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Background: Mall Area Redevelopment TIF District

• created in 2014, the District comprises two non-
contiguous sub-districts: Montfort-IH 635 Sub-District in
northern Dallas and the Westmoreland-IH 20 Sub-District in
southern Dallas

• participation rates
• City: 0% 2015
• City: 90% 2016-2042
• City: 75% 2043
• City: 55% 2044
• County: 55% for 20 years (pending execution of ILA)

• District expires in 2044

• In 2021, taxable value of real property had increased by 
$60 million within the District, an increase of 35.6% above 
the base value
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Background: Location of Project
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Economic and Neighborhood Vitality

The Courtyard and Residence Inn by Marriott Hotel at Redbird development project (“Project”) is located at 3662 
W. Camp Wisdom Road in City Council District 8 within the Reimagine Redbird area
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Background: Within Reimagine Redbird
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Economic and Neighborhood Vitality

2018 TIF Development, Chapter 380 Grant, and Chapter 380 Loan Agreement:
• was underwritten, structured, and authorized June 2018 by City Council to require WCWRD, Inc. (master 

developer of Reimagine Redbird redevelopment project) to prepare and convey property at fair market value 
to a hotel user for the construction of a minimum 125-room hotel and conference center and to a residential 
developer for the construction of a minimum 250-unit multi-family development

• requires City to execute releases of lien for portions of the property that are sold to unaffiliated third parties for 
vertical development of multi-family, hotel, or other commercial, residential, or mixed-use development

• October 2019: City released lien for the Palladium Redbird apartment project (WCWRD, Inc. completed 
horizontal infrastructure improvements necessary to make the 6.1-acre site shovel-ready for the vertical 
developer and then sold the site to DHFC; DHFC ground-leased the site to Palladium Redbird LP to finance, 
build, and operate the apartment project)

• June 2021: City Council authorized amendment of the 2018 TIF Development, Chapter 380 Grant, and Chapter 
380 Loan Agreement to change WCWRD, Inc’s requirement to convey property to a hotel developer based on 
“reasonable efforts” rather than an obligation. Reasonable efforts means either of the following:

• Executing a letter of intent with a hotel user, or
• Preparing a site of sufficient size and with sufficient infrastructure improvements (e.g. rough grading and construction of necessary roadway 

and utility improvements) to support a hotel user and providing written quarterly reporting on the status of the pursuit of a hotel user

• City will release its lien to facilitate this Courtyard and Residence Inn by Marriott Hotel project



Background: Existing Conditions
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Economic and Neighborhood Vitality

• Project site is currently a vacant parking
lot

• Project site is located immediately south of
the new Palladium Redbird apartment
project

• Project site’s 2021 certified taxable value
(Dallas CAD) is approx. $500,000

• In 2018, City Council approved change in
zoning district from Regional Retail (RR) to
Mixed Use (MU-2)

• lodging uses allowed by right
• SUP required for extended stay
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Background: Public/Private Partnership Program

Economic and Neighborhood Vitality

• Pursuant to the City’s Public/Private Partnership Program (“P/PPP”) Guidelines and
Criteria (effective for the period July 1, 2021 through June 30, 2022), the subject
property is located in a Target Area

• With Project investment totaling approximately $31.5 million, this Project exceeds
minimum eligibility criteria requirements of the P/PPP Guidelines and Criteria for a
Target Area



Proposed Project: Summary
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Economic and Neighborhood Vitality

Project Developer: Redbird Hotel Venture, LLC ("Developer"), a Texas limited liability company 
and/or its assigns will directly or indirectly control the Project. Redbird Hotel Venture, LLC is a 
special purpose entity of Atlantic Hotels Group.

Project Summary: Developer submitted an incentive application to the Office of Economic
Development for the Courtyard and Residence Inn by Marriott Hotel (the “Project”):

• 5-story, 164 room dual-branded, select-service and extended-stay lodging facility consisting of
approximately 117,320 gross square feet of hotel and shared common space on 4.9 acres

• breakfast dining area and a bar
• approximately 4,508 square feet of ballroom/indoor meeting space
• approximately 4,894 square feet of outdoor event space
• outdoor pool, patio, and barbeque area
• fitness room; lobby workstations; market pantry; guest laundry room; necessary back-of-house
• total Project cost estimated $31.5 million
• start construction by end of 2022
• estimated opening 2024



Proposed Project: Urban Design
• In June 2021, the City’s Urban Design Peer Review Panel (“UDPRP”) reviewed the Project

and commended the development team for providing a much-needed product for
southwest Oak Cliff and for contributing more vibrancy to the Reimagine Redbird area

• UDPRP recommendations:
• Give more thought to the design and routing of the wellness trail to provide adequate space for bikes and pedestrians, with

additional design detail being conducted to emphasize pedestrian safety, including minimizing driveway crossings and
eliminating curbs

• Give more thought to how this site can individually handle stormwater management and improve water quality through on-
site bioswales and landscape design in the parking islands and surrounding pervious spaces

• In order to reinforce the overall vision for redevelopment of the Red Bird Mall site, more architectural and landscape design
attention should be given to the north and eastern facades of the building, considering internal building programming as
well as streetscape design along those edges. The goal of such design is to better connect and integrate the hotel to the rest
of the Red Bird Mall site, while also encouraging pedestrian connectivity and access to the surrounding community. It was
additionally noted the need to provide transparency along both of these facades.

