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Background
• Staff was asked to look at alternatives to 

current 3 panel system with the Board of 
Adjustment and Appeals

• The Zoning Ordinance Advisory Committee 
considered the issue at two meetings with 
input from the community, consultants and 
current BDA members

• CPC considered the proposal at one hearing 
with similar input

• First Briefing to City Council Economic 
Development Committee on April 5, 2010
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Issues
• Multiple panels may result in inconsistencies 

between panels
• Inconsistencies between panels raises 

questions of fairness to applicants
• A ¾ vote is required for the Board to approve 

a request or appeal 
• Panel(s) should reflect the diversity of the city
• Fewer panels may require additional 

meetings per panel
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Issues
• As part of this amendment, staff is also 

recommending an amendment and 
correction to ordinance language to establish 
the start date of the two-year term for board 
of adjustment members, city plan 
commissioners, and landmark 
commissioners from September 1 to October 
1 to conform to the City Charter.
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Summary of Other Texas Cities Board of 
Adjustment Panels 

San Antonio - 11 members and 6 alternates (CC 11) 
Ft Worth - two 9 member panels, each serving as alternates for 
the other panel (CC 9) 
Austin – 7 members and no restriction on alternates  (CC 7) 
Grand Prairie – 9 members and 4 alternates, (CC 9) 
Arlington – 9 members and 4 alternates, (CC 9) 
Richardson – 7 members (CC 7) 
Plano – 5 members and 4 alternates (CC 9) 
Garland – 8 members and 1 alternates (CC 9) 
Duncanville – 5 members and 4 alternates (CC 7)
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¾ Vote Required for Different Number of 
Panel Members

Members 3/4 %
5 4 80%
6 5 83%
7 6 86%
8 6 75%
9 7 78%
10 8 80%
11 9 82%
12 9 75%
13 10 77%
14 11 79%
15 12 80%
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Options Considered
• Three panels – Existing system
• One 15 member panel
• One 5 member panel
• Two 8 member panels (one panel for 

residential and one for commercial)
• Two 8 member panels (cases randomly 

assigned)
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ZOAC Recommendation

• Two 8 member panels (cases randomly 
assigned)
– Each Councilmember appoints one member
– Mayor appoints two members
– City Secretary assigns panels to reflect diversity 

of city (current method with 3 panels)
– Mayor appoints chair and vice chair
– Chair chairs one panel, vice chair chairs other 

panel 
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CPC Recommendation
• No change to panel configuration but adopt 

correction to ordinance language to establish 
the start date of the two-year term for board of 
adjustment members, city plan commissioners, 
and landmark commissioners from September 
1 to October 1 to conform to the City Charter.
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Next Steps
• Schedule for City Council action

– Tentatively scheduled for May 28, 2010
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Addendum
Analysis of Board Actions
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Addendum
Analysis of Board Case Load

• FY 0809 numbers represent a 24% decline in cases and a 42% decline in 
fees collected compared to FY 0607 numbers

• FY 0809 numbers represent a 8% decline in cases and a 37% decline in fees 
collected compared to FY 0708 numbers
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Hillside West Seniors Housing Development 
(Davis Garden TIF District)

Economic Development Committee

April 19, 2010
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Purpose

Review the Hillside West project proposal for TIF 
funding in the Davis Garden TIF District.

Obtain Economic Development Committee approval 
for consideration of the project by City Council on 
April 28, 2010.
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Davis Garden TIF District Overview: 
Background

The Davis Garden TIF District 
was created June 13, 2007.

This area is located south of I- 
30 in the North Oak Cliff area, 
approximately 4.0 miles 
southwest of downtown Dallas.

The TIF District contains 
commercial property along 
Davis Street, several large 
vacant parcels where aging 
apartment complexes were 
demolished and the 200 acre 
‘Urban Campus’ area, located 
between I-30 and Fort Worth 
Avenue west of Westmoreland 
Road.
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Davis Garden TIF District Overview: 
Background (continued)

Assets in and near the District include Pinnacle Park, Kessler 
Park Conservation District, Kidd Springs Park, Stevens Park 
Golf Course, Winnetka Heights Historic District, and the Bishop 
Arts District.

The District expires on December 31, 2029 or when 
approximately $60 million has been collected. TIF funding is 
used to offset the infrastructure and other development costs in 
an effort to encourage redevelopment of the area.

