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Dallas Development Fund/New 

Markets Tax Credit Program 

Update

September 21, 2015

Economic Development Committee



Briefing Purpose

Summarize key elements of the New Markets 
Tax Credit (NMTC) program

Provide update on Federal tax credit 
allocation process and Dallas Development 
Fund’s (DDF) recent allocation award

Review highlights of previous and future 
projects, including Small Business Loan 
Fund

Request renewal of terms for Class I DDF 
board members
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New Markets Tax Credit (NMTC) Overview

NMTC attract private investment for business and real estate 
developments in Low Income Neighborhoods

NMTC is a federal tax credit program created in 2000 and 
renewed through 2014 round (reauthorization currently 
pending)

– U.S. Treasury administers
– Allocations made directly to local Community 

Development Entity (CDE)
– Tax credit is 39% of original investment over 7 

years (5% first three years, 6% last four)
NMTC program offers additional financial tool to achieve 

Dallas’ development goals, particularly in southern Dallas 
(see Appendix A)
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NMTC Overview (cont’d)

Funds can be used for debt or equity financing in 
combination with Public Private Partnership and 
TIF subsidies

Targets commercial, industrial, not-for-profit, 
operating businesses and mixed use 
development

Community development entity (CDE) must be 
formed to apply for program 

City created Dallas Development Fund (DDF) in 
2009 as a non-profit CDE to apply, accept and 
allocate any NMTC allocation
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Capital Funnel

Capital the project was already 

able to obtain 

(Commercial debt, 

philanthropy, sponsorship 

equity and other sources 

equals leverage sources)

“Matching funds” subsidy 

(NMTC Equity)

Increased financing available for project 

(15-20% more than otherwise available)

CDE

(About a 4:1 ratio of 

Leverage Sources to 

NMTC Equity)

KEY: All funding must flow at

the same time through NMTC 

structure
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Dallas Development Fund
Board consists of seven members (see Appendix B)

Four appointed by the City Manager (Class I) and 
confirmed by Council

Current class I members now need to be 
reappointed

Current bylaws require all board members to be at least 18 
years old and residents of the City of Dallas.  
Additionally, at least 20% (minimum of 2) members 
must be Low Income Community (LIC) accountable per 
federal regulations

DDF currently has 5 LIC accountable members
DDF gets a portion of the proceeds from a project; funds 

are used to support DDF and NMTC-like activities (small 
loan fund)
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2014 NMTC Award 
Dallas’ current award is $45 M (previous allocations were 

$55M in 2009 and $30 M in 2012)

In 2014, a total of $3.5 billion in tax credit allocation was 
awarded nationwide

263 CDEs applied for an allocation; 76 were awarded funds 
(28%)

Total request of funds was $19.9 billion
– 17% of total request was awarded

DDF is only CDE in Texas to receive allocation

Only 5 municipal CDEs received allocation (a decrease from 
13 in 2013 round)

DDF tied for largest allocation amount among municipally-
controlled CDEs 
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DDF Previous Projects 

DDF has funded seven projects with its 
previous allocations
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Project Net NMTC 
Cash Benefit

Type Total 
Project Cost

Date

Fi
rs

t 
A

llo
ca

ti
o

n NYLO $3.7 M Hotel $19.1 M 7/11

Kroger $2.8 M Grocery store $12 M 7/11

Lancaster Urban Village $2.0 M Mixed-use housing $27.8 M 9/12

CitySquare Opportunity 
Center

$2.6 M Community
facilities

$13.8 M 6/13

Se
co

n
d

 
A

llo
ca

ti
o

n

Vogel Alcove $1.2 M Community
facilities

$5.9 M 12/12

Hatcher Station Clinic $3.4 M Medical facility $19.8 M 7/14

Serta/Dormae $1.9 M Manufacturing
facility

$15.5 M 7/15



With a portion of DDF’s proceeds, DDF’s board expressed an interested in creating and 
supporting a Small Business Loan Fund

In April 2015, DDF Board selected BCL of Texas to manage small business fund

$300,000 total fund size; expected full deployment within 6 months

Borrower profile: 

