
 

AGENDA 
DEVELOPMENT AUTHORITY BOARD MEETING 

CITY OF LEANDER, TEXAS 
  

Development Services - San Gabriel Conference Room 
201 North Brushy Street - Leander, Texas 

Wednesday, March 27, 2024 
Regular Meeting at 8:30 AM 

 
 

 Place 1 - Christine DeLisle, Chair 
Place 2 – Cynthia Long  
Place 3 – Mike Herrera  

Place 4 – Rachel Lunceford  
Place 5 –Kelsey Stone 
Staff Liaison - Dara Crabtree 

 

REGULAR MEETING  
  
1. Open Meeting.  
  
2. Roll Call.  
  

CONSENT AGENDA: ACTION  
  
3. Approval of the minutes for meeting held on July 24, 2023.  
  

REGULAR AGENDA  
  
4. Receive a presentation from Northline Leander Development Company, LP regarding proposed updates 

to the Northline Development land use, addition of a new development partner (Endeavor), time frame 
extensions associated with the Northline TIRZ agreement, and considering a change to allow the ability 
to transfer a portion of the reimbursement to Endeavor on several parcels of land approximately 
115.7076 acres ± in size; generally located to the southwest of the intersection of 183A Toll Road and 
San Gabriel Parkway, Williamson County, Leander, Texas.  

  
5. Adjournment  
  
 

CERTIFICATION 
The City of Leander is committed to compliance with the American with Disabilities Act. Reasonable modifications and equal access to communications will be provided upon 
request. Please call the City Secretary at (512) 528-2743 for information. Hearing impaired or speech disabled persons equipped with telecommunication devices for the deaf may 
call (512) 528-2800. I certify that the above agenda for this meeting of the Development Authority Board of the City of Leander, Texas, was posted on the bulletin board at City 
Hall in Leander, Texas, on the 22 day of March 2024 by 5:00 p.m. pursuant to Chapter 551 of the Texas Government Code. 
  

   
Dara Crabtree, City Secretary   
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EXECUTIVE SUMMARY 

3/27/2024 

AGENDA ITEM # 3 

 
 

 
AGENDA SUBJECT: 
Approval of the minutes for meeting held on July 24, 2023. 
   
BACKGROUND: 
Attached are the minutes for the meeting held on July 24, 2023. 
   
HISTORY/TIMELINE:  
   
APPLICANT/AGENT:  
   
RECOMMENDATION:  
   
PRESENTER: 
Dara Crabtree, City Secretary 
   

 
 

Fiscal Impact  
 

   
Attachments: 

1. Draft_DA_Minutes_07.24.2023 
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MINUTES
DEVELOPMENT BOARD AUTHORITY

CITY OF LEANDER, TEXAS 

Pat Bryson Municipal Hall
201 North Brushy Street - Leander, Texas

Thursday - July 24, 2023 at 7:00 PM

 

               

Place 1 – Christine DeLisle - Chair
Place 2 – Cynthia Long
Place 3 – Michael Herrera

Place 4 – Rachel Lunceford
Place 5 – Kelsey Stone
Staff Liaison - Dara Crabtree, City Secretary

 
1. Call to Order at 10:14 a.m.

 
2. Roll Call reflected all present.

 
CONSENT AGENDA: ACTION

 
3. Acceptance of minutes of August 1, 2022.   
 

4. Adjourned at 10:15 a.m.

 

 APPROVED:

________________________________________
CHAIR

ATTEST:

_____________________________________
CITY SECRETARY
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EXECUTIVE SUMMARY 

3/27/2024 

AGENDA ITEM # 4 

 
 

 
AGENDA SUBJECT: 
Receive a presentation from Northline Leander Development Company, LP regarding proposed updates to the 
Northline Development land use, addition of a new development partner (Endeavor), time frame extensions 
associated with the Northline TIRZ agreement, and considering a change to allow the ability to transfer a portion 
of the reimbursement to Endeavor on several parcels of land approximately 115.7076 acres ± in size; generally 
located to the southwest of the intersection of 183A Toll Road and San Gabriel Parkway, Williamson County, 
Leander, Texas. 
   
