








 

 

Economic Development & Housing Committee 
 

Meeting Record 
October 15, 2018 

The Economic Development & Housing Committee meetings are recorded.  Agenda materials and audiotapes                         
may be reviewed/copied by contacting the Committee Coordinator at 214-670-3906 or 214-670-1686. 

 

       Meeting Date: October 15, 2018                                     Meeting Start time:    9:11    A.M.  
                

Committee Members Present: Staff Present: 

Councilmember Tennell Atkins (Chair) 
Councilmember Scott Griggs 
Councilmember Mark Clayton 
Councilmember Casey Thomas, II 
Councilmember Lee M. Kleinman  
Councilmember Kevin Felder 
Councilmember Omar Narvaez 

 
 

Other Council Members Present:  
Councilmember Philip Kingston 
 
Committee Members Absent: 

Councilmember Rickey D. Callahan (Vice-Chair) 

Councilmember B. Adam McGough 
 
 
 

Beverly Davis, Director of Fair Housing and Human 
Rights Office 
Courtney Pogue, Director of Office of Economic 
Development 
Kevin Spath, Office of Economic Development 
Tamara Leak, Office of Economic Development 
 
  

 
 Other Presenters: 
Jerry Tonn-Drever Capital Management, Director 
of Asset Management 
 

  AGENDA: 
 

     Economic Development & Housing Committee Meeting Called to Order by CM Tennell Atkins 
 

 

1. Approval of October 1, 2018 Economic Development/Housing Committee Minutes 
       Presenter(s): CM Tennell Atkins 

 

        Action Taken/Committee Recommendation(s): Motion made to approve the minutes.  

Motion made by: CM Mark Clayton Motion second by: CM Kevin Felder 

Item passed unanimously: X Item passed on a divided vote:        

Item failed unanimously:        Item failed on a divided vote:        

       Follow-up (if necessary):   
 
 
      MEMO  
 

2.   HUD Fair Housing Cooperative Grant         
         Presenter(s): Beverly Davis, Director of Office of Equity and Human Rights  
    

   Information Only:  _    
 

Action Taken/Committee Recommendation (s) Motion made to move to full Council on October 
24, 2018.  

Motion made by: CM Casey Thomas, II Motion seconded by: CM Omar Narvaez 

Item passed unanimously: X Item passed on a divided vote:        

Item failed unanimously:        Item failed on a divided vote:          

        Follow-up (if necessary): 
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UPCOMING AGENDA ITEM 

 
3. Development Agreement Amendments for the Drever (1401 Elm Street) TIF Project          

         Presenter(s): Courtney Pogue, Director of Office of Economic Development 
 Kevin Spath, Manager, Office of Economic Development 
 Tamara Leak, Coordinator, Office of Economic Development  
    

   Information Only:  _    
 

Action Taken/Committee Recommendation (s) Motion made to move forward to full Council. 

Motion made by: CM Scott Griggs Motion seconded by: CM Mark Clayton 

Item passed unanimously: X Item passed on a divided vote:        

Item failed unanimously:        Item failed on a divided vote:          

        Follow-up (if necessary): 
 
 
 

       Meeting Adjourned:                9:36    A.M.___   
 
       Approved By          



 

 

 
Economic Development & Housing Committee 

SPECIAL CALL 
Meeting Record 
October 22, 2018 

The Economic Development & Housing Committee meetings are recorded.  Agenda materials and audiotapes                         
may be reviewed/copied by contacting the Committee Coordinator at 214-670-3906 or 214-670-1686. 

 

       Meeting Date: October 22, 2018                                     Meeting Start time:    3:37    P.M.  
                

Committee Members Present: Staff Present: 

Councilmember Tennell Atkins (Chair) 
Councilmember Rickey D. Callahan (Vice-Chair) 

Councilmember Scott Griggs 
Councilmember Mark Clayton 
Councilmember Casey Thomas, II 
Councilmember B. Adam McGough 
Councilmember Lee M. Kleinman  
Councilmember Kevin Felder 
Councilmember Omar Narvaez 

 
 

Other Council Members Present:  
 
 
 
Committee Members Absent: 

 
 
 
 

David Noguera, Director of Housing and 
Neighborhood Revitalization 
Avis Chaisson, Assistant Director of Housing 
Neighborhood Revitalization  
Maureen Milligan, Interim Assistant Director of 
Housing and Neighborhood Revitalization 
Beverly Davis, Director of Fair Housing and Human 
Rights Office 

 
  
Other Presenters: 
Tim Nelson-Hilltop Securities 
Justin Boyd-Steele Properties, LLC 
Bryan Dennison 
Dale Dodson-Dalcor 
Ron Murff-Dalcor 
Mattye Jones 
 
 

  AGENDA: 
 
 

     Economic Development & Housing Committee Meeting Called to Order by CM Tennell Atkins 
 

 

1.  Amendments to Comprehensive Housing Policy to amend the timeline for Issuance of Request 
for Application (RFA) for Housing Tax Credit Developments 

         Presenter(s): David Noguera, Director of Housing and Neighborhood Revitalization 
       Maureen Milligan, Interim Assistant Director of Housing and Neighborhood Revitalization 
                   Beverly Davis, Director of Office of Equity and Human Rights 
      
       Information Only:  X_    

 

        Action Taken/Committee Recommendation(s):   

Motion made by:  Motion second by: 

Item passed unanimously:       Item passed on a divided vote:        

Item failed unanimously:        Item failed on a divided vote:        

       Follow-up (if necessary):   
 
 

