
OUNCIL CHAMBER

112360
September 7, 2011

WHEREAS, on September th’ City Council authorized the Director ofFinance to receive and disburse Rental Rehabihtation Program Grant funds inaccordance with the Rental RijbIitçition Program Guidel,nes established byResolution No. 84-3073.

WHEREAS, on January 11, 1989, the City Council authorized execution of aparticipation contract between the City of Dallas and NationsBank to allow NationsBankto act as an administrative agent for the City’s Rental Rehabilitation Program to receiveand disburse funds at the direction of the City for the funding of Program loans andgrants by Resolution No. 89-01 92.

WHEREAS, on January 11, 2006, the City Council decided for the 12 month periodbeginning January 11, 2006 not to approve any new tax credit transactions unless apre-application waiver was granted by the City Council by Resolution No. 06-0136, and

WHEREAS, the Applicant, Brian Roop, developer, (the ‘Applicant”) submitted anapplication to the City of Dallas on behalf of Wynnewood Seniors Housing, LP, forsupport of their application to TDHCA for the 2010 Low Income Housing Tax CreditProgram; and

WHEREAS, on February 10, 2010, the City Council approved a modification to thepolicy for the acceptance of applications seeking City of Dallas support for low incomehousing tax credits financing, when the State of Texas does not require direct City ofDallas approval; and

WHEREAS, on February 16, 2010, the Wynnewood Seniors Housing Low IncomeHousing Tax Credit (LIHTC) multifamily project was briefed to the Housing Committee;and

WHEREAS, on February 24, 2010, the City Council approved support of theWynnewood Seniors Housing project; and

WHEREAS, the City now desires to have the entire 48 acres of the Parks atWynnewood project site demolished over time or adaptive reuse to be developed inphases on a reduced footprint that will include a combination of both affordablemulti-family housing and low-income senior housing units, working with the Council andthe appropriate neighborhood groups, with Phase I being new construction of 140housing units on approximately 6 acres, Phase Il being new construction of 160housing units on approximately 7 acres, Phase Ill being 160 housing units onapproximately 5.5 acres and the remaining net acreage of the original 48 acres plannedfor residential/commercial/retail development; and



COUNCIL CHAMBER

112360
September 7, 2011

WHEREAS, the City and developer now desire to amend the City’s support for the 2011forward allocation of the project by replacing funding of $1,500,000 with modification ofthe current City loan to the project by forgiving a $850,000 of the $2,193,750.00balance of the loan in return for a $500,000 partial lump sum repayment and anagreement from the developer to repay the remaining $843,750.00 as a five (5) year,0% interest loan, collateralized with the 39.5 or 42 acres remaining in the Parks ofWynnewood site after completion of Phase I; and

WHEREAS, as with the City’s approval of the TDHCA LIHTC application forWynnewood Seniors Housing, the owner of the project will provide social services; and

WHEREAS, the City of Dallas desires to provide further support to the WynnewoodSeniors Housing project to create affordable housing; NOW, THEREFORE,

BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF DALLAS:

SECTION 1. That the City Manager, upon approval as to form by the City Attorney, isauthorized to amend the terms of a 1993 housing redevelopment loan provided for theParks at Wynnewood located at 1910 Argentia Drive and modify its support for the2011 forward allocation of Low Income Housing Tax Credits (LIHTC) by the TexasDepartment of Housing and Community Development (TDHCA), as detailed in thenonbinding letter of intent in the attached Exhibit A, for the proposed restructuring of theCity’s $2,193,750 loan to Bank of America CDC to support Wynnewood SeniorsHousing, the newly proposed re-development of a portion of the 48 acre site at 1500South Zang.

SECTION 2. That the City Manager, upon approval as to form by the City Attorney, isauthorized to execute lien releases and terminate deed restrictions as needed for thistransaction.

SECTION 3. That the City Controller is hereby authorized to receive and deposit loanrepayment amount of $500,000.00 in Fund 0617, Dept. HOU, Unit 8322, RevenueSource Code 847A.

