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BOARD MEETING
TEXAS DEPARTMENT OF HOUSING AND COMMUNITY AFFAIRS
1100 Congress Avenue, State Capitol Extension Auditorium, Austin, Texas 78701
Thursday, June 10, 2004
11:00 am
AGENDA
CALL TO ORDER, ROLL CALL
CERTIFICATION OF QUORUM

Elizabeth Anderson
Chair of Board

PUBLIC COMMENT
The Board will solicit Public Comment at the beginning of the meeting and will also provide for Public Comment on
each agenda item after the presentation made by the department staff and motions made by the Board.
The Board of the Texas Department of Housing and Community Affairs will meet to consider and possibly act on the
following:
ACTION ITEMS
Item 1 Presentation, Discussion and Possible Approval of Minutes of Board
Meeting of May 13, 2004

Elizabeth Anderson

Item 2 Presentation and Discussion of Report from the Programs Committee:

C. Kent Conine

a)

Update on Issues Raised at the May Committee Meeting Including
HOME Funding Timelines, HOME Over-Subscription Rate for
Current Cycle, Community Development Block Grant Housing
Information Update and HOME Consolidated Plan Amendment
Language

b)

Report from Texas Interagency Council for the Homeless

c)

Update and Discussion on Section 8 Program

Item 3 Presentation, Discussion and Possible Approval of Programmatic Items:
a)

C. Kent Conine

Forgiveness of Housing Trust Fund Predevelopment Loans for:
City of Orange for $50,000
East Austin Economic Development Corporation for $30,000

b)

Update on Strategic Plan for Fiscal Years 2005-2009

Item 4 Presentation, Discussion and Possible Approval of Multi-Family:
Mortgage Revenue Bonds and Four Percent (4%) Housing Tax
Credits With TDHCA as the Issuer:
a)

Proposed Issuance of Multifamily Mortgage Revenue Bonds for
Tranquility Bay, Pearland, Texas in an Amount Not to Exceed
$14,350,000 and Issuance of Determination Notice (Requested
Amount of $650,675 and Recommended Amount of $649,023)
for Housing Tax Credits for Tranquility Bay, Pearland, Texas #04-420

b)

Selection of Underwriters for the Multi-Family Bond Program

c)

Selection of Trustees for the Multi-Family Bond Program
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Vidal Gonzalez

d)

Approval of Private Mortgage Insurance Subsidy for Expanded
Approval Program

Item 5 Presentation, Discussion and Possible Approval of Housing Tax Credit
Items:
a)

Appeals to Board from Housing Tax Credit Applicants on
Applications as follows:
04-066 Pineywoods Community Development, Orange, Texas
04-267 Brentwood Apartments, Aldine City, Texas

b)

Issuance of Determination Notices on Tax Exempt Bond
Transactions with Other Issuers:

Elizabeth Anderson

04-425 The Masters, Dallas, Texas
City of Dallas Housing Finance Corp. is the Issuer
(Requested Amount of $511,061 and Recommended
Amount of $500,879)
04-428 Primrose at Pasadena, Pasadena, Texas
Southeast Texas Housing Finance Corp, is the Issuer
(Requested Amount of $783,565and Recommended
Amount of $783,565)
c)

Proposed Amendments to Housing Tax Credit Projects:
03-134 Lilac Gardens, El Paso, Texas
04-408 Hickory Manor, DeSoto, Texas

d)

Extension of Construction Loan Closing Deadlines for:
03-004
03-011
03-136
03-159
03-178
03-182
03-212
03-213
03-220

e)

Arbor Woods Apartments, Dallas, Texas
Jefferson Davis Artist Lofts, Houston, Texas
Tigoni Villas, San Antonio, Texas
Summit Senior Village, Gainesville, Texas
Jacinto Manor, Jacinto City, Texas
The Manor at Jersey Village,Jersey Village, Texas
Village of Kaufman Apartments, Kaufman, Texas
Fox Run Apartments, Orange, Texas
Desert Breeze, Horizon City, Texas