• As a result, Developer made changes to accommodate UDPRP’s recommendations
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Proposed Project: Site Plan

Economic and Neighborhood Vitality Source: Mayse & Associates, Inc
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Proposed Project: Renderings 

Economic and Neighborhood Vitality

Source: Mayse & Associates, Inc.
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Proposed Project: Elevations

Economic and Neighborhood Vitality Source: Mayse & Associates, Inc
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Proposed Project: Development Budget

Economic and Neighborhood Vitality

Land Acquisition 1,230,057$                   3.9%

Hard Construction (building and site improvements; exterior 
signage; contingency) 22,566,232$                 71.7%

FF&E; OS&E; kitchen/laundry equipment; technology 
systems; security system 3,852,600$                   12.2%

Professional Fees (A/E; landscape architect; testing; 
licenses; inspections) 900,000$                      2.9%

Soft Costs (marketing; franchise fees; taxes; insurance; 
bonding; title; legal fees; financing fees; credit enhancement 
fees; broker fee; interest reserve) 1,734,400$                   5.5%

Developer Fee 1,197,769$                   3.8%

TOTAL 31,481,058$                 100.0%

Uses Amount Percent


Total Construction Costs

		

				Pearl Lofts

				Total Project Costs		Size		Price/SF		Total Price		Cost / Unit

				Bldg/Land Cost		42,026		$   36.00		$   1,512,936				Acquistion

				Demolition Cost						$   100,000				ON SITE PREP				Pearl Lofts Mixed-Use Mixed Incomet Project

				Partnership Costs

				Legal and Closing						$   95,000				Acquistion

				Closing								$   30,000		Acquistion						Total Costs/ Investment		Private Investment Expenditures (eligible towards minimum private investment requirement)						$33.2 million comprised of $1.71 million in property acquisition and demolition, $28.1 million in hard costs, $2.34 million in soft costs, including A&E, and a 2% developer fee.

																		PROJECT BUDGET

				Revised Costs						$   1,707,936								Land Acquisition		$1,230,057		$1,230,057

				Residential		95,677		$   176.55		$   16,891,531		$   168,915.31						Hard Construction Costs (building and site improvements; exterior signage; contingency)		$22,566,232		$22,566,232						2.35		soft and prof

				Office		5,585		$   85.45		$   477,233								FF&E; OS&E; kitchen/laundry equipment; technology systems; security system		$3,852,600		$3,852,600						0.65

																		Professional Fees (A/E; landscape architect; testing; licenses; inspections)		$900,000		$900,000

				Parking		62,928		$   84.60		$   5,323,802		$   42,590.42						Soft Costs (marketing; franchise fees; taxes; insurance; bonding; title; legal fees; financing fees; credit enhancement fees; broker fee; interest reserve)		$1,734,400		$0						3

				Site Work		53,659		$   24.93		$   1,337,960								Developer Fee		$1,197,769		$0

				Public Improvements						included above								TOTAL COSTS		$31,481,058		$28,548,889

				General Contractor Fee						$   961,221								MINIMUM PRIVATE INVESTMENT REQUIREMENT				$23,000,000

				Overhead and Indirect Costs						$   1,561,984

				Landscape/Hardscape/Approaches/Firelane						included above

				Approaches/Firelane Paving								65000

				P & P Bond / Insurance						$   672,855

				Insurance		202,400		$   0.55				$   111,320

				Permit						$   135,000				$   27,153,237

				Urban Design Peer Review Recommendations						$   649,000

				Contractor's Contingency						$   480,611										Total Costs/ Investment		Private Investment Expenditures (eligible towards minimum private investment requirement)

																		PROJECT BUDGET

				Total Hard Costs						$   28,491,197		$   284,911.97						Acquisition		1607936		0

				Soft Costs														On-Site Preparation including demolition costs		100000		100000

				Construction Interest						$   1,224,893				$   1,224,893		soft		Off-Site Infrastructure (site work)		1337960		1337960

				FF&E, included in Construction Hard Costs						$   - 0								Hard Construction Costs (building/parking construction, finish out, site amenities)		26754237.04		26754237.04

				Application Fee								$   3,500		$   3,500		PF		Professional Fee (including but not limited to A&E, testing, permits)		313948.75		313948.75

				Third Party Reports								$   20,000		$   20,000		PF		Soft Costs (including but not limited to construction interest, legal fees, taxes)		2029293.4852		0

				Architectural Fees						$   245,000				$   245,000		PF		Developer Fee		642867.510504		0

				Landscape Architect Fees								$   20,000		included above		PF		TOTAL COSTS		32786242.785704		28506145.79

				Construction Management Fees						$   142,456				$   142,456		soft		MINIMUM PRIVATE INVESTMENT REQUIREMENT				27000000

				Lease-up Costs						$   125,000				$   125,000		soft

				Property Taxes (During Construction)						$   400,000				$   400,000		soft

				Profit						$   - 0

				Travel						$   - 0

				Other Third-Party Fees *						$   207,889

				Survey Fees								$   8,949		$   8,949		PF

				Civil Fees								$   40,000		$   40,000		PF

				Trademarks								$   1,500		$   1,500		soft

				Real Estate Taxes								$   400,000				soft

				Legal Fees								$   58,940		$   58,940		soft

				Finance Fee								$   - 0

				Title and Recording								$   75,000		$   75,000		soft

				Other Fees						$   - 0

														$   2,345,237		$   2,345,237

				Total Hard and Soft Costs						$   30,836,435

				Total Costs w/o Developer Fees						$   32,544,371		$   325,443.71

														$   2,345,237

				Developer Fees (2%)		2.00%				$   650,887

				Total Costs w/ Developer Fees						$   33,195,258		$   331,952.58

				*Other Third-Party Fees: Civil, Trademarks, Legal, Title & Recording, App Fee, Landscape and Survey