BACKGROUND: 
The Northline Development was initiated in 2018 with the adoption of the Northline PUD and TIRZ 
Reimbursement Agreement.  Since that time, the developer has completed significant road and utility 
infrastructure, townhouse and multi-family development, and started the process for office/retail improvements.   
  
This project has experienced delays including coordination with other entities, COVID, Pedernales Electric 
Cooperative (PEC) supply chain issues, increased interest rates and raised costs for materials.   
  
Northline is working on a partnership with Endeavor to take the lead on retail development adjacent to 183A Toll 
Road that would include seventeen (17) acres with the option to add an additional ten (10) acres.  This portion of 
the project is proposed to be removed from the Northline PUD and create a new PUD to applies conventional 
commercial zoning requirements thus removing the property from the SmartCode requirements. 
  
The purpose in this agenda item is to provide the TIRZ Board with the proposed changes to the development and 
include the request for extensions to the timeframe for the development and addition of a new development 
partner.  This proposal will also be presented to the City Council during the April 4, 2024 meeting.  If the TIRZ 
and City Council are amenable to the request, legal staff and the developer’s legal team will begin the drafting 
process for the update documents. 
   
HISTORY/TIMELINE: 
06/21/2018 – Approval of the PUD Zoning & Concept Plan 
07/25/2019 – Approval of the Preliminary Plat 
08/16/2018 – Approval of the Northline PUD Development & Reimbursement Agreement 
11/20/2019 – Approval of the 1st Minor Revision to the PUD Zoning 
07/08/2021 – Approval of the 1st Minor Revision Preliminary Plat 
03/10/2022 – Amendment of the Northline PUD Development & Reimbursement Agreement  
12/21/2023 – Approval of the 2nd Minor Revision Preliminary Plat 
   
APPLICANT/AGENT: 
Northline Leander Development Company, LP (Alex Tynberg) 
   

Page 4 of 101



RECOMMENDATION:  
   
PRESENTER: 
Alex Tynberg, Northline Leander Development Company, LP 
   

 
 

Fiscal Impact 
N/A 
 

   
Attachments: 

1. Att 1 Northline Location Map 
2. Att 2 Northline TIRZ Board Presentation Summary Request (2024.03.20) 
3. Att 3 Northline TIRZ Board Presentation (2024.03.21) 
4. Att 4 Northline PUD Development and Reimbursement Agreement 8-16-18 
5. Att 5 Reimbursement Agreement for City Northline PUD Project Costs 8-16-18 
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Location Map

This map has been produced by the City of Leander for
informational purposes only. No warranty is made by the City
regarding completeness or accuracy. This data should not be
construed as a legal description or survey instrument. No
responsibility is assumed for damages or other liabilities due to
the accuracy, availability, completeness, use or misuse of the
information herin provided.

CITY MAP
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Leander, Texas

Northline Leander Development 
Company, LP

Northline TIRZ Agreement
Presentation to the TIRZ Board

March 21, 2024

®
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● Since the Northline TIRZ Agreement was executed in 2018, there have been numerous events that have changed the assumptions that 
were in place in 2018 and that have delayed the development of Northline, which justify changes to the Northline TIRZ Agreement.

● The most recent significant change is the recommendation by CoL staff that, instead of amending the Northline PUD to allow surface 
parking for large-scale Retail development of approximately 1/3 of the property proposed to be developed by Endeavor Real 
Estate Group as a currently market viable project along the eastern boundary of Northline and the US 183A Toll Road frontage, this 
portion of the property would be removed from the Northline PUD and the SmartCode regulations.

● Northline is requesting the following changes to the Northline TIRZ Agreement:
○ Additional time in the form of 1 year to meet the first certificate of occupancy requirements for at least 100,000 square feet 

of Commercial and other non-residential uses (defined as Office, Medical Office, Retail, and Hotel + Convention/Conference).
○ Additional time in the form of an additional 2 years to meet the 2nd set of development requirements, while increasing the 

Commercial (defined as Office, Medical Office, Retail, and Hotel + Convention/Conference) square footage numbers within 
all of Northline by 50% for that requirement.

○ The third set of development requirements serves as a trigger to provide for those additional reimbursements.
● Northline’s development plans still meet the Commercial (Office, Medical Office, Retail, and Hotel + Convention/Conference) square 

footage objectives from 2018 that CoL (and presumptively the TIRZ Board) used as a basis for its approval of the Northline 
Development Agreement, providing CoL with similar economic benefits and expediting the total period required for the desired Retail 
development.

