EXHIBIT A

Tax Increment Reinvestment Zone No. 1
(Town Center)

Fifth Amended Project Plan
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Background

The City of McKinney TIRZ No. 1 (outlined in Figure 1) will support the investment and
development of the Town Center of the City of McKinney. The Town Center
redevelopment is guided by the Town Center Study approved on March 18, 2008 by the
McKinney City Council after a comprehensive stakeholder and design process. The
Project Plan has been prepared in conjunction with the preliminary TIRZ Financing Plan
for TIRZ No. 1.

TIRZ No. 1 will provide support for infrastructure and catalytic projects that will support
continued revitalization of the Historic Town Center; link the Town Center across Highway
5 to the proposed future Transit-Oriented Development (TOD) around the future rail
transit station; provide infrastructure and development support for the TOD; support the
street and other infrastructure needed for the safe and pedestrian-oriented transportation
circulation needed within the historic core of the Town Center; improve and remediate
key locations that have suffered from historic industrialization; and provide other support
allowed by law for the redevelopment of the Town Center within the TIRZ boundary.
Figure 1: TIRZ No. 1 Boundary (Town Center)
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Existing Conditions and Uses

The Town Center is anchored by the Historic Square, which has been recently
reconstructed. To the east of the Historic Square and across State Highway 5 is a future
Rail Transit Station along the rail line, which once anchored a vibrant industrial area of
Town. Today, stable neighborhoods surround the Historic Square and the future Rail
Transit Station. Highway 5 contains a mix of commercial and industrial uses, many of
which are auto-oriented uses.

The Town Center is home to about 20% of McKinney’s population with a significant
minority and mixed-income population. The neighborhoods in the Town Center offer
historic and varied housing for a range of incomes and housing preferences. The adopted
Town Center Study calls for the continued support for these neighborhoods as
redevelopment occurs over time.

As of the effective date of this Fourth Amended Project Plan, the Historic Square and
surrounding area from Benge Street and Washington Avenue (east-west) and Watt Street
to Standifer Street (north-south) is predominately zoned as the McKinney Town Center
(MTC) form-based zoning district. Outside of this, the remaining areas north and south of
the Historic Square consist of General Business, Light Manufacturing and some Heavy
Manufacturing zoning districts. The southern end of the Town Center adjacent to US 75
is a planned development for office/retail and medical uses.



Proposed Improvements and Uses

The adopted Town Center Study calls for the preservation of the Historic Core with
enhancements for an eventual Transit Village around the proposed rail transit station. In
addition, State Highway 5 is envisioned to redevelop as a walkable, urban destination
that links the west and east sides of the corridor together into a transit-friendly
neighborhood to encourage urban living, while preserving the surrounding
neighborhoods. Outlined in Figure 2, the master plan derived from the Town Center Study
provides an illustrative delineation of the redevelopment character and supporting
infrastructure proposed for the project.

Figure 2: Town Center Study lllustrative Master Plan
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In addition, key catalytic projects are envisioned including the reuse of historic buildings,
such as the Flour Mill, and historic sites, such as the Cotton Compress, as well as the
reuse of the former county offices site into a mixed-use campus on the south side of the
Historic Square. In addition, the area north of the Historic Square is envisioned to be an
entertainment district of mixed-use, including retail, office and urban residential. To
accommodate such development, improvements in street infrastructure, new investments
in parking and additional other infrastructure are planned.



In this context, the following projects are envisioned over the life of the Town Center

TIRZ:

1.

1.

IV.

Catalyst Projects — Catalyst Projects are significant new or redevelopment
projects for which the total project investment from all sources will exceed $5.0
million per project and for which the designated project will create a noteworthy
mixed-use/residential/civic space(s) that have a direct community benefit or a
major employment center(s) or an entertainment destination that serves as an
iconic/signature development within the community.

Vacant/Underutilized  Site/Building Projects -  Vacant/Underutilized
Site/Building Projects are projects that account for the incremental redevelopment
of vacant/underutilized sites or buildings within the Town Center.

Mixed-Income/Affordable Housing Projects — Funding to encourage and assist
in the creation of new affordable, workforce and mixed-income housing inside or
outside the Town Center TIRZ is also envisioned for the community. A mixture of
housing types and pricing is important and desired for McKinney’s Town Center
consistent with the adopted Town Center Study Master Plan.