– For-profit businesses anticipated to create new jobs within 12 months

– Lack access to traditional market-rate debt

– Located in Southern Dallas

– Located in NMTC-eligible area

Anticipated uses of funds:

– Working capital (purchases of raw materials, inventory, rent, utilities, and other 
expenses identified for business operations

– Machinery and equipment (excluding rolling stock)

– Real estate improvements (including leasehold improvements and soft costs)

– Acquisition of real estate for owner-occupied business in conjunction with 
substantial building rehab and/or equipment investment

DDF Southern Dallas Seed Fund: Overview
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DDF Southern Dallas Seed Fund: Loan Parameters

10

Key Loan Parameters

• $25,000 to $100,000 loans

• Fixed interest rate between 5% and 9%

• Maturity 2 to 7 years

• Personal and business guarantees

• 1:1 collateral or greater

• 10% minimum equity requirement

• Borrower must be in qualified Census Tract in 
Southern Sector

Loan Approval

• For each proposed loan, BCL will submit all 
underwriting information and a credit memo to 
DDF staff

• For loans meeting preapproved parameters, 
approval automatically delegated to BCL

• For loans not meeting preapproved parameters, 
approval is required by 2 designated 
representatives from DDF’s Board or Staff



BCL Services

Origination and Underwriting

Technical Assistance for prospective borrowers

Loan Closing

Portfolio Management and Servicing

BCL Fees

Paid by DDF:

– Technical Assistance Fee: up to $25,000 for TA services to borrowers

– Monthly Servicing Fee: $500 / month commencing when fund 100% 
deployed

Paid by Borrower:

– Loan Closing Fee:  1% loan principal paid at loan closing

– Loan Expense Recovery: $300 per loan paid at loan closing

– Application Fee: $150 per loan paid at submission of loan application

DDF Southern Dallas Seed Fund: BCL Services
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Recommended Next Steps

Economic Development Committee 
recommendation for Council action on 
October 14 of approval of renewal of terms 
for the current Class I members (see 
Appendix B)
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APPENDIX A

NMTC Eligible Areas
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APPENDIX B

DDF Board Members
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DDF Board Members

Class I Members
Gilbert Gerst, President

Brentt Shropshire, Vice President

Zenetta Drew, Treasurer

Edward Okpa

Class II Members

Bill Hall

Dora Ramirez

Benjamin Salazar
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717 N. Harwood Redevelopment Project

City Center TIF District
(City Center Sub-District)

Economic Development Committee

September 21, 2015
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Purpose

Provide background information on City Center TIF District

Review the 717 N. Harwood redevelopment project 

Obtain Economic Development Committee’s approval for 

consideration of the project by City Council on October 7, 

2015
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City Center TIF District
Background

• Created to develop an attractive, 

sustainable urban core and 

reimburse costs of public 

improvements and redevelopment of 

vacant or underutilized buildings 

downtown

• District was amended December 

2012 to:

• Extend District’s Boundary to the 

West End area

• Extend Term of District

• Increase District’s Budget

• Decrease City Participation Rate

• Establish Other Taxing Jurisdiction 

Participation Rates

dallas-ecodev.org
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City Center TIF District
Amendments

• Boundary Adjustment                

(Creation of two Sub-districts)

• City Center Sub-district – original  

district boundary (green dashed 

line)

• Lamar Corridor/West End Sub-

district – approximately 27 acres; 

encompasses properties along the 

Lamar Corridor and properties in 

the Historic West End area 

(lavender dashed line)

• Term Extension

• City Center Sub-district –

12/31/2012 to 12/31/2022 (10 yrs)

• Lamar Corridor/West End Sub-

district – 12/31/2012 to 12/31/2037 

(25 year term)

dallas-ecodev.org
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• District Budget Amendment

• The District’s budget increased 

from $87.6M to $152.00 M

• The increased budget:

• Provides a source of funding to 

stimulate redevelopment of the 

Lamar Corridor and Historic West 

End area

• Provides a source of funding to 

accomplish recommendations of 

the Downtown Dallas 360 Area 

Plan, that wouldn’t otherwise be 

funded

• Provides a source of funding to fill 

in redevelopment gaps in the  

downtown core

City Center TIF District
Amendments (Continued)
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City Center TIF District
717 N. Harwood Building
• Constructed 1980

• 34-story office building

• Former KPMG Centre

• Adjacent to Arts District

• Approximately 50% vacant when 

purchased by current owners, prior to 

KPMG leaving the building
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717 N. Harwood
Project Location

Victory Plaza & Buildings 
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717 N. Harwood
Project Description

Victory Plaza & Buildings 

• 844,326 square foot office building with ground floor retail space

• Project Cost: $80,381,000, including acquisition and tower renovation

• Project Start Date: December 31, 2015

• Project Completion Date: July 31, 2016

• Project improvements aimed to attract young, entrepreneurial tenants

• In July 2014, two established technology companies announced the relocation 

of their corporate headquarters to the property, occupying approximately 

330,000 square feet, or 39% of the net rentable space in the building, and are 

expected to add over 1,800 employees to the Dallas workforce
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717 N. Harwood

Site Plan
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717 N. Harwood

Building Improvements
• Proposed TIF funding for streetscape improvements, renovation of ground floor and 

second floor 

• Improvements include renovating vacant bank space on the west end of the ground 

floor into a restaurant space with outdoor seating that spills out onto the sidewalk

• Existing east end deli space to be updated

• 2nd floor to be opened up to the public - includes public meeting space and rotating 

art installations, coordinated with local vendors from the neighboring Arts District
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717 N. Harwood

Streetscape Improvements

• Landscaping is being redeveloped to enhance visual and pedestrian connections into 

and across the site, replacing obstructive bench seating and low planting with 

pedestrian-friendly tree grates

• Berms being removed for outdoor seating and greater flow through the site and a 

greater flow through the site, improving neighborhood connectivity

• Reducing volume of building columns at ground level to improve visibility 

Existing Conditions
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717 N. Harwood
Design Review

• On March 20, 2015 the Urban Design Peer Review Panel revised the project’s 

design and approved recommendations.  Project owner incorporated 

recommendations into project’s design
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717 N. Harwood

Proposed TIF Funding

• Recommended TIF subsidy is an amount up to $1,650,000 for 

eligible TIF costs to offset the cost of renovating the building’s 

ground floor commercial space and improving the streetscape 

• Actual TIF amount will be based on actual expenditures for 

each line item in the TIF reimbursement budget below

Description Amount 

Public Infrastructure Improvements 

Streetscape Improvements, Landscaping, Lighting, 

Signage, Design and Engineering, Contingency Costs (5%) $713,643

Redevelopment/Development Projects

Environmental Remediation, Interior & Exterior Demolition, 

Façade Improvements, Storefront Improvements, Design and 

Engineering, Contingency Costs (5%)

$936,357

Total TIF Funding Recommended $1,650,000
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717 N. Harwood

Budget and Sources and Uses of Funds

717 N. Harwood Street Project Budget

Acquisition $43,000,000

Curtain Wall $5,165,000

Repair of Building Systems $4,110,000

Lobby and 2nd Floor Renovations $4,015,000

Shell of Vacant Space $6,591,000

Tenant Improvements and Leasing Commission $17,500,000

Total Project Costs $80,381,000

Sources Amount % Uses

Loan $68,000,000 85% Acquisition & Construction

Private Equity $12,381,000 15% Construction

$80,381,000 100%



15

717 N. Harwood Summary

717 N. Harwood Street Redevelopment Project

Minimum Office Renovations (required) 400,000 s.f.

Minimum Retail Space 7,000 s.f.

