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Denton Housing Authority
The Denton Housing Authority was formed to address the housing 

needs of low income families in the city of Denton.  

It’s mission is: “To transform DHA into a premier housing authority 

through honest and effective leadership by providing quality 

affordable housing and promoting programs that foster economic 

independence to enhance the lives of our clients and enrich our 

communities.”



DHA’s Residential Developments

24 Units

114 Units

150 Units



Denton’s Rental Housing Demand

Conducted a rental market analysis that indicated the following:
• Currently the Denton rental market is 98.9% occupied.
• Employment growth shows demand for 3,937 new rental units 

over the next five years based on a conservative 3.0% annual 
growth estimate.

DHA currently has 3,000 households on the Housing Choice 
Voucher waiting list.



Housing Tax Credit (HTC) Program

• The Housing Tax Credit Program is codified in Section 42 of the 
Internal Revenue Code of 1986 as a means of directing private capital 
toward the creation of affordable rental housing. 

• Tax Credits are a dollar-for-dollar tax reduction for a 10 year period for 
the tax credit investor



Housing Tax Credit Program

• Use of the credits comes with a mandatory 15 year compliance 
period

• HTCs are awarded to owners of projects, who then sell the credits 
to investors for a certain price, which then becomes the equity 
contributed to the project. 



Housing Tax Credits

• Minimum 30 Year Affordability Commitment
• 15 year Compliance Period

• 15 year Extended Use Period – Project owner must agree to extend low-
income housing use for at least 15 years

• This agreement is binding on the project owner AND successors
• Agreement is recorded in the real property records and can be enforced by tenants



Housing Tax Credit Program

• The HTC Program in Texas is administered by the Texas 
Department of Housing and Community Affairs (TDHCA)

• There are two different HTC Programs:
• A Competitive 9% Program and,
• A Non-Competitive 4% Program

• Each HTC Program is funded from different tax credit allocations



Area Medium Income
(AMI) 

$71,700 (Denton County)

Family Size 1 2 3 4 5
Income (60%) $30,112 $34,425 $38,378 $43,012 $46,462

Income (50%) $25,100 $28,700 $32,300 $35,850 $38,750



Non-Competitive 4% HTC Program

• TDHCA accepts and funds applications year round
• Although, there is a State wide cap as to the amount of credits that 

can be awarded annually, the cap is rarely reached.
• Tax exempt bonds are also part of the financing of the housing 

development
• The bonds may be issued by an affiliate of a Housing Authority, a 

Municipality, a County or the State
• The application must include a resolution of “Non-Opposition” 

must be approved by the Municipality or the County if the site is 
in an unincorporated area



Competitive 9% HTC Program
• The 9% Program has an annual application and funding cycle

• This year, the pre-applications were due January 9, 2017
• The final applications are due March 1, 2017
• The awards are made in the third week of July, 2017

• The Credits are awarded based on a Regional Allocation Formula
• Applications are scored and ranked within their region in 

accordance with the rules and laws outlined in the Qualified 
Allocation Plan (QAP)

• The final application must include a resolution from the local unit 
of government

• In 2017, 85 pre-applications were submitted in Region 3



Current and Potential 
Partnerships



The Veranda – NRP Group

In 2015, DHA executed a MOU with a private developer that 
outlined  the business terms to create a partnership to construct a 
322 unit residential development.  The Veranda is a workforce 
housing development for residents whose income is 60% of Area 
Medium Income (AMI) or less, adjusted for family size.
The terms of the MOU allowed DHA to share in the distribution of 
the developer fee and cash flow.  The DHA also retains the right of 
first refusal to purchase the development after 15 years.
The Veranda was financed in part with 4% tax credits.  The Denton 
City Council approved a resolution for these projects. 



The Standard and Hudson at 
MedPark Station

In 2016, DHA entered into a MOU with affiliates of Ojala Holdings, 
a private developer, that outlined  the business terms to create two  
partnerships to construct two residential developments.  The 
Standard at MedPark Station, a 263 units family development and 
the Hudson at MedPark Station, a 160 elderly development.
The terms of the MOU will allow DHA to share in the distribution 
of the developer fee and cash flow of both projects.  The DHA also 
retains the right of first refusal to purchase the developments after 
15 years.
Both MedPark Station developments are scheduled to be financed 
in part with 4% tax credits.  The Denton City Council will be 
requested to approved a resolution for these projects.



2017 9% HTC Applications

• Pre-applications for the 2017 9% HTC awards were due on January 9, 
2017.

• TDHCA received 85 applications from Region 3, of which 3 
applications were for projects in the city of Denton.