Nick Curry:
Trademarks: $1,500
Title & Recording $75,000
Legal $58,940
Survey $8,949
Civil $40,000
App Fee $3,500
Landscape $20,000
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		Uses		Amount		Percent

		Land Acquisition		$   1,230,057		3.9%

		Hard Construction (building and site improvements; exterior signage; contingency)		$   22,566,232		71.7%

		FF&E; OS&E; kitchen/laundry equipment; technology systems; security system		$   3,852,600		12.2%

		Professional Fees (A/E; landscape architect; testing; licenses; inspections)		$   900,000		2.9%

		Soft Costs (marketing; franchise fees; taxes; insurance; bonding; title; legal fees; financing fees; credit enhancement fees; broker fee; interest reserve)		$   1,734,400		5.5%

		Developer Fee		$   1,197,769		3.8%

		TOTAL		$   31,481,058		100.0%





Sources and Uses

		

				Pearl Lofts

				Sources and Uses

						Sources

								Debt - Frost Bank		57.88%		19,214,000

								City of Dallas - TIF		21.68%		7,195,136

								Equity		20.44%		6,786,122

										Total Sources		33,195,258

						Uses

								Land and Site Costs				1,707,936

								Total Hard Costs				28,491,197

								Total Soft Costs				2,996,125

										Total Uses		33,195,258

										Net Sources and Uses		0





Rent Roll - 30% Affordable

		

																						1.32084

				Rent Roll - 30% affordable units @ 80% of AMFI																		1.23579

																						2.7968

				Rent Roll - 30% affordable units @ 80% of AMFI

				Unit Type		No. Units		Bedrooms		Unit Size				Mthly Rent/SF		Mthly Rent		Annual Rent		Rentable SF		Gross SF						Affordable Rents: Maximum Rents including utilities are set at 30% of 80% of AFMI based on household size

																												Household Size		80% of Income		Mthly Income				Maximum Rent

				A-1		32		1		648		$   1,490.00		$   2.30		$   47,680.00		$   572,160		20,736		25,625						1		46,550		3,879.17		30%		1,163.75		1-Bedroom

				Affordable A-1		17		1		648		$   1,163.75		$   1.80		$   19,783.75		$   237,405		11,016		13,613						2		53,200		4,433.33		30%		1,330.00

				A-1c		3		1		643		$   1,460.00		$   2.27		$   4,380.00		$   52,560		1,929		2,384						3		59,850		4,987.50		30%		1,496.25		2-Bedroom

				A-1d		1		1		643		$   1,460.00		$   2.27		$   1,460.00		$   17,520		643		795						4		66,500		5,541.67		30%		1,662.50

				A-2		10		1		720		$   1,565.00		$   2.17		$   15,650.00		$   187,800		7,200		8,898

				Affordable A-2		3		1		720		$   1,163.75		$   1.62		$   3,491.25		$   41,895		2,160		2,669

				A-3		3		1		656		$   1,505.00		$   2.29		$   4,515.00		$   54,180		1,968		2,432

				Affordable A-3		1		1		656		$   1,163.75		$   1.77		$   1,163.75		$   13,965		656		811

				A-4		4		1		656		$   1,505.00		$   2.29		$   6,020.00		$   72,240		2,624		3,243

				A-4b		1		1		628		$   1,450.00		$   2.31		$   1,450.00		$   17,400		628		776

				Affordable A4b		2		1		628		$   1,163.75		$   1.85		$   2,327.50		$   27,930		1,256		1,552

				Affordable A4c		3		1		646		$   1,163.75		$   1.80		$   3,491.25		$   41,895		1,938		2,395

				B-1		3		2		1,120		$   2,325.00		$   2.08		$   6,975.00		$   83,700		3,360		4,152

				Affordable B-1		1		2		1,120		$   1,496.25		$   1.34		$   1,496.25		$   17,955		1,120		1,384

				B-2		3		2		1,196		$   2,370.00		$   1.98		$   7,110.00		$   85,320		3,588		4,434

				Affordable B-2		1		2		1,196		$   1,496.25		$   1.25		$   1,496.25		$   17,955		1,196		1,478

				B-3		3		2		1,267		$   2,525.00		$   1.99		$   7,575.00		$   90,900		3,801		4,697

				Affordable B-3		1		2		1,267		$   1,496.25		$   1.18		$   1,496.25		$   17,955		1,267		1,566

				B-4		3		2		1,264		$   2,525.00		$   2.00		$   7,575.00		$   90,900		3,792		4,686

				Affordable B-4		1		2		1,264		$   1,496.25		$   1.18		$   1,496.25		$   17,955		1,264		1,562

				B-5		4		2		1,320		$   2,625.00		$   1.99		$   10,500.00		$   126,000		5,280		6,525

												Avg Mthly Rent		Rent Per SF

				Total Units		100				774		$   1,571		$   2.03		$   157,133		$   1,885,590		77,422		95,677

				Subtotal @ Market Rates						774		$   1,619		$   2.09		$   161,915		$   1,942,980		77,422		95,677

						Difference						$   48		$   0.06		$   4,783		$   57,390		0		0

																		6.00%		CAP RATE

																		$   956,500		Value of loss rents w/ affordable rates.

