














Housing Committee
June 20, 2016



 Discuss current regulations and 
fees

 Review specific concerns

 Review possible issues
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Most common types of 
abandonment requests:
Street, Alley or Storm Water Management 

Area
Utility Easement (utility, water, 

wastewater, etc.), Drainage Easement or 
Other Easement Areas (fire lane, etc.)
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Applicant submits written request and initial 
fees
$4,250 application fee, non-refundable
$75 minimum recording fee
Additional appraisal fees, if required
Request routed to departments and outside 

agencies for review
Notices to property owners within 300 ft (if 

applicable) 
Market value of the property is determined
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If estimated abandonment fee is less than 
$20K, DCAD value can be used as the market 
value 
If estimated abandonment fee is $20K or more, 

an independent appraisal is used to determine 
market value
Applicant submits $2,500 minimum deposit for 

appraisal fee 
 If appraisal bid exceeds $2,500, applicant pays 

difference; if less, applicant refunded difference
The abandonment fee will be the greater of: 
 Market value or $5,400
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 If City needs additional property owned by an 
applicant in the area of the proposed 
abandonment, a square foot for square foot 
credit will be given against the area to be 
abandoned

 If area dedicated to City exceeds the area 
abandoned, the applicant will only be charged a 
processing fee of $5,400

 If easements are retained by the City, the 
appraiser may discount up to 15 percent 
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Utility, drainage or other easements:
If originally dedicated to the city at no 

cost:
0-5 Easements: charge processing fee 

of $5,400
 Additional fee of $1,000 for each 

easement after the 5th one

7



Are abandonment fee amounts 
appropriate in residentially zoned 
areas?
Can fees be reduced for abutting 
residential owners 
Adjacent owners desire to improve 
and/or utilize parkway area for private 
purposes
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 State law requires City to receive fair market 
value for property transactions

 Texas Constitution prohibits gifts of public  
funds exclusively for private benefit

 Possible equal protection issues in treating 
commercial and residential owners 
differently

 Revenue impact to general fund
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 Limits the City’s future options and 
flexibility (bike lanes, trails, sidewalks)

 Individual abandonments may result in “saw-
toothing” of right-of-way property lines 

 Potential for setback issues and 
neighborhood disputes

 Creation of inconsistent block faces
 Potential change in street character
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 Credit 85 percent of $4250 application fee 
for residential abandonments if
◦ Request is in an single family or duplex zoned area 

adjacent to a residential dwelling unit
◦ Minimum ROW required by Thoroughfare Plan or 

Code is maintained
◦ Standard review by utilities and City departments 

clears with no objections
 Existing procedures provide that replies 

resulting from 300 ft. notification are 
provided in agenda materials for council 
consideration
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HOUSING POLICIES AND LOW INCOME 
HOUSING TAX CREDIT PROGRAM

A Briefing to the
Housing Committee 

Housing/Community Services 
Department
June 20, 2016



PURPOSE

 Review key Housing Policies

 Discuss policy number 4 in the context of the Low Income 
Housing Tax Credit (LIHTC) Program

 Discuss a possible Request for Applications (RFA) for 
rehabilitation projects

 Discuss Policy #1 and #2 as time permits
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HOUSING POLICIES
 Policy #1: Support all ownership housing opportunities 

throughout Dallas

 Policy #2: Support the adoption of a Source of Income 
Ordinance (Chapter 20A)

 Policy #3: Require all multifamily housing developments 
requesting zoning changes, subsidy, or other City of Dallas 
consideration to agree to 10% of the units being offered for 
households at 0% -50% of the Area Median Family Income 
(AMFI) and accept Housing Choice Vouchers

 Policy #4: Adopt a housing placement policy for 
multifamily housing developments
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HOUSING POLICIES (CONTINUED)

 Policy #5: Require Tax Increment Financing (TIF) District 
housing projects in “High Opportunity Areas” that receive 
assistance to provide 20% of the units to households at 80% of 
the Area Median Family Income (AMFI) with a minimum of 
10% of the units to households at 50% AMFI and below