● Northline also is providing CoL and the TIRZ Board with a host of additional benefits not required under the current Northline 
agreements, such as a reduced cost reimbursement total, assuming the maintenance obligations for additional public improvements 
within Northline, and contribution toward CoL’s cost to bring reclaimed water to Northline, among others.

Northline TIRZ Agreement Presentation Summary
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● The original intent of the Northline Development Agreement between CoL and Northline involved CoL covering all of 
Northline’s Phase 1 costs – some through upfront funding and the remainder through reimbursements.

● These costs are for public horizontal infrastructure improvements in CoL streets and streetscape rights-of-way, water 
quality wet ponds, as well as civic spaces that are all dedicated to CoL for CoL ownership.

Original Northline Development Coordination with the City of Leander
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History -
● Northline learned in its initial discussions with CoL in 2016 that CoL Council and staff desired a design for Northline that met the objectives 

of the TOD and CoL was willing to provide incentives to cost share the required public horizontal infrastructure improvements.
● Northline initially comprised ~70 acres and was coordinating with CoL staff in mid-2017 on an incentive agreement similar to the Northline 

Development Agreement approved in 2018.
● After early coordination with COL, Northline hired David M. Schwarz Architects (“DMSAS”) (as recommended by CoL Planning Director Tom 

Yantis) to complete the Northline site plan and the Gibbs Planning Group (“Gibbs”) (as recommended by CoL SmartCode consultant Mike 
Watkins) to provide a Retail market analysis for the 70-acre site.
○ DMSAS initially site planned the 70-acre project, but encouraged Northline to secure more acreage to expand Northline to both 

sides of the future Main Street in order to be able to more holistically design CoL’s future downtown core as shown on the following 
slides. 

○ The Gibbs’ analysis in 2017 showed the potential for 118,510 SF of Retail at Northline by 2022.

Original Northline Development Coordination with the City of Leander
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○ The DMSAS’ 116-acre plan at the time of CoL approvals in 2018 showed a phasing plan of significant 
surface parking over multiple phases to occur over a 20+ year period when density is generated 
through proposed parking garages in certain blocks.

Original Northline Development Coordination with the City of Leander
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● With the recommended site plans and Retail forecasts, CoL agreed to cover Northline’s 
Phase 1 costs with a structure involving $15M in upfront funding and reimbursements for the 
remainder of Phase 1.

● The original intent was for all of the reimbursements to be covered by the TIRZ via property 
(ad valorem) tax increment.

● CoL City Manager Kent Cagle crafted a financing strategy for CoL’s $15M (funded by 
certificate of obligation bonds) whereby CoL would have its own TIRZ Agreement that would 
be prioritized in front of Northline’s TIRZ Agreement to cover CoL’s annual debt service.

● Because Northline’s TIRZ reimbursement repayments were being pushed back from a timing 
perspective based upon CoL’s TIRZ Agreement taking priority, CoL agreed to provide 
upfront direct CoL reimbursements through the 380 Agreement (the Northline Development 
Agreement) for Water/Wastewater Impact Fees and Permit/Inspection Fees.

● The Northline Development Agreement and Northline PUD Agreement were approved by 
CoL in June of 2018.

Original Northline Development Coordination with the City of Leander
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● After CoL approved the Northline Development Agreement in June of 2018, CoL’s Northline TIRZ project (for CoL’s annual debt service of 
its $15M certificate of obligation bonds) and Northline’s TIRZ project were presented to the TIRZ Board for approval. 

● At that time, Williamson County’s $4.7M San Gabriel Parkway TIRZ project also was approved in priority in front of Northline’s TIRZ 
project.
○ The County TIRZ project pushed back Northline’s TIRZ reimbursement payments, delaying those TIRZ payments to Northline whereby 

those payments currently are anticipated to not commence until 2027.
● Since 2018, Northline moved forward to engineer and construct the public horizontal infrastructure improvements per its agreements with 

CoL and the TIRZ Board, developing the improvements in phases to stay ahead of the vertical projects that were lined up with Northline 
development partners. 