Both the Davis Street corridor and the Urban Campus area 
provide great potential for redevelopment.  
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Davis Garden TIF District Overview: 
Current Status

District Development Goals
• Encourage needed horizontal improvements and site preparation in the District

• 6 sites comprising 1,503 units have been demolished and cleared for future redevelopment

• Create additional taxable value attributed to new private projects in the Davis Garden TIF 
District and appreciation totaling approximately $1.0 billion

• The total appraised value of property in the District has increased by $18,187,206 since its 
creation (1.8% of the goal).

• Attract new private development by replacing approximately 1,969 residential units with a 
more sustainable mix of for-sale and rental units; add approximately 700 residential units to 
increase the area’s population density; and redevelop approximately 472,000 square feet of 
commercial and retail space.

• 6 sites have been prepared for redevelopment activities.  However, to date no construction 
has occurred.

• Diversify housing options by increasing homeownership opportunities while maintaining an 
affordable housing component of 20% of all new units built.

• TF Development, LP’s  Taylor Farms project was approved by Council on November 9, 2009.  
Upon its completion the project will satisfy 29% (160 units) of the District’s goal of providing 
550 affordable housing units.

• Maintain the stability of local schools while redevelopment activities occur within the area’s 
neighborhoods by encouraging strong communication between the Dallas Independent 
School District and area developers

• Staff is working closely with neighborhood schools to coordinate redevelopment activities with 
school needs.
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Davis Garden TIF District Overview: 
Current Status (continued)

District Development Goals
• Diversify commercial and retail uses in the District by restoring historic commercial buildings 

and finding redevelopment options for commercial structures that are architecturally less 
significant.

• The Settles and Kemp Garages on West Davis Street are properties with historic significance 
that have been converted for commercial use since the District’s creation.

• Encourage the redevelopment of properties along the Davis Street, Fort Worth Avenue, and 
Hampton Road corridors for new residential and commercial uses that feature enhanced urban 
design standards which are complementary to the historic and conservation districts in the 
immediate area.

• INCAP’s Development Agreement with the City includes site preparation that will allow for the 
redevelopment of property at six sites throughout the District. This includes three sites that are 
located along West Davis Street.

• Improve recreational opportunities and connections to City trails and open space within the 
District while providing better connections to County trails and other recreational amenities in 
the area.

• The Twelve Hills Nature Center’s Urban Prairie Trailhead project was approved by Council on 
October 14, 2009.

• Generate approximately $38.3 million (2006 dollars) in increment over 20 years of collections.
• To date $94,901 in Tax Increment is anticipated for the District.  Increment collection began 

with the 2009 tax year.
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Davis Garden TIF District Overview: 
Budget

Davis Garden TIF District
Projected Increment Revenues to Retire TIF Fund Obligations

Category TIF Budget Allocated Balance

Environmental Remediation/Demolition $9,635,310 $3,634,952 $6,000,358

Infrastructure Improvements $34,687,115 $4,625,194 $30,061,921

Open Space, Parks, Streetscapes
and Trails $2,047,504 $88,145 $1,959,359

Historic Façade Restoration $843,090 $86,535 $756,555

Affordable Housing $11,114,014 $0 $11,114,014

Administration and Implementation** $1,803,922 $128,719 $1,675,203

Total Project Costs $60,130,955 $8,563,545 $51,567,410

** All values are estimated expenditures based on Annual TIF Project Costs and Debt Service schedules. These values depend on 
timing of projects and will fluctuate. An interest rate of 5% is used throughout the TIF term.
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Hillside West Project

Project Location
• The project is located in 

the Urban Campus area.  

• The site consists of 3.9 
acres located off Pinnacle 
Park Boulevard.

• Development of the site is 
compatible with the overall 
master development plan 
for the Urban Campus 
area.
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Hillside West Project (continued)

Project Description
• The project consists of one 4-story, senior housing development with 130 

residential units.  The building will contain a minimum of 100,000 square feet 
of residential space and approximately 32,719 square feet of common space.

• The estimated private investment for the project is $16.6M.

• The recommended TIF subsidy for the project is $1,600,000.

• All 130 units will meet affordable housing requirements.