Executive Session: 3:58 P.M. - 4:27 P.M. 
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2.  Review of Proposals Seeking a Resolution of No Objection for 4% Housing Tax Credit       

 Applications with the Texas Department of Housing and Community Affairs Submitted under   
 the Accelerated RFA          

         Presenter(s): David Noguera, Director of Housing and Neighborhood Revitalization 
  Avis Chaisson, Assistant Director of Housing and Neighborhood Revitalization  

   Beverly Davis, Director of Office of Equity and Human Rights 
 

          Information Only: X _    
 

Action Taken/Committee Recommendation (s)  

Motion made by Motion seconded by:  

Item passed unanimously:       Item passed on a divided vote:        

Item failed unanimously:        Item failed on a divided vote:          

        Follow-up (if necessary): 
 

The Committee was briefed on: (1) a proposed change to the Comprehensive Housing Policy to 
accelerate issuance of a Request for Applications for Housing Tax Credit developments that 
need a Resolution of No Objection prior to the February timeframe stated in the Policy and (2) 
staff’s review of two Housing Tax Credit developments that submitted proposals in response to 
the accelerated Request for Applications.  
 
Staff recommended that the Committee hold the proposed amendment to the Policy because 
the Housing and Neighborhood Revitalization Department was not making any 
recommendations that would require City Council action related to the two projects. 
 
The developers of both projects were present to answer questions.  

  
 
 
 
 
       Meeting Adjourned:                5:47    P.M.___   
 
       Approved By          
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Economic and Neighborhood Vitality

Presentation Overview
• Background
• Action Items Required
• Fiscal Impact
• Next Steps
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Background
• On May 9, 2018, Dallas City Council approved the 

Comprehensive Housing Policy to (1) create and maintain 
affordable housing throughout Dallas, (2) promote greater fair 
housing choices, and (3) overcome patterns of segregation and 
concentrations of poverty through incentives and requirements. 

• The Policy calls for the establishment of a Dallas Housing Trust 
Fund (DHTF) to support the production goals of the Housing 
Policy.
• The Policy states that a portion of the DHTF funding should be 

sought from a one-time transfer of a minimum of $7 million in 
unencumbered fund balances from high-performing Tax Increment 
Financing Districts (TIFs).

3
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Background
• Staff has identified $7 million in available funds that could be 

used to seed the Housing Trust Fund.

• This briefing describes each of the sources and the necessary 
actions required to use each source for the purpose of funding 
the Housing Trust Fund. 

• While the Housing Trust Fund account has not yet been 
established, the City can take action to account for and hold 
$7 million in anticipation of creating the account.  

4
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SOURCE 1: State-Thomas TIF District
• The State-Thomas TIF District expired December 31, 2008.
• The State-Thomas TIF District value increased $662 million from the base year, 

yielding approximately $5 million annual windfall to the City.
• City real property taxes generated when the TIF District was created were estimated $319,340.

• Since 2004 (due to reaching budget max), property tax generated within the TIF 
District has gone to the General Fund; however, the TIF account was never closed-
out and a balance remains:

• The TIF District must be formally closed-out and the other taxing jurisdictions’ funds 
must be disbursed to those entities.

• The City may direct the City’s share of increment balance in the amount of $523,246 
to the Housing Trust Fund. 5
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Increment Collections by Tax Jurisdictions
Unallocated

Cash City of Dallas DISD DCCCD County DCHD Total 

 Increment Collections $7,372,707 $16,921,726 $659,655 $2,223,754 $2,534,189 $29,712,031

 Contribution % of Total 24.81% 56.95% 2.22% 7.48% 8.53% 100.00%

Disbursement of Unallocated Funds $2,108,683 $523,246 $1,200,946 $46,816 $157,821 $179,853 $2,108,683



SOURCE 2: Cityplace TIF District
• The Cityplace TIF District expired December 31, 2012.
• The Cityplace TIF District value increased $1.193 billion from the base year, yielding 

approximately $9 million annual windfall to the City.
• City real property taxes generated when the TIF District was created were estimated $302,930.

• Since 2009 (due to reaching budget max), property tax generated within the TIF 
District has gone to the General Fund; however, the TIF account was never closed-out 
and a balance remains:

• The TIF District must be formally closed-out and the other taxing jurisdictions’ funds 
must be disbursed to those entities.

• The City may direct the City’s share of increment balance in the amount of $828,129
to the Housing Trust Fund.

6
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Increment Collections by Tax Jurisdictions
Unallocated

Cash City of Dallas DISD County DCHD DCCCD Total 

Increment Collections $18,298,774 $10,955,934 $5,397,044 $6,253,322 $1,838,952 $42,744,026

Contribution % of Total 42.81% 25.63% 12.63% 14.63% 4.30% 100.00%

Disbursement of Unallocated Funds $1,934,422 $828,129 $495,821 $244,248 $283,000 $83,224 $1,934,422



SOURCE 3: City Center TIF Loan Repayment
• On October 13, 2004, City Council approved Resolution 04-2967, 

authorizing a loan agreement with DLD Properties, LTD (Brian 
Bergersen) in compliance with the City of Dallas Main Street District 
Initiative Loan and Grant Program, in an amount not to exceed 
$8,500,000, for the construction of a mixed-use development located 
at 1407 Main Street. 

• The City Center TIF funds were deployed pursuant to Chapter 380 as an 
incentive for 370 short-term, low-cost public parking spaces as part of 
$23M mixed use development project, to support the budding retail in the 
downtown core.

