Memorandum

CITY OF DALLAS
DATE

TO

June 14, 2013
Members of the Housing Committee:
Carolyn R. Davis (Chair), Scott Griggs (Vice-Chair), Dwaine Caraway,
Linda Koop, and Pauline Medrano
Design District TIF Grant Program Amendment

On Monday, June 17, 2013, the Housing Committee will be briefed on the Design
District TIF grant program amendment following a request made when the item
th
12
City Council meeting.
was discussed at the June
Briefing material is attached.
Should you have any questions, please contact me at (214) 670-3296.

Ryan S. Evans
Assistant City Manager
C; The Honorable Mayor and Members of the City Council

Mary K. Suhm, City Manager
Rosa Rios, City Secretary
Thomas Perkins Jr., City Attorney
Judge Daniel Solis, Administrative Judge Municipal Court
Craig Kinton, City Auditor
A.C. Gonzalez, First Assistant City Manager
Jill A. Jordan, P.E., Assistant City Manager
Forest E. Turner, Assistant City Manager
Joey Zapata, Assistant City Manager
Jeanne Chipperfield, Chief Financial Officer
Karl Zavitkovsky, Director, Office of Economic Development
J. Hammond Perot, Assistant Director, Office of Economic Development
Stephanie Pegues-Cooper, Assistant to the City Manager

Dallas-Together, we do it better

Design District TIF Grant
Program Amendment
A Briefing to the Housing Committee
Office of Economic Development
June 17, 2013

Purpose
• Provide clarification on the Design
District Grant Program Amendment item
that was deferred by City Council on
June 12 to the June 19, 2013 agenda.
• Give a brief overview of TIF District
guidelines for promoting mixed-income
housing.
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Design District TIF Grant Program
Proposed Amendment
• The Design District comprehensive TIF Plan
amendment was approved by Council on
June 12, 2013.
• Grant Program Amendment was deferred until
June 19, 2013
• Allows greater flexibility in providing project
incentives to encourage District development
including offsets to cost of providing affordable
housing.
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Design District TIF Grant Program
Alta Block 1500 LLC Project
• In 2006, Alta Block 1500, LLC developed a 214
unit residential project at Hi Line Drive and Oak
Lawn and was the District’s catalyst project.
• Private investment exceeded $27 million.
• TIF funding of $4,402,000 reimbursed some
project costs as well as area-wide improvements.
• Design District TIF policy requires 20% of units to
meet affordability criteria, but allows buyout
flexibility if approved by City and County.
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Design District TIF Grant Program
Alta Block 1500 LLC Project (con’t)
• Alta Block provided affordable units for three
years but when property sold, new owner elected
to exercise buyout provision contained in the
development agreement.
• Staff attempted to work out alternative
arrangement.
• New owners decided to make $524,600 penalty
payment.
• Amendment to the District’s Grant Program
presented opportunity to incorporate these funds
to support affordable housing for future projects.
• No subsequent projects in the Design District
have been offered “buyout” options.
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TIF District Mixed-Income Housing
Guidelines
• City Council adopted TIF policy (2005 as
amended) included affordable housing along with
other policy considerations.
• Beginning in 2011, individual TIF districts created
Mixed-Income Housing Guidelines for projects
receiving TIF funds :
– 20% of all residential units affordable (80% or less of
area median family income)
– 10% for Downtown Connection/City Center TIFs

• The guidelines were developed to:
– Attach to TIF development agreements
– Assist in explaining the process to developers
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TIF District Mixed-Income Housing
Guidelines (con’t)
• The guidelines (Appendix A) include:
– Definitions
– Reporting
– Compliance
– Alternative methods
– Affirmative fair housing
• Buyouts are not currently recommended.
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Appendix A
Mixed-Income Housing Guidelines
Adopted by TIF Board of Directors
2011
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Mixed-Income Housing Guidelines
TIF Program Purpose

The purpose of the City of Dallas’ TIF program is to
promote development in underutilized and vacant
areas through the use of public investment to attract
private investment. The goals for the districts include
improving the infrastructure within the districts and
adding market rate apartments, single family homes,
retail and commercial space, and office and
professional space. Promoting housing for individuals
and families at a variety of income levels is one of
many policy considerations for the districts.
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Mixed-Income Housing Guidelines (con’t)
General definitions
•

Mixed income housing requires a minimum of 20% of all units to meet affordable housing
standards.

•

Affordable housing units are those which are affordable to a household earning 80% or less
of the median family income for the Dallas Area.

•

The 20% affordability requirement applies to both rental units and to units that are for sale.
Requirements for for-sale units will be handled on a case-by-case basis. These guidelines
primarily pertain to rental housing.