• GFD Opportunity II, LLC is requesting a Tax Credit from the Texas 
Department of Housing and Community Affairs for the Hillside West project.
−

 

10-year Tax Credit
−

 

Total 10-year Tax Credit – $16M

• On-site amenities for the project include a leasing office, business center, 
fitness center and swimming pool.
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Hillside West Project – Site Plan
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Hillside West Project – Renderings
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Hillside West Project – 
Funding Sources & Uses

Funding Sources and Uses
• Dougherty Mortgage (FA loan) – Construction loan
• Texas Department of Housing and Community 

Affairs – Tax Credit Equity
• Deferred Developer Fee – Private Equity

Funding Source Amount Use

Dougherty Mortgage (FA loan) $4,635,000 Construction Loan

Texas Department of Housing 
and Community Affairs $11,205,288 Tax Credit Equity

Deferred Developer Fee $795,520 Private Equity

Total $16,635,808
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Hillside West Project – 
Summary

* Developer fee reflects the administration fee that is required to administer the project’s tax credits over a 10 year period

May 1, 2012Deadline to complete public infrastructure improvements

July 2, 2012Deadline to complete and receive a Certificate of Occupancy

September 21, 2011Deadline to complete environmental remediation activities

N/ADeadline to purchase properties

4.75%Return on Cost without TIF funds or other public assistance

5.28%Return on Cost with TIF funds

9.62%% TI F funds to total project cost

$1,600,000TIF funding

$16,635,808Total project cost including site acquisition, hard costs of 
construction, all soft costs, and TIF expenses/other public.

$11,500,000Required private investment – site acquisition and hard costs of 
construction 

11%* Developer fee

N/A
100,000 square feet

30,000 square feet

Total square footage required
A) Residential Rental Space  
B) Common Area

May 1, 2012Deadline to complete public infrastructure improvements

July 2, 2012Deadline to complete and receive a Certificate of Occupancy

September 21, 2011Deadline to complete environmental remediation activities

N/ADeadline to purchase properties

4.75%Return on Cost without TIF funds or other public assistance

5.28%Return on Cost with TIF funds

9.62%% TI F funds to total project cost

$1,600,000TIF funding

$16,635,808Total project cost including site acquisition, hard costs of 
construction, all soft costs, and TIF expenses/other public.

$11,500,000Required private investment – site acquisition and hard costs of 
construction 

11%* Developer fee

N/A
100,000 square feet

30,000 square feet

Total square footage required
A) Residential Rental Space  
B) Common Area
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Recommendations

The following actions are recommended:
• Approval of a Development Agreement with GFD 

Opportunity II, LLC for TIF reimbursement for the 
Hillside West project
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Appendices
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Appendix 1: Davis Garden 
TIF Increment Chart
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Appendix 2: GFD Opportunity II, LLC

The principals of GFD Opportunity II, LLC include 
Brandon Bolin and Alan McDonald
• Brandon Bolin – previously worked with INCAP as a Director 

of Acquisitions for a 300 acre, $200M North Oak Cliff land 
portfolio.  The Hillside West is the second development 
project that he will oversee.

• Alan McDonald – currently a Senior Managing Director for 
INCAP.  Alan founded CityHomes, the nation’s largest inner- 
city homebuilder.  Alan has also served as the President and 
CEO of Parkwood Development Corporation, the largest 
inner-city, multi-family adaptive re-use developer in Dallas.
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Appendix 3: 
Development Assumptions for Davis Garden TIF District

Project Use Projected Increased Value
Projected Completion 

Date

Acorn Tree & Gulf Latin Multi-Family Housing $36,890,480 2014

Bahama Glen Multi-Family Housing $248,357,690 2016

Brookwood Multi-Family Housing $34,175,840 2015

Chateau Crete & Sebastian Multi-Family Housing $22,794,630 2013

Cliffwood Multi-Family Housing $26,165,410 2014

Country Green Multi-Family Housing $25,003,130 2016

Emory Park & Virginia Manor Multi-Family Housing $68,666,920 2015

Holiday Hills 1 Multi-Family Housing $87,414,000 2017

Holiday Hills 2 Multi-Family Housing $37,291,000 2018

Kidd Springs Multi-Family Housing $34,780,590 2014

King's Highway Multi-Family Housing $8,778,117 2013

TT Apartments Multi-Family Housing $4,738,310 2013

Veterans Apartments Multi-Family Housing $12,894,710 2016

Cantera Crossing Multi-Family Housing $18,870,060 2013

North Hills Multi-Family Housing $31,210,000 2013

Plymouth Multi-Family Housing $4,820,000 2014
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Appendix 3: 
Development Assumptions for Davis Garden TIF District 
(continued)

