














Multifamily Rehabilitation Projects

A Briefing to the Housing Committee 

Housing/Community Services Department
August 1, 2016



Purpose

 Present responses to the Request for Applications (RFA) 
for multifamily rehabilitation projects seeking tax credits 
from the State of Texas

 Review each application
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Application Process

• June 20, 2016, Housing Committee directed staff to issue a 
Request for Applications (RFA) for multifamily rehabilitation 
projects seeking tax credits from the State of Texas

• June 22, 2016, RFA was issued
• Provided to all known developers
• Posted on City of Dallas website

• July 15, 2016, Applications were due

• July 21, 2016, Review Committee met with each applicant and 
evaluated each application
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Review Committee

The review committee consisted of representatives from the 
following entities:

Housing/Community Services

Economic Development

Sustainable Development & Construction

BOK Financial

Inwood Bank
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RFA Responses

Council 
District

Project Name/
Developer

Address # of 
Units

Unit 
Types

Census 
Tract

Poverty 
Rate

Elementary 
School Rating

1 Hillcrest House/

AIDS Services of 
Dallas and 

Salem Clark

400 S. Zang Boulevard 64 Families 20 31.2 Met Standard

4 People El 
Shaddai Village 

and 
St. James Manor 

Apartments/

Steele St. James 
People, LLC

2836 E. Overton Road
3119 Easter Avenue

200 Families 88.02 45.5 Met Standard

Improvement 
Required

7 Skyline Place 
Apartments/

Dalcor Skyline, 
Ltd.

4700 Wimbleton Way 318 Families 122.07 28.2 Met Standard

9 Silver Gardens 
Apartments/

Dallas Leased 
Housing 

Associates, LLP

2620 Ruidosa Avenue 202 Elderly 127.01 26.2 Met Standard
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Hillcrest House
400 S. Zang Boulevard
Description
• Rehabilitation of 64 multifamily units and new construction of 136 units for 

clients with HIV/AIDS
• Built in 1922 (94 years old)
• 64 Single Room Occupancy; 50 one-bedroom; 65 two-bedroom; 21 three-

bedroom
• Four story building with ground level parking
• Rehabilitation to include adding kitchenettes and minor upgrades to existing 

units; new construction of 136 units

Applicant – AIDS Services of Dallas
• Developer/Partners – Salem Clark & Kelly Garrett

Review Notes
• Developer requested new construction with the rehabilitation; not 

feasible with rehabilitation alone
• Start construction May 2017
• Application is non-responsive as the City’s request was only for 

rehabilitation projects
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Hillcrest House 
Sources and Uses
SOURCES
TDHCA Bonds $ 18,865,197
Housing Tax Credits $ 10,135,850
Deferred Developer Fee $   1,102,863
Total Sources $ 30,103,910

USES
Acquisition $    2,280,000
Construction Costs $  20,082,096
Indirect Construction Costs $    1,100,000
Financing Costs $    2,150,000
Developer fee $    3,691,814
Reserves $       800,000
Total Uses $  30,103,910
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People El Shaddai Village at 2836 E.Overton Road and St. 
James Manor Apartments at 3119 Easter Avenue

Description
• Rehabilitation of 200 multifamily units on two separate sites for 

families
• Built in 1970 (49 years) and 1969 (47 years)
• 40 one-bedroom; 60 two-bedroom; 60 three-bedroom; 40 four-

bedroom
• Two story building with ground level parking
• Rehabilitation to include upgrades to utilities, plumbing, electrical, 

HVAC, interior and exterior improvements

Applicant – Steele Saint James Peoples, LLC
• Developer/Partners – Steele Properties II, LLC, Paul Moore

Review Notes
• Both properties contain 100% project-based vouchers
• Developer will submit application to TDHCA in September 2016
• Rehabilitation costs per unit are $39,650
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People El Shaddai Village and St. James Manor Apartments
Sources and Uses

SOURCES
TDHCA Bonds $ 15,600,000
Housing Tax Credits $ 10,023,000
Deferred Developer Fee $   1,631,730
Net Operating  Income $   1,037,838
Total Sources $ 28,292,568

USES
Acquisition $  13,635,000
Construction Costs $    7,930,004
Indirect Construction Costs $    4,775,643
Financing Costs $    1,951,921
Total Uses $  28,292,568
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Skyline Place Apartments
4700 Wimbleton Way
Description
• Rehabilitation of 318 multifamily units for families
• Built in 1987 (29 years)
• 222 one-bedroom; 96 two-bedroom
• Three story building with ground level parking
• Substantial rehabilitation to include upgrades to utilities, plumbing, 

electrical, HVAC, interior and exterior improvements

Applicant – Dalcor Skyline, Ltd.
• Developer/Partners – Dalcor Affordable Housing I, LLC, Dale Dodson

