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Tax Increment Reinvestment Zone #6
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Tax Increment Reinvestment Zone 

A tool that local governments can use to 
incentivize needed improvements and 
infrastructure within a defined geographic area. 
The cost of eligible improvements is repaid by 
the contribution of future tax revenues by each 
taxing entity that levies taxes against the 
property.

The additional tax revenue that is received from 
the affected properties after the creation of the 
TIRZ is referred to as the tax increment.

Each taxing entity can choose to dedicate all, a 
portion, or none of the tax revenue that is 
attributable to the increase in property values 
due to the improvements within the TIRZ to this 
zone. 
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Purpose of the TIRZ

The purpose of TIRZ #6 is to finance the reimbursement of infrastructure related projects.

Barisi Village is envisioned as a fully-featured, publicly accessible and beneficial European-style village. This 
transformative development aims to create and enhance prominent public spaces, attracting a wide range of 
community members who are expected to gather and spend time in these revitalized areas.

The infrastructure and capital costs associated with the development will be financed with private capital. It 
is the intent of the Developer to enter into an agreement with TIRZ #6 to receive reimbursement for 
investments made from revenues generated by TIRZ #6.



4

Criteria for Zone Creation

To be considered as a reinvestment zone, an area must:
1) Substantially arrest or impair the sound growth of the municipality or county designating the zone, 

retard the provision of housing accommodations, or constitute an economic or social liability and be 
menace to the public health, safety, morals, or welfare in its present condition and use because of the 
presence of:

A. A substantial number of substandard, slum, deteriorated, or deteriorating structures;
B. The predominance of defective or inadequate sidewalk or street layout;
C. Faulty lot layout in relation to size, adequacy, accessibility, or usefulness;
D. Unsanitary or unsafe conditions;
E. The deterioration of site or other improvements;
F. Tax or special assessment delinquency exceeding the fair value of the land;
G. Defective or unusual conditions of title;
H. Conditions that endanger life or property by fire or other cause; or
I. Structures, other than single-family residential structures, less than 10 percent of square footage of 

which has been used for commercial, industrial, or residential purpose during the preceding 12 
years, if the municipality has a population of 100,000 or more

2) Predominately open or undeveloped land, because of obsolete platting, deterioration of structures or site 
improvements, or other factors, substantially impair or arrest the sound growth of the municipality or 
county. 
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Overview

 127 acres of the former Pharaoh Valley Country Club
 Developer is sole owner of the parcel
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 Village-type development
 Includes:

 Village plazas, bell tower, wedding chapel, 
and event space

 1,350 multifamily units
 350+ Single Family Homes
 Hotel with 100-120 keys
 Up to 200,000 square feet of retail space
 Public Par 3 Golf Course, sport courts, and 

nature preserve
 Estimated timeline for buildout of 10-12 years
 Anticipated taxable value of $800M-$1B at 

completion

Proposed Development
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Requested Project Reimbursement
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Pond and Associated Grading 792,500 

Streets, Sidewalks, Walls 2,684,109 

Offsite Traffic Work 1,603,968 

Storm Drainage 912,500 

Sanitary Sewer 732,000 

Water Utility 392,000 

Parking Garage 4,160,000 

Bell Tower 750,000 

Principal Plaza 375,000 

Public Restrooms 125,000 

Lighting 125,000 

Landscaping 500,000 

Furnishing 40,000 

Signage 45,000 

Organizational Costs 35,000 

Fees, Overhead, General Conditions, Civil Soft Costs 1,670,581 

Contingency 747,133 
Phase 1 TIRZ Projects Total $15,689,791

Type #/ Sq Ft/Spaces

Multi-Family Units 345

Hotel 120 Keys

Restaurant 1 @ 6,000 Sq Ft

Retail 2 @ 15,000 Sq Ft

Parking Garage 400 Spaces

Café 1 @ 1,000 Sq Ft

Chapel 6,000 Sq Ft

Plaza 5,000 Sq Ft

Bell Tower 5,000 Sq Ft

Lake 2

Banquet Space 5,000 Sq Ft

All are approximate and are subject to 
change during the 10-year project
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Pond and Associated Grading 5,431,950 