				Parking

				Unit Type		No. Units				Unit Size				Mthly Rent/Space		Mthly Rent		Annual Rent		Rentable SF		Gross SF

				Private Parking		100				180				$   88.80		$   8,880		$   106,560		18,000		50,342

				Public Parking		25				180				$   88.80		$   2,220		$   26,640		4,500		12,586

																$   11,100		$   133,200				62,928

				Commercial

				Office										Mthly RSF		Mthly Rent		Annual Rent		Rentable SF		Gross SF

				NTFB		1				5,500				$   30.00		$   13,750		$   165,000		5,500		6,797





Pro Forma

		

				Proforma

						Year 1		Year 2		Year 3		Year 4		Year 5		Year 6		Year 7		Year 8		Year 9		Year 10		Year 11		Year 12		Year 13		Year 14		Year 15		Year 16		Year 17		Year 18		Year 19		Year 20

				Income

				Gross Rent - Resid		$   1,885,590		$   1,942,158		$   2,000,422		$   2,060,435		$   2,122,248		$   2,185,916		$   2,251,493		$   2,319,038		$   2,388,609		$   2,460,267		$   2,534,075		$   2,610,098		$   2,688,400		$   2,769,052		$   2,852,124		$   2,937,688		$   3,025,818		$   3,116,593		$   3,210,091		$   3,306,393

				Loss to Lease		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0

				Absorption

				70%		$   (565,677)

				100%		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0

				Adjusted Gross		$   1,319,913		$   1,942,158		$   2,000,422		$   2,060,435		$   2,122,248		$   2,185,916		$   2,251,493		$   2,319,038		$   2,388,609		$   2,460,267		$   2,534,075		$   2,610,098		$   2,688,400		$   2,769,052		$   2,852,124		$   2,937,688		$   3,025,818		$   3,116,593		$   3,210,091		$   3,306,393

				Vac Loss (5%)		$   - 0		$   (97,108)		$   (100,021)		$   (103,022)		$   (106,112)		$   (109,296)		$   (112,575)		$   (115,952)		$   (119,430)		$   (123,013)		$   (126,704)		$   (130,505)		$   (134,420)		$   (138,453)		$   (142,606)		$   (146,884)		$   (151,291)		$   (155,830)		$   (160,505)		$   (165,320)

				Concessions		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0		$   - 0

				EGI		$   1,319,913		$   1,845,050		$   1,900,401		$   1,957,413		$   2,016,136		$   2,076,620		$   2,138,918		$   2,203,086		$   2,269,179		$   2,337,254		$   2,407,372		$   2,479,593		$   2,553,980		$   2,630,600		$   2,709,518		$   2,790,803		$   2,874,527		$   2,960,763		$   3,049,586		$   3,141,074

				Other Income

				Parking		$   125,208		$   131,868		$   135,824		$   139,899		$   144,096		$   148,419		$   152,871		$   157,457		$   162,181		$   167,046		$   172,058		$   177,220		$   182,536		$   188,012		$   193,653		$   199,462		$   205,446		$   211,609		$   217,958		$   224,496

				Office		$   165,000		$   169,950		$   175,049		$   180,300		$   185,709		$   191,280		$   197,019		$   202,929		$   209,017		$   215,288		$   221,746		$   228,399		$   235,251		$   242,308		$   249,577		$   257,065		$   264,777		$   272,720		$   280,901		$   289,328

				Cable		$   18,000		$   18,540		$   19,096		$   19,669		$   20,259		$   20,867		$   21,493		$   22,138		$   22,802		$   23,486		$   24,190		$   24,916		$   25,664		$   26,434		$   27,227		$   28,043		$   28,885		$   29,751		$   30,644		$   31,563

				Late Charges		$   3,360		$   4,560		$   4,697		$   4,838		$   4,983		$   5,132		$   5,286		$   5,445		$   5,608		$   5,776		$   5,950		$   6,128		$   6,312		$   6,501		$   6,697		$   6,897		$   7,104		$   7,317		$   7,537		$   7,763

				NSF Fee		$   420		$   570		$   587		$   605		$   623		$   642		$   661		$   681		$   701		$   722		$   744		$   766		$   789		$   813		$   837		$   862		$   888		$   915		$   942		$   970

				Cleaning		$   1,260		$   1,710		$   1,761		$   1,814		$   1,869		$   1,925		$   1,982		$   2,042		$   2,103		$   2,166		$   2,231		$   2,298		$   2,367		$   2,438		$   2,511		$   2,587		$   2,664		$   2,744		$   2,826		$   2,911

				Damages		$   6,720		$   9,120		$   9,394		$   9,675		$   9,966		$   10,265		$   10,573		$   10,890		$   11,216		$   11,553		$   11,900		$   12,257		$   12,624		$   13,003		$   13,393		$   13,795		$   14,209		$   14,635		$   15,074		$   15,526

				Keys/Locks		$   1,680		$   2,280		$   2,348		$   2,419		$   2,491		$   2,566		$   2,643		$   2,722		$   2,804		$   2,888		$   2,975		$   3,064		$   3,156		$   3,251		$   3,348		$   3,449		$   3,552		$   3,659		$   3,768		$   3,882

				Lease Term Fee		$   10,080		$   13,680		$   14,090		$   14,513		$   14,949		$   15,397		$   15,859		$   16,335		$   16,825		$   17,329		$   17,849		$   18,385		$   18,936		$   19,504		$   20,090		$   20,692		$   21,313		$   21,952		$   22,611		$   23,289