• $8,500,000 was provided in the form of a no-interest loan in which the 
City would be re-paid $6.375M and the County would be re-paid $2.125M 
ten (10) years from the Project’s Certificate of Occupancy (CO) date.

• The CO was dated August 8, 2008.

7
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SOURCE 3 (Cont.)
• On October 12, 2005, City Council approved Resolution 05-2957, 

authorizing amendments to the construction loan documents approved 
on October 13, 2004 to accept pre-payment and a reduction of the City’s 
portion of the loan in the amount of $1,800,000, from $6,375,000 to 
$4,575,000, along with other minor modifications to the project terms.

• The subsequent Council item on the October 12, 2005 agenda (05-2958), 
authorized the “pre-payment” to be used as a $1,800,000 grant for the 
redevelopment of the adjacent 1414 Elm Street building. 

• The City executed an ILA with Dallas County to codify the County’s 
portion of the loan repayment from the developer in the amount of 
$2,125,000 (the ILA described the repayment to the two jurisdictions as 
percentages and therefore a Supplemental ILA was executed to establish 
new percentages based on the City’s loan repayment reduction).

8
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SOURCE 3 (Cont.)
• The City will accept the $4,575,000 loan repayment upon City 

Council action on December 12, 2018, and the lien on the 
property will be simultaneously released. Dallas County will 
also receive its $2,125,000 loan repayment at that time.  

• Staff recommends transferring the $4,575,000 to the Housing 
Trust Fund.

9
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SOURCE 4: Vickery Meadow TIF District
• In 2007, an amount of $1,000,000 in funds was deposited into the Vickery Meadow TIF Fund 

by the developer of Shops of Park Lane to support affordable housing development in lieu of 
the developer constructing affordable housing units.  

• In 2013, City Council approved using $445,000 of the $1,000,000 for the HUD Community 
Challenge Grant to study affordable housing and transit-oriented development. 

• As of October 10, $649,097 remains to be used for affordable housing.  

• TIF increment may be spent outside of the TIF District boundaries for affordable housing in 
accordance with Chapter 311 of the Texas Tax Code.  

• Staff recommends amending the Vickery Meadow TIF District Project and Financing Plan to 
allow the remainder of this set-aside to be used inside or outside of the TIF for the Dallas 
Housing Trust Fund to support the implementation of the City’s Comprehensive Housing 
Policy. Staff also recommends transferring an amount not to exceed $649,097 from the Vickery 
Meadow TIF District Fund to the Dallas Housing Trust Fund (DHTF). 

• On October 30, 2018, the Vickery Meadow TIF Board recommended these changes.

10
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SOURCE 5: City Center TIF District
• The City Center TIF District has an Affordable Housing Set-Aside in an 

amount not to exceed $6.5M, of which $2.49M has been collected to date.

• While TIF increment may be spent outside of the TIF District boundaries 
for affordable housing in accordance with Chapter 311 of the Texas Local 
Government Code, the City Center TIF District Project and Financing Plan 
states that the Affordable Housing Set-Aside Funds shall be used to “offset 
the costs of providing affordable housing in the boundaries of this Zone 
and the greater downtown area only”.  

• Staff recommends amending the City Center TIF District Project and 
Financing Plan to allow an amount not to exceed $424,528 of the 
Affordable Housing Set-Aside Funds to be used outside the greater 
downtown area and to transfer this amount to the Housing Trust Fund.

• On October 11, 2018, the City Center TIF Board recommended these 
changes. 11
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$7 Million for Housing Trust Fund

Amount Source of Funds

$4,575,000 1407 Main Street Loan Repayment

$523,246 State-Thomas TIF District Close-Out

$828,129 Cityplace TIF District Close-Out

$649,097 Vickery Meadows TIF District fee in lieu of affordable housing payment 

$424,528 City Center TIF District Affordable Housing Set-Aside Funds

$7,000,000 TOTAL

12

Note that the account balances for State-Thomas, Cityplace and Vickery Meadow TIF 
Districts are of October 10, 2018 and may accrue additional interest prior to 
transferring funds to new account. 



Next Steps  

13
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• Series of action items to fund the Housing Trust Fund in the 
amount of $7 million will be placed on the December 12, 
2018 City Council agenda.
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Summary
 May 9, 2018: City Council adopted the Comprehensive Housing Policy (Policy), 

Resolution No. 18-0704.

 Policy includes:

 Background on development of the policy

 Production bands and incomes to be served

 Designation of Reinvestment Strategy Areas (RSAs)

 Program statements for the Dallas Homebuyer Assistance Program, the Home 
Improvement and Preservation Program and the New Development and Substantial 
Rehabilitation Program

 Underwriting standards for reviewing both homeowner and rental housing 
development projects

 Policy for developers requiring Resolutions of Support or No Objection for multi-family 
rental housing development projects seeking Housing Tax Credits (HTC) through the 
Texas Department of Housing and Community Affairs (TDHCA). 3
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Background

4
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 Staff have been implementing the Policy for six months.

 Received internal and external feedback.

 The following proposed amendments will:
 resolve inconsistencies in program requirements,
 correct items that were inadvertently included in or

omitted from the Policy, and
 modify requirements that have created programmatic

constraints.



Issues

5
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Inconsistencies in Program Requirements:

 Dallas Homebuyer Assistance Program (DHAP)—lowest income for eligible
borrowers = 40% of Area Median Income vs. 60% of Area Median Income.
 The proposed change resolves the inconsistency and elects 60% AMI.

 DHAP heirs policy—states that the “remaining balance” of the loan is due
immediately and payable in full if the loan is still within the period affordability.
 The proposed change removes "remaining balance" so that the section

references only the “full loan amount.”