Required Private Investment – (acquisition, construction hard and soft costs) Min. $25,000,000

Expected Total Project Cost (entire tower, all costs) $80,381,000 

TIF Funding $1,650,000 

% TIF funds to total project cost 2.05%

Return on Cost without TIF 8.3%

Return on Cost with TIF 8.5%

Deadline to Obtain Building Permit December 31, 2015

Deadline to Obtain Final CO (300,00 sf of renovated 

space)

July 31, 2016
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Strategic Importance of Proposed Project

• Improves building’s ground floor and 2nd floor public space experience to

increase neighborhood vitality and safety, adjacent to the Art’s District

• Adds needed streetscape improvements

• Increases leasibility of downtown office space
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717 N. Harwood
TIF Board Funding Recommendation

• On August 13, 2015, the City Center TIF District

Board of Directors reviewed and approved TIF

funding for the 717 N. Harwood project in an

amount not to exceed $1,650,000



18

Recommendations

• Economic Development Committee recommendation 

for Council approval of a development agreement for 

TIF funding

• Council consideration on October 14, 2015
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APPENDICES
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Appendix A:  717 N. Harwood
Conditions of TIF Funding
• Minimum private investment of $25,000,000 for the Project (acquisition, construction and 

construction related soft costs).

• The term “Invest” or “Investment” means the sum of all acquisition costs, construction costs (hard 

and soft) paid, payable or actually incurred by or on behalf of the Owner, with respect to the 

Project and the improvements thereon.  Construction related soft costs include the following items: 

architecture and engineering, interior design, remediation and demolition.  Carrying or other similar 

costs shall not be considered toward this definition of project investment.  The owner must provide 

verification of all expenditures.

• Redevelopment of the Project shall include:

• Minimum 40,000 square feet of office space; and

• Minimum 7,000 square feet of retail/restaurant; and

• Streetscape improvements

• Obtain a building and/or demolition permit and start construction for the Project by December 31, 

2015

• Obtain a Certificate of Occupancy (CO) for a minimum of 300,000 square feet of rentable office 

space by July 31, 2016

• Occupy a minimum of 50% of the newly converted ground floor retail/restaurant space prior to TIF 

reimbursement
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Appendix A:  717 N. Harwood 

Conditions of TIF Funding (Continued)

• Obtain final acceptance of public infrastructure improvements associated with the Project, as 

evidenced by the issuance of a Green Tag from the Public Works and Transportation 

Department by July 31, 2016 and submit documentation to the Office of Economic 

Development (the “OED”)

• Execute an Operating and Maintenance agreement for public infrastructure improvements 

associated with the Project by July 31, 2016, for a period of 20 years

• Construct Project in substantial conformance with design plans approved by the City Center 

TIF Board of Directors, the Dallas Design Studio and Dallas City Council 

• Submit to the Director of the OED a quarterly status report for ongoing work on the project, as 

well as public improvements. Status reports will be due once every three months after the 

Council approval date

• Owner shall make a good faith effort to (i) comply with the Business Inclusion and 

Development (“BID”) goal of twenty-five percent (25%) Minority/Women-owned Business 

Enterprise (M/WBE) participation for TIF reimbursable improvements, and (ii) achieve a goal of 

25% certified M/WBE participation for total private improvement construction expenditures for 

the Project, and meet all reporting requirements for each; 

• If necessary, the project deadline can be extended up to 6 months, subject to the Office of 

Economic Development Director’s and City Center TIF District Board of Director’s approval
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Appendix B: 717 N. Harwood Building 

Renovation Project Proforma
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WC 717 N. Harwood Property, LLC – World Class Capital Group

World Class Capital Group (WCCG) is a national real estate investment firm principally

engaged in commercial real estate and land throughout the United States. WCCG’s

operating portfolio consists of office buildings, retail centers, apartments, student

housing, hotels, marinas, self-storage facilities, and industrial warehouses. World Class

Capital Group is headquartered in Austin with an additional office in New York City.

Natin (“Nate”) Paul, President and CEO - Mr. Paul founded World Class Capital Group

with aspirations of building WCCG into a leading global private investment firm. Today,

the firm owns over 8 million square feet of real estate assets in 16 states and over 25

markets across all asset types.

Greg Williams, Senior Vice President, Development & Construction - Mr. Williams has

more than 25 years of construction management and development experience; his

experience includes work in commercial, institutional and multi-family construction in

both the public and private sectors.

Appendix C: 717 N. Harwood

Development Team 
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