				Transfer Fee		$   420		$   570		$   587		$   605		$   623		$   642		$   661		$   681		$   701		$   722		$   744		$   766		$   789		$   813		$   837		$   862		$   888		$   915		$   942		$   970

				M-T-M Fee		$   5,880		$   7,980		$   8,219		$   8,466		$   8,720		$   8,982		$   9,251		$   9,529		$   9,814		$   10,109		$   10,412		$   10,724		$   11,046		$   11,378		$   11,719		$   12,070		$   12,433		$   12,806		$   13,190		$   13,585

				Pest Control Fee		$   3,360		$   4,560		$   4,697		$   4,838		$   4,983		$   5,132		$   5,286		$   5,445		$   5,608		$   5,776		$   5,950		$   6,128		$   6,312		$   6,501		$   6,697		$   6,897		$   7,104		$   7,317		$   7,537		$   7,763

				Water/Sewer Reimb		$   25,200		$   45,600		$   46,968		$   48,377		$   49,828		$   51,323		$   52,863		$   54,449		$   56,082		$   57,765		$   59,498		$   61,283		$   63,121		$   65,015		$   66,965		$   68,974		$   71,043		$   73,175		$   75,370		$   77,631

				Electric Reimb		$   420		$   570		$   587		$   605		$   623		$   642		$   661		$   681		$   701		$   722		$   744		$   766		$   789		$   813		$   837		$   862		$   888		$   915		$   942		$   970

				Trash Fee		$   21,000		$   28,500		$   29,355		$   30,236		$   31,143		$   32,077		$   33,039		$   34,030		$   35,051		$   36,103		$   37,186		$   38,302		$   39,451		$   40,634		$   41,853		$   43,109		$   44,402		$   45,734		$   47,106		$   48,519

				Application Fee		$   8,400		$   11,400		$   11,742		$   12,094		$   12,457		$   12,831		$   13,216		$   13,612		$   14,021		$   14,441		$   14,874		$   15,321		$   15,780		$   16,254		$   16,741		$   17,244		$   17,761		$   18,294		$   18,842		$   19,408

				Admin Fee		$   8,400		$   11,400		$   11,742		$   12,094		$   12,457		$   12,831		$   13,216		$   13,612		$   14,021		$   14,441		$   14,874		$   15,321		$   15,780		$   16,254		$   16,741		$   17,244		$   17,761		$   18,294		$   18,842		$   19,408

				Storage Fee		$   5,880		$   7,980		$   8,219		$   8,466		$   8,720		$   8,982		$   9,251		$   9,529		$   9,814		$   10,109		$   10,412		$   10,724		$   11,046		$   11,378		$   11,719		$   12,070		$   12,433		$   12,806		$   13,190		$   13,585

				Other Fee		$   840		$   1,140		$   1,174		$   1,209		$   1,246		$   1,283		$   1,322		$   1,361		$   1,402		$   1,444		$   1,487		$   1,532		$   1,578		$   1,625		$   1,674		$   1,724		$   1,776		$   1,829		$   1,884		$   1,941

				Pet Fee		$   1,680		$   2,280		$   2,348		$   2,419		$   2,491		$   2,566		$   2,643		$   2,722		$   2,804		$   2,888		$   2,975		$   3,064		$   3,156		$   3,251		$   3,348		$   3,449		$   3,552		$   3,659		$   3,768		$   3,882

				Pet Rent		$   7,560		$   10,260		$   10,568		$   10,885		$   11,211		$   11,548		$   11,894		$   12,251		$   12,619		$   12,997		$   13,387		$   13,789		$   14,202		$   14,628		$   15,067		$   15,519		$   15,985		$   16,464		$   16,958		$   17,467

				Gross Income		$   1,740,681		$   2,329,568		$   2,399,455		$   2,471,438		$   2,545,582		$   2,621,949		$   2,700,608		$   2,781,626		$   2,865,075		$   2,951,027		$   3,039,558		$   3,130,744		$   3,224,667		$   3,321,407		$   3,421,049		$   3,523,680		$   3,629,391		$   3,738,272		$   3,850,421		$   3,965,933

				Expenses

				Utilities

				House Electric		$   36,000		$   36,720		$   37,454		$   38,203		$   38,968		$   39,747		$   40,542		$   41,353		$   42,180		$   43,023		$   43,884		$   44,761		$   45,657		$   46,570		$   47,501		$   48,451		$   49,420		$   50,409		$   51,417		$   52,445

				Gas		$   600		$   612		$   624		$   637		$   649		$   662		$   676		$   689		$   703		$   717		$   731		$   746		$   761		$   776		$   792		$   808		$   824		$   840		$   857		$   874

				Water		$   30,000		$   30,600		$   31,212		$   31,836		$   32,473		$   33,122		$   33,785		$   34,461		$   35,150		$   35,853		$   36,570		$   37,301		$   38,047		$   38,808		$   39,584		$   40,376		$   41,184		$   42,007		$   42,847		$   43,704

				Trash		$   24,000		$   24,480		$   24,970		$   25,469		$   25,978		$   26,498		$   27,028		$   27,568		$   28,120		$   28,682		$   29,256		$   29,841		$   30,438		$   31,047		$   31,667		$   32,301		$   32,947		$   33,606		$   34,278		$   34,963

