
Memorandum

CITY OF DALLAS

DATE February 4, 2011

TO Housing Committee Members: Steve Salazar, Chair, Carolyn R. Davis,
Vice-Chair, Tennell Atkins, Dwaine Caraway, Angela Hunt, Ann Margolin,
Pauline Medrano

SUBJECT Builders of Hope — North Carolina

On Monday, February 7, 2011, you will be briefed on the Builders of Hope
— North Carolina, A copy of the briefing is attached.

Please let me know if you have any questions.

A.C. Gonzalez
Assistant City Manager

c: The Honorable Mayor and Members of the City Council
Mary K. Suhm, City Manager
Deborah Watkins, City Secretary
Tom P. Perkins, Jr., City Attorney
Craig Kinton, City Auditor
C. Victor Lander, Administrative Judge, Municipal Court
Ryan S. Evans, First Assistant City Manager
Forest Turner, Assistant City Manager
Jill A. Jordan, P.E., Assistant City Manager
Jeanne Chipperfield, Chief Financial Officer
Jerry Killingsworth, Housing/Community Services Director
Helena Stevens-Thompson, Assistant to the City Manager

“Dallas, The City That Works: Diverse, Vibrant and Progressive.”



Builders of Hope NC 

Builders of Hope – North Carolina
A Briefing to the Housing Committee

February 7, 2010
Housing/Community Services Department



The purpose of this briefing is to: 
(1) Introduce Builders of Hope-North Carolina 
dba BOHUSA to the members of the Housing 
Committee; (2) Recommend an $850,000 loan 
to BOHUSA for the redevelopment of the 
Oakglen Apartments (2120 52nd Street) located 
within the Lancaster Corridor; and (3) Discuss 
two projects requiring land dispositions and 
project funding to BOHUSA for workforce & 
senior infill housing within the Bexar Street 
corridor

Purpose
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Builders of Hope-NC
 Not-for-profit founded in 2004 and based in Raleigh, NC 
 Founder & CEO:  Nancy Murray 


 

Full service organization adept in Construction, Sales, Property 
Management, A/E, Compliance/Legal and Community Outreach
 Current projects are in North Carolina and Louisiana


 

65 total employees, representing a dynamic, professional team with 
diverse backgrounds
 5/65 employees will be located within the Dallas office

Builders of Hope Vision


 

Positively impact the development of Livable, Walkable, Sustainable 
cities and create stable communities so families can actually live where 
they work
 Develop urban neighborhoods:  mixed use and mixed income 


 

Help families thrive while building economic independence and 
generational wealth

Background – Builders of Hope
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BackgroundBackground – Builders of Hope

Builders of Hope rescues and rehabilitates homes to create

affordable workforce housing, preserve the environment, 

and provide opportunities for people to develop new skills

Three‐Prong Development Approach



 
Environmental Stewardship



 
Economic Impact



 
Social Justice
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Environmental Stewardship
• Rescuing of homes and material re‐use 

 saves millions of pounds of debris from 

 landfills and lessens the environmental 

 impact and carbon footprint compared to 

 a typical home construction project

• Builder of Hope’s “Extreme Green”

 building standards reduce household 

 energy and water consumption

Background – Builders of Hope
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Economic Impact


 

Builders of Hope re‐uses structures slated 

 
for demolition to create an affordable 

 
housing inventory



 

Builder of Hope’s “Extreme Green”

 

building 

 
standards reduce household energy and 

 
water consumption



 

Houses and apartments are completely 

 
rehabilitated and sold at cost, or rented at 

 
an affordable rate to qualifying families



 

Home owner education, low maintenance 

 
and low utility bills allow homes to remain 

 
affordable

Background – Builders of Hope

6



7

Social Justice


 

HOPE WORKS Mentor Program provides on‐site job 

 
training for the Homeless, Chronically Unemployed and At‐

 
Risk Youth



 

On‐site labor positions employ candidates from 

 
community partner agencies



 

These men and women receive skills training in 

o

 

Green construction 

o

 

Whole‐life counseling



 

Builders of Hope will reach out to local area 

 community partners to implement a mentorship 

 program in Dallas

Background – Builders of Hope
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Builders of Hope
 

‐
 

Homes of Distinction
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Move/Recycled 

 Houses

Re‐Construction
Underway

Builders of Hope
 

‐
 

Homes of Distinction

Construction
Complete
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Before After

Builders of Hope
 

‐
 

Homes of Distinction
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Before After

Builders of Hope
 

‐
 

Homes of Distinction
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Before

After

Builders of Hope
 

‐
 

Homes of Distinction
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The City of Dallas Housing/Community Services 
 Department desires to initially partner with 

 BOHUSA on two (2) projects:


 
Oakglen Apartments (Lancaster Corridor)


 

Bexar Street Corridor residential workforce & 
 senior housing infill (Starks Avenue)

City of Dallas / BOHUSA Partnership
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Background


 
Oakglen Apartments are 

located ½ block east of 
Lancaster Road and contains 
64 1BR & 2Br units


 
This development has long 

been considered a nuisance 
property


 
Efforts to catalyze  

reinvestment within the 
Lancaster Corridor are 
underway by the City, VA 
Medical Center and Urban 
League

Oakglen Apartments – 2120 52nd Street

Oakglen Apartments
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

 
Blighted, nuisance 

structures/properties along 
the corridor are also being 
targeted for demolition, 
rehabilitation &/or new 
combined lot transit-oriented 
development