Issues

6
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Inadvertent Additions and Omissions:

 Home Improvement and Preservation Program (HIPP)—doesn’t set a time
period in all circumstances under which a homeowner who received
assistance is prohibited from applying for additional assistance.
 The proposed change adopts a consistent policy that a homeowner is not

eligible for additional assistance if the previous project is still within the
period of affordability.

 The Rental Development Underwriting policy includes a maximum monetary
limit for developer fees.
 The proposed change removes the maximum monetary limit, retains the

developer fee cap of 15% of development costs, and requires that the fee
be "reasonable."



Issues

7
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Programmatic Constraints:

 DHAP and HIPP credit standards—states that qualifying debt to income ratios
for program participants are 30% on the front end and 43% on the back end.
 Proposed change will allow staff to evaluate the nature of the debt carried

by applicants and qualify applicants who vary from the existing debt to
income ratios so long as the variation is within 5 percentage points and
where compensating factors exist.

 DHAP—does not require an applicant to demonstrate that he or she has any
cash reserves.
 Proposed amendment will require an applicant to demonstrate that she or

he has at least two months of cash available and equal to applicant’s
projected monthly mortgage payment, including principal, interest, taxes,
insurance, and any associated fees.



Issues
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Programmatic Constraints (cont.):

 New Construction and Substantial Rehabilitation Program—contains
standards related to the form of financial assistance that can be provided
under the program and the repayment terms for the financial assistance;
requires a specific form of financial assistance and repayment terms if project
involves housing tax credits.
 Proposed change will remove reference to housing tax credits so that the

financial assistance and repayments terms for all projects is guided by the
underwrite.

 Policy contains several references to the Chief of Economic Development and
Neighborhood Services.
 Proposed change replaces all such references with “the City Manager

and/or his or her designee.”



Issues
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Additional Change:

 Policy contains a timeframe for developers to request a Resolution of Support or No 
Objection from the City Council for multifamily rental developments seeking Housing Tax 
Credits (HTCs) through Texas Department of Housing and Community Affairs (TDHCA). 

 Timeline:

 Each December City issues a Request for Applications (RFA) 

 Each February staff provide recommendations to Economic Development and 
Housing Committee and City Council.

 Proposed change would allow the City Manager to publish a schedule each year, which 
may be amended from time to time, for accepting proposals and to brief the appropriate 
City Council committee on the annual schedule. 



Recommendation
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Staff recommends that the Economic Development and 
Housing Committee vote to forward all proposed 
amendments to the Comprehensive Housing Policy to the 
City Council with a recommendation that the City Council 
approve all proposed amendments. 
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 Memorandum 

 

 

 

  
 

DATE November 2, 2018 CITY OF DALLAS 

TO Honorable Members of the Economic Development and Housing Committee 

SUBJECT 
Amendments to the Dallas Development Code Creating Regulations for Mixed 
Income Housing Development Bonuses 
 

“Our Product is Service” 

Empathy | Ethics | Excellence | Equity 

On Monday, November 5, 2018, the Committee will be briefed on proposed amendments 
to the Dallas Development Code to create regulations for mixed income housing 
development bonuses. The City Plan Commission recommended approval of the 
proposal on October 4, 2018. The briefing materials are attached for your review.  
 
Please feel free to contact either myself or Kris Sweckard if you have any questions or 
need additional information. 
 
 

 
Majed A. Al-Ghafry 

Assistant City Manager 

 
[Attachment] 

 
c: Honorable Mayor and Members of the City Council 

T.C. Broadnax, City Manager 
Chris Caso, City Attorney (I) 
Carol A. Smith, City Auditor (I) 
Bilierae Johnson, City Secretary 
Preston Robinson, Administrative Judge 
 
 

Kimberly Bizor Tolbert, Chief of Staff to the City Manager 
Jon Fortune, Assistant City Manager 
Joey Zapata, Assistant City Manager 
Nadia Chandler Hardy, Assistant City Manager and Chief Resilience Officer 
M. Elizabeth Reich, Chief Financial Officer 
Directors and Assistant Directors 
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Purpose
• Brief the Committee on proposed amendments to 

the Dallas Development Code to create 
regulations for mixed income housing 
development bonuses

• Seek Committee approval to forward 
amendments to City Council for consideration

3
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Background
• In June 2006, Council adopted the forwardDallas! 

comprehensive plan calling for a better connection 
between jobs and housing; a range of housing options 
through zoning regulations; and mixed-use development, 
especially around transit stations.

• On August 1, 2016, Housing Committee requested staff to 
initiate the development of a mixed income development 
bonus proposal.

• On May 9, 2018, City Council approved a Housing Policy 
with broad goals to create and maintain housing 
throughout Dallas, promote greater fair housing choices, 
and overcome patterns of segregation and concentrations 
of poverty.

4
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Background
• The Zoning Ordinance Advisory Committee 

(ZOAC) considered this amendment at 12 public 
meetings between June 22, 2017 and September 
6, 2018, and on September 20, 2018, ZOAC 
recommended the proposal move to City Plan 
Commission.

• On October 4, 2018, the City Plan Commission 
(CPC) recommended approval of the 
amendment.

5
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Background
• The Housing Policy directs the creation of a 

mixed income development bonus (formerly 
“voluntary inclusionary zoning”) code amendment 
to: 

• Incentivize rental units using by-right development 
bonuses.

• Create mixed income housing in multifamily and 
mixed-use districts.

• Be available throughout the city in multifamily and 
mixed-use districts.

