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Introduction
Investment in public transit is often thought of as simply serving a variety of needs by providing an

affordable, reliable, and complementary alternative to car-oriented transportation. Indeed, these have been
the focal points of many transportation agencies over the years, but further analysis indicates there are
other, equally significant, reasons to invest in transit. To further explore this the Denton County
Transportation Authority (DCTA) partnered with the Antero Group, an engineering and planning firm, to
analyze potential, less obvious, yet significant fiscal benefits of the A-train’s presence on Denton County
and North Texas. Further, we explored how the A-train is positioned relative to peer systems to better
understand how it compares to larger national trends. With this study, the following report sought to
better understand the tax benefits and increased development opportunities that have and may result from
continued investments in the A-train corridor. The results point to a substantial business case for ongoing
investment in this important regional asset.

Report Methodology

The following report analyzed local, regional, and national data sources from a variety of government, non-
profit, and research institutions. This analysis quantified the costs and benefits of existing transportation for
residents and businesses in the Denton County and North Texas region. Research included in this report
consists of a combination of primary data from the United States Census and Bureau of Labor Statistics,

DCTA ridership surveys, Denton County tax assessor data, North Central Texas Council of Governments
(NCTCOQG), Texas A&M building permits data, and the United States Department of Transportation
(USDQOT). This data was examined and then synthesized to outline the impacts of the A-train extending
one-half mile along the corridor.

Current trends in terms of demographics, workforce, and consumer preferences are integrated in this
report by analyzing the fiscal impacts associated with public transit investment. The report also illustrates
the potential increases in property and sales taxes, decreases in public infrastructure expenditures, and
increases in disposable income associated with a lower cost of living. The research also highlights potential
impacts on the local real estate market of transit-oriented development (TOD) and the potential savings
associated with reducing road construction. Lastly, this report utilized national case studies to determine
the secondary benefits associated with reducing transportation congestion and the health benefits of
improved air quality.
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Key Demographics

The DCTA A-train has helpedattractand serve young earners under 35, students, professionals, and
seniors, all of whom benefit from the service. Additionally, the A-train is an amenity that, alongside the
workforce and quality of life assets, will keep Denton County competitive for future businessattraction.
Below are several important points that outline demographic trends emerging along the A-train
corridor, as well as within Denton County.

e TheA-train has attracted development for young, upwardly mobile Millennials (under 35).
0 This generation is likely to be moving over the next five years, just as they enter
their prime earning years, 63% of them want to live in a place less reliant on
cars.! Communities best positioned to attract these future stakeholders have a

multitude of transportation options.ii

0 Since openingin 201 I, the A-train has unlocked development to attract more of
this critical workforce to Denton County. In Lewisville, under 35 households are
the key market for the Hebron 121 development. In Denton, Martino Group
responded to the A-train station by building East End Lofts, also targeted to
under 35 households.

0 Asaresult, Denton County has attracted this critical demographic group
= | outof 3 new residents within one half mile of the A-train is 35 cohort;'"

= 50%ofall A-trainriders are under 35iv

MILLENNIALS & DCTA

of all A-train riders

are under the age
of 35

new residents within a half mile of
the A-train is under 35 years of age

of millennials want
to live in a place
less reliant on cars
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e The A-train attracts professionals and high wage job employers.
0 Increasingly, workers in knowledge and professional fields are attracted to areas

with good public transportation. Migrants into the Dallas-Fort Worth Area
from domestic and international destinations with good transit access are
more likely to seek to live within a community with the same amenity.

0 The DCTA helps connect member cities to the major employers growing the
regional economy. Between the DCTA and the DART Green Line, Denton County
can use the A-train to reach:

= 9 out of |5 top employers in the Dallas-Fort Worth area"
= Thisincludes 35,170 jobs justat Southwestern Medical Center, a one-hour

ride from Hebron station.V"

Qoutof I5

top employers in the Dallas-Fort Worth area

28,816 431,254

businesses/employers employees

35,170

jobs at the Southwestern Medical District alone

0 Member cities have utilized the A-train, alongside schools and quality of life,
to market housing to in-migrants and international arrivals working at these
major employers.
0 Sincethe A-train openedin 201 |, high earning professionals have used DCTA in
increasing numbers. As transit ridership has grown in the County since 2010:
= 48% of growth came among professionals earning more than $65,000 per
year.viii

= 65% of growth came among riders in professional or office occupations.™

0 The A-train will keep Denton County and the Dallas region competitive for
other corporate relocations.
= Inits HQ2 competition, Amazon made mass transit access one of its

six core requirementsinits RFP.X

4 DENTON COUNTY
TRANSPORTATION Page 3

AUTHORITY
The Antero Group



= The RFP also emphasizes areas of Countywide and regional strength,
including an educated workforce, a high quality of life, and the potential
availability of economic development incentives.