Project Use Projected Increased Value
Projected Completion 

Date

Fort Worth Avenue commercial Commercial/Retail $6,200,071 2014

North Hills retail Commercial/Retail $2,576,370 2014

Veterans retail Commercial/Retail $421,740 2015

2800 W. Davis apartments Multi-Family Housing $9,328,990 2018

2717 W. Jefferson apartments Multi-Family Housing $5,119,319 2018

411 Plymouth apartments Multi-Family Housing $2,177,793 2019

515 Plymouth apartments Multi-Family Housing $2,159,292 2019

701 W. Davis block retail Commercial/Retail $1,524,350 2014

Townhome Construction Single Family Housing $16,994,965 2018

Future single-family residences Single Family Housing $49,682,000 2021

New retail w. of Westmoreland Commercial/Retail $4,883,831 2019

Westmoreland/FWA shopping Commercial/Retail $7,284,730 2020

Taylor Farms Multi-Family Housing $11,061,343 2012

Kessler Theater Commercial/Retail $603,770 2011

Hillside West Senior Housing $8,574,650 2012

Urban Campus Land Land $68,762,540 2014

Total $900,206,641
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Southern Dallas Small Business 
Lending Program

Economic Development Committee
April 19, 2010
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PURPOSE

 Highlight small business capital access challenges and address 
ECO Committee concerns from February 16, 2010 

 Recommend guidelines and parameters to expand Small 
Business Lending Program currently administered by the  
Southern Dallas Development Corporation (SDDC) (See 
Appendix A) 

 Seek Council approval to provide funding in the form of a 
Chapter 380 grant from the Public Private Partnership program
in the amount of $1,000,000 (two $500K increments - FY 2010 
and FY 2011).
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BACKGROUND



 

The Mayor’s Southern Dallas Task Force Small Business  
Team made a series of recommendations to support 
small businesses in southern Dallas



 

Improved access to capital for small businesses was the 
highest priority



 

Staff briefed the Economic Development Committee on  
February 16, 2010 on small business lending in  
southern Dallas
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Briefing Highlights



 

According to the SBA, 95% of employers start their 
businesses with less then 20 employees and nationally 90% 
of employers have less than 20 employees



 

93% of businesses in Dallas employ less than 20 people, 
representing 30% of the Dallas workforce ( Dun and 
Bradstreet 2009).



 

According to SBA, small businesses represent 98% of all 
employers nationally, create over 80% of new jobs and 
account for 45% of private payroll.



 

Small businesses play a major role in job training and 
retraining, especially in low/moderate income communities 
(key to job replacement in economic downturn)



 

Access to capital and procurement opportunities are highest 
stated needs of small business owners.



Office of Economic Development
WWW.DALLAS-EDD.ORG 5

Briefing Highlights



 

Many formerly bankable businesses are no longer able to access 
capital

- Banks have higher loan loss reserves, require lower  
loan to value ratios, higher credit scores and higher  
debt service coverage ratios

- It is more difficult to provide sufficient loan collateral 
or forecast sales revenues due to falling real estate  
values and consumer demand

- Municipalities are plagued by drops in revenue due to   
lower property values and sales tax volumes  
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Briefing Highlights



 

Small businesses are turning to non traditional lenders (the 
dilemma is “how to serve traditional underserved markets with 
newly underserved knocking at the door”) (See Appendix B   
Non Traditional Lender Profile Grid)



 

SBA’s recent actions to reduce fees and increase Loan 
Guarantees have helped banks increase lending, but are limited 
due to temporary nature of the ARRA



 

Networks often as important as money for success of 
entrepreneurs and small business owners
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

 

Contract for $1,000,000 Public Private Partnership grant to be disbursed over 
two (2) year period - $500K in FY 10 and $500K in FY 11.  Second $500K 
disbursed after May 2011, subject to the  following conditions:

- $350K of initial $500K tranche fully funded or committed 

- Total portfolio Loan Loss Ratio (% of loan losses/ total portfolio) < 5% 

- Unsecured Delinquency Ratio < 8%;  total Delinquency Ratio 12%

- At least one (1) job created OR retained per $50K loaned



 

Program oversight through City of Dallas Office of Economic Development

Recommended Parameters for Existing Small Business 
Lending Program Administered by SDDC
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Recommended Parameters for existing Small Business 
Lending Program Administered by SDDC cont’d



 

Parameters continued:  

- Loan Program governance by Board of Directors with at least three (3)   
board members appointed by Council 

- Lenders overhead cost not to exceed 10% of funds loaned plus
marketing expense

- Payments collected less overhead and marketing to be  
used to make new loans

- Lender to provide operating reports quarterly to City of Dallas Office 
of Economic Development include delinquency and loss reports
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Recommended Parameters For Existing Small Business 
Lending Program Administered by SDDC cont’d