SECTION 4. That the City Controller is hereby authorized to receive and depositannual monitoring review fees in the amount of $500.00 per year for the tax creditcompliance period, in Fund 0617, Dept. HOU, Unit 8322, Revenue Source Code 847A.
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112360
September 7, 2011

SECTION 5. That the City Controller is hereby authorized to receive and depositreimbursement funds of $125000 for master planning for the area now occupied by theParks at Wynnewood and the Wynnewood ViNage Shopping Center in Fund 0617, DeptHOU, Unit 8322, Revenue Source Code 847A

SECTION j That this resolution shall take effect immediately from and after itspassage in accordance with the Charter of the City of Dallas, and it is accordingly soresolved.

DISTRI BUTtON:

Housing/Community Services Department
City Attorney’s Office
Office of Financial Services/Community Development, 4FN

APPROVEDBY
CITY COUNCIL

SEPO72O11

&
Acting City Secretary
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Exhibit A

August 29, 2011

Dallas. Texas 752

Dear Mr.

__________

Below please find a draft term sheet for the proposed debt restructuring of the City’s $1,080,000
loan (not inclusive of outstanding accrued and unpaid interest) to WCH Limited Partnership to
support the re-development of a 38-acre site at 1910 Argentia, Dallas, Texas, (the ‘Property”),
The total outstanding indebtedness is $2,193,750 including principal in the amount of $1,080,000
and interest in the amount of $1,! 13,750. The purpose of this nonbinding letter of intent is to
present an outline of certain terms of the proposed transaction to use as a basis for the
preparation of definitive documents: however, unless and until approval of the City Council is
obtained and mutually satisfactory definitive documents are executed and delivered, any party
may discontinue negotiations hereunder and no party shall be bound.

These terms are further contingent upon the agreements and conditions set forth in this
letter. We expect to ask the City Council to authorize negotiations for definitive agreements on
September 7, 2011, and to approve a resolution endorsing the application to the TDHCA for the
development of 140 units of seniors housing, and then have the definitive agreements agreed to
and executed by Bank of America Community Development Corporation (BACDC) and Central
Dallas Community Development Corporation (CDCDC), collectively known hereafter as
“Developers” by December 31, 2011, to be considered by the City Council in January 2012. The
Director of Housing shall have the authority to extend these deadlines for the project up to six
months if necessary without City Council approval.

Wynnewood Project:

The Parks at Wynnewood, located at 1910 Argentia, is a 408 unit (404 LURA-encumbered)
Low-Income Housing Tax Credit (“LIHTC”) multi-family project on 48 acres in the Oak Cliff
neighborhood of Dallas, Texas that is currently owned by WCH Limited Partnership.
Developers plan to redevelop the 408 units in phases on a reduced footprint that will include a
combination of both affordable multi-family housing and low-income senior housing units. In
accordance with the requirements of the existing LURA, the 48 acres must contain 404 units of
low-income housing for a period of 20 more years.

CITY OF DALLAS
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The City’s forgiveness of the outstanding indebtedness of $2.2MM to WCK Limited Partnership
shall correspond to the anticipated three-staged release of TDHCA’s LURA on the Property as
TDHCA accepts the replacement of the existing 404 LURA-encumbered units with the
construction or redevelopment of 404-460 new affordable units on a smaller footprint on the
Project site. For example, upon the completion of Phase 1 (140 units) Developers shall request
the release of approximately 2.5 acres from TDHCA’s LURA. The City and Developers
anticipate that the staging of development, the release of TDHCA’s LURA, and the forgiveness
of debt shall correspond approximately as follows:

Acreage/units developed Acreage Released from LURA Debt Forgiven
(LU RA-encumbered) (Non-LURA Property) (Net of $500,000)

Phase 1 ±6 acres I 140 units ±2.5 $850,000

Phase 11 ±7 acres / 160 units ±3 ±421,875*

Phase 111 ±5.5 acres / 160 units ±24 ±421,875*

Total ±18.5 acr/46Ojinjts 29.5 $1,693,750

*The remaining balance will be forgiven 50%-50% between Phase II and III.

Assuming TDI-ICA is satisfied that its LIHTC program requirements have been met on the
approximately 18.5 acres that Developers plan to develop. Developers with the City’s support,
will request that TDHCA release its LURA in three stages on approximately 29.5 of the total 48
acres that are currently encumbered by the LURA so that such land can be used for other types of
development. Such portion of the Property that is released by TDHCA from its LURA shall be
referred to herein as the “Non-LURA Property.”