● Northline has spent over $25M in public improvement costs to date (in addition to CoL’s direct costs of ~$12.7M) and is committed to a 
similar subsequent amount for the pending Phase 1.3, Northline Circle, and Town Square projects along with later Northline phases.

Relevant Facts Since CoL Development Agreement Approval

7

Public horizontal 
infrastructure improvements 
completed and accepted 
by CoL shown in green
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● Northline has brought Best-In-Class vertical development partners to Northline and some of which already have delivered initial phases of 
the highest-quality dense Residential (Multifamily and Townhomes) within the CoL to kick-start the town center development.
○ Northline also had lined up Lincoln Property Company, the 2nd largest development company in the nation, in 2019 to develop 

Commercial vertical projects within Northline; however, Lincoln has not been able to commence any vertical projects (more below).
● Since 2018, there were various other factors that led to additional delays, financial and other cost implications, and general economic 

headwinds for Northline between 2020-2024 worth mentioning:
○ In coordination with CoL’s Engineering Department, Northline worked with Austin Community College (“ACC”) and encountered a 

renegotiation with ACC on locating a shared water quality pond requiring a redesign of the Northline site plan, re-engineering for 
a second water quality wet pond, and amending the Northline PUD’s concept plan, which delayed Northline development process 
by 6-9 months; 

○ COVID (generally recognized to have had a serious, adverse effect on the economy and slowed real estate development projects); 
○ Pedernales Electric Cooperative (“PEC”) electrical delays; 
○ Macro-recessionary pressures during COVID in the 2023-2024 timeframes; 
○ Bank failures causing pauses in real estate development lending; 
○ Rapid interest-rate escalations that significantly raised costs for real estate developers and buyers; 
○ Substantial construction price increases and supply chain issues for Northline’s public horizontal infrastructure improvements and 

Northline’s vertical development partners’ projects; and
○ CoL’s slow growth agenda to address water supply concerns.

● These delays impacted Northline’s initial Residential (Multifamily and Townhomes) projects that were set back 8-12+ months (primarily due 
to PEC delays for the public horizontal infrastructure improvements and subsequent additional electrical equipment and other construction 
supply issues for their individual vertical projects).

Relevant Facts Since CoL Development Agreement Approval
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● Northline had early Commercial projects that encountered issues getting commenced due to the above-referenced factors:
○ Northline’s first Commercial project was to be a Medical Office building that St. David’s Hospital interfered with getting 

developed and so Northline had to address this item directly with St. David’s Hospital, which it resolved after 
coordination of over a period of more than a year, and as a result of such period caused that Medical Office project to 
leave Northline for a location on Hero Way (on a smaller scale) just west of Main Street.

○ Northline’s second Commercial project was to be a 60,000 SF mixed-use Office project in Block B that Lincoln Property 
Company could not get capitalized during the 1st half of 2022 (as it spent ~8 months on a capital raise from late 2021 
until mid-2022 with no success). Northline subsequently moved on to coordinate with St. John Properties for a similar 
Office project now nearly underway, and on a larger scale.

○ Northline’s third Commercial project was to be The Hub and that Retail project could not get capitalized in early 2023 
whereby, per its CoL 380 Agreement, it had a go/no go decision to move forward on design and permitting to start 
construction by the end of 2023 and decided to pause in March of 2023.

○ After Lincoln also could not commit to its Medical Office building in 2023, Northline coordinated with Ryan Companies, 
which currently is in the process of moving forward to commence plans for a larger Medical Office building, but will need 
to wait to start construction only once St. David’s Hospital moves forward with its initial phase of its full hospital across the 
street.

● CoL’s Impact Fee reimbursements did not start until the latter half of 2023 as it took CoL 4+ years to complete its required 
Impact Fee study to include the Northline water and wastewater infrastructure (that triggered the Impact Fee reimbursements),
and which significant timeframe was not contemplated in 2018 when the Development Agreement was executed. 

Relevant Facts Since CoL Development Agreement Approval
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• With its current vertical development partners in place, Northline is positioned to build out the rest of the project in an 
accelerated timeline with all of the blocks planned as explained further below. 

• The following exhibit shows the current block designations as a reference. 

Northline Status Update
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Multifamily - Slate Real Estate 
Partners Best-In-Class 

development partner and CoL’s 
highest caliber product    

(Blocks T&U).