• As of January 31, 2017 DHA negotiated a MOU with one of the 
developers to create a partnership for the purpose of submitting a final 
application for a 9% HTC award.

• The application will require a resolution of support from the City 
Council to be approved.



2017 9% HTC Applications

• Palladium – Denton
• Family Development – 180 Units
• MOU with DHA

• Reserve at Sherman
• Family Development – 120 Units
• Negotiating a MOU with DHA as of 1-31-17

• Mayhill Pointe
• Family Development – 150  Units
• As of 1-31-17, no contact with DHA



DHA/Developer Partnerships

Development Partner Type No. of Units       Est. Revenue
(DHA 15 Years)

The Veranda NRP Family 322    $3,000,000

MedPark Standard Ojala Family 263 $2,400,000

MedPark Hudson    Ojala Elderly 160 $1,900,000

Palladium  Palladium   Family 180 $2,500,000

Totals 926 $9,800,000



Use of Funds

DHA will use funds generated from the partnerships with 
developers to:

 Create more quality affordable housing, 

Fund DHA programs and operations, and

Assist in funding support service programs that are provided by 

other community agencies.



Denton Supportive Services

DHA will provide up to 5% of the funds received from the 
partnerships to local agencies to provide services for DHA clients 
and the community.
DHA may enter into a partnership with United Way of Denton 

County to distribute the funds.
DHA may establish other programs that address other housing 

needs and services.



Request to the City Council

The DHA requests that before the Denton City Council approves a 
resolution for a Housing Tax Credit application (4% or 9%), that 
the developer/applicant have an executed Memorandum of 
Understanding with the DHA related to the proposed project.



Criteria to be used by DHA to select proposed 
developments are, but not limited to the following:

• The response to local market demand
• Site Characteristics:

• Location
• Neighborhood Amenities

• Proposed Financing
• Experience of the Developer
• Management of the Development
• Addressing special need populations in the community



The MOU will include, but not limited to the following:

• Location of the proposed development
• Type of development (Family or Elderly) and number of units
• Define DHA’s role in the ownership structure
• Sharing in the developer fees and cash flow
• Authority to review the design and monitor the construction
• Right of first refusal to purchase the development after the 15 year 

compliance period
• Review and approve the selection of the tax credit investor, lender 

and property management company
• Require developers to set aside 3 – 5 units per development for 

special needs populations, including homeless and veterans 
families.



The Denton City Council is requested to consider 
adopting a similar Resolution as listed below.

Resolution No._____

A RESOLUTION OF THE CITY OF DENTON DECLARING THE CITY
COUNCIL’S POLICY ON ISSUING RESOLUTIONS OF “NON OPPOSITION”
AND “SUPPORT” FOR FOUR PERCENT (4%) AND NINE PERCENT (9%) LOW
INCOME HOUSING TAX CREDIT APPLICATIONS TO THE TEXAS
DEPARTMENT OF HOUSING AND COMMUNITY AFFAIRS FOR MULTI-
FAMILY DEVELOPMENTS WITHIN THE CITY OF DENTON.



 

 

 
 
 

MEMORANDUM 
 
 
DATE: February 15, 2017  
 
TO:  Todd Hileman, City Manager 
 
FROM: John Cabrales, Assistant City Manager  
  
SUBJECT: Denton Housing Authority Housing Tax Credit Resolution Issues 
 
 
ISSUE 
The Denton Housing Authority (DHA) has been before council in two recent work session 
discussions to ask the council not to issue any resolutions of support for any housing tax credit 
development applications in Denton, unless the developer and DHA have executed a 
Memorandum of Understanding (MOU) related to the proposed development. These discussions 
have raised several questions with council and below are answers to some of those questions. 
The information was provided by DHA, Denton ISD, Denton County and the Community 
Development Division. There is another council work session discussion scheduled for Feb. 21 
and two germane action items that are resolutions of support for 9% housing tax credit 
development applications. 
 
QUESTIONS 
 
How is the funding from DHA derived from these projects? 
DHA enters into an MOU with a private housing tax credit developer, that among other things 
allows DHA to share in the developer fees and other cash flow that are derived from the sale of 
low income housing tax credits (if awarded) and bond revenues. These developer fees are usually 
deferred over a 15-17 year period. DHA has partnered with private developers on three of the 
eleven tax credit developments in the City. Currently DHA has Pecan Place (1993), Renaissance 
Courts (2004) and The Veranda (2015) (Exhibit 1). 
 