In connection with the development of the Property and as consideration for the City’s
endorsement of Developers’ request to the TDHCA for such release and the City’s approval of
the debt restructuring described herein, Developers agree to reimburse the City up to an amount
not to exceed $125,000 for master planning for the area set forth on the attached map, including
the area now occupied by the Parks at Wynnewood and the Wynnewood Village shopping
center. It is anticipated that such services will be provided by the Dallas City Design Studio or a
City-designated entity and that Developer shall pay for such services based on actual billings for
such work within thirty days of the submission of billings for the work. Such master plan will
concentrate on developing and implementing an appropriate zoning classification covering the
48 acres now occupied by the Parks at Wynnewood plus the Wynnewood Village shopping
center with the goal of developing an urban framework or proper zoning for the property to 1)
provide an equal or greater number of affordable housing units as are now provided on the
property, but in a denser more urban design in the approximate acreage set forth herein; and 2)
provide the necessary zoning for the use of the remainder of the property and the Wynnewood
Village shopping center in the highest and best use that is feasible.

The City’s support for this project may be withdrawn at any stage if Developers are
unable to: (1) submit a sound development plan for each phase of development that is
consistent with the master plan developed for the area or (2) secure the release of
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TDHCA’s LURA for each phase of development. Upon withdrawal of the City’s support,
Developers shall repay the balance of its loan with the City.

Developers agree to provide a site plan that complies with the master planning strategies
developed and approved by the City for the Non-LURA Property that is not part of the LIHTC
project. That plan must be approved by the City prior to ally consideration by the City of public
support for Phase II.

Developers shall only sell or transfer the Non-LURA Property in accordance with the master
plan developed for tile area. Tile parties anticipate that the details of such master plan will be
adopted by the City and Developers prior to Council consideration.

Developers shall also develop and implement a landscaping plan and landscaping improvements
including irrigation on the Property for each phase of development. The Citys Director of
Housing/Community Services shall review and approve tile final landscaping plans.

Debt Restructurjpg

The City has proposed, in-lieu of providing Section 108 funding, that a letter evidencing local
government support be provided to the TDHCA proposing the forgiveness of $850,000 of its
existing $1 ,080,000 loan to WCH Limited Partnership for Phase I. The remaining portion of its
loan will be forgiven 50%-50% upon the development of Phases II and III, respectively. Such
letter will evidence for TDHCA, local government support for the Wynnewood Project.

Developers agree to pay $500,000 on the existing outstanding debt. Such payment would be set
aside for any suitable affordable housing commensurate with program requirements. Bank of
America will reserve the right to make public its contribution to the project(s) for which these
funds were allocated.

With respect to the remaining portion of the existing debt, City and Developers would agree to
the following:

• Loan balance as of the closing date of Phase I would be rolled into a 5 yr, 0% interest
rate note

• If the Developers are successful in obtaining an allocation of tax credits for Phase II, the
City would agree to forgive up to 50% of the balance of the note (but in no case more
than 5% of the total development cost of the next phase). The City will forgive the
remaining balance should Developers be successful with an allocation for the next phase
of development.

• If Developers do not receive a tax credit allocation on or before the maturity date of the
remaining balance on the note, the remainder of the note will be due and payable in its
entirety.
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Site plan identification — Site Plan A and Site Plan B attached.

SITE A Actual site plan used in the 2010 LIHTC application (all 2-story on approximately 8.5
acres)

SITE B — Site plan developed between the City of Dallas, community, and Developers
(contemplated to be on approximately 6 acres)

Description of the 3 Phases of Development for the Wynnewood Project and the LIHTC
Replacement Plan for the Current 404 LIHTC Units

1) PHASE I — Development of 140 units of Senior Housing

a) Developers submitted a 2010 9% Lll-ITC application to TDHCA and has received a
forward commitment of 2011 9% LIHTCs for the redevelopment of 140 senior housing
units on approximately 8.5 acres of the Property. The LIHTC requires such units be
restricted to seniors over the age of 55, except as otherwise required by law, for this
phase of development of the Project.