Add Photo



 
Proposed TOD projects 

(Lancaster Urban Village, Veteran’s 
Place & Lancaster/Opal) will bring 
approximately 700,000 sq. ft. 
of office/retail/restaurant/ 
medical space and over 600 
new residential units to the 
area

Oakglen Apartments – 2120 52nd Street
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The rehabilitation of 
Oakglen will 
compliment 
redevelopment efforts 
along the Lancaster 
corridor and bring 64 
renovated rental units 
to the local market 

Oakglen Apartments – 2120 52nd Street

Existing

Proposed
(Elevation)
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Consideration of an $850,000 loan to Builders of Hope-NC for the redevelopment 
of Oakglen Apartments (2120 52nd Street) located within the Lancaster Corridor 

Proposed loan terms include:

 Loan Principal: $850,000
 Interest Rate: 0%
 Repayment:      The Note shall be due and payable five (5) years 

from the date of the execution of the Note and Loan    
Agreement and completion of the building

Repayment of the loan will be forgiven at a
rate of 1/5 per year over five (5) years, so long
as all terms and conditions of the Loan
Agreement, Note, Deed of Trust, Deed Restrictions are met 



 

Deed Restrictions:    Property will be deed restricted for low-to- 
moderate income families whose incomes are 
80% or less of area median family income for a 
period of five years



 

Lien Position: The loan will assume a 2nd position, subordinate to a          
1st Deed of Trust

Recommendation
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Project Scope / Financing

 Project Scope: The property will be gutted and completely rehabilitated
 Total Project Cost: $2,612,058

Sources  & Uses of Funds

Recommendation con’t.

SOURCES AMOUNT

1st

 

Mortgage: Bank Financing Rehab $1,466,758

City of Dallas Acquisition Loan  845,300

BOHUSA 300,000

Total Sources $2,612,058

USES AMOUNT

Acquisition $   845,300

Rehabilitation 1,766,758

Total Uses $2,612,058
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Bexar Street Corridor Residential Infill

Background


 

The redevelopment of the Bexar 
Street corridor is part of a 
comprehensive redevelopment plan for 
the Ideal and Rochester Park 
neighborhoods under the 
Neighborhood Investment Program



 

Though much emphasis has been 
placed on new development and 
street/streetscape improvements along 
Bexar Street, there are significant 
efforts to target land banking, new infill 
housing & housing rehabilitation, public 
infrastructure improvements, and code 
enforcement within the Ideal and 
Rochester Park (residential) 
neighborhoods 

Underway

Completed
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

 

This strategy will help to stabilize 
the neighborhood and will be 
replicated on other blocks within our 
target neighborhoods that have a 
heavy concentration of vacant lots

Bexar Street Corridor Residential Infill

Starks Avenue Infill Workforce & Senior Housing

 The 2400 block of Starks Avenue is located due west of Bexar Street

 60% of the 46 parcels on this block are vacant



 

The city of Dallas currently owns or is in the process of acquiring 14 
vacant parcels on Starks Avenue *



 

Workforce and senior infill housing is proposed to address the heavy 
concentration of vacant lots on this block

* Note:  Includes Land Bank lots
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Senior Housing

Proposed Concept - BOHUSA:

 Clustered senior housing
 8-10 units proposed


 

Units to be rented and managed by 
BOHUSA 


 

Unit design to be neighborhood 
compatible 


 

6 city-owned & land bank lots* on 
Starks/Macon identified for disposition


 

Unit layout to be clustered to 
maximize security and sense of place


 

Innovative reuse & green building 
practices will feature prominent in all 
senior housing units
* Includes one lot to be donated to land bank

Senior 
Housing 
Cluster 

Prototype
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Single-family Infill Housing
Proposed Concept - BOHUSA:



 

Single-family infill targeted to 
working families (“workforce” housing) 

 8 single-family homes proposed



 

Unit design to be neighborhood 
compatible



 

Units will consist both of rental and 
lease/purchase



 

8 city-owned and land bank lots on 
Starks Avenue identified for disposition



 

Builders of Hope-NC  proposes to 
recycle existing residential properties 
slated for demolition within the Bexar 
Street corridor and throughout the city 
for infill housing along Starks Avenue



 

Innovative reuse & green building 
practices will feature prominent in all 
infill workforce housing units

Ideal Neighborhood Infill housing
Prototype 22





 

Continue land assemblage within the 2400 block of Starks Avenue 
for disposition to Builders of Hope-NC for infill workforce and senior 
housing



 

Provide funding assistance to Builders of Hope-NC  for property 
moving costs, predevelopment expenses, including environmental 
testing, and gap construction associated with Starks Avenue infill 
workforce and senior housing



 

Specific details regarding project scope and funding assistance will 
be provided to the Housing Committee prior to any City Council 
action, estimated for Spring 2011

Recommendation
Bexar Street Corridor Residential Infill 
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Next Steps

February 23, 2011


 
City Council Action on $850,000 loan to Builders of 

 Hope‐NC for the rehabilitation of the Oakglen 
 Apartments located within the Lancaster Corridor

Spring 2011


 
Additional project and funding assistance details to 

 be provided to Housing Committee regarding Starks 
 Avenue workforce and senior infill housing initiative 
 within the Bexar Street Corridor


 

City Council Action to follow
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