				Vacant Electric		$   4,800		$   4,896		$   4,994		$   5,094		$   5,196		$   5,300		$   5,406		$   5,514		$   5,624		$   5,736		$   5,851		$   5,968		$   6,088		$   6,209		$   6,333		$   6,460		$   6,589		$   6,721		$   6,856		$   6,993

				Total Utilities		$   95,400		$   97,308		$   99,254		$   101,239		$   103,264		$   105,329		$   107,436		$   109,585		$   111,776		$   114,012		$   116,292		$   118,618		$   120,990		$   123,410		$   125,878		$   128,396		$   130,964		$   133,583		$   136,255		$   138,980

				CAM

				Repairs & Maintenance		$   18,000		$   18,360		$   18,727		$   19,102		$   19,484		$   19,873		$   20,271		$   20,676		$   21,090		$   21,512		$   21,942		$   22,381		$   22,828		$   23,285		$   23,751		$   24,226		$   24,710		$   25,204		$   25,708		$   26,223

				Contract -  Grounds		$   6,000		$   6,120		$   6,242		$   6,367		$   6,495		$   6,624		$   6,757		$   6,892		$   7,030		$   7,171		$   7,314		$   7,460		$   7,609		$   7,762		$   7,917		$   8,075		$   8,237		$   8,401		$   8,569		$   8,741

				Contract - Pool		$   9,000		$   9,180		$   9,364		$   9,551		$   9,742		$   9,937		$   10,135		$   10,338		$   10,545		$   10,756		$   10,971		$   11,190		$   11,414		$   11,642		$   11,875		$   12,113		$   12,355		$   12,602		$   12,854		$   13,111

				Contract -  Elevator		$   18,000		$   18,360		$   18,727		$   19,102		$   19,484		$   19,873		$   20,271		$   20,676		$   21,090		$   21,512		$   21,942		$   22,381		$   22,828		$   23,285		$   23,751		$   24,226		$   24,710		$   25,204		$   25,708		$   26,223

				Contract - Pest Control		$   7,200		$   7,344		$   7,491		$   7,641		$   7,794		$   7,949		$   8,108		$   8,271		$   8,436		$   8,605		$   8,777		$   8,952		$   9,131		$   9,314		$   9,500		$   9,690		$   9,884		$   10,082		$   10,283		$   10,489

				Non-Routine		$   14,400		$   14,688		$   14,982		$   15,281		$   15,587		$   15,899		$   16,217		$   16,541		$   16,872		$   17,209		$   17,554		$   17,905		$   18,263		$   18,628		$   19,000		$   19,381		$   19,768		$   20,163		$   20,567		$   20,978

				Office Ops		$   18,000		$   18,360		$   18,727		$   19,102		$   19,484		$   19,873		$   20,271		$   20,676		$   21,090		$   21,512		$   21,942		$   22,381		$   22,828		$   23,285		$   23,751		$   24,226		$   24,710		$   25,204		$   25,708		$   26,223

				Payroll		$   132,000		$   134,640		$   137,333		$   140,079		$   142,881		$   145,739		$   148,653		$   151,627		$   154,659		$   157,752		$   160,907		$   164,125		$   167,408		$   170,756		$   174,171		$   177,655		$   181,208		$   184,832		$   188,529		$   192,299

				Association Dues		$   5,500		$   5,610		$   5,722		$   5,837		$   5,953		$   6,072		$   6,194		$   6,318		$   6,444		$   6,573		$   6,704		$   6,839		$   6,975		$   7,115		$   7,257		$   7,402		$   7,550		$   7,701		$   7,855		$   8,012

				Total CAM		$   228,100		$   232,662		$   237,315		$   242,062		$   246,903		$   251,841		$   256,878		$   262,015		$   267,256		$   272,601		$   278,053		$   283,614		$   289,286		$   295,072		$   300,973		$   306,993		$   313,132		$   319,395		$   325,783		$   332,299

				Marketing & Promotions		$   20,800		$   21,216		$   21,640		$   22,073		$   22,515		$   22,965		$   23,424		$   23,893		$   24,371		$   24,858		$   25,355		$   25,862		$   26,379		$   26,907		$   27,445		$   27,994		$   28,554		$   29,125		$   29,708		$   30,302

				Apt Prep/Turnover		$   10,800		$   11,016		$   11,236		$   11,461		$   11,690		$   11,924		$   12,163		$   12,406		$   12,654		$   12,907		$   13,165		$   13,428		$   13,697		$   13,971		$   14,250		$   14,535		$   14,826		$   15,123		$   15,425		$   15,734

				Total Controllable Expenses		$   355,100		$   362,202		$   369,446		$   376,835		$   384,372		$   392,059		$   399,900		$   407,898		$   416,056		$   424,377		$   432,865		$   441,522		$   450,353		$   459,360		$   468,547		$   477,918		$   487,476		$   497,226		$   507,170		$   517,314

				Mgmt Fee (4%)		$   69,627		$   93,183		$   95,978		$   98,858		$   101,823		$   104,878		$   108,024		$   111,265		$   114,603		$   118,041		$   121,582		$   125,230		$   128,987		$   132,856		$   136,842		$   140,947		$   145,176		$   149,531		$   154,017		$   158,637

				RE Taxes		$   577,734		$   589,289		$   601,075		$   613,096		$   625,358		$   637,865		$   650,623		$   663,635		$   676,908		$   690,446		$   704,255		$   718,340		$   732,707		$   747,361		$   762,308		$   777,554		$   793,105		$   808,967		$   825,147		$   841,650