Affordability period and rent rates
•

Rental units must be affordable for a period of at least fifteen years, beginning from the date
the project is complete per the development agreement.

•

Income levels and maximum rent will vary each year and are based on HUD’s calculations
for Area Median Family Income (AMFI), utility expenses, and Market Rent for the Dallas
Area. Maximum rents are set each year at 30% of 80% of AMFI, including a utility allowance.
Information pertaining to the maximum affordable rent and income levels that are currently in
effect can be obtained from the Office of Economic Development.
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Mixed-Income Housing Guidelines (con’t)
Affordable units
•

A minimum of 20% of all occupied units shall be rented to qualifying households.

•

The developer may choose to offer any available unit to qualifying households.
The 20% total requirement thus may be satisfied by any combination of units and
need not apply to units of all sizes.

•

Affordable units shall be comparable in size and finish quality to market rate units
and shall be dispersed throughout the development. Affordable units shall not be
segregated into a particular section of the development and shall be a minimum
of 500 square feet.

Qualifying households
•
•

A qualifying household is defined as a household making 80% or less of the
AMFI.

Developers may include wages, salaries, tips, commissions, social security income, etc. to
certify a household’s income. The method used to determine income should be the same for
qualifying and market rate households.
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Mixed-Income Housing Guidelines (con’t)
Lease terms
•

Households that qualify at the beginning of a lease will be assumed to qualify for the entirety
of the term of that lease. Recertification is therefore only necessary during lease renewal.

•

At the end of the lease, the new lease rates will be set based on the household’s current
income at the time of renewal.

•

If the household no longer qualifies for an affordable unit, the lease may be renewed at
market rate and another unit made available for a qualifying household in order to maintain
the 20% affordability requirement.

Fees and leasing requirements
•

In general, all leasing requirements and all fees, utility charges, assessments, fines, etc.
charged by the apartment community must be applied uniformly to qualifying households and
market rate households, with the exception that the developer may choose to waive or
reduce fees for qualifying households and the developer may choose to set specific lease
lengths for affordable units.
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Mixed-Income Housing Guidelines (con’t)
Reporting Requirements
•

Adequate reporting by developer, owner, or property manager shall be required to ensure
that the City can appropriately monitor compliance with the guidelines. Projects receiving
affordable housing funding under federal or state programs may choose to submit copies of
compliance reports specific to the federal or state program in lieu of the TIF program report.
Specific reporting requirements will be updated as necessary.
Compliance

•

The developer assumes all liability for compliance with these requirements and with all
applicable laws. By participating in the City’s TIF program, the developer agrees to report all
information accurately and on time. At the City’s request, the developer agrees to produce
necessary documentation for determining full compliance with this program.

•

The affordability period shall be extended by six months for any number of units by which the
affordable housing provided during a semi-annual period falls short of the number of units
required to meet the affordable housing requirements. Noncompliance may result in
termination of the development agreement, a reduction in TIF reimbursement, or other action
as determined by the Office of Economic Development.
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Mixed-Income Housing Guidelines (con’t)
Compliance (con’t)
•

The City may consider retaining a percentage of TIF funding to ensure that in the event that
the property is sold prior to the end of the 15 year compliance period, all subsequent owners
will be required to provide affordable housing for the remainder of the affordability period.

•

The TIF program does not alter, modify, or reduce any affordable housing requirements,
duties, or obligations imposed on the developer because of receipt of funds or other
assistance from other programs or persons.

Alternative Methods
•

A developer may propose alternative methods of meeting the requirements such as providing
equivalent affordable housing units in a comparable location within or adjacent to the TIF
district. All proposed alternative methods will be considered on a case-by-case basis and
must be approved by both the City and Dallas County.

14

Mixed-Income Housing Guidelines (con’t)
Affirmative Fair Housing Marketing Plan
An affirmative fair housing marketing plan is required for all projects with a residential
component that are supported with TIF funding. This requirement is detailed in each project’s
development agreement. Each project will be evaluated individually to ensure that it furthers
affirmative fair housing goals.
Effective Date
These guidelines are effective in each district as of the date they are approved by that
district’s TIF board. The guidelines apply to developments with first occupancy on October 1,
2011 or later. These guidelines will not alter the terms of development agreements
authorized prior to the approval of this document.
Guideline Modifications
As needed, the City may make modifications or corrections to these guidelines to increase
their effectiveness. Where these guidelines may conflict with a district’s Final Plan language
concerning housing provisions, the Director of the Office of Economic Development will make
a final determination of project requirements.
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