In the MOU agreement for the 150 unit Renaissance Courts, DHA owned the land and negotiated 
to receive 50% of the developer fees and 100% of the cash flow after 10 years. In total DHA has 
received $700,000 in developer fees from this project and has used it to pay asset management 
and loan refinancing fees. Renaissance Courts is expected to complete payment of loan to DHA 
by 2018. DHA does have the right of first refusal to purchase Renaissance Courts at the end of 
the 15 year compliance period, which is estimated to be 2020-21, and will need approximately 
$2 million for this purchase.  
 



 
 
In 2016 DHA entered into an MOU (Exhibit 3) on the 322 unit residential development known 
as The Veranda. As a result of the agreement, DHA will receive 35% of the developer fees and 
50% of the other cash flow. On page 11 of Exhibit 3, there is a breakdown of the annual 
payments to DHA over a 17 year period. For year one of this agreement, DHA received 
approximately $122,500 for developer fees in the FY 2015-16. They will not receive any more 
developer fees until The Veranda reaches “stabilization” or “lease up,” defined by the state as 
90% of the units leased for three consecutive months. When stylization is reached, which is 
estimated to be November 2018, then they can resume collection of a portion of the developer 
fees annually, which are scheduled to end by the tenth year. However, in the tenth year, the cash 
flow payments begin and go until year 17, of which DHA receives 50%. DHA has the right of 
first refusal to purchases the property in year 15, and if they do purchase the property they will 
get 100% of the cash flow.  
 
Of the developer fees received thus far from The Veranda MOU, DHA has used these revenues 
to pay for construction monitoring and other repairs and upgrades at other DHA properties. DHA 
expects to receive additional developer fees in 2018. Some of these fees will be used to go 
towards the purchase of Renaissance Courts and other development opportunities. 
 
What is the funding that DHA is expecting to get for the two 9% tax credit projects? 
DHA has been in MOU discussion with Palladium for the proposed 180 unit Palladium 
development, and with MV Residential for the 120 Reserve at Sherman development. The 
proposed agreements have a 15 to 17 year developer fee and cash flow pay out with the 
following breakdown:. 
 

 Developer = 50% 
 DHA = 35% 
 Historically Underutilized Business (HUB) = 15% (This is a state mandated percentage if 

a HUB is brought on as a partner.) 
 
The two developers want to bring on a HUB as a partner because under the Texas Department of 
Housing & Community Affairs (TDHCA) scoring of housing tax credit applications, the 
developer will get an additional point for having a HUB partner. This will also impact the cash 
flow breakdown to the following. 
 

 Developer 48% 
 DHA 28% 
 HUB 14% 
 Tax Credit Investor 10% 

 
If DHA had land to offer up for these types of developments, then they would be able to 
negotiate a higher percentage of the developer fees or cash flow. For example, the Fort Worth 
Housing Authority (FWHA) has been able to negotiate 50% in developer fees and 50% in cash 
flow because they have used land owned by FWHA for the development. 



 
 
FWHA also has taken advantage of a Department of Housing and Urban Development (HUD) 
program to convert existing public housing units into Rental Assistance Demonstration (RAD) 
units. Under RAD, Housing Authorities are able to raise substantial amounts of capital to 
rehabilitate or redevelop deteriorating public housing developments. The RAD program operates 
by converting public housing subsidies into Section 8 vouchers that are attached to some of the 
units in the housing tax credit development. Also, the City of Ft Worth has approved a policy 
that all applicants for housing tax credits, partner with the housing authority or another public 
entity, require a percentage of RAD units or supportive housing units, and a minimum of market 
rate units. 
 
Denton Housing Authority does not have or own public housing units so they do not qualify for 
the RAD credits. 
 
How would the 5% funds the DHA mentioned going to United Way be used? How was 5% 
derived? Why not 10%, 50%? 
DHA has a need for programs and services to better improve the lives of the families they serve 
and to foster independence and self-sufficiency. These programs could include financial 
management, budget training, job training, childcare classes, counseling, help with utilities, etc. 
These programs are already available here in Denton, and DHA does not want to duplicate them. 
They also know that a lot of these agencies are losing local, state, and federal funds. However, 
revenues from developer fees could be used to keep families from becoming homeless. For 
example, if a voucher family’s utilities are shut off, DHA is required to terminate them from the 
program, which could result in the family becoming homeless. Funds received from non-federal 
sources, such as developer fees, could be used to pay for utility bill and for other services that 
will help families stay in stable housing. 
 
DHA’s ability to partner with a developer allows them to earn additional revue streams, and not 
just rely on the federal funding.  Their ability to negotiate developer fees and cash flow from 
these types of projects also allows some of these funds to remain here locally. DHA understands 
that partnering with the United Way of Denton County and other non-profits makes sense 
because many of their clients are supported by local non-profit programs and services. An 
amount of 5% of annual revenues was being discussed, because DHA feels that they will need 
most of the funding from these agreements to purchase the development after the 15 years. 
 