				Insurance		$   28,000		$   28,560		$   29,131		$   29,714		$   30,308		$   30,914		$   31,533		$   32,163		$   32,806		$   33,463		$   34,132		$   34,814		$   35,511		$   36,221		$   36,945		$   37,684		$   38,438		$   39,207		$   39,991		$   40,791

				Gross Receipts Tax		$   5,762		$   7,711		$   7,942		$   8,180		$   8,426		$   8,679		$   8,939		$   9,207		$   9,483		$   9,768		$   10,061		$   10,363		$   10,674		$   10,994		$   11,324		$   11,663		$   12,013		$   12,374		$   12,745		$   13,127

				Total Oper Exp		$   1,036,223		$   1,080,944		$   1,103,572		$   1,126,683		$   1,150,287		$   1,174,395		$   1,199,019		$   1,224,169		$   1,249,857		$   1,276,095		$   1,302,895		$   1,330,269		$   1,358,230		$   1,386,792		$   1,415,966		$   1,445,767		$   1,476,208		$   1,507,304		$   1,539,070		$   1,571,519

				NOI		$   704,458		$   1,248,623		$   1,295,883		$   1,344,756		$   1,395,295		$   1,447,554		$   1,501,589		$   1,557,457		$   1,615,218		$   1,674,932		$   1,736,663		$   1,800,475		$   1,866,436		$   1,934,615		$   2,005,083		$   2,077,913		$   2,153,182		$   2,230,968		$   2,311,351		$   2,394,415





Debt Calculations

		

		Debt Calculations

		Construction Debt

		$   33,195,258		- Total Cost

		$   19,214,000		- the lesser of 70% Finance or $19,214,000										$   23,236,680.55

		$   13,981,258		- Equity

		N/A		- Debt Percent

		4.25%		- Interest Rate

		$   68,049.58		- Monthly Interest Payment Calculation

		18		- Construction Term (Months)

		$   1,224,893		- Total Construction Debt





Debt Assumptions

		

		Debt Assumptions

		Construction Debt

		18		- Term (months)

		4.25%		- Interest Rate - 30 months

		50%		- Loan Percentage

		I		- Loan Type (I - Interest Only, P+I - Principal + Interest)

		R		- (R - Recourse, N - Non-Recourse)

		Permanent Debt

		35		- Amortization Schedule (Yrs.)

		10		- Term (yrs.)

		4.50%		- Interest Rate (10-year Treasury, plus 2.5% spread, plus.25% MIP Servicing)

		70%		- Loan Percentage

		N		- (R - Recourse, N - Non-Recourse)
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Proposed Project: Development Budget

Economic and Neighborhood Vitality

Sources Amount Percent
Construction and Permanent Loan 21,685,000$     68.9%
Equity 8,296,058$       26.4%
City of Dallas 1,500,000$       4.8%
TOTAL 31,481,058$     100.0%


Sheet1

		Sources		Amount		Percent

		Construction and Permanent Loan		$   21,685,000		68.9%

		Equity		$   8,296,058		26.4%

		City of Dallas		$   1,500,000		4.8%

		TOTAL		$   31,481,058		100.0%







Staff Recommendation
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Economic and Neighborhood Vitality

• Authorize a TIF development and Chapter 380 grant agreement

• City Subsidy in a total amount not to exceed $3,288,126 as gap financing to make the Project
financially feasible

• City Subsidy shall be payable: (1) after construction of the Project is completed, (2) after the
Project has obtained final certificate(s) of occupancy, (3) after the hotel is open to the public and
has commenced daily operations, and (4) upon satisfaction of all terms and conditions in the TIF
development and Chapter 380 economic development grant agreement

• City Subsidy shall be comprised of the following:

• $1,500,000 grant (Chapter 380) sourced from Public/Private Partnership Fund

• $1,788,126 grant sourced from future tax increment in Mall Area Redevelopment TIF District
Fund (Westmoreland-IH 20 Sub-District)



Staff Recommendation: Conditions of City Subsidy
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Economic and Neighborhood Vitality

• Hotel Franchise Agreement. Prior to City’s execution of a development agreement, Developer shall execute
a hotel franchise agreement with Marriott.

• Deadline for Execution of Development Agreement. Developer shall execute a development agreement
with the City by December 31, 2022.

• Minimum Private Investment. Developer shall incur (or cause to be incurred) and provide documentation
evidencing a minimum of $23,000,000 in Private Investment Expenditures for construction of the Project
including capitalized costs for land acquisition, on and off-site infrastructure improvements, site amenities,
exterior signage, building construction/finish-out/furnishings/fixtures/equipment, OS&E, building
management technology system, building security system, and professional fees (e.g. architecture,
engineering, landscape architecture, interior design, testing, licenses, inspections). With the exception of
professional fees and environmental assessments necessary to complete the City of Dallas Development
Incentive Application, no expenditures made prior to execution of the Letter of Intent (January 7, 2022) may
count towards the required Minimum Private Investment.

• Minimum Project Requirements. Developer shall construct a minimum of 117,320 square feet of hotel space
(with a minimum of 164 guest rooms). The Project shall also include a minimum of 4,508 square feet of indoor
meeting space/ballroom.



Staff Recommendation: Conditions of City Subsidy
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Economic and Neighborhood Vitality

• Building Permit. Developer shall submit a complete building permit application by December 31, 2022.

• Certificate of Occupancy. Developer shall complete construction of the Project and obtain final certificate(s)
of occupancy (or equivalent evidence of completion issued by the City) by June 30, 2025.