This preference is not limited to Amazon. A 2015 study of 40 business
moves from auto-oriented to centralized locations found that companies
emphasized workforce access in making the move. These moves
boosted their location’s Transit Score, a national score for transit

service on a 0-100 scale, by an average of 25 points.*!
= DCTA service provides a critical element to future business attraction,
alongside workforce, tax, and quality of life considerations.

e DCTA service gets students where they want to go.
0 Together, UNT, TWU, and NCTC
62,435 serve full- and part-time
students Xl

0 These students include first generation
families, low-income families, or both.

0 They may not own or afford cars, and
this strain will increase if gas prices
increase, but the A-train helps them get
to class.

= 26% of A-train riders are between

| 8-24 Xiii

students

2017

e DCTA service will help older County residents as they age in place.
0 DCTA bus service will help provide a cost friendly alternative to paratransit as these
residents age and increasingly need transportation to medical and other services.

0 The percentage of Denton County residents above 65 is growing.
= Since 2009, the

number of residents . . .
above 65 has increased 1IN 3 new Denton County residents is

by 69%X1Y 5 5
the next 10 years. XY

above 65.

= And an additional 4
out of |0 County
residents will reach
retirement age over

= | outofevery5new
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Improved Tax Revenue and Reduced Expenditures

DCTA and the A-train help pay for themselves by generating revenue for new development and reducing the
need for additional infrastructure expansion as Denton County continues to grow. Development around the
A- train has created new property and sales tax value that has already begun to recoup the capital and
operating costs of the system. And by providing an alternative to driving, DCTA is an investment for the
future as the land needed for road expansion becomes more cost prohibitive.

e The A-train has paid for its construction costs in spurring new real estate value in its member cities.
0 Responding to growing demand from the millennial generation, the multifamily
residential market is booming locally and nationally. In 2017, ULI and
PriceWaterhouseCoopers ranked the Dallas region the fifth hottest multifamily

market in the United States.XV!

0 In2016alone, the region attracted $1.6Bin new multifamily real estate

investment.XVil To date, Denton County has lagged its neighbors, attracting
just $157M in multifamily investment in 2016. Collin County, by contrast, spurred

$496M XVill

DENTON DEVELOPMENT IS LAGGING IN THE REGION

0 The A-train has better positioned the County to attract more of this
investment as transit- oriented development (TOD). Around the Downtown
Denton Transit Center, several multifamily developments east of downtown,
like Victoria Station and East End Lofts, were proposed after the A-train was
announced. Hebron station helped advance the Hebron 121 development. More
developmentis planned around the Old Town Lewisville and Highland
Village/Lewisville Lake Stations.
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0 The A-train has helped create a development environment for TOD that has:
= Added | |36 residential unitsand 68,000 sq. ft.in TODs, with another 1434

units in the pipeline. X%

= Addednew private investment of $345M, roughly equal to the $347M

construction cost of A-train. XX

THE A-TRAIN HAS HELPED
INCREASE DEVELOPMENT:

new residential
units built

more units planned

e The A-train is beginning to pay for its operational costs in new property and sales taxes.
0 Oncecompleted, TOD developments will create $ | [ .8Min new property
and sales tax revenue for its member cities:
= $2.9M has already been created in property tax from new TOD

development,**! with

$3.3M in the pipeline XXl

= A projected $1.0Mhas been created in sales tax from new consumers and
reduced transportation expenditures, with $716,000 expected from future
development XXiii

= The estimated yearly property and sales tax return is 44% of the $26.6M

sales tax contributions from member cities in 208 XXV

e The A-train has created additional taxable value up and down the corridor.
0 DCTA service creates a price premium for existing properties that appreciate
with new access to transit and jobs. This premium stays resilient during housing
downturns. Across five transit-served regions, residential property near transit
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has been found to outperform the market by an average of 42% X%V

0 Since 201 | properties within one-half mile of the A-train alignment have

experienced:

- $1.3Binincreased property value; Vi
= Aprojected $30Mincreasein property tax from value added XXVil

$1.3B |11 $30M

increased increased
property property tax
value (projected)

FOR PROPERTIES WITHIN
0.5 MILES OF THE A-TRAIN

e The A-train will provide an alternative as roadway construction becomes more expensive.