Northline Status Update

11

Slate Multifamily (Blocks T&U – Developed)

Townhomes – Novak Brothers 
Best-In-Class development 
partner and CoL’s highest 

caliber product (Blocks L&M).

St. John Properties – Best-In-
Class development partner –
establishing the CoL Class A 

Office market (Block B); 
anticipated to commence 

construction in May-July of 
2024.

Townhomes (Blocks L&M – Developed)

Class A Office (Block B – Pending Development)
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Northline Status Update – Multifamily & Townhouse Aerial Images

February 
2024: 

Block L&M 
and T&U 

Aerial
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Northline Status Update – Multifamily & Townhouse Aerial Images

February 
2024: 

Block T&U 
Aerial
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• St. John Properties – 4 Potential Office Projects (Block B).
• Endeavor Real Estate Group – Endeavor Retail Area – Blocks C, D, and portions of K&Q (pending contracting).
• Ryan Companies – Medical Office (with a construction start dependent upon the commencement of the initial phase of St. David’s 

Hospital’s full hospital) (Block A – pending contracting).
• Senior Living (Residential) (Block E – pending coordination).
• Multifamily and ground-floor Retail (Blocks H&F – pending coordination).
• Hotel with Convention/Conference – Northline is coordinating with CoL per the CoL consultant’s Hotel market study (pending) where it 

is anticipated that the project is able to utilize the economic benefit tools of the state Hotel occupancy tax and Retail sales tax from 
House Bill 4103 (passed into law in 2021 through the support of Northline’s lobbyist) (Block J and interior portion of K – pending 
coordination).

• Endeavor Real Estate Group Multifamily (Blocks N&O – pending contracting).
• Age-Restricted Multifamily (Block P and interior portion of Q – pending coordination).
• Townhomes (Blocks V&W).
• Block X – Retail or Corporate Campus.
• Block Y – waiting to play off of Leander Station when it has more dual-route ridership with a variety of potential product types (to 

include Retail, Office, and Residential).

Northline Status Update

14Page 21 of 101



Northline Status Update

15

Endeavor Retail Area

Endeavor Retail Area represented above 
comprises ~17 developable acres

*Northline and Endeavor propose to preserve 
the right to expand upon the Endeavor Retail 

Area by being able to phase additional 
property into the Endeavor Retail Area of up to 
18 additional acres as long as the property is 
used primarily for Retail and is adjacent to the 

current ~17 acres.
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Northline Status Update

16

Endeavor Retail Area

This shows the opportunity 
to expand upon the 

Endeavor Retail Area by 
being able to phase 

additional property up to 
18 acres. 
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Northline Status Update – Endeavor Retail Area Site Plan

17Page 24 of 101



● The St. John Properties Class A 120,000 mixed-use Office building met the initial application deadline of August 27, 2023 (for both site 
development permit and building permit submittals) and is waiting on its permits at this time. In this regard, our original assumption that an 18-
month period between submittal and certificate of occupancy would be sufficient has not proven to provide the requisite amount of time needed. 
As a result, Northline is requesting more time to meet this certificate of occupancy requirement. 

● Endeavor Real Estate Group (“Endeavor”) Coordination: 
○ Toward the end of 2023, Northline initially proposed to CoL that the Endeavor Retail Area remain part of the Northline PUD with 

modifications to the Northline PUD to provide for additional flexibility for market viable large-scale Retail today, but CoL staff proposed 
to simplify the request by removing the Endeavor Retail Area from the Northline PUD altogether to allow for conventional zoning to 
regulate the Endeavor Retail Area. 
■ Conventional zoning provides Endeavor with its needed flexibility in the zoning to allow it to build market viable Retail along the 

eastern frontages of Northline in order to develop substantive Retail with our targeted Retail anchors. 
■ Removing the Endeavor Retail Area from SmartCode/PUD zoning provides Endeavor with the needed assurances in the zoning (as 

to surface parking allowances and building frontage requirements) to be able to develop the Retail center with buildings for its
anchor retailers that can be repurposed later in a manner that does not need to meet the existing SmartCode/PUD zoning 
conditions at that later time. 