They are already partnering with United Way by the providing the land for a new office building 
& community center and United Way in turn will provide space for DHA to use for meetings 
with their clients. DHA is also working with United Way to provide funds for Supportive 
Housing needs in the community. They also already partner with Giving HOPE, Inc. to provide 
funds for a Security Deposit & Application Fee program for clients searching for better housing. 
 
DHA proposes to allocate some of total developer fees ($1,265,000) for their current fiscal year 
(Exhibit 4, page 2) in the following way. 

 $63,250 to United Way agencies that provide services to DHA clients 
 $150,000 to United Way to develop a Pilot Housing Program 



 
 

 $5,000 to Giving Hope for Security Deposit payments 
 $450,000 reserve towards the purchase of Renaissance Courts 
 The remaining balance will be used for DHA operations 

 
Is it true that in the past five years, no new affordable housing built? 
Since 1993, Denton has had eleven housing tax credit developments (see exhibit 1) with the last 
one being 322 multifamily unit development known as The Veranda. The Texas Department of 
Housing & Community Affairs (TDHCA) scores all housing tax credit applications within the 
rules outlined in their Qualified Action Plan (QAP). According to the QAP any housing tax 
credit development proposed in a community, whose population is greater than 100,000, and has 
more than 20 percent Housing Tax Credit Units per capita, shall be considered ineligible unless 
the Governing Body of the municipality passes a resolution of support. In other words, if a city 
has two times or more than the state average of affordable housing units ratio to the total 
household units in a city, then the developer will not get any points towards their application, 
unless they convince the city council to pass a resolution of support.  
 
At one time the City of Denton was over the threshold and resolutions of support were required 
by TDHCA, the City of Denton has been at two times or higher of said state average so we were 
not an attractive community for housing tax credit developers looking to score points on their 
application. However, due to the growth in population in Denton we recently dropped below this 
state average so developers are coming back to Denton to try and build these types of 
developments. 
 
Construction of Housing Tax Credit properties has been only one method used to support 
affordable housing in the Denton community.  Over the past 32 years, the City of Denton has 
supported affordable housing by providing grants and very low-interest loans to low income 
homeowners who would probably not have been able to stay in their homes or may have been in 
a unit that had some significant and possibly dangerous problems.  HUD funding has also been 
used to assist low and moderate-income households to purchase homes by providing funding for 
down payment and closing costs.  Over the years, the City has worked with the Denton 
Affordable Housing Corporation, Habitat for Humanity and Cumberland Presbyterian Children’s 
Home to provide affordable housing either through renovation, purchase and rehabilitation, or 
new construction.  Habitat currently has a funding agreement with the City to build a unit on 
Alexander St. and DAHC has funding to renovate a six-plex on Bolivar Street.  Though HUD 
funding has been reduced significantly in the last few years, the City continues to use the funds 
to support affordable housing in a variety of ways.   
 
Also, the QAP changes each year so developers must locate available land in a qualified census 
tract (QCT) in order to score enough points to receive an award. DHA has submitted pre-
applications in previous years, but could never score enough points, based on the location of the 
land they owned near downtown and in northern Denton. 
 
According to the Census Bureau’s 2015 American Community Survey (ACS), there are a total of 
48,282 “housing units” in Denton. Occupied “Housing units” in Denton are listed at 45,529 and 



 
 
comprise 94.3%. Renter occupied units amount to 23,744 and comprise 52.2% of the occupied 
units (45,529). The ACS also shows an increase in rental households earning $15,000 - $49,000 
from 2010 to 2015. There were 15,098 households in 2010, and 16,654 in 2015 for an increase of 
1,556 households or 10.31%. Employment growth shows demand for 3,937 new rental units over 
the next five years based on a conservative 3.0% annual employment growth estimate. 
 
DHA current voucher holders experience a difficult time locating units to use the voucher, 
especially 1& 2 bedroom units. DHA has 3,000 families on their waiting list. They are expecting 
a reduction in HUD funding and may have to reduce their program from 1536 vouchers/assisted 
families to 1420. 
 
What amount of taxes is the city forgoing for each project? 
It is not known what the value of either the 180 unit Palladium development or the 120 unit 
Reserve at Sherman development will be. However, if we use the value of The Veranda 
development in the financial documents (Exhibit 3) it shows that the cost of the land acquisition 
and building is $47,568,010 million. Because of the developer’s partnership with DHA, this 
development is tax exempt. Had the City been able to collect taxes for this property we estimate 
that had the development been completed for FY 2016-17 the taxes would have been 
approximately $325,051. 
 