0 Building roads can be expensive. Road building often requires the acquisition of

land from private property owners.

0 According to the FHWA, right-of-way acquisition for new interstates and
highways in urbanized areas costs an inflation-adjusted $924, 109 for every new

land mile constructed on average.**V!!

0 Asthe County grows and develops, the public cost of land acquisition for road
expansion will continue to rise. Such expansion may require purchase of property

from thriving areas, and may, ultimately, be logistically or cost prohibitive.

0 According to TXDOT, the 2013 cost of rebuilding I-35E from 635 to 380 was:

= $3.7billionto construct

= $1 billion for right of way acquisition®*1X

0 The A-train parallels I-35E. As the costs for expanding road capacity escalate,

the A-train provides an alternative.
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Reduced Congestion and Improved Air Quality

Traffic and air quality concerns have increased in Denton County. The A-train provides an alternative to
congestion and, over time, an opportunity to reduce driving and provide cleaner air.

e The A-train provides a reliable alternative to worsening congestion.
0 Astraffic worsens in Denton County and the Dallas region, commute times are
on therise. | in |0 Denton County commuters now travel more than 60 minutes

to work —anincrease of 47%since2009.X*X

0 The A-train provides a reliably scheduled alternative to this congestion.

0 Traffic congestion wastes commuter time, makes employees late, creates
uncertainty in reliability for services and deliveries, and worsens tailpipe
emissions from cars. Every year, congestion costs the average commuter

$ | ,067XXXi

CONGESTION IS INCREASING IN DENTON COUNTY

® O “oeo""o™e"T o o

e The A-train reduces vehicle miles and improves the air.
0 Denton County has registered the dirtiest air among Texas counties, created
by large concentrations of oxides of nitrogen (NOx) and volatile organic

compounds (VOC) in the air. XXl Though some of this pollution results in
north winds that blow emissions from other communities into the County,
local transportation plays a role.

0 Increasing vehicle miles traveled in Denton County means that vehicles emit
significant amounts of pollutants even as vehicles are becoming cleaner:

= In 2017, the typical passenger vehicle in Denton County traveled 64 miles
per day, an increase in 8% just since 2006 3Xiii

= Because of these long commutes, NCTCOG estimates that the typical

passenger vehicle emits 1.04 tonsin VOC and 5.32 tonsin NOx per

XXXiV
I 004

tonsinVOC

THE TYPICAL :
VEHICLE . §,3 2 Ko™
EMITS

day
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0 The A-train has helped spur development in locations where people can drive a
little bit less and emit fewer pollutants into the air. For example, households at
Hebron 121 drove a projected 44 miles per day, 31% fewer miles than the
typical County resident. For every resident able to drive these fewer miles, their
car produces a projected:

= |.66fewer tons of NOx. FEWEE MILES
= 0.32fewer tons of VOC. XXXV LESS POLLUTION
1.66
. 0.32

A More Affordable Cost of Living O w 31%
Transportation is the second biggest cost in a household’s budget. The A- 9 % ”
train has helped spur development in places close to jobs and amenities S S L
where residents can take transit for some trips and drive a little bit less for = g €
others. This helps reduce the overall cost of transportation. Over time, S S

residents can reinvest those transportation savings in the local economy
and generate substantial economic growth.

e Transportation significantly increases economic pressure on
households, but DCTA offers relief.

0 The cost of housing, transportation, health care,
and education are all rising. An average American
household spends 49.9% of income just on
housing and transportation.”" Increased
spending on transportation leaves less in
household pockets to spend money at local
businesses and drive the economy.

0 Transportation costs include the cost of buying a car, insurance, repairs,
depreciation from driving, and gasoline. These costs escalate when every driving
age household member needs a car.