• Include design principles to encourage walkability, 
reduce the need for parking, and require open space.

6
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Background
• High rent

• Per MPF Research Inc., average rent in Dallas has 
now topped $1,100 a month, up from $850 five years 
ago. 

• High occupancy
• Likewise, occupancy has hovered around 95% 

(essentially full) since mid-2013.
• Continuing housing shortage

• The Housing Policy states that the city is short 20,000 
housing units.

7

Economic and Neighborhood Vitality



Background
• These elements mean that

• As of 2016, more than 20,000 renter households in Dallas 
earn between $35,000 and $75,000 and are still rent-
burdened: they pay more than 30% of their income toward 
housing, and 

• Nearly 50,000 households earn over $75,000 a year and 
could afford more expensive units if the supply existed. If 
they move, they make those newly vacated, less-expensive 
units available to others.

• This proposal:
• Encourages higher-density new development, leading to 

increased supply, and
• Reserves some of those new units directly for households 

in certain income bands. 8
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Proposal – Voluntary 
• Mixed income development bonuses under this 

code amendment are voluntary. If a developer 
does not want to take advantage of the bonus, he 
or she can

• Utilize the existing zoning without the bonus or
• Apply for a zoning change.

9
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Proposal – Elements 
• Provide greater access to affordable housing 

throughout the City by differentiating the provision of 
reserved units  based on the property’s MVA category.

• Adjust by-right development regulations in multifamily 
and mixed-use zoning districts to allow for additional 
building envelope in return for a certain percentage of 
units to be reserved for households below particular 
income levels.

• Include design standards to encourage walkability and 
community gathering space.

• Require compliance with residential proximity slopes.

10
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Proposal – Locations
• Mixed income development bonuses would apply 

in
• Multifamily districts: MF-1(A), MF-2(A), and MF-3(A) 
• Mixed use districts: MU-1, MU-2, MU-3

• Approximately 15,000 acres across the city
• Development bonus and number of reserved 

units vary by City’s Market Value Analysis (MVA) 
category.

• Properties in A, B, and C categories would serve lower 
income levels than properties in G, H, and I categories.

11
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Location – MVA and Zoning Districts 

  12
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Location – MVA and Zoning Districts 

  13
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Proposal – Bonuses and Reserved Units
• Percent of reserved units depends on MVA category:

• A, B, C: 
• 5% of units at 51%-60% Area Median Family Income (AMFI),
• 5% of units at 51%-60% AMFI & 5% at 61-80% AMFI, or 
• 5% of units at 51%-60% AMFI & 5% at 61-80% AMFI & 5% at 81-100% 

AMFI
• D, E, F:

• 5% of units at 61%-80% AMFI,
• 10% of units at 61%-80% AMFI, or
• 10% of units at 61%-80% AMFI & 5% at 81-100% AMFI

• G, H, I:
• 5% of units at 81-100% AMFI

• In all eligible districts:
• Higher development bonus requires more reserved units.
• Properties in stronger markets require lower income bands.

14
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Proposal – Additional Regulation
• After the recommendation from CPC, it was determined 

that a development could take advantage of the bonus to 
create mixed income housing and instead provide 100% 
of its units for households within a particular income band, 
potentially concentrating poverty.

• After conferring with multiple departments, additional 
regulations are proposed:

• Set a maximum of 50 percent of units in each development that 
may be reserved for households at or below 80 percent of Area 
Median Income.

• Maximum percentage of reserved units could be waived for 
developments that are enrolled in a program administered by the 
Department of Housing and Neighborhood Revitalization and 
authorized by the City Council that furthers the public purposes of 
the City's housing policy and affirmatively furthers fair housing. 15

Economic and Neighborhood Vitality



Proposal – Bonuses and Reserved Units
• In multifamily districts, the bonuses vary based on 

what change in regulation would be most likely to 
incentivize development. 

• In MF-1(A) and MF-2(A) Multifamily districts, the 
percentage of reserved units required increases 
with height and lot coverage.

• In MF-3(A) Multifamily districts, the percentage of 
reserved units required increases with height, lot 
coverage, and density.

16
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Proposal – Districts: MF-1(A) & MF-2(A)

17

MF-1(A) and MF-2(A) Districts
Current Category A, B, C Category D, E, F Cat. G, H, I

5% at 
51%-60%

5% at 51-60% 
& 5% at 61-

80%

5% at 51-60% & 
5% at 61-80% & 
5% at 81-100%

5% at 
61-80%

10% at 
61-80%

10% at 61-
80% & 5% at 

81-100%
5% at 

81-100%

Setbacks 10-15' no changes
Max units per acre none no changes
Floor area ratio none no changes
Height 36' 51' 66' 85' 51' 66' 85' 85’
Max stories no max no changes
Lot coverage 
(residential) 60% 80% 80% 85% 80% 80% 85% 85%
Min lot size unit varies remove requirements
Res. Proximity Slope required no changes
Transit Oriented 
Development

Max lot coverage of 85%. One parking space per unit. Of the required 
parking, at least 15 percent must be available for guest parking.
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Proposal – Districts: MF-3(A)
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MF-3(A) Districts
Current Category A, B, C Category D, E, F Cat. G, H, I