Request for Additional Housing Tax Credits for:
1)

0004T, Carroll Townhomes, Dallas, Texas, in the
Amount of $13,587 (Total amount of Housing Tax
Credits for Carroll Townhomes is $265,587)

2)

01401, Roseland Gardens, Dallas, Texas, in the
Amount of $3,188 (Total amount of Housing Tax Credits
for Roseland Gardens is 402,563)

EXECUTIVE SESSION
If permitted by law, the Board may discuss any item listed on this
agenda in Executive Session
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Elizabeth Anderson

OPEN SESSION
Action in Open Session on Items Discussed in Executive Session

Elizabeth Anderson

REPORT ITEMS
Executive Directors Report
1.
USA Today Article on Most Back Affordable Housing Next Door
2.
Biennial Operating Plan and Legislative Appropriations Request Process
3.
Speaking Engagement on June 14, 2004 at National Association of Real
Estate Brokers in Houston, Texas on Making Money With Low Income
Housing Tax Credits
4.
Speaking Engagement on July 14, 2004 at National Advisory Group in
Washington, D.C. On State Allocating Agencies: Priorities and Issues
5.
House Committee on Urban Affairs Interim Hearings

ADJOURN

Elizabeth Anderson

To access this agenda and details on each agenda item in the board book, please visit our website at
www.tdhca.state.tx.us or contact the Board Secretary, Delores Groneck, TDHCA, 507 Sabine, Austin, Texas 78701,
512-475-3934 and request the information.
Individuals who require auxiliary aids, services or sign language interpreters for this meeting should contact Gina
Esteves, ADA Responsible Employee, at 512-475-3943 or Relay Texas at 1-800-735-2989 at least two days before
the meeting so that appropriate arrangements can be made.
Non-English speaking individuals who require interpreters for this meeting should contact Delores Groneck, 512-4753934 at least three days before the meeting so that appropriate arrangements can be made.
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EXECUTIVE OFFICE
BOARD ACTION REQUEST
June 10, 2004

Action Item
Board Minutes of May 13, 2004.

Required Action
Approval of the minutes fo the Board Meeting with any necessary corrections.

Background
The Board is required to keep minutes of each of their meetings. Staff recommends approval
of the minutes.
Recommendation
The Board approve the minutes with any changes they deem necessary.

7

BOARD MEETING
TEXAS DEPARTMENT OF HOUSING AND COMMUNITY AFFAIRS
507 Sabine, Room 437, Austin, Texas 78701
May 13, 2004
9:00 a. m.

Summary of Minutes

CALL TO ORDER, ROLL CALL
CERTIFICATION OF QUORUM
The Board Meeting of the Texas Department of Housing and Community Affairs of May 13, 2004 was called
to order by the Chair of the Board Elizabeth Anderson at 9:10 a.m. It was held at the Texas Department of
Housing and Community Affairs Boardroom, 507 Sabine, Austin, Texas. Roll call certified a quorum was
present.
Members present:
Elizabeth Anderson – Chair
C. Kent Conine – Vice Chair
Shadrick Bogany – Member
Patrick Gordon – Member
Vidal Gonzalez – Member
Norberto Salinas – Member (joined the meeting in progress)
Staff of the Texas Department of Housing and Community Affairs was also present.

