, the City assesses the owners of offices, restaurants, retail stores, and other 
existing development to fund City services that benefit their property.  
 
Within the last year, several owners of undeveloped land in the City of Austin or its extraterritorial 
jurisdiction have approached the City with the concept of creating PIDs to fund capital improvements for 
the initial development of their land. In these PIDs, the City would assess the land owners and the 
revenue would be used to pay the debt service on bonds issued to finance the new parks, public facilities, 
and infrastructure for the development project. Cities in other states have used PIDs to fund capital 
improvements for new development, and some other Texas cities now appear to be doing so.  
 
City staff has drafted a policy, with general criteria, for the City Council to consider using if and when the 
City Council is requested to decide whether and under what conditions the City would create a PID in 
association with a specific development project in the City’s Desired Development Zone. Because using a 
PID to finance public improvements benefits private development, staff proposes that the development 
must confer extraordinary benefits to the public in exchange for PID bond financing. Such benefits could 
include, for example, affordable housing, open space, environmental improvements, public transit, and 
enhanced infrastructure or other public facilities. City staff will establish guidelines that will outline specific 
administrative requirements and issues that developers would have to address before creation of such a 
PID would be recommended to the City Council.  
 
The attached resolution establishes the proposed City Council policy regarding PIDs.  
  



RESOLUTION NO. 20081218-069

WHEREAS, a public improvement district ("PID") is a tool the City

can use to meet community needs by funding supplemental or enhanced

public improvements or services that would not otherwise be constructed or

provided in a timely manner; and

WHEREAS, the improvements and services funded through a PID are

ultimately paid for by those who most benefit from them - the owners of

property in the PID, and it is these owners who petition the City to form a

PID; and

WHEREAS, a PID that finances public infrastructure benefits

developers by allowing them to reduce their debt to private lenders by using

public financing to pay the initial cost of infrastructure for development, so

those requesting creation of such a PID should demonstrate that it confers an

extraordinary benefit not only to the properties within the PID, but also to the

community in general; and

WHEREAS, this resolution outlines issues for the City Council to

consider in determining whether to establish a PID and is not intended to limit

the authority of the City Council to consider or approve any particular

request; NOW, THEREFORE,

BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF AUSTIN:

The City Council resolves that the following are established as its

policy and criteria for considering requests to create PIDs to fund public

infrastructure, municipal services, or both in association with either new

development or redevelopment projects:



1. The City's objective in creating the PID should be to support superior

development in the Desired Development Zone.

2. The City's basic requirements for creation of a PID should be that:

• All developments supported by a PID must comply with the

City's Planned Unit Development (PUD) Green Building

Program, regardless of whether the development receives PUD

zoning.

• The development supported by the PID provides extraordinary

public benefits (such as extension or enhancement of

infrastructure, affordable housing, environmental improvement,

public transportation facilities, open space);

• It is in the City's designated Desired Development Zone;

• It is accompanied by a development agreement;

• The development that it supports meets or exceeds the intent of

the development standards of the City Code;

• It is financially self-sustaining; and

• The petitioners should constitute 100% of the landowners within

the proposed boundaries of an "undeveloped land" PID, or a

majority of the landowners within the proposed boundaries of all

other PIDs.

3. Whether development supported by the PID provides sufficient public

benefits should be determined by weighing the value of the benefits to

the community and to property in the PID against the relative cost of

the improvements or services to be provided.



4. Improvements and services provided by a PID should include the full

range of services and improvements allowed by law, including but not

limited to:

• Landscaping, fountains, distinctive lighting, and signs.

• Sidewalk, street, or other right-of-way improvements.

• Pedestrian malls.

• Acquisition and installation of art.

• Libraries.

• Off-street parking facilities.

• Mass transportation facilities.

• Water, wastewater, reclaimed water, or drainage facilities.

• Establishment or improvement of parks.

• Acquisition of real property in connection with an authorized

improvement.

• Special supplemental services for improvement and promotion of

the district, including advertising, health and sanitation, public

safety or security, development, and cultural enhancement.

• Expenses for establishment, administration and operation of the

PID.

5. In considering whether a PID provides sufficient public benefits,

Council will consider benefits including but not limited to:

• Establishing land use controls that otherwise would not be

available in the City's ETJ.

• Providing amenities that would not typically accompany a

development with conventional financing.



* Potentially allowing City capital improvement program funds

to be redirected to other high priority needs by financing

capital infrastructure with alternative PID financing.

6. As a basis for considering issuance of bonds supported by a pledge of

PID assessments, Council should consider criteria including but not

limited to the following:

• Evidence that the value of the property within the PID will be

significantly increased by construction of the public

improvements financed by the PID, as determined by the City.

• Substantiation of no significant financial risk to City, as assessed

by the City.

• City's faith, credit, or taxing power should not be pledged to PID

bond payments.

• If development occurs in phases, development must be

sustainable by the proposed bonding capacity, bond phasing, and

development approvals.

APPROVED: December 18 ,2008 ATTEST: J,^J^Jfl. ^ ^^
Shirle>|A. Gentry

City Clerk
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