Review Notes 
• Market rate units will be converted to low income units 
• Estimated that 10% of current tenants will be displaced
• Developer submitted application to TDHCA
• Rehabilitation costs per unit are $31,297
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Skyline Apartments
Sources and Uses
SOURCES
TDHCA Bonds $ 18,750,000
Housing Tax Credits $   8,821,513
Deferred Developer Fee $   3,498,592
Net Operating  Income $   1,470,840
GP Equity $             100
Total Sources $ 32,541,045

USES
Acquisition $  16,080,561
Construction Costs $    9,952,447
Indirect Construction Costs $       693,714
Developer Fee $    3,906,905
Financing Costs $    1,907,418
Total Uses $  32,541,045
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Silver Gardens Apartments
2620 Ruidosa Avenue
Description
• Rehabilitation of 202 multifamily units for seniors
• Built in 1984 (32 years)
• 20 Efficiency; 180 one-bedroom; 2 two-bedroom
• Three story building with ground level parking
• Minor rehabilitation to include upgrades to kitchens, baths, and exterior 

improvements

Applicant – Dallas Leased Housing Associates IV, LLP
• Developer/Partners – Dallas Leased Housing Associates IV, LLP, Owen 

Betz

Review Notes 
• Property contains 100% project based vouchers
• Bond funds will be sought from Dallas Housing Finance Corporation
• Rehabilitation costs per unit are $31,404
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Silver Gardens Apartments
Sources and Uses

SOURCES
Housing Finance Corporation Bonds $ 14,890,000
Housing Tax Credits $   6,404,361
Existing Reserves $   2,523,228
Equity $        49,708
Total Sources $ 23,867,297

USES
Acquisition $ 11,212,588
Construction Costs $   6,343,577
Reserves $   2,250,992
Soft Costs $      740,500
Financing Costs $      611,365
Closing Fees $      319,715
Developer fee $   2,388,560
Total Uses $ 23,867,297 
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Texas Department of Housing & Community 
Affairs (TDHCA) Requirements

• Each project 20 years old or older must minimally rehabilitate each 
unit with at least $25,000 in building costs

• Projects will be deed restricted for a minimum of 30 years of 
affordability to serve households at 60% or below

• Owner/Developer is required to provide common amenities and 
tenant supportive services throughout the affordability period
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Next Steps

• On August 3, 2016 - three projects will be presented to the 
full City Council for consideration of “no objection” 

• People El Shaddai and St. James Manor
• Skyline Place
• Silver Gardens

• August 4, 2016 – Stamped resolutions will be provided to 
developers and the Texas Department of Housing & 
Community Affairs

• August/September, 2016 – Developers would submit 
applications to the State

• 2017 – Rehabilitation begins
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HOUSING COMMITTEE 

 

Closed session to receive legal Advice from City Attorney on the multifamily rehabilitation 
projects described in item #2  

• Art Hudman, Executive Assistant City Attorney  



Ryan S. Evans 
First Assistant City Manager 

C: The Honorable Mayor and Members of the City Council 
A.C. Gonzalez, City Manager 
Christopher D. Bowers, Interim City Attorney  
Craig D. Kinton, City Auditor 
Rosa A. Rios, City Secretary 
Daniel F. Solis, Administrative Judge  
Eric D. Campbell, Assistant City Manager 
Jill A. Jordan, P.E., Assistant City Manager 
Mark McDaniel, Assistant City Manager 
Joey Zapata, Assistant City Manager 
Jeanne Chipperfield, Chief Financial Officer 
Sana Syed, Public Information Officer 
Elsa Cantu, Assistant to the City Manager – Mayor & Council 



Department of Sustainable Development and Construction

Inclusionary Zoning

Housing Committee
August 1, 2016



Purpose

• Receive direction from the committee on whether 
to include inclusionary zoning as an element of 
the Housing Policy

• Receive direction from the committee to initiate 
the code amendment process to develop 
inclusionary housing zoning amendments for 
consideration
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Background

• This item was previously briefed to the Housing 
Committee on May 16, 2016.

• Many of the examples included in that briefing are 
included here for discussion purposes
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Definition

• “Inclusionary zoning” refers to a type of zoning 
that requires (and/or incentivizes) a certain portion 
or percentage of housing built or preserved in an 
area to be affordable to very low-, low-, moderate-
or middle-income households. 

• Qualifying income levels are generally defined by 
the city and can be anything from 30% of area 
median income (AMI) in some cities to 150% of 
AMI in wealthy areas. 
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Restrictions - Texas

• In Texas, cities cannot mandate inclusionary zoning, 
but can create incentives, contract commitments, 
density bonuses, or other voluntary programs to 
increase the supply of moderate or lower-cost 
housing units.
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Example – Austin*

• Vertical Mixed Use (2007) – density bonus and 
parking standards exemptions in exchange for 10% 
of rental units (5% owner) designated as affordable

• University Neighborhood Overlay (2004) –
alternative dimensional standards for developers 
who set aside 10% of units at 60% of AMFI and 
10% of units at 50% of AMFI

• Downtown Density Bonus (2013) - 10 bonus square 
feet for each 1 square foot set-aside at 80% of AMFI 
for rental (120% AMI for owner-occupied)

*Examples shown only. Austin has multiple incentive programs, including SMART housing, TOD, micro unit density 
bonus, and area-specific incentives.
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Example – San Antonio 

• Section 35-372 of San Antonio’s code applies when 
a site is “the subject of an application for a rezoning, 
master development plan, or subdivision plat.”