5% at 
51%-60%

5% at 51-60% 
& 5% at 61-

80%

5% at 51-60% & 
5% at 61-80% & 
5% at 81-100% 5% at 61-80%

10% at
61-80%

10% at 61-
80% & 5% 

at 81-100%
5% at 

81-100%

Setbacks 10-20’ setbacks; urban form: 20’; tower spacing: 30’
Max units per acre 90 100 120 150 100 120 150 150
Floor area ratio 2.0 Maintain requirements but apply to non-residential only
Height 90' 90’ 105’ 120’ 90’ 105’ 120’ 120’
Max stories no max no changes
Lot coverage 
(residential) 60% 80% 80% 85% 80% 80% 85% 85%
Min lot size unit varies remove requirements
Res. Proximity Slope required no changes
Transit Oriented 
Development

Max lot coverage of 85%. One parking space per unit. Of the required 
parking, at least 15 percent must be available for guest parking.
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Example: MF-1(A) in Category E

MF-1(A)

MF-1(A) PD

TH-3(A)

R-16(A)

E

D

B

• Currently by right:
• Height: 36 feet
• Lot coverage: 60%

• Under proposal:
• Height: 51 feet
• Lot coverage: 80%
• Design standards

• Reserved:
• 5% of units reserved 

for households at 61-
80% AMFI

• 15 years
19
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Proposal – Bonuses and Reserved Units
• In mixed use districts, the bonuses vary based on 

what change in regulation would be most likely to 
incentivize development. 

• In MU-1 and MU-2 Mixed Use districts, the 
percentage of reserved units increases with 
increases in density. Also, existing floor area 
ratios (FAR) would apply to non-residential use 
only.

• In MU-3 Mixed Use districts the percentage of 
reserved units increases with a small increase in 
FAR and a small increase in lot coverage.

20
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Proposal – Districts: MU-1 
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MU-1 District
Current Category A, B, C Category D, E, F Cat. G, H, I

5% at 
51%-60%

5% at 51-60% 
& 5% at 61-

80%

5% at 51-60% & 
5% at 61-80% & 
5% at 81-100%

5% at 
61-80%

10% at 
61-80%

10% at 61-
80% & 5% at 

81-100%
5% at 

81-100%

Setbacks 0-20' no changes

Max units per acre 15-25

current + 
65=

80 to 90

current + 
80= 

95 to 105

current + 
105= 

120 to 130

current + 
65=

80 to 90

current + 
80= 

95 to 105

current + 
105= 

120 to 130

current + 
105= 

120 to 130
FAR (total dev) 0.8-1.1 Remove FAR requirement for residential uses
Height 80-120 no change
Stories 7-9 no change
Lot coverage 80% no change
min lot size/bdrm n/a no change
Res. Proximity Slope required no changes

Transit Oriented 
Development

Additional 15 units/acre on density and max lot coverage of 85%. One 
parking space per unit. Of the required parking, at least 15 percent must be 
available for guest parking.

Note: Maximum FAR applies to non-residential uses only.
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Proposal – Districts: MU-2
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MU-2 District
Current Category A, B, C Category D, E, F Cat. G, H, I

5% at 
51%-60%

5% at 51-60% 
& 5% at 61-

80%

5% at 51-60% & 
5% at 61-80% & 
5% at 81-100%

5% at 
61-80%

10% at 
61-80%

10% at 61-
80% & 5% 

at 81-100%
5% at 

81-100%

Setbacks 0-20' no changes

Max units per acre 50-100

current + 
40 = 90-

140

current + 
60 = 110-

160
current + 80 
= 130-180

current + 
35 = 85-

135

current + 
55 = 105-

155

current 
+ 75 = 

125-175
current + 75 
= 125-175

FAR 1.6-2.25 Remove FAR requirement for residential uses.
Height 135-180 no change
Stories 10-14 no change
Lot coverage 80% no change
min lot size/bdrm n/a no change
Res. Proximity Slope required no changes

Transit Oriented 
Development

Additional 15 units on density and max lot coverage of 85%. One parking 
space per unit. Of the required parking, at least 15 percent must be available 
for guest parking.

Note: Maximum FAR applies to non-residential uses only.

Economic and Neighborhood Vitality



Proposal – Districts: MU-3
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MU-3 District
Current Category A, B, C Category D, E, F Cat. G, H, I

5% at 
51%-60%

5% at 51-60% 
& 5% at 61-

80%

5% at 51-60% & 
5% at 61-80% & 
5% at 81-100% 5% at 61-80%

10% at 
61-80%

10% at 61-
80% & 5% 

at 81-100%
5% at 

81-100%

Setbacks 0-20' no changes
Max units per acre None none
FAR 3.2-4.5 +0.5 +1.0 +1.5 +0.5 +1.0 +1.5 +1.5
Height 270 no change
Stories 20 no change
Lot coverage 80% no change
min lot size/bdrm n/a no change
Res. Proximity Slope required no changes

Transit Oriented 
Development

Additional 1.0 FAR and max lot coverage of 90%. One parking space per unit. 
Of the required parking, at least 15 percent must be available for guest 
parking.

Note: FAR bonus limited to residential uses only.
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Example: MU-2 in Category E
MF-2(A)

MU-2

PD

MU-3

~E

B

• Currently by right:
• Density: 50-100/acre
• FAR: 1.6-2.25

• Under proposal:
• Density: 90-140/acre
• FAR: applies to non-

residential only
• Design standards

• Reserved:
• 5% of units reserved 

for households at 61-
80% AMFI

• 15 years 24
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Proposal – Bonuses and Reserved Units
• All districts: 

• Building heights subject to applicable residential 
proximity slopes

• Setbacks are maintained
• Parking reduced to 1 ¼ space per unit (versus 1 space 

per bedroom in Chapter 51A) and at least 15 percent 
must be available for guest parking

• Increased design standards
• Reserved unit set-aside ranges from 5% to 15% of 

units
25
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Proposal – Transit Proximity
• Transit proximity defined as ½ mile radius from a 

fixed-line transit station. 
• Includes trolley stops, train stations, transfer centers, 

transfer locations, and transit centers and any transit 
stop with a climate-controlled waiting area. 