 Policy #6:  Support the development of a Housing Mobility 
Program and Landlord Sublease/Guarantor Program for 
voucher holders to affirmatively further fair housing choices 
throughout the Region

 Policy #7:  Support the development of a regional affordable 
housing policy

 Policy #8:  Create a dedicated revenue source for 
implementation of comprehensive housing policy 4



FAIR HOUSING AND MULTIFAMILY PROJECTS

 Inclusive Communities Project (ICP) sued TDHCA in 2008 arguing that the 
agency’s allocation of LIHTCs in Dallas resulted in a disparate impact on 
African-American residents under the Fair Housing Act.

 ICP alleged that TDHCA was disproportionately approving LIHTC projects in 
minority concentrated neighborhoods in Dallas and disproportionately 
disapproving them in predominantly Caucasian neighborhoods.

 Per ICP, this created a concentration of low income units in minority areas, a 
lack of units in other areas, and maintained and perpetuated segregation 
housing patterns. 

 June 25, 2015 – the Supreme Court ruled that disparate impact claims are 
cognizable under the Fair Housing Act, and upheld the 2013 HUD regulations 
regarding burdens of proof in disparate impact cases

 The ICP case specifically dealt with multifamily projects in Dallas.
 The response from TDHCA was to change its allocation plan to avoid placement of 

units in low income minority areas

 Under the Voluntary Compliance Agreement (VCA) signed with HUD, the 
City agreed to encourage the development of affordable housing 
throughout the City
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TEXAS DEPARTMENT OF HOUSING & COMMUNITY AFFAIRS 
(TDHCA) LOW INCOME HOUSING TAX CREDITS (LIHTC) 
PROGRAM

 The Housing Tax Credit (HTC) Program was created by the Tax 
Reform Act of 1986. Section 42 of the Internal Revenue Code 
of 1986, as amended (the Code), is the federal law that 
governs the HTC program 

 For 2015 and 2016, the tax credit availability was 
approximately $11 million for the region

 The Region includes Dallas, Denton, Collin, Tarrant, and 
Grayson Counties

 The Texas Department of Housing and Community Affairs 
(TDHCA) is the only entity in the state of Texas with the 
authority to allocate tax credits under this program
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LIHTC PROGRAM
 The tax credit program is one of the primary means of directing private capital 

toward the creation of affordable rental housing 

 The tax credits provide investors of affordable rental housing with a benefit that 
is used to offset a portion of their federal tax liability in exchange for the 
production of affordable rental housing 

 The Tax Credit Program allows qualified families to lease the developed units at 
below market rate rents 

 From 1990 to 2015, there have been 133 projects awarded tax credits in Dallas 
(both 4% and 9%) which have created 20,325 housing units

 Every year TDHCA offers 9% tax credits competitively in January and 4% tax 
credits noncompetitively throughout the year

 Projects applying for 4% tax credits must have bonds issued to cover all costs

 LIHTC projects are required to offer funded units to households at or below 60% 
of Area Median Family Income for a minimum of 30 - 35 years
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LIHTC QUALIFIED ALLOCATION PLAN FOR 2016

 TDHCA develops an annual plan for the selection of eligible
developments known as the Qualified Allocation Plan (QAP)

 The 2016 QAP includes a point based scoring system with the
following criteria:
 Size & Quality of the Units
 Sponsor Characteristics 
 Income Levels of Tenants
 Rent Levels of Tenants
 Tenant Services
 Opportunity Index
 Educational Excellence
 Underserved Area
 Tenant Populations with Special Housing Needs
 Proximity to Important Services
 Local Government Support
 Commitment of Development Funding
 Declared Disaster Area 8



LIHTC QAP (CONTINUED)
 QAP Criteria (continued)

 Quantifiable Community Participation
 Community Support from State Representative or Senator
 Input from Community Organizations
 Concerted Revitalization Plan
 Financial Feasibility 
 Cost of Development per Square Foot
 Pre-application Participation
 Leveraging of Private, State, and Federal Resources
 Extended Affordability or Historic Preservation
 Historical Preservation
 Right of First Refusal
 Funding Request Amount 