Our Building Inspections (BI) Division uses a multiplier from the International code council as a 
way to provide values for different types of buildings. According to BI, they have given The 
Veranda project a multiplier of $107.72 per square foot, which gives the buildings a value of 
$45,953,760. The financials from this agreement estimate the land acquisition costs at 
$2,500,000 so when we add these two together for a total of $48,453,760, which is close to the 
values in the financial documents.  
 
It is important to note that a housing tax credit development only becomes tax exempt when it 
partners with a housing authority. Also, under state law DHA is only allowed to partner with two 
9% developments per year, but it is not limited to the number of partnerships it can have with 4% 
developments. 
 
Financials for DHA 
Some additional financial information was requested from DHA. They have provided us with a 
one page overview of their FY 2016-17 Budget (Exhibit 4), their accountant’s compilation report 
on their balance sheet as of January 31, 2017 (Exhibit 5) and their year-end auditor’s report for 
FY 2014-15 (Exhibit 6), and their negotiation activities with housing tax credit developers 
(Exhibit 7). 
 
DHA’s current budget shows total operating income of $3,643,160. Current budgeted expenses 
are $2,972,949, leaving a net operating income of $670,211. They also receive $11,000,000 in 
Housing Assistance Payments (HAP) funds to distribute annually to landlords, and these are 
restricted to HAP. DHA financial as of January 2016 (Exhibit 5) show the housing authority’s 
assets and liabilities and income statement for the first four months of the fiscal year. Their total 



 
 
assets are $9,056,123. The majority of these assets are restricted (HUD funding) and most of the 
land is tied to the developments. The operating revenues for each program are listed on page 5 
and show operating revenues and expenses for the current fiscal year. 
 
Why do Developers want to work with Housing Authorities? 
Private developers choose to work with local housing authorities in order to better structure their 
deals financially and to have a local connection to the community.  Housing Authority’s bring a 
wealth of community knowledge and experience and can better assist them in going through the 
planning process with the local municipalities. Property and sales tax exemptions allow 
developers to save thousands of dollars for supplies and materials and real estate tax. Sometimes 
these expenses alone can make the business performa unattractive for the development. Also, the 
instability of the current market has lowered the price for the sale of the tax credits, most recently 
from $1.06 to $.85. This means that the revenue from the sale of the credits will be much lower 
than expected, and thus partnering with a housing authority is much more desirable to a 
developer. Housing authorities also bring to the table a waiting list of potential applicants already 
looking for affordable housing and families on the wait list are provided rental opportunities with 
the development before opening it up to the general public. 
 
How are school districts and County allowed input?  
State law does not require applicants for tax credits to get “support” from the schools or the 
county. However, DHA does try to notify and work with the school so that they will know of 
potential population increase in the school in which the development will be located. DHA did 
receive a letter of support from the school superintendent for The Veranda. 
 
Staff did reach out to Denton County and Denton ISD (DISD) to solicit any concerns or input 
regarding the proposed 180 unit Palladium development and the 120 Reserve at Sherman 
development. Denton County Judge Mary Horn stated that she was not in support of the 
developments, and Commissioner Bobbie Mitchell stated that she was in support. DISD is 
supportive of affordable housing and is not opposed to these developments, but they do have 
concerns about the impact that the amount of children that these developments would place in 
their schools. They are also concerned about the impact to some of their programs such as the 
free and reduced lunch and Communities in Schools. As of the drafting of this memo, they had 
not submitted their letter they were drafting for council consideration. 



 

 

 

 

 

 

 

 

 

 

 

EXHIBIT 1 



TEXAS DEPARTMENT OF HOUSING AND COMMUNITY AFFAIRS
Inventory of Developments Placed in Service or Under Construction

as of January 26. 2017 Board Meeting

TDHCA #
Program 

Type
Original 
TDHCA# Year 

Board 
Approval Development Name Project Address Project City Project County

Zip 
Code

LIHTC Amt 
Awarded

Total 
Units

LIHTC 
Units

Population 
Served Apt. Phone #

93010 9% HTC 1993 1993 Pecan Place 302 S. Locust St. Denton Denton 76201 $209,406 24 24 Elderly (940) 484-9535

94138 9% HTC 1994 1994 Country Park Apartments 1606 East McKinney St. Denton Denton 76209 $701,222 120 120 General (940) 243-0007

96003 9% HTC 1996 1996 The Waterford at Spencer Oaks 2100 Spencer Rd. Denton Denton 76205 $1,128,301 208 156 General (940) 591-8400