• Includes Dallas Area Rapid Transit, TRE, high speed 
rail, and trolley service. 

• Bonuses for developments with transit proximity: 
• 1 parking space per unit (versus 1 space per bedroom 

in Chapter 51A)
• 85% lot coverage (versus 60%-80% lot coverage in 

Chapter 51A) 26
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Proposal – Design Standards
• Additional design controls can reduce auto 

dependency, reduce the need for parking, and 
encourage alternative modes of transit.

• Minimal surface parking, mostly in side/rear of lot 
• Ground-floor entrances open directly to sidewalk or 

open space 
• Wide sidewalks and pedestrian lighting 
• Parking structures wrapped by other uses or similar in 

materials to main building

27
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Proposal – Design Standards
• Provide 10% of the property as open space

• Intended to provide active and passive recreation 
(such as playgrounds), to provide landscaping area, or 
to enable groundwater recharge, for example. 

• Not intended to be driven or parked upon.
• May be provided at or below grade or aboveground.
• Private balconies, sidewalks, parking spaces, parking 

lots, and drive aisles are not considered open space. 
• Landscape areas that fulfill Article X may also fulfill 

these requirements if all conditions are met.
28
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Proposal – Development Requirements
• All reserved units must be

• Provided onsite.
• Dispersed throughout residential buildings.
• Dispersed pro rata throughout unit types (with minor 

exceptions).
• Comparable finish-out.

• Eligible households must be:
• Provided similar access to common areas and parking 

locations.

29
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Proposal – Process
• MVA verification letter
• Building permit application

• Restrictive covenant filed
• Building permit issuance

• Phases allowed with an approved project plan
• Certificate of occupancy issued with proof of  

compliance with restrictive covenant
• Ongoing compliance monitored by the Housing and 

Neighborhood Revitalization Department and the 
Office of Equity and Human Rights

• May not discriminate on the basis of source of income
• Provides housing opportunities for households with rental 

assistance or vouchers, as applicable 30
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Proposal – Implementation
• The Department of Housing and Neighborhood 

Revitalization will propose amendments to 
Chapter 20A – Fair Housing for compliance and 
implementation regulations related to the mixed 
income development bonus code amendment 
and other mixed income housing initiatives in the 
City.

31
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Next Steps
• Schedule for City Council consideration

32
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Appendix
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Appendix – Housing Policy Goals
• Create, annually:

• 3,733 homeownership units (55% market rate, 45% low/mod-income)
• 2,933 rental units (40% market rate, 60% low/mod-income)

• Focus on serving households at 30% to 120% Area Median 
Income (AMI).

34

Housing Policy Three-Year Production Goals 

Percentage of HUD 
Area Median Income

Dallas Metro 

Homeownership Rental

Production 
Goals

%
Production 

Goals
%

Market Rate 120% 933 55% 587 40%
100% 1,120 587

Extremely Low, 
Very Low, and Low 

Income

80% 1,307

45%

733

60%60% 37 440
50% n/a 293
30% n/a 293

Total 3,733 2,933

Economic and Neighborhood Vitality

Production goals 
aided by this 
proposal



Appendix – Location: Zoning Districts 
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Appendix – Location: Zoning Districts 
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Appendix – Location: MVA

37  
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Appendix – Location: MVA
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Appendix – MVA Categories
• Market category A, B, or C

• Housing units - median ~$390,500 and up
• Higher than average rates of new construction and rehabilitation
• Lower than average rates of subsidized units, code violations, 

vacancy, and foreclosure filings
• Market category D, E, or F

• Housing units - median between $117,600 to $267,100
• Average rates of new construction, rehabilitation, and subsidized 

units
• Slightly lower rates of code violations and vacancy, but slightly higher 

rates of foreclosure
• Market category G, H, or I

• Housing units - median between $41,500 and $91,300
• Lower than average rates of new construction and rehabilitation
• Higher than average rates of subsidized units, code violations, 

vacancy, and foreclosure filings 39
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Appendix – Design: No Parking in Front
• If the City prohibits parking in the front, residents get 

front porches and easy access to the sidewalk.

40
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Appendix – Design: Passenger Loading
• A loading zone allows for easy pickup/drop off for 

ride-hailing services.

41
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Appendix – Design: Connection to Street
• Allowing short fences with pedestrian gates 

provides privacy without reducing walkability.

42
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Appendix – Design: Require Transparency
• Transparency adds “eyes on the street,” 

contributing to safety.

43
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Appendix – Design: Wide Sidewalks/Shade
• Wide sidewalks and shade make walking much 

more pleasant.