 Commitment of Development Funding by Unit of General Local Government 

*Note: In addition to the graded criteria, TDHCA also has threshold site and 
development requirements and restrictions 9



LOCAL GOVERNMENT SUPPORT & 
COMMITMENT OF DEVELOPMENT FUNDING
 TDHCA asks for the Governing Body to provide the 

following approvals for any proposed project located 
within the boundaries of the jurisdiction:
 When the number of tax credit units previously approved 

exceeds two times the state average
 When projects involving new construction or adaptive 

reuse are located less than a mile from another project 
funded within the prior 3 years and serving the same 
type of household

 When a proposed project is to be located in a census 
tract that has more than 30% Housing Tax Credit Units 
per total households in the census tract

 Concerted Revitalization Plans (CRP) and the significant 
contribution of a project in a CRP area

 Formal resolutions of “support” or “no objection” from 
the City Council

 Provide gap funding for projects that meet the City 
Council goals & objectives

 Zoning confirmation 10



EXISTING MULTIFAMILY POLICY PRIORITIES
 Permanent Supportive Housing/ Special Needs 

Housing

 New Construction

 Demolition & Reconstruction

 Projects located in an existing community 
revitalization program area, master planned area, 
or transit oriented development area

 Allow for Rehabilitation projects if the age of the 
building is no more than 20 years old
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EXISTING MULTIFAMILY POLICY PRIORITIES 
(CONTINUED)

 City or Affiliate Ownership of Multifamily Units
 If the project is permanent supportive housing
 If the project commits to provide revenue above and beyond the 

value of the property tax exemption

 Mixed Income Projects

 No more than 20% LIHTC units per census tract unless it is located in a 
community revitalization program area, master planned area, or 
transit oriented development area

 Housing Plus Initiative-does project produce positive 
outcomes for supportive services or goals (e.g. transit, 
education, jobs, healthcare)?
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RECOMMENDATION FOR 
HOUSING PLACEMENT POLICY
 Adopt housing placement policy for multifamily rental 

units (which includes LIHTC projects)
 Projects reserving more than 50% of units for income 

restricted households shall only be eligible to receive 
resolutions of City support or City subsidy if they are to be 
constructed or rehabilitated in census tracts meeting all of 
the criteria for “High Opportunity Areas”

 High Opportunity Areas defined as:
 Dallas census tracts with less than 15% poverty rate; and

 In the attendance zone of an elementary school that has a 
state accountability rating of “Met Standard” from the Texas 
Education Agency 

 The City shall not waive any de-concentration standards in 
the TDHCA QAP, unless a proposed project falls in a High 
Opportunity Area.
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HOUSING PLACEMENT OPTION

 Only apply placement policies to new construction 
projects

 Exclude rehabilitation projects from placement 
policy
 Consider the age of the structure on a case-by-case basis
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NEXT STEPS

 July 1 – Request for Applications (RFA) for rehabilitation 
projects who wish to apply for LIHTC that do not require gap 
financing or de-concentration waivers from the City

 July 29 – RFAs due

 August – Staff review and Housing Committee Briefing of 
Applications

 August – Housing Committee briefings for all Housing Policies

 August/September – Housing Policies briefed to City Council

 September/October – RFA Resolutions considered by City 
Council 15



APPENDIX A
“HIGH OPPORTUNITY AREAS”
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• Green shaded census 
tracts have 15% or less 
poverty rates

• Gray shaded census 
tracts have 40% or 
greater poverty rates
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APPENDIX B
OWNER OCCUPIED HOUSING DEVELOPMENT 
PROGRAM STATEMENT
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APPENDIX C
SOURCE OF INCOME ORDINANCES
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APPENDIX D
DALLAS HOUSING AUTHORITY (DHA) HOUSING 
CHOICE VOUCHERS AND FAIR MARKET RENTS 
(FMR) BY ZIP CODE 47
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