PUBLIC COMMENT
The Board will solicit Public Comment at the beginning of the meeting and will also provide for Public
Comment on each agenda item after the presentation made by department staff and motions made by the
Board.
Ms. Anderson called for public comment and the following either gave comments at this time or preferred to
wait until the agenda item was presented.
The Honorable Frank Madla, Senator, State of Texas, Austin, Texas
Senator Madla congratulated the Board on the staff of the department. He stated Ms. Carrington does an
outstanding job and she has been responsive and very willing to work through all the calls she gets from
members of his staff. He further stated that a small community in far west Texas, the City of Toyah, was hit
very hard with rains. There were around 41 businesses and homes that were damaged by these rains and
the city has submitted an application to the department for assistance under the HOME Program. This is an
agenda item for this meeting and he urged the Board to give it favorable consideration.
The Honorable Corbin Van Arsdale, Representative, State of Texas, Austin, Texas
Representative Van Arsdale thanked the Board for letting him speak early in the agenda. He stated he found
Ms. Carrington to be very easy to work with, very good about communicating information and very courteous.
He has enjoyed working with Ms. Carrington and looks forward to working with her in the future. He stated he
has received more constituent response and a broader constituent response on the proposed Pinnacle
Apartments in his district in Houston than he has had on any other proposed project. He stated the
developer’s resident relationship has not been very good as there wasn’t any contact or any sort of
groundwork laid. The developer wanted everything to be in writing at the public hearing and the developer
would not orally entertain any sort of dialogue with the residents. There has not been a good neighborly
attitude from the developer on this project. There is a one big issue in this proposed area of Houston and that
is flooding as the development is in the 100 year flood plain. The school district is Cyoress-Fai8rbanks ISD
and is one of the fastest growing school districts in the State of Texas. It is a very large school but they will
have to use temporary buildings as children will be coming into the district from this proposed project.
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Henry Gorham, Chairman of Board of Blue Light Village Housing, Corpus Christi, Texas
Mr. Gorham stated the Blue Light Village Housing in Corpus Christi is an apartment complex that is more than
30 years old with 152 units that are all affordable housing. Due to the age of this project, there is a need to
renovate the entire property and bring it up to what is needed by the people who live there. They have held
meetings with the tenants and received the desires from the tenants and there is a great need for air
conditioning. He asked for approval of this project.
Ms. Anderson noted that Scott Sims from the Speakers Office was in attendance at this meeting.
Ms. Anderson closed public comment at 9:45 a.m. but those people who requested to speak at the time of the
agenda items will do so at that time. She also recognized Rev. Harvey Clemons from Houston who is a
former Board member.
Recognition of Former Board Chairman, Michael Jones
Ms. Anderson welcomed Mr. Jones and his wife, Pam to the meeting.
Ms. Carrington stated Mr. Jones served on the Board over 7 years and during these years there were 100
meetings held and he only missed 5. He served with 17 other board members and it was a pleasure to have
a Board Chair who is supportive, smart and humorous. Mr. Jones was always accessible to her and would
always return calls, etc. She stated he cares about TDHCA and served during the days when there were
many problems at the Department. She presented Mr. Jones with a plaque from the Department.
Mr. Jones thanked the Board members, the Department and staff for all their hard work. He stated he
enjoyed his service and he was very proud of TDHCA.
Ms. Anderson stated she and the other board members were delighted that he and Mrs. Jones were attending
this meeting.
Mr. Conine stated it was a pleasure for him to recognize Mike and Pam. He stated that due to Mr. Jones’
leadership the department came from a period in its history where things were turbulent and tough,
accusations flying all over the place, to one now that is a shining star as far as state agencies go. There has
never been a state agency that has made such a dramatic turnover in such a short period of time and a large
part of that was due to Mr. Jones and his leadership on the Board. The citizens of Texas owe a debt of
gratitude to Mr. Jones and he personally wanted to thank him for what he has done.
Mr. Bogany stated Mr. Jones really made it a lot easier for him when he started serving on the board and Mr.
Jones’ friendship and leadership has been outstanding. Mr. Jones always did what was right and did not give
in to pressure. If one had a dictionary and looked up leadership and character, that Mr. Jones’ name would
be there and he appreciated the leadership during the period that Mr. Jones was here.
Mr. Gonzalez stated he appreciated Mr. Jones taking the new Board members under his wing and the
leadership he provided made everyone proud of the Board they serve on. He thanked Mr. Jones for his
friendship, his help and his advice.
Mr. Salinas stated he appreciated Mr. Jones putting up with him since 2001 and he appreciated Mr. Jones
being the leader in the many good things this agency has done. He thanked Mr. Jones for all he has done for
Texas and for giving him the opportunity to serve with him. He appreciated all the advice from Mr. Jones and
was glad that he was able to meet Mr. Jones and have the friendship that he has with him.
Ms. Anderson stated Mr. Jones listened to all sides and did what was right, and balances the interests of
neighborhoods and interests of housing needs and the interests of the advocates, the legislature and the
taxpayers. Mr. Jones left very large shoes that will be impossible to fill. His judgment, his steadiness, his
legal acumen and his profound sense of fairness are things that served this agency very well. All of the
people of the State of Texas owe this true gentleman a tremendous debt of gratitude. She appreciated him
being at the Board meeting and presented him with a token of appreciation which stated: “Dear Chairman
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Jones, On behalf of the governing board and all the employees of the Texas Department of Housing and
Community Affairs, as well as the thousands of Texans that the department has assisted during your tenure
on the governing board, we present you with this token of appreciation for, and in honor of, your service to the
department and to Texas. We are grateful for your leadership and commitment to the department’s mission.
Mr. Jones thanked the Board and stated that they all have really worked on this board. They do an important
thing and he thanked each of them for their great contributions to the State of Texas and for them to be willing
to continue to do that. He also thanked the entire staff.