• Commencement of Operations. Prior to City’s disbursement of the City Subsidy, the hotel shall be open to the
public and shall have commenced daily operations.

• Acceptance of Public Infrastructure Improvements. If applicable, Developer shall obtain final acceptance of
any public infrastructure improvements associated with the construction of the Project, as evidenced by a
letter of acceptance or similar documentation issued by the City by December 31, 2025.

• Operating and Maintenance Agreement. If applicable, and prior to Project completion, Developer shall
execute an Operating and Maintenance Agreement for any Non-Standard Public Improvements associated
with the Project, and if necessary, obtain a license from City for the purpose of maintaining any improvements
in any public right-of-way. The term for the Operating and Maintenance Agreement shall be twenty (20) years.
The terms and conditions of the Operating and Maintenance Agreement are binding upon the successors and
assigns of all parties hereto and may be assignable, subject to the Director’s approval, in whole or in part, to a
new owner of all or a portion of the Project. Developer shall remain responsible for the maintenance of the
Non-Standard Public Improvements for a term of 20 years even if Developer chooses to forgo the City Subsidy
or is not paid any/all of the City Subsidy as a result of default.



Staff Recommendation: Conditions of City Subsidy
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Economic and Neighborhood Vitality

• Public Access to Privately Owned Infrastructure. Prior to City’s disbursement of the City Subsidy, Developer shall
provide public access easements, deed restrictions, or another instrument acceptable to the Director if any
street and utility improvements associated with the Project remain privately owned but require public access.

• Urban Design. Developer shall construct the Project (public and private improvements) in substantial
conformance with the updated conceptual drawings and renderings submitted by Developer on September
13, 2021, addressing the comments provided by the City’s Urban Design Peer Review Panel on June 25, 2021.
Allowable minor modifications to the Project’s design may include those required for compliance with
development regulations.

• Quarterly Reporting. Until the Project has passed final building inspection and all required paperwork
documenting Project completion has been submitted to the Office of Economic Development, Developer
shall submit to the Office of Economic Development quarterly status reports for ongoing work on the Project.
Such reports shall be due within 30 calendar days following the end of each calendar quarter.



Staff Recommendation: Conditions of City Subsidy
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Economic and Neighborhood Vitality

• Local Hiring Plan. For all permanent employment opportunities created by operation of the Project and prior
to commencing any hiring activities, Developer shall submit to the Director of the Office of Economic
Development a written plan describing how Developer or property management group shall use and
document commercially reasonable efforts to recruit and hire residents of the city of Dallas with a targeted
focus on the southern sector of Dallas. At a minimum, the written plan shall describe how Developer or
property management group will target local recruitment (and specifically target the City’s southern sector)
through local advertisement, community outreach, local engagement, participation in local job fairs,
and/or coordination with local hiring sources.

• Business Inclusion. Developer shall make a good faith effort to comply with the City’s Business and
Workforce Inclusion’s goal of 32% participation by certified Minority/Women-owned Business Enterprises
(“M/WBE”) for all hard construction expenditures (i.e. public and private improvements) on the Project and
meet all reporting requirements.

• Minor Modifications. Director of the Office of Economic Development may authorize minor modifications to
the Project, including, but not limited to, a reduction of the Minimum Project Requirements (minimum of
117,320 square feet of hotel space, minimum of 164 guest rooms, minimum of 4,508 square feet of indoor
meeting space/ballroom) by up to 2% for just cause. Additionally, the Director may, after approval and
recommendation of the TIF District Board of Directors, authorize an extension of the Project deadlines up to
12 months.



Next Steps
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• On January 25, 2022, the Mall Area Redevelopment TIF District Board of
Directors unanimously recommended approval of the City Subsidy and
the associated agreement conditions recommended by staff

• City Council: February 23, 2022



Appendix: Ownership Structure
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Appendix: Development Team

22

Economic and Neighborhood Vitality

Role Party Name

Applicant Atlantic Hotels Group
• Perwez (Perry) Molubhoy, Chief Executive Officer
• Arzu Molubhoy, Chief Financial Officer

Developer Entity Redbird Hotel Venture, LLC

Architect Mayse & Associates

Contractor Clark Contractors



Appendix: Developer Experience
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Developer has a proven track record in Dallas

Aloft/Element Love Field (2333 W. Mockingbird)

AC/Residence Inn by
Marriott at the Galleria
(5460 James Temple)

Residence Inn by Marriott at The Canyon (3425 Canyon Bluff)



Appendix: Underwriting 
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• Developer’s amended incentive application requested $3,500,000

• National Development Council (NDC), under contract with the City, conducted independent underwriting of the
incentive application

• Conclusions of independent underwriting:
• Development team: Qualified; experienced

• Financial Capacity: Equity investors have sufficient financial capacity to undertake the project and cover any shortfalls

• Permanent debt capacity of Project: Maximized

• Appraisal and Market Study: Applicant’s assumptions are consistent with information presented

• Cost estimates of Project: Costs are reasonable; development costs could be higher than projected since the figures provided by Applicant
do not represent contracted prices

• Rationale for City subsidy based on Returns: With the proposed City subsidy of $3,288,126, NDC concluded no undue enrichment of Applicant.
Project achieves average cash-on-cash return of 15% with City subsidy over first 10 years



Kevin Spath, AICP, EDFP, HDFP
Assistant Director

Office of Economic Development

Courtyard and Residence Inn 
by Marriott

a hotel development project within Reimagine Redbird 

Economic Development Committee
February 7, 2022
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