• The bonus is available according to the chart: 10% 
set aside for 50 years at 80% of AMI earns the 
developer a 20% bonus, for example:

Category Set Aside Density Bonus Time Period

Low income (80% AMI) 10% 20%
50 yearsVery low income (50% AMI) 5% 10%
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Example – Philadelphia

• Chapter 14-702 of Philadelphia's code allows for a  
variety of floor area and height bonuses in specific base 
zoning districts in exchange for mixed income housing, 
as well as public art, public space, transit improvements, 
underground parking, green buildings, etc. 

• Projects may use more than one bonus option.
• Developers may also make a payment in lieu of 

providing units.   
Category Set-Aside Density Bonus Time Period

80% AMI (rental) or
100% (owner-occupied) 10%

150-300% FAR
48’ height 15 years

Note: Bonus varies by zone. Height bonus available only in certain overlay districts.
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Example – Portland
• Portland’s code allows for a  variety of bonuses in specific base zoning 

districts in exchange for specific amenities, additional design review, 
protections of landmarks, provision of housing in specific areas, etc. 

• Projects may use more than one bonus option and may make a payment in 
lieu to the Affordable Housing Replacement Fund.

• The Central City Plan provides for middle-income housing bonus options: 30%
of the units must be affordable to households at or below 150% of AMI for 60
years. For each square foot of affordable floor area, the development earns 3 
square feet of bonus floor area.

• The Northwest District Plan allows additional FAR of 1 to 1 if 50% of the 
building area is residential and one of these levels is met for 60 years:

• Portland also offers other options to increase affordability: reduced parking, 
accessory dwelling units, manufactured homes, etc. 

Category Set aside

30% AMI 10 %

60% AMI 20 %

80% AMI 40 %
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Benefits of Inclusionary Zoning

• Creates mixed income housing, which 
affirmatively furthers fair housing

• Provides an additional tool to create affordable 
housing in areas of opportunity, potentially without 
additional financial subsidies needed

• With appropriate zoning controls, can encourage 
dense, urban, pedestrian-oriented and multi-
modal development in targeted areas
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Current Code - Dallas

• In response to the Walker Consent Decree entered 
in 1990, Dallas adopted 51A-4.900, which provides 
for increased density in exchange for affordable 
housing units.
‒ The number of required units varies with the density 

requested.
‒ Units are required to be deed-restricted in perpetuity.
‒ Rigorous requirements for minimum unit size, unit 

mix, family income, family makeup, property location, 
etc. 

• No developers have used this zoning provision.
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Neighborhood Plus- Dallas

• Neighborhood Plus adopted goal:
‒ 6.2.3 Develop, adopt and implement a new policy 

and guidelines through a variety of incentives 
which may include projects requesting increased 
development rights through zoning changes, to 
receive density bonuses in proportion to the 
number of affordable residential units provided; 
waiver of fees; parking reductions; tax 
abatements; zoning incentives; and other 
solutions utilized nationally. 
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Keys to Success

• Additional density should 
‒ Be targeted to areas of high opportunity near transit, jobs, 

and services; 
‒ Be disbursed throughout the city; 
‒ Encourage mixed income neighborhoods; and 
‒ be consistent with forwardDallas!

• Must be financially viable for the developer: Benefits 
of density bonuses and/or up-zoning should off-set 
the costs of providing the affordable units

• Should continue to encourage new residential 
development at all price points, benefitting all 
current and new citizens of Dallas
‒ Basic economic principle: increased supply lowers unit price
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Possible Zoning Amendments and 
Policies

• Policy - For any Planned Development request in 
a High Opportunity Area for a residential density 
of greater than 36 units per acre, require 10 
percent affordable units

• Amendment – Establish development bonuses for 
providing affordable units in standard multifamily 
and mixed use districts (height, setback, parking, 
floor area ratio [mixed use districts])

• Amendment - revise Standard Affordable Housing 
(SAH) provisions to provide additional incentives 
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Other Zoning Related Housing 
Initiatives

• Accessory Dwelling Units
• Tiny House accommodation provisions
• Shared Access Development Amendments
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Direction From the Committee

• Include Inclusionary Zoning as a strategy in 
the Housing Plan

• Instruct staff to initiate code amendment 
process to develop proposal for inclusionary 
zoning amendment 

City Council Housing Committee – August 1, 2016 16



Next Steps

• Initiate code amendment process
• Enter public process of input at the Zoning 

Ordinance Committee and develop final proposal
• Present Recommendation of the Zoning Ordinance 

Committee to the City Plan Commission
• Brief the Housing Committee on the 

recommendation of the City Plan Commission
• Present proposed amendments to City Council for 

consideration

City Council Housing Committee – August 1, 2016 17
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