Innovation/Pilot Projects — As the Town Center continues to evolve over time,
small incubator and pilot projects can help to support new and unique development
concepts or opportunities may arise that support the vision adopted in the Town
Center Study Master Plan.

District Enhancement Projects — District Enhancement Projects are municipal
programs, projects or infrastructure improvements for the district that improve the
overall function, safety, level of service, and desirability of the Town Center long
term.

TIRZ-Eligible Expenditures

TIRZ-eligible expenditures for the Project Categories listed above (I-V) shall be limited
to the following:

(a) Environmental Remediation, Interior/Exterior Demolition, and Historic

Facade Restoration Improvements/Easements: The City of McKinney Town
Center has several buildings that contribute to the character and fabric of the Town
Center, but these buildings sometimes are financially unfeasible to properly
redevelop because of the cost of environmental remediation of asbestos, lead-
based paint and other contaminants, interior and exterior demolition costs, and
fagcade improvement costs. Interior and exterior demolition expenses are tied
directly to the remediation expenses. These costs are TIRZ-eligible expenditures.
Remediation of environmentally hazardous materials and associated
improvements, using TIRZ funds, greatly improves the marketability of these



buildings. This budget category is necessary for attracting highly desired mixed-
use and adaptive reuse projects to the Town Center TIRZ, including attracting new
retail, office, and residential uses.

Historic fagade improvements and new construction under this program will be
reviewed for compliance with design standards to ensure compatibility with other
improved structures and investment in the Town Center area.

(b) Acquisition and Restoration of Historic Sites: Several key historic buildings in
the Town Center are vacant or substantially underutilized. As such, these historic
buildings are falling into a serious state of disrepair resulting in the deterioration of
exterior architectural features and structural elements which produce a detrimental
effect upon the character of the historic Town Center as a whole (and/or the life
and character of the properties themselves). Acquisition and restoration of historic
buildings by public or quasi-public entities will be supported as a TIRZ-eligible
project cost to enable the redevelopment of these structures.

Only buildings that are designated as a local or State historic landmark; that are
listed on the National Register of Historic Places; or that are designated by the
City’s Historic Preservation Officer will be eligible for assistance under this
program. The intent of this program is to support and preserve these recognized
historic structures within the Town Center TIRZ.

Acquisition of a conservation or beautification easement may preserve the
architectural effects of these buildings enhancing the facade of new or redeveloped
structures in the Town Center. The City of McKinney, using TIRZ funds, can
acquire such an interest in these architecturally or aesthetically significant
structures in the TIRZ, leaving long-term maintenance to the property owner.
Fagcade easements may include funding for projects which, first, preserve and/or
rehabilitate existing facades and, secondly, aid in the restoration of facades that
have been significantly altered.

As part of a proposed catalyst project, TIRZ funds may be used by public or quasi-
public entities to purchase a vacant/underutilized property or building and costs
related to purchasing the property/building and developing a redevelopment plan
for the property/building, consistent with the economic development concepts and
objectives of the Town Center TIRZ.

(c) Street, Utility, and Streetscape Improvements: This category includes TIRZ-
eligible expenditures for improvements to local streets, including paving, utility
infrastructure upgrades/relocation (water, wastewater, storm water), burial of
overhead utilities as well as lighting improvements, street trees/planters, and
sidewalk improvements for enhancing pedestrian linkages between the historic
downtown core, the north downtown quadrant, the south downtown quadrant, and
the anticipated transit station/transit village.



(d) Land Acquisition: The City may consider acquiring property (using eminent
domain as necessary and to the extent permitted by law) to implement the TIRZ
project plan. Potential land acquisitions may include, but are not limited to:

e Properties needed for pedestrian safety and accessibility, or transportation
circulation;

e Pocket parks/plazas as identified in the Town Center Study Phase |
Report and illustrative vision;

¢ Key development sites, which may be:

e Locations generally recommended in the Town Center Study Phase
Il Parking Study as priority locations for public parking, or

o Catalyst projects, or

o Land or rights to land obtained for a redevelopment project
in accordance with a development agreement.