98-02T 4% HTC 1998 1998 Pebblebrook Apartments 191 Dutchess Dr. Denton Denton 76208 $650,859 250 250 General (940) 243-2098

01408 4% HTC 2001 04/26/01 Rosemont @ Pecan Creek (fka Knollw3500 E. McKinney Denton Denton 76205 $932,246 276 276 General (940) 383-9400

01409 4% HTC 2001 04/26/01 Primrose @ Sequoia Park (fka Bluffvie1400 E. University Dr. Denton Denton 76209 $728,563 250 250 General (940) 383-4344

02474 4% HTC 2002 04/10/03 Quail Creek North 3500 Quail Creek Drive Denton Denton 76201 $1,039,028 264 264 General (972) 733-3399

04151 9% HTC 2004 07/28/04 Renaissance Courts* 1224 E. Hickory St. Denton Denton 76205 $993,822 150 120 General (940) 383-3039

05616 4% HTC 05447 2005 09/16/05 Providence Place II 3500 Quail Creek Dr. Denton Denton 76208 $1,071,070 252 252
General/ 
Elderly 972-239-8500

07037 9% HTC 04151 2007 10/12/06 Renaissance Courts 1224 E. Hickory St. Denton Denton 76205 $65,771 0 0 General (940) 383-3039

11248 9% HTC 2011 07/28/11 The Roxton 307 N Loop 288 Denton Denton 76209 $1,362,651 126 122 General (305) 854-7100

15411 4%HTC 2015 12/17/15 The Veranda 2420 E. McKinney Street Denton Denton 76209 $1,666,107 322 322 General (940) 383-3039

Denton Count* 11

2/16/2017 2:00 PM
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EXHIBIT 2 



































 

 

 

 

 

 

 

 

 

 

 

EXHIBIT 3 





























 

 

 

 

 

 

 

 

 

 

 

EXHIBIT 4 







 

 

 

 

 

 

 

 

 

 

 

EXHIBIT 5 













 

 

 

 

 

 

 

 

 

 

 

EXHIBIT 6 







































































































 

 

 

 

 

 

 

 

 

 

 

EXHIBIT 7 





 

 

 

 

 
 

MEMORANDUM 
 

DATE:    May 1, 2017         
 
TO: Todd Hileman, City Manager 
 
FROM: John Cabrales, Director of Community Affairs  
  
SUBJECT: Information on Denton Housing Authority – Ojala Tax Credit  
 Development 
 
Below is information in response to questions asked by council regarding the partnership 
between the Denton Housing Authority (DHA) and Ojala Holdings on two, 4% tax credit 
developments. All the information was provided by DHA and Ojala. Both DHA and Ojala plan 
to be present at tomorrow’s Work Session discussion to answer any further questions. 
 
What are the differences between a 9% Housing Tax Credit development and a 4% Housing 

Tax Credit development? 

The Texas Department of Housing and Community Affairs (TDHCA) administers two different 
housing tax credit programs in the State of Texas; a 9% and 4% program.  Housing tax credits 
are used to help finance the construction, acquisition and/or renovation of affordable housing 
units. 

 9% housing tax credit program: 
o VERY competitive program -- In 2017, 85 applications were submitted in the 

DFW region, of which eight may be funded (less than 10% success rate). 
o Applications are funded based on detailed scoring criteria established by TDHCA 

-- all developers ‘compete’ against one-another. 
o Local units of government can affect the points of an applicant from their 

jurisdiction by approving a resolution of “Opposition”, “Non-Opposition”, or 
“Support.” 

o Typically, a 9% award will provide an equity contribution to the development 
equal to approximately 70% of the total development costs. 

 4% housing tax credit program: 
o Non-competitive program that favors good site selection over an opaque set of 

application rules. 
o Applications are funded based on hitting detailed criteria established by TDHCA. 
o Local units of government must approve a resolution of “Non-Opposition” for an 

application to be considered. 

 

DEPARTMENT OF COMMUNITY AFFAIRS                  
215 E. McKinney * Denton, TX  76201 * 940-349-8509 

 
 



o Typically, a 4% award will provide an equity contribution to the development 
equal to approximately 30% of the total development costs -- significantly lower 
than a 9% deal, thus additional financial creativity is required (tax exemptions, 
soft loans, forgivable grants, etc.). 

 

What are the deal points in the partnership agreement between DHA and Ojala? 

 DHA and Ojala will serve as co-developers 
o Ojala will manage the pre-development, development and construction process 
o DHA has consent/approval rights on all major decisions 

 Developer Fee split 65/35 between Ojala/DHA - $1,925,000 to DHA 
 Cash Flow split of 50/50 - $2,977,423 to DHA 
 DHA to retain the Right of First Refusal (ROFR) purchase option in year 15 (can 

purchase the property from the partnership) 
 
What are the financials for DHA in the agreement? 