○ Removing the current Endeavor Retail Area from the Northline PUD takes away ~20% of the developable area for PUD/TIRZ 
reimbursements and represents an important Commercial zone within Northline meriting a modification of the Northline Development
Agreement.
■ The TIRZ still receives the property and sale tax benefits from the Endeavor Retail Area, but Northline is giving up the 

reimbursement potential from the property tax increment as well as reimbursements for Impact Fees and Permit/Inspection Fees 
for this area. 

● The list of delays that have impacted require additional time for the later development requirements (reference slide 8). 

Why the Request to Modify the Northline TIRZ Agreement
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#1 – Additional Time to Meet the Development Requirements –
Section 5.8. Termination of Reimbursement Obligation.
It is expressly agreed that the obligation of the City, the Zone, and the Authority to make and approve payments to the Developer 
from The Northline PUD Fund shall terminate (a) if applications for site plans and/or building permits for not less than a total of 
100,000 square feet of commercial and non-residential uses and not less than a total of 200 residential units within The Northline 
PUD have not been filed on or before the expiration of five (5) years after the Effective Date of this AgreementAugust 27, 2023*; or 
(b) if Certificates of Occupancy for not less than a total of 100,000 square feet of commercial and non-residential uses and not less 
than a total of 200 residential units within The Northline PUD have not been issued on or before the expiration of six and one-half 
(61⁄2) years after the Effective Date of this AgreementFebruary 27, 2026; or (c) if applications for site plans and/or building permits 
for not less than 2300,000 square feet of commercial and non-residential uses and not less than a total of 400 residential units within 
Tthe entirety of the 116-acre Northline PUDproject have not been filed on or before the expiration of eight (8) years after the 
Effective Date of this AgreementAugust 27, 2028 (unless St. David’s Hospital has not started constructing the first phase of its hospital 
across the street from Northline by the end of 2025 and CoL does not commit to its participation per House Bill 4103 in a Hotel 
project within Northline by the end of 2025 that an additional year extends this requirement to August 27, 2029); or (d) if 
Certificates of Occupancy for not less than 2300,000 square feet of commercial and non-residential uses and not less than a total of 
400 residential units within Tthe entirety of the 116-acre Northline PUDproject have not been issued on or before the expiration of 
nine and one-half (91⁄2) years after the Effective Date of this AgreementFebruary 27, 2030 (unless St. David’s Hospital has not 
started constructing the first phase of its hospital across the street from Northline by the end of 2025 and CoL does not commit to its 
participation per House Bill 4103 in a Hotel project within Northline by the end of 2025 that an additional year extends this 
requirement to February 27, 2031).

Northline’s Development Agreement Request
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Non-residential units does not include multi-family units. It is expressly agreed that the obligation of the City, Zone, and the Authority 
to make and approve payments to the Developer from The Northline PUD Fund to reimburse the costs of the Subsequent Phases 
Projects shall terminateonly be triggered as long as (a) if applications for site plans and/or building permits for not less than a total 
of 600,000 square feet of commercial and non-residential uses and not less than a total of 800 residential units within Tthe entirety of 
the 116-acre Northline PUDproject have not been filed with the City on or before August 27, 2027; orand (b) if Certificates of 
Occupancy for not less than a total of 600,000 square feet of commercial and non-residential uses and not less than a total of 800 
residential units within Tthe entirety of the 116-acre Northline PUDproject have not been issued on or before February 27, 2029. The 
term non-residential uses does not include multi-family uses.

* Note that the initial application requirement was met with (1) the St. John Properties Office project submittals on 7/18/23 (SD-23-
0133) and 8/22/23 (BLDC-23-00234) for over 100,000 square feet of Commercial and (2) the Slate Multifamily project’s site 
development permit submittal (SD-21-0014) in Blocks T&U and the multiple associated Slate Multifamily building permit submittals
along with the Novak Brothers Townhomes submittals in Blocks L&M in 2022 for ~360 Residential units.

Northline’s Development Agreement Request
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#2 – Northline’s Phase 1 is Reduced to Eliminate Public Streets Solely within the Endeavor Retail Area –
Northline will give up reimbursements for the hard costs for Phase 1.2 Blocks C&D (excluding any area along the San Gabriel 
Parkway frontage) given the fact that these public horizontal infrastructure improvements are located solely within the Endeavor
Retail Area. 