Streets, Sidewalks, Walls 3,619,724 

Storm Drainage 941,000 

Sanitary Sewer 437,110 

Water Utility 446,280 

Parking Garage 4,203,750 

Lighting 125,000 

Sports Courts 690,000 

Landscaping 500,000 

Furnishing 40,000 

Signage 45,000 

Organizational Costs 12,000 

Fees, Overhead, General Conditions, Civil Soft Costs 1,151,705 

Contingency 882,176 
Phase 2 TIRZ Projects Total $18,525,695

Type #/ Sq Ft/Spaces

Multi-Family Units 345

Sports Courts 12

Parking Garage 450 Spaces

Club House 12,000 Sq Ft

Lazy River Pool 1

Par 3 Golf Course 1

Town Homes 40

Public Park 1

Public Walking Path 6

Lake 4

Warehouse 1 @ 20,000 Sq Ft

All are approximate and are subject to 
change during the 10-year project
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Pond and Associated Grading 810,000 

Streets, Sidewalks, Walls 2,622,078 

Storm Drainage 459,475 

Sanitary Sewer 405,850 

Water Utility 243,590 

Lighting 125,000 

Landscaping 100,000 

Furnishing 40,000 

Signage 45,000 

Organizational Costs 12,000 

Fees, Overhead, General Conditions, Civil Soft Costs 428,974 

Contingency 264,598 
Phase 3 TIRZ Projects Total $5,556,565

Type #/ Sq Ft/Spaces

Age Restricted Units 350

Single Family Lots 32

Surface Parking 400 Spaces

Community Room 8,000 Sq Ft

Community Gardens 2

Waterside Boardwalk 2

All are approximate and are subject to 
change during the 10-year project
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Pond and Associated Grading 637,500 

Streets, Sidewalks, Walls 2,534,045 

Storm Drainage 330,975 

Sanitary Sewer 544,260 

Water Utility 264,980 

Parking Garage 4,203,750 

Lighting 150,000 

Landscaping 250,000 

Furnishing 40,000 

Signage 45,000 

Organizational Costs 12,000 

Fees, Overhead, General Conditions, Civil Soft Costs 546,282 

Contingency 477,940 
Phase 4 TIRZ Projects Total $10,036,732

Type #/ Sq Ft/Spaces

Multi-Family Units 330

Single Family Lots 25

Parking Garage 450 Spaces

Town Homes 85

Community Gardens 2

Waterside Boardwalk 2

Small Grocery 1 @ 5,000 Sq Ft

Offices 10,000 Sq Ft

Community Parks 2

Lake 1

Public Walking Path 2

All are approximate and are subject to 
change during the 10-year project
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Pond and Associated Grading 102,500 

Streets, Sidewalks, Walls 2,562,221 

Offsite Traffic Work 260,000 

Storm Drainage 258,550 

Sanitary Sewer 189,080 

Water Utility 132,990 

Parking Garage 4,203,750 

Lighting 150,000 

Landscaping 250,000 

Furnishing 40,000 

Signage 45,000 

Organizational Costs 12,000 

Fees, Overhead, General Conditions, Civil Soft Costs 540,801 

Contingency 437,345 
Phase 5 TIRZ Projects Total $9,184,237

Type #/ Sq Ft/Spaces

Multi-Family Units 330

Retail 20,000 Sq Ft

Parking Garage 450 Spaces

Town Homes 85

Community Parks 1

Waterside Boardwalk 2

Plaza 1 @ 5,000 Sq Ft

Executive Offices 5,000 Sq Ft

All are approximate and are subject to 
change during the 10-year project
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Tax Jurisdictions Contributing Percentages 

TIRZ #6
Years City County Del Mar College

2025-2033 95% 95% 90%
2034 90% 90% 90%
2035 80% 80% 0%
2036 70% 70% 0%
2037 60% 60% 0%
2038 50% 50% 0%
2039 40% 40% 0%
2040 30% 30% 0%
2041 20% 20% 0%
2042 15% 15% 0%
2043 10% 10% 0%
2044 5% 5% 0%

The Developer must demonstrate substantial progress toward these improvements and progress towards 
construction by January 2027. The TIRZ board will assess advancement at this time. If the Board determines 

that insufficient progress has been made, it reserves the right to reduce the level of participation and/or 
initiate proceedings to dissolve the Zone.
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Captured Values & Revenue Chart
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Project Actions

Completed Actions
• Creation ordinance approved by City Council (10/15/24)
• Interlocal agreement with Nueces County approved by City Council (10/15/25)
• Board Members Appointed by City (1/28/25)
• Board approved Tax Increment Reinvestment Zone #6  Project and Financing Plan (7/2/25)

In Progress
• Work with Developer’s Team to finalize Development Agreement
• Finalize Interlocal Agreement with Del Mar College 
• Appoint final Board Members (DMC and Nueces County)
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Next Steps 

Projected Actions
• City Council approves Interlocal Agreement with Del Mar College
• City Council approves Developer Agreement
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Questions?
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