h) Developers require City support/commitment funding letter, including $850,000 in loan
forgiveness, for the current 2011 TDHCA allocation of low income housing tax credits.
The 2011 LIHTC award was based upon a 2010 9% LITHC application that included
SITE A plan as the projects development site/construction plan. City and Developers
agree that they will work together and present evidence satisfactory to the TDHCA that
fulfills the local support obligation required by the TDHCA.

c) The new LURA will encumber the 140 units only on the approximately 6 acres of SITE
B for 40 years.

d) Upon receipt of the letter in 1(a) above. Developers agree to the following:

i) Appeal to TDHCA Board for an application amendment requesting a change in the
site plan and/or a reduction in the amount of acreage to be utilized in conjunction
with the 2011 forward allocation.

ii) Commitment to work with Councilman Griggs’ office, the City, and the
neighborhood in creating a site plan that will contain 140 senior units on
approximately 6 acres known as SITE B. The SITE B plan will be a more urban,
compact site plan construction and parking will be reduced from the current 1.13
parking spots per unit. An agreement must be reached with all parties regarding SITE
B by no later than September 15, 2011.

iii) If SITE B is agreed upon by September 15, then the City and Developers will work
together to achieve proper zoning, if required, either thru zoning change or by
obtaining a PD overlay allowing for the SITE B plan (subject to CPC and City
Council approvals in their unqualified discretion).
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iv) Zoning, if required, must be obtained by no later than December 3 I, 2011.

v) Developers agree to submit the revised site plan to the TDI-ICA board by no later than
the first available board meeting in 2012. (Note - there is a 45 day deadline by which
information must be submitted to TDHCA to be included on the TDHCA board
agenda). Developers will also request TDHCA to release at least 28 units on land
equal to approximately 2.5 acres from its LURA based on the “excess” of affordable
units created by the Phase I development (140 affordable units will be created while
no more than 108 affordable units will be demolished.)

vi) If Developers are unable to obtain approvals for the SITE B plan or the necessary
zoning changes by December 31, 2011, or if Developers do not submit the agreed
upon SITE B plan to the TDHCA board, then the City will terminate its commitment
for Phase I and demand payment of the entire remaining balance of the debt.

vii) Further, if Developers are unable to obtain the required LURA releases for this stage
of development, the City shall demand payment of the entire remaining balance of the
debt.

2) PHASE II

a) Developers plan to redevelop Phase II as a Family LIHTC project with a maximum of
160 units or any other blended solution that integrates an adaptive reuse of existing
structures with market units on the site.

b) Developers will commit to use its best efforts to engage New Market Tax Credits and
CRA groups to assist this development phase and to cooperate with the City in these
endeavors.

c) The new LURA will encumber the 160 units only on approximately 7 acres for 40
years.

d) Developers expect to submit an application for Phase II no later than the 2013 tax
credit allocation round, with extensions by the City if appropriate in its sole
discretion. Typically, the submittal goes in to the TDHCA in March of each year
with awards announced in July.

e) If the application is successful, Developers will again request TDHCA to release
additional units including the land associated with such units from the LURA based
on the replacement of such units with units developed in Phase II.

f) Developers agree to develop the Non-LURA Property in accordance with the master
plan and Planned Development District.

g) If Developers are unable to obtain City approval for its development plan for Phase II
or is unable to secure the required LURA releases for this stage of development, then
the City will terminate its commitment for Phase II and demand payment of the
remaining balance of the loan.
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3) PHASE III

a) For Phase III, Developers plan to develop a LIHTC senior housing project with a
maximum of 160 units or any other blended solution that integrates an adaptive reuse
of existing structures with market units on the site. Phase III is dependent on the
completion of Phase I & IT.

h) Developers will commit to use its best efforts to engage New Market Tax Credits and
CRA groups to assist this development phase and to cooperate with the City in these
endeavors.

c) The new LURA will encumber the 160 units only on approximately 5.5 acres for 40
years.

d) Developers expect to submit an application for this phase no later than the 2015 tax
credit allocation round, with extensions by the City if appropriate in its sole
discretion. Typically, the submittal goes in to the TDHCA in March of each year
with awards announced in July.

e) If the application is successful, Developers will again request TDHCA to release
additional units including the land associated with such units from the LURA based
on the replacement of such units with units developed in Phase III. Additionally,
Developers shall seek releases from TDI-ICA’s LURA on the remaining acreage on
the Property.