○ Northline has calculated these hard costs to be $588,575.18 (which can be broken down as follows: Developer General 
– $384,982.39, Water – $122,030.62, Wastewater – $56,850.27, and Reclaimed Water – $24,711.90).

#3 – Providing the Potential for the Endeavor Retail Area to Receive a Transfer of Remaining TIRZ 
Funds from Northline’s Phase 1 to Cover Costs Associated with CTRMA Pass-Through Drainage and 
Related CTRMA Infrastructure –
Northline is proposing, subject to ongoing CoL coordination, that Endeavor receives an incentives agreement that provides a transfer 
of property tax reimbursements from Northline’s Phase 1’s allocation (so that it is a net swap of incentives) for costs attributable to the 
CTRMA pass-through drainage and related CTRMA infrastructure along the 183A frontage road that impact the Endeavor Retail 
Area. This coordination would allow for Endeavor to receive TIRZ incentives that would move in priority in front of Northline’s TIRZ 
Agreement.

Northline’s Development Agreement Request
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● CoL hired Urban3 in 2018 to present to City Council prior to CoL’s approval of the Northline Development Agreement.
● Urban3 provided CoL with a report (included in the exhibit to this presentation) showing development objectives using the DMSAS plan “at full build-out” of “nearly 

300,000 square feet of retail space, more than 2,500 residential units, as well as a hotel, cinema, and over 850,000 square feet of office space.”
● Note that these development objectives are to be met “at full build-out,” which is to take 20+ years to materialize, but Northline’s current plan intends to expedite this 

build out. 
● With Northline’s current plans, including Endeavor’s plan with the Endeavor Retail Area, Urban3 Commercial objectives will be met. 

Northline Still Meeting Commercial Objectives
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Q, X and/or Y)
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● Specifically, Endeavor’s Retail plans provide the ability to deliver the Urban3 Retail objectives, in an accelerated manner, which 
otherwise would have taken to the end of the 20+ year timeline. As a result, the current Northline plan fast tracks a portion of
those Retail amenities for the benefit of the CoL community and for the financial benefit to CoL with both property and retail 
sales tax revenues.

● The Endeavor plan brings more property and sales tax revenue to CoL on an earlier timeframe now than with the previous 
DMSAS plan phased approach.
○ Please refer to Endeavor’s projected property and sales tax generation over a 10-year period in Endeavor’s 

presentation materials.
● Urban3’s Commercial objective will be met even with a loss of a number of acres in the heart of the project due to the fact that

Northline was required to construct a 2nd water quality wet pond (as referenced earlier due to the renegotiation with ACC).

Northline Still Meeting Commercial Objectives
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● Northline has put over $25M at risk so far to construct the public horizontal infrastructure improvements (and is about to complete Phase 1.3 
and build out additional civic spaces this year), all of which are CoL owned assets, in order to facilitate the original intent of the agreement 
between the parties and to stay ahead of market demand. Northline constructed the vast majority of these CoL improvements with significant 
debt in a high interest-rate environment.

● Additional Justification:
○ Endeavor’s initial Retail plan expedites the Retail for Northline to the benefit of all parties – as attempting to one-off Retail projects to 

reach the 300,000 square foot objective over time (with groups like The Hub) was both a challenge and would take significantly more 
time to achieve.
■ The Endeavor plan nearly achieves the Gibbs’ analysis of 118,500 square feet of Retail potential, which is to be delivered in

the next 2 years.
○ Endeavor’s initial Retail plan obtains the critical Retail users that are ideal for a town center project – to include a grocer, restaurants, 

and other food & beverage and entertainment uses – many of which will not go into a mixed-use building in a suburban market as 
each requires to be in a single-story/single-use building with a specific number of adjacent surface parking spaces dedicated to their 
business in a manner that could not be built using the SmartCode/PUD zoning, and so the current Northline plan addresses those Retail 
users in the only way that is market viable while still meeting the intent of the original development agreement objectives.
■ Note that even the Domain has areas of surface parking on the frontage after 20+ years for key retail users – Whole Foods 

and restaurants along the Mopac feeder.
○ The initial Retail at Northline is a loss leader for the Northline development (see notes in the exhibit from 2017 referencing the same).
○ Endeavor’s Retail development, which is being fast tracked, will spur additional dense development within Northline as an activation 

for the later phases in nearby blocks where the parking garages will be located.
○ The Endeavor Retail Area will have less CoL streets to maintain (less cost for CoL).