- Loan applicants must meet target area criteria (located south of Trinity River 
to downtown and south of I 30 to the city limits)

- Lender must develop curriculum and provide at least three (3) 
three module technical assistance and/or procurement information       
per year

- Loan applicants with less than 5 years operating history must 
attend at least one three module information session before being approved 
for a loan

- Fixed Interest Rate determined by Loan Committee – not to exceed 8%

- Flexible repayment terms suggested as follows: 
- Guaranteed Contract Working Capital 2 years  
- Permanent Working Capital 5 years
- Fixed Assets 7 years
- R.E. 7 – 10 year Note /15 year Amortization
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Recommended Parameters for Existing Small Business 
Lending Program Administered by SDDC cont’d

- Loan Uses
- Working capital
- Fixed Assets (for R.E. – 51% of space for borrowers business operation)

- Collateral based on established Policies and Procedures

- Loan structure and terms determined by the Board of       
Directors (established in Policies and Procedures Manual approved by ECO Dept)

- Fees no more than 50 basis points of amount borrowed

- Loan related cost paid by borrower (appraisal, environmental, legal, etc.)

- Loan amount $15K - $150K ( exceptions  on case by case basis)
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Recommended Next Steps



 

ECO Committee approval of recommended parameters for 
expanded  small business lending program administered by 
SDDC



 

ECO Committee recommendation for Council approval on May 
12, 2010 to expand the small Business Lending Program 
currently administered by the Southern Dallas Development 
Corporation (SDDC) by providing a Chapter 380 grant from the 
Public Private Partnership program in the amount of $1,000,000 
9two $500K increments – FY 2010 and FY 2011) with second 
increment funding subject to loan portfolio quality and job 
creation/retention conditions.
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Appendix A 
Southern Dallas Development Corporation (SDDC) Profile



 

SDDC contracted with City of Dallas to manage CDBG program in 1989


 

Currently contracted to manage CDBG program through 9/31/10


 

CDBG program is governed by board of 15 Directors


 

Three (3) members are appointed by City Council


 

SDDC Manager Charles McElrath
- Former VP Commercial Lending (Comerica/B of A) – 20 years
- 5 years with SDDC



 

Staff Size 4


 

Average staff tenure 8 years


 

169 CDBG loans since inception


 

$18,600,000 loaned since inception


 

Leveraged over $42,000,000


 

Created over 4800 jobs


 

Current loans outstanding $3,118,178


 

12/31/09 Loan Delinquency 11.44%* ($366.6K/$3,116.2)


 

12/31/09 Annual Loan Loss 3.13% 
*  One delinquent loan $240K - fully secured 1st Lien R.E. – Value $1,142.7K
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Appendix B 
Non Traditional Lenders Profile Grid

Lender Accion TX
The Plan 

Fund SDFDTF
Texas 

Mezzanine SDDC/CDBG SDDC/SDDF
Yr Est. 1999 1999 1989 1999 1989 1994

Loan Size $5M - $100M
$500 - 
$6,000

$5,000 - $50,000 
(higher for Eco Dev)

$50,000 - 
$300,000 $35M - $300M

Maximum $50 
- $250M

Average 
Interest Rate > 10% 8% - 12% 3% > 9% 6% - 8% Average 6.5%

$ Loans 
Since 

Inception $13,148,015 $775,000 $949,000 $34,875 $18,600,000 $11,769,544 
Capital On 

Hand Not Available $31,000 $1,400,000 Not Available $420M $687,244 
# Loans 

Outstanding  Not Available $49,000 $105,000 $13.3K $3,116,178 $2,347,074 
12/31/09 

Loan 
Delinquency 

Ratio Not Available
Not 

Available

Loan program 
recently reinstated. 

Currently no 
delinquency. Not Available 11.44% 4.18%

12/31/09 
Loan Loss 

Ratio Not Available
Not 

Available

Loan program 
recently reinstated. 

Currently no 
Losses. < 2% 3.13% < 1%

Governance
Board of 

Directors
Board of 

Directors
Advisory Board/City 

Council Investor Board
Board of 

Directors/HUD
Investor/Board 

of Directors
Type Entity Non Profit Non Profit City Department For Profit Non Profit For Profit

Target 
Market DFW/Arlington Dallas

South Dallas/Fair 
Park Texas

LMI 
Beneficiaries

Southern 
Dallas County
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