SPENDS K- ' X oA

of income

THE AVERAGE
HOUSEHOLD

on housing & transportation
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0 Transportation costs the typical Denton
County household $13,21 | peryear:
= $10,226 to own the vehicle and
= $2,938todriveit
= That’s 22% of income for a
household earning $60,000 per

XXXVii

year
0 The A-train has created new housing in as low as
neighborhoods closer to destinations I6°/
where households can take transit to - o
of income

some places and drive a little bit less to
others. As a result, transportation costs
can be as low as 16% of income for a
household living near the Downtown
Denton Transit Center.

for households living near the

Downtown Denton Transit Center.

e DCTA can help those savings aggregate as the County grows.
0 Denton County is projected to add 152,191 households by 2040. If just one out of
every five of these new households saved as much on transportation as residents
around the Hebron A-train station, they would:

= Save an aggregate $129,331,91 | in owning and fueling cars
= Spend an estimated $46,456,602 in the local economy
= Create 1,394 new jobs just from new consumer spending®>

Transit-Oriented Development Case Studies

Since openingin 201 |, the A-train has made new developments possible, which are generating returns for the
county-wide economy and tax base. Two of these case studies, Hebron |2 | and East End Lofts demonstrate
that the A-train has made possible new real estate investment that is contributing to local economies and tax
bases.

e Hebron 2]

0 Huffines Developmentimmediately thought “transit-oriented
development” when it purchased a farm around Hebron station in
anticipation of the A-train opening.

o0 Initially, Huffines planned a single-family development, but as the economy
changed after 2008/9, so did the nature of the development.

0 Hebron 121 is centered around the “Millennial renter”, and the combination of
transit access, bicycle amenities, town center style development, and road
connectivity all made the development possible.

0 The project has been a tremendous success. The first phases are 95% leased, and
additional phases are on the way.
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(0]

Impact:

= [,426 new units

= $184,381,800in estimated new
investment

= $1,736,208 in property tax created and
sales tax created*™

= $38,062,918 in new aggregate income,
plus $1,899,882 in savings accrued
from reduced transportation costs,
equaling $39,962,801 in increased
effective income in the community

= 20 fewer vehicle miles traveled per
household per day, resulting in a

projected:
e 2,178 fewer tons of NOx per
day
e 424 fewer tons of VOC per
da)’XI

e East EndLofts

(0}

When Martino Group first began developing
projects, walkable, multifamily development
had few comparables, but the company
provided “proof of concept”, especially
among the millennial renter market.
Downtown Denton had an emerging market
due to the presence of college population
and hospitality businesses, but had yet to
geographically expand eastward into an
area of underutilized industrial properties.
The A-train station made it possible to
development to expand across the tracks
and redevelop a vacant building and site
otherwise disconnected from the Square.
As of September 2017, the building was fully
leased, reflecting high demand.

The A-train station also made possible a
co-working center, currently operated by
City of Denton. Previous ownership of the
center reported that the proximity to the A-
train attracted tenants interested in the
transit connection into the DFW area.

EAST END
LOFTS

new units

office & retail space

property & sales tax

new income

transportation savings
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0 Impact:

- I 10new housmgunlts If just I in 5 new households behaved like
= 9,061 new square footage of retail and those around Hebron Station, they would:
office space

= $425,685 in property and sales tax
created, or $pl I5p,67;l peracre $I29,33I,9“
= $4,355,287 in new aggregate income,
plus $134,562 in savings accrued from
reduced transportation costs, equaling
$4,478,849in increased effective
income in the community
= 18.4 fewer vehicle miles traveled per
household per day, resulting in an
overall projected: * I,394 i
e | 68fewer tons of NOx per day - i
e 33 fewer tons of VOC per day*"

$46,456,602

Conclusion

The above analysis points to an impressive economic benefit connected directly to the presence of the
DCTA A-train within Denton County. This report makes it clear that a combination of demographic
changes, shifts in consumer preferences, and increased real estate development will likely continue to
increase the demand for public transit investment in the near future. Furthermore, this report indicates
that the reciprocal benefits of public transit investment will yield greater economic returns for Denton
County in terms of increased revenue from transit-oriented development investment, reduced public
expenditures on transportation, reduced congestion on roads, increased labor productivity, lower health
costs resulting from decreases in pollution and ultimately, a more vibrant regional economy.
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