Why Northline’s Request Is Merited
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● Northline is not requesting anything more from The TIRZ Board, but simply needing additional time given the changes that have
occurred since CoL’s approval of the Northline Development Agreement. In exchange, Northline is providing CoL with 
ADDITIONAL benefits.

● Northline is providing CoL with MORE:
○ The assumption of maintenance obligations for public realm areas within Northline not regulated under the Northline 

Development Agreement that saves CoL ongoing maintenance costs in perpetuity (as the Development Agreement only 
requires Northline to maintain the civic spaces).
■ 2 water quality wet ponds (which Northline has been doing for over the past year without an agreement in place).
■ Public streetscapes (which Northline has been doing since late 2023 without an agreement in place). 

○ Superior quality streetscapes and civic spaces

Why Northline’s Request Is Merited
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○ Less cost to reimburse with the removal of Phase 1.2 Blocks C&D hard costs (as solely within the Endeavor Retail 
Area) representing $588,575.18.

○ Coordination with CoL for Northline to use reclaimed water for its irrigation so that Northline can be represented as 
a prime example for water conservation/efficiency.

○ Northline’s contribution of $250,000 for the cost to bring reclaimed water to Northline from CoL’s water treatment 
plant on Hero Way.

○ A few examples of post-constructed and post-accepted public horizontal infrastructure improvements that were 
redone at Northline’s cost in order to satisfy new CoL staff (along with a traffic report that was not required by 
zoning, but was completed by Northline to satisfy CoL staff).

○ Premier civic spaces to include Northline Circle, Town Square, spaces around each water quality wet pond, Block G, 
etc.

Why Northline’s Request Is Merited
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● It is critical for Northline that it is able to develop its Retail in a manner that generates the 
town center “place” or “destination” currently not present in Leander.
○ As highlighted earlier, none of the targeted Retail anchor users will go into a vertical 

mixed-use environment in a suburban market such as Leander and Endeavor’s plan has 
been curated for those users and designed specifically for those users.

● The Endeavor Retail plan is a complement to the overall Northline Master Plan and expedites 
development to bring all tax revenues sooner and this type of development will spur the 
density in Northline and around Northline (for additional tax benefits to CoL).
○ The DMSAS phasing plan is over a 20+ year period where Retail gets phased in over 

time whereas Endeavor’s plan will reach many of these retail objectives in 2 years and 
is nearly meeting the Gibbs’ Retail viability numbers with this initial project.

Importance of the Request for the Benefit of All Parties
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● We need to give Endeavor the direction to move forward on Northline now. 
● The timing now is ideal as Retail is the real estate product type in favor with new development, 

assuming the land cost is right, and Northline is trying to keep the land value at a place where the 
Retail anchors, as loss leaders, can still make a project viable. 

● Northline is now a few years into its development process and we have the Best-In-Class 
development partner in Endeavor, who developed well over ½ of Cedar Park’s Retail (along with 
other notable mixed-use projects in Central Texas), is ready to develop Northline’s Retail at an 
accelerated plan for multiple Northline blocks at once (that will generate significant ad valorem 
and sales tax benefits).

● Unlike past Northline development partners (Lincoln Property Company and The Hub), Endeavor 
already has its equity in place with its own closed fund and is active in the Leander market with 
Southbrook Station and Home Depot, which is a major difference.

● CoL has been working on its TOD for 20 years with no considerable substantial Commercial 
development to highlight to date and, if not executed by Endeavor, there will not be a significant 
Retail project for another substantive period of time.

Why Now?
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● Northline has the right vertical development partners ready to make meaningful development progress during 
the next real estate cycle – 2024-2027 – in order to build out the Commercial aspect of Northline as 
anticipated with St. John Properties for Office, Ryan Companies for Medical Office, a Hotel + 
Conference/Convention (with the CoL coordination), and Endeavor for Retail – as the former items are reliant 
upon the Retail development to make the “place.”

Why Now?
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Thank You
Contact 
Information:
Alex Tynberg
Principal

t 512-496-5373
atynberg@tynberg.com

Dane Rymer
Project Developer

t 310-908-9177
dane@northlineleander.com
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