 $4,902,423 in total income = $1,925,000 (developer fee) + $2,977,423 (cash flow), over a 
15 year period. 
 

What does DHA plan to do with the revenue gain from this agreement? 

 DHA plans to further its core mission to provide quality affordable housing and promote 
programs to assist families toward self- sufficiency. DHA’s waiting list has 3,000 
families currently, but it is closed, and they will not be able to reissue any vouchers for 
the next year.  

 Reserve some funding for the purchase option on the development after the 15 year 
period. 

 Use some funds towards their voucher program, due to reduced funding from the 
Department of Housing and Urban Development HUD. They estimate they will lose 
approximately 170 vouchers for next fiscal year. 

 They plan to use some funds for pre-development costs towards the replacement of their 
remaining senior housing property. 

 Fund Community Partnership with United Way and its partner agencies to address 
Community Impact issues relating to DHA’s mission and goals, (i.e. Security Deposit, 
Homelessness & veteran housing issues, and programs for families to better enhance their 
lives). 

 Backfill federal budget cuts, allowing DHA to provide housing options for about 170 
individuals and families that would otherwise be homeless 

 Help funding on-site services and programs for the MedPark residents – such services 
include:  

o Social events (potluck dinners, game night, movie nights, birthday parties) 
o After school childcare services and programs 
o Health screenings and nutritional courses 
o GED preparation classes 
o Annual income tax preparation (offered by an income tax prep service) 
o Quarterly financial planning courses (homebuyer education, credit counseling, 

investing advice, retirement plans) 
o Arts, crafts, and other recreational activities 
o Guest lectures 
o Food pantry/common household items  

 



What specifically is in it for the community as a whole? 

 Residents – Both seniors and families will gain access to quality housing that is in 
extremely high-demand. 

o Denton has a large supply/demand imbalance of quality, affordable rental housing 
- a market study conducted last year (surveying 53 apartment communities) 
indicated that the Denton rental market was 98.9% occupied 

o Denton has not had additional affordable units added to its inventory in several 
years and is projected to create a demand for 3,937 new rental units over the next 
five years 

 Community – The development will provide revenue to DHA (backfilling the reduction 
in HUD funding) and allow DHA to provide housing options for 100 plus individuals and 
families that would otherwise be homeless 

 City of Denton – The City will receive fees related to construction of the development, 
i.e. Permit fees, inspection fees, and impact fees 

 Local businesses – Gain access to consumers that can spend more of their incomes on 
goods and services vs. rent 

o 6,807 income qualified families and 2,531 income qualified seniors currently live 
in Denton -- families and seniors that qualify already live in the proposed 
development -- currently, they are just paying a very high % of their income on 
rent (reducing their discretionary spending allowances) 

 

What is the loss of the property taxes of a period of time (15 years)? 

 Current land value 
o The land has an agricultural tax exemption and is valued at $247,672 
o $115,030 in tax payments over a 15-year period 

 As developed into a workforce housing property 
o $4,514,413 over a 15-year period, or $300,960 per year 
o This assumes that the property is assessed at a similar value to Providence Place, 

the nearby tax credit property. 
https://www.dentoncad.com/home/details?search=306721 

o Providence Place is assessed at $27,945 per unit, less than 1/4 of the value 
ascribed to market rate properties in Denton 

 Arch at Denton - 2010 Construction – 210 units – Assessed at $185,000 
per unit 
https://www.dentoncad.com/home/details?search=209329&year=2017 

 Lodge at Pecan Shores – 2011 Construction – 192 units – Assessed at 
$130,000 per unit 
https://www.dentoncad.com/home/results?owner_id=780461&searchby=1 

 See attached Property Tax Analysis for more information. 
 

What is a clear definition of work force (or affordable) housing?  What does it looks like for 

Denton? 

 Workforce housing = Housing that is restricted to residents (families and seniors) that 
earn at or below a certain % of Area Median Income (AMI).  

 AMI in Denton County = $71,700.  
 Restrictions at MedPark are set at 60% of AMI, thus residency will be restricted to 

tenants earning at/below $43,020 per year.  

https://www.dentoncad.com/home/details?search=306721
https://www.dentoncad.com/home/details?search=209329&year=2017
https://www.dentoncad.com/home/results?owner_id=780461&searchby=1


 Rents are restricted at $776 - $1,057 for 1, 2, and 3 bedroom units. The goal of workforce 
housing is to provide quality housing options at restricted rental rates, so that residents do 
NOT pay more than ~30% of their income on rent. 