1) Developers shall begin market analysis/planning by no later than September 1, 2013,
for what the Non-LURA Property could accommodate or best be utilized for, in terms
of future development.

g) Developers agree to develop the Non-LURA Property in accordance with the master
plan and Planned Development District.

h) If Developers are unable to obtain approval for its Phase III development plan or is
unable to secure the required LURA release for this stage of development, then the
City will terminate its commitment for Phase TI and demand payment of the
remaining balance of the loan.

This letter supersedes all prior meetings and correspondence. Please note that we do not have the
authority to bind the City in any way. Authority to bind the City is reserved to City Council and
that body is entitled, in its absolute discretion (subject to state law, City Charter. and City Code)
to approve, disapprove or refuse to consider any proposed term sheet presented to said council.
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Agreed:
City of Dallas

JeffyKillingswoh
Its: Director of Housing/Community Services

Bank of America CDC

By:
Its:

112360



PH
A

SE
4

FU
TU

RE
H

O
U

SI
N

G

PH
A

SE
2

FU
TU

RE
FO

R
RE

N
T

A
FF

O
RD

A
BL

E
A

PA
RT

M
EN

TS

.
.
.

.

SU
iL

D
IN

G
1

2
ST

O
RY

SE
N

IO
R

14
0

IJ
N

IT
S

.

rW
Y

N
N

E
W

O
O

D
SE

N
IO

R
S

H
O

U
SI

N
G

UN
IT

TA
BU

LA
TI

O
N

-
PH

A
SE

I
NI

T
RO

M
E

U
N

IT
T

T
P

E
00

0T
A

R
E

U
S

S
F

J
UN

IT
CO

U
RT

PE
RC

EN
TA

G
E

TO
TA

L
SE

ES
t
U

5
5
0

A5
5
5
0

W
A

AS
m

rs
SI

C
55

4
4
C

J
,

24
18

2
02

.
54

9
12

5
7
%

j
72

58
1

Er
U

s
92

4
28

3
7

2
6

.

82
25

r1
2r

r
98

.4
20

14
.2

9%
78

o8
j—

-—
—

i-
—

--
i-

-—
-r

—
-’

TO
TA

LS
I

14
0

10
0.

00
%

10
9.

22
4

U
N

IT
A

V
ER

A
G

E
N

ET
SF

78
0.

1?

rE
Ts

R
F.

L4
50

0Z
U

TE
D

SO
U

C
:U

LE
45

4.
;.$

S
E

F
aO

T
A

C
;L

F
R

S
A

.1
5X

54
55

:i
R

FA
C

E
O

F
A

I.
L

E
X

’T
E

R
C

F
F

R
A

E
W

A
tF

S
1
h
T

E
N

Q
S

E
k
C

L
A

C
U

7
0

0
5
0
1
1

10
05

21
01

20
0

OI
IC

O.
PA

TC
FO

AL
CO

NS
51

00
55

50
.

PR
O

JE
C

T
DA

TA
20

01
7

A
V

ER
A

G
E

N
ET

SF
78

5.
11

S.
F

EC
RE

AQ
E.

8.
45

28
A

CR
ES

>0
00

51
1%

10
.5

4
UN

IT
US

AC
RE

RE
Q

U
IR

ES
21

2
SP

A
CE

S
1

PE
R

BE
DR

OO
M

)
PR

O
M

O
ES

21
8

SP
A

C
E>

1.
56

SO
A

CE
SU

N
G

PH
A

SE
3

FU
TU

RE
FO

R
RE

N
T

A
FF

O
RD

A
BL

E
A

PA
RT

M
EN

TS

j
)

SC
A

LE
s

1
50

(2
4x

36
SH

EE
T)

N
-

.
-
-
.

0
50

10
0

20
0

‘N

:

4
A

RC
H

IT
EC

TU
RA

L
SI

TE
PL

A
N

I
SC

AL
E.