(e) Critical Maintenance Items: The City of McKinney Town Center has several
buildings that contribute to its character and fabric. These buildings can sometimes
have high maintenance costs for key structural components or outdated
mechanical, electrical, or plumbing systems. This category includes TIRZ-eligible
expenditures for improvements to structural and foundation repairs, roof repair or
replacement, gutters, mechanical, electrical, and plumbing upgrades and/or
replacement.

(f) Fire Suppression: This category includes TIRZ-eligible expenditures for fire
suppression improvement costs (including sprinkler systems), and fire accessibility
issues. These grants could be part of a unified plan for fire suppression for the
historic square or used for individual buildings.

(g) Targeted Economic Development: In addition to the TIRZ-eligible expenditures
listed above, Catalyst Projects, Innovation/Pilot Projects, and District
Enhancement Projects may be eligible for broader economic development-based
funding based on the unique development qualities or economic development
benefits associated with the project, including employment or business expansion.



Administration and Implementation Costs

Administrative costs, including reasonable charges for the time spent by City of McKinney
employees and/or employees associated with any non-profit groups established to assist
with implementation within the Town Center TIRZ will be eligible for reimbursement as
project costs, upon approval by the TIRZ Board of Directors and in connection with the
implementation of the Town Center TIRZ Project Plan and Financing Plan. Other related
administrative expenses of the City including legal and consulting fees, including
planning, engineering and design fees, management expenses, meeting expenditures,
hiring personnel, and equipment are included in this category.

Non-Project Costs

It is anticipated that the City of McKinney may make economic development loans or
grants either to the Town Center TIRZ or to the Town Center Redevelopment Authority in
furtherance of implementing this Plan. Should such loans or grants be made, consistent
with the financing documents authorizing the issuance of bonds or other obligations
issued by the Redevelopment Authority to finance project costs, tax increments may be
transferred to the City to reimburse the City for the funds made available by any such
Chapter 380 economic development loans or grants in furtherance of the implementation
of this Plan, and fulfilling the public purposes of developing and diversifying the economy
of the Town Center TIRZ, eliminating unemployment or underemployment in the Town
Center TIRZ, and developing or expanding transportation, business, and commercial
activity in the Town Center TIRZ. It is not possible to quantify the non-project costs at this
time, other than to say that they are anticipated. All bonds issued by the Town Center
Redevelopment Authority are subject to City Council approval, and to minimize the
exposure to the City’s general fund revenues, the Town Center Redevelopment Authority
shall maintain sufficient debt reserve accounts and coverage ratios.

Summary of Project Costs
The following summarize the projected project costs of the projects delineated above:

(Estimated Dollars)

Category

Catalyst Projects .........coovviiiiiiii i $81,000,000
Vacant/Underutilized Sites/Buildings .................coouee. $3,000,000
Mixed-Income Housing ...........ccooeiiiiiiiiiiiieeee, $2,000,000
Innovation and Pilot Programs ..., $2,000,000
District Enhancements ............cccoviiiiiiiiiiiiiiieeen $2,000,000
Administration & Implementation ....................... $1,000,000

Total Project Cost $91,000,000



Proposed Changes in Municipal Master Plans, Zoning Ordinances, Building Codes,
and Subdivision Regulations

In order for the realization of the project plan described herein based on the adopted
Town Center Study, it is anticipated that significant portions of the Town Center will need
to be rezoned under a form-based code.

The form-based code is intended to preserve and enhance the existing historic core and
the surrounding areas by encouraging a mix of retail, entertainment, restaurant, office,
residential, and civic uses. Development standards not only encourage the preservation
of existing historic buildings, but also require new buildings to be built to emphasize
pedestrian orientation. The area east of Highway 5 is intended to provide the highest
intensity of residential and commercial uses around the transit stop which is to be the
Transit Village Core. In addition, the area surrounding the Transit Village Core and to the
east of Hwy 5 is intended to encourage a range of commercial (retail, office, light/cottage
industrial and live-work) as a transition between the Transit Village Core and the adjoining
neighborhoods.

Relocation of Displaced Persons
This plan currently does not call for nor anticipate the displacement and relocation of
persons for the proposed projects.