 
How much work force housing is currently available in Denton? 

Current rental market in Denton consists of 82 total rental properties, of which 7 are workforce 
(8.5% of total). Currently, the workforce properties are 99% occupied.  
 
How much work force housing is needed? 

The current occupancies sit at about 99%, and there have been no workforce units added since 
2007, and the projected growth in Denton over the next 5-years will likely create a demand for 
an additional 3,937 rental units. Therefore, the demand for new rental units is extremely high. 



Standard / Hudson at MedPark Station
Property Tax Analysis

Current Value Developed Value, as Tax Credit Property Proposed Structure with DHA
Assumes 2.0% Annual Increase Assumes 2.0% Annual Increase

Property current has an Agricultural Tax Exemption

Value Rate Value Rate

Year Land Improvements Total Per $100 Tax Pmt Year Land (a) Improvements (b) Total Per $100 Tax Pmt Notes Year Developer Fee Cash Flow Total

0 2016 92,737$        154,935$           247,672$   2.49% 6,171$        2016 92,737$  -                                92,737$        2.49% 2,311$          Under Construction 2016 962,500                -                        962,500             

1 2017 94,592          158,034             252,625     2.49% 6,295          2017 94,592    -                                94,592          2.49% 2,357            Under Construction 2017 962,500                -                        962,500             

2 2018 96,484          161,194             257,678     2.49% 6,421          2018 96,484    5,910,472                    6,006,955    2.49% 149,678        Lease-Up 2018 -                         168,435               168,435             

3 2019 98,413          164,418             262,832     2.49% 6,549          2019 98,413    11,820,944                  11,919,357  2.49% 297,001        Stabilized 2019 -                         174,330               174,330             

4 2020 100,382        167,707             268,088     2.49% 6,680          2020 100,382  12,057,362                  12,157,744  2.49% 302,941        2020 -                         180,432               180,432             

5 2021 102,389        171,061             273,450     2.49% 6,814          2021 102,389  12,298,510                  12,400,899  2.49% 308,999        2021 -                         186,747               186,747             

6 2022 104,437        174,482             278,919     2.49% 6,950          2022 104,437  12,544,480                  12,648,917  2.49% 315,179        2022 -                         193,283               193,283             

7 2023 106,526        177,972             284,497     2.49% 7,089          2023 106,526  12,795,369                  12,901,895  2.49% 321,483        2023 -                         200,048               200,048             

8 2024 108,656        181,531             290,187     2.49% 7,231          2024 108,656  13,051,277                  13,159,933  2.49% 327,913        2024 -                         207,050               207,050             

9 2025 110,829        185,162             295,991     2.49% 7,375          2025 110,829  13,312,302                  13,423,132  2.49% 334,471        2025 -                         214,296               214,296             

10 2026 113,046        188,865             301,911     2.49% 7,523          2026 113,046  13,578,548                  13,691,594  2.49% 341,160        2026 -                         221,797               221,797             

11 2027 115,307        192,642             307,949     2.49% 7,673          2027 115,307  13,850,119                  13,965,426  2.49% 347,984        2027 -                         229,560               229,560             

12 2028 117,613        196,495             314,108     2.49% 7,827          2028 117,613  14,127,122                  14,244,735  2.49% 354,943        2028 -                         237,594               237,594             

13 2029 119,965        200,425             320,390     2.49% 7,983          2029 119,965  14,409,664                  14,529,629  2.49% 362,042        2029 -                         245,910               245,910             

14 2030 122,365        204,433             326,798     2.49% 8,143          2030 122,365  14,697,858                  14,820,222  2.49% 369,283        2030 -                         254,517               254,517             

15 2031 124,812        208,522             333,334     2.49% 8,306          2031 124,812  14,991,815                  15,116,626  2.49% 376,669        2031 -                         263,425               263,425             

Total Payments 115,030$   Total Payments 4,514,413$  1,925,000$           2,977,423$         4,902,423$        

(a) Land = Current Land Valuation

(b) Improvements = Per Unit Value of adjacent property (Providence Place)

     $27,945 per unit x 423 units = $11,820,944

Providence Place

Improvement Value 8,104,193$                  

Units 290                               

Value/Unit 27,945$                       

Source: Denton CAD: https://www.dentoncad.com/home/details?search=306721












	02-07-2017 DHA Presentation to City Council
	02-15-2017 Memo with Info from DHA re: Tax Credit Resolutions
	05-01-2017 Memo with Info from DHA Re: MedPark Station Developments
	05-04-2017 Letter from DHA re: MedPark Station Development Follow-up
	09-14-2017 Letter from DHA re: Application and Policy for HTC requests