>0

W
Y

N
N

EW
O

O
D

SE
N

IO
R

S
H

O
U

SI
N

G
—1

s
r
o
1
r
r

W
YN

NE
W

OO
D

SE
N

IO
RS

H
O

U
SI

N
G

, L
P

H
U

M
PH

R
E

Y
S

&
P

A
R

T
N

E
R

S
A

R
C

H
IT

EC
TS

L
P

5
4
r
Q

U
r
r
r
r
r
s
r
r

S
2
3
9
A

I
P

15
0
0
O

O
0
.

50
40

31
30

20
50

01
3

70
24

0
19

72
17

01
-9

63
6

(9
72

5
70

5
96

39
51

4/
20

10
DA

LL
AS

TX
H

PA
#0

86
27

,
.

O
X

A
20

1



‘
.
A

H
a
v

.U
I

f
l$

‘I
IiV

H
G
t

lr
I
C

I
A

O
G

A
V

N
V

IS
A

V
d
L

N
G

i
t
I

A
L

rIw
.
O

V
4
C

o
.
a
r
c

r
A

.
c

4
G

j
i
t
j
o

Q
2
!
’

•
t
V

N
’ld

A
G

IL
V

2
O
*
4
G

,T
r

,
A

N
a

L
tiI1

I
t
V

M
G

a
.
t

G
A

.a
v
A

a
G

W
r
,

i.
N

Q
IA

Y
O

l
A

d
d

W
V

W
I
d

W
O

3
m

I
S

4
tI

W
4

G
A

it
t3

G
A

l
,1

V
1

.
E

W
A

X
I
O

I
r
N

A
J
1
i

V
l
#

,W
v
l
e
*
,
l
w

i
t
v
o

t
v
w

*
.
a

i
t
i
i
i
j
.
o

ite
lliA

r
iW

Q
A

t
l
l
A

A
Q

SA
N

4
O

0
V

O
S

,
V

d
4
A

S
A

I
A

S
A

3
.l

4
r
W

G
A
S

L
l

1
W

lIA
RS

RN
G

R
A

I
1
1
W

5
4
d
V

S
N

V
l

1
W

q
tm

U
C

$
‘v

R
N

.W
S

O
tv

1
j

9
5
I
V

d
5

A
I
A

I
N

lV
S

..W
S

lV
1

G
A
S

d
C

i
t
V

A
S

K
L

IlR
S

l
ta

lo
N

i
t
W

W
s
G

i
5

SV
SIN

A
q

v
ts

v
o

A
A

I
A

N
a

IlT
IR

S
S

W
S

A
S

W
l
r

1W
RS

N
W

l
a
L

R
S

R
S

S
I
lW

4
l
I
N

J
O

N
i
V

N
N

d
L

I

—
*
A

%
f

itv
O

w
N

A
fl4

*
W

*
v
.flV

O
U

1
O

11W
A

N
G
a

A
5IA

GA
lllR

S
S

S
S

O
S

’
i
t

N
W

.A
S

ly
II

tJS
’

a
S

A
N

t
A

aA
N

IA
IO
d

N
O

S
W

O
V

4
D

G
A

‘Ni

Y
lN

A
S

V
IW

G
A

A
G
N

G
A

O
A

A
R

S
C

O
S

’
O

N
aR

S
A

N
N

r
i
l
d

D
IV

X
S

A
W

S
W

G
A

G
S

O
A

’
O

S
V

O
S

’
lN

lI5
C

IW
S

a
c
IS

W
l.N

A
V

S
.I5

O
S

’M
S

O
.S

‘It
4

A
lItN

i5
4

0
1
C

V
d

O
S

’
G

d
R

S
lr

$
A

it4
rG

N
r
l5

S
IR

S
A

ra
S

A
S

.A
S

W
*
G

lA
V

5
O

N
S

O
r
O

q
.a

N
t
S

1V
D

U
S

’lIR
.A

G
A

U

(A
v
M

—
jô

—
1
II

3nR
na

,cz)
1

—

r
_
_

i;—

(
L

‘

L
)

‘
L

3
*

V
N

U
C

N
4
9
Q

*
W

S
*
N

-

*

—

1
I
t

—
—

K
—

—
—

-

Z
Z

Z
Z