44
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Presentation Overview
 Purpose
 Background
 Proposal
 Recommendation  
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Purpose
 Brief the Committee on proposed amendments to Chapter 

20A of the Dallas City Code to create regulations for 
monitoring developers’ compliance with mixed income 
housing development bonuses

 Seek Committee approval to forward amendments to City 
Council for consideration 

3

Economic and Neighborhood Vitality



Background
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 Today, Committee was briefed on proposed amendments to the
Dallas Development Code creating regulations for mixed income
housing development bonuses

 Proposed Development Code amendments address the regulations
that apply to the reserved dwelling units in properties that take
advantage of mixed income housing development bonuses

 Proposed amendments to Chapter 20A set forth the manner in which
an owner identifies households that are eligible to lease reserved
dwelling units, the applicable rents that must be charged, and the
documentation that must be reviewed and maintained during the 15
year affordability period, among other items



Proposal
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General Strategies:
 Create a regulatory framework to identify the standards for

compliance and track compliance without consuming
unnecessary time and resources

 Adopt HUD eligibility regulations when appropriate
 Utilize established HUD training and regulatory

guidance



Proposal
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Household Eligibility Determinations
 Owner must assess household’s eligibility prior to approving a

household to lease a reserved dwelling unit and on an annual basis

 Eligibility determinations must be performed in accordance with the
HUD Handbook 4350.3 unless ordinance specifically exempts
compliance
 Determine family size and annual income in accordance with

handbook
 Use Part 5 method of determining income

 Use source documents to verify household’s eligibility at initial lease;
self-certification by household at lease renewals
 At project’s affordability period years 6 and 12, owner must re-

certify all eligible households using source documents



Proposal

7

Economic and Neighborhood Vitality

Affordable Rent
 Rent that may be charged for a reserved dwelling unit will vary depending on

household’s adjusted income
 Affordable rent = rent is no more than 30% of eligible household’s adjusted

income

Tenant Selection and Other Written Policies
 Ordinance requires that policies must be created but does not dictate the terms

of the policies
 Applicant screening, tenant selection, wait list, occupancy standards, unit

transfers, etc.
 Owner may not discriminate against households using vouchers

Affirmative Fair Housing Marketing Plan
 Plan must be approved prior to marketing any units for lease
 Plan must describe the advertising, outreach and other marketing activities that

will be used to inform underserved renters of the available reserved dwelling
units
 City will provide form



Proposal
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Other regulations
 Reserved dwelling unit must be eligible household’s

primary residence
 No sub-leasing/short-term rental of reserved dwelling

unit
 Financial assistance received by students in excess

of amounts received for tuition is included in annual
income



Proposal

9

Economic and Neighborhood Vitality

Reporting Requirements
 Quarterly status reports
 For the reserved dwelling units, provide: unit number

and unit type, household income, certification/re-
certification date, rent, etc.
 City will provide form

Recordkeeping and Audit/Inspection
 Owner must maintain required documentation in the

eligible household’s file
 City may audit files and inspect reserved dwelling units

(and non-reserved dwelling units for comparison
purposes)



Proposal
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Notice and Opportunity to Cure
 Written notice of deficiency must be provided to owner
 30 day corrective action period for failure to file quarterly

status report
 90 day corrective action period for other deficiencies

Enforcement
 Affordability period will be extended for period of significant

non-compliance
 Restrictive covenants may be enforced through specific

performance (i.e. City could seek court order requiring
non-compliant owner to provide reserved dwelling units)

 Violation of ordinance is also a Class-C misdemeanor
offense



Proposal
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Modification of 20A-4.1 (Housing Voucher Incentives)
 Replace “density bonus” with “mixed-income housing

development bonus or increased development
standards for a multi-family use in a planed
development district.”



Recommendation
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Staff recommends that the Economic Development and 
Housing Committee vote to forward the proposed 
amendments to City Council for consideration.
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Memorandum 

a 
oATe November 2, 2018 CITY OF DALLAS 

To Members of the Economic Development & Housing Committee: Tennell Atkins, Chair, 
Rickey D. Callahan, Vice-Chair, Lee M. Kleinman, Scott Griggs, Casey Thomas, II, B. 
Adam McGough, Mark Clayton, Kevin Felder, Omar Narvaez 

Amendment to Housing Development Loan Agreement with St. Jude, Inc. (2920 
suBJecr Forest Lane), for the Acquisition of the Property for Permanent Supportive 

Housing, to Change the Terms and Include Additional Performance Thresholds 

On Monday, November 5, 2018, the Economic Development and Housing Committee 
will consider an amendment to the Housing Development Loan Agreement with St. 
Jude, Inc. to revise the repayment terms from due and payable upon completion of the 
ten {10) year affordability period to a deferred forgivable loan. 

Summary 

City Council approved a housing development loan agreement in the amount of 
$2,000,000.00 in Home Investment Partnerships Program (HOME) funds on February 22, 
2017, by Resolution No 17-0443 for the development of permanent supportive housing 
for the homeless located at 2920 Forest Lane. The HOME funds provided were used to 
acquire the building. The terms of the loan agreement require full repayment of the loan 
by St. Jude after the expiration of the ten (1 O) year affordability period. Originally, the 
intent was to make the loan forgivable due to the target population. 

Background 

St. Jude acquired the existing senior living property at 2920 Forest Lane. The 
development included the renovation of 104 units, of which 98 are studios and 6 are one 
bedrooms for permanent supportive housing for the homeless. To date, the renovation is 
approximately 99% completed with punch-list items remaining such as cleaning, 
remodeling the dining room, and a few additional touch-ups. Twenty percent (20%) of 
the units are set aside for households earning at or below 50% of Area Medium Income 
(AMI) and the remaining units set aside for households earning at or below 80% AMI. 

This development is intended to assist the City in reducing homelessness by providing 
quality permanent housing. The project was designed to provide stability to 100 homeless 
households by partnering with the Dallas Housing Authority (DHA) to secure project­
based housing vouchers for rental assistance. 

Unfortunately, due to the shortfall in the availability of vouchers from DHA, St Jude was 
not able to receive the project-based vouchers for tenants as originally agreed upon. This 

"Our Product is Service'' 
Empathy I Ethics I Excellence I Equity 
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