ACTION ITEMS
(1)
Presentation, Discussion and Possible Approval of Minutes of the Board Meetings of April 8,
2004
Motion made by C. Kent Conine and seconded by Vidal Gonzalez to approve the Minutes of the
Board Meeting of April 8, 2004.
Passed Unanimously
(2)
(a)
(b)
(c)
(d)

Presentation and Discussion of Report from the Programs Committee:
Update on Issues Raised at the Programs Committee and Board Meetings of April 8, 2004
Amendments to the 2004 Consolidated – One Year Action Plan
Update of Department’s Draft Performance Measures for 2006-1007
Discussion for Funding Sources for Preservation
Mr. Conine stated the Programs Committee met the day before and reviewed the HOME program
and focused on where the state was relative to the nation in the HOME Program functions and the
various percentages of each of the programs in the HOME Program. They also discussed the
Consolidated Plan, performance measures and funding sources for Preservation and will review
these items again at future meetings.

(3)
(a)

Presentation, Discussion and Possible Approval of Programmatic Items:
Use of Returned Below Market Interest Rate Program (BMIR) Funds to Fund Willow Bend
Creek Sponsored by Ability Resources, Inc., in Ft. Worth, Texas in Lieu of HOME Funds
Ms. Carrington stated this is a request to substitute committed HOME funds in the amount of
$623,226 with Below Market Interest Rate Program funds that had not previously been transferred to
the Multifamily Housing Preservation Incentive Program. This is a change of a source of funding for
Ability Resources Inc. for the development of Willow Bend Creek. In addition, the Department is
requesting approval to transfer $112,821 in remaining BMIR funds to the Multifamily Housing
Preservation Incentive Program.
Motion made by C. Kent Conine and seconded by Shad Bogany to approve the use of returned
Below Market Interest Rate Program Funds to fund Willow Bend Creek sponsored by Ability
Resources, Inc. in lieu of HOME funds.
Passed Unanimously

(b)

Recommendations for Funding to Rural Economic Assistance League, Inc. and the Institute of
Rural Development with Declined Funds from the Gonzalez Economic Development
Corporation
Ms. Carrington stated staff is requesting approval of 2002-2003 HOME Investment Partnership
Program Awards for owner occupied assistance under the general set aside and the total award
would be $520,000. The Institute of Rural Development is located in Kingsville and staff is requesting
approval of an award of $250,000 with an additional $10,000 in administrative funds. The Rural
Economic Assistance League is located in Alice and staff is recommending $250,000 in project funds
and $10,000 for administrative funds. Each will be doing 5 units of owner-occupied. The Gonzalez
Economic Development Corporation declined their award which is the source of funding for these two
awards.
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Motion made by Shad Bogany and seconded by Norberto Salinas to approve the Rural Economic
Assistance League, Inc. and the Institute of Rural Development each for $250,000 in program funds
and each $10,000 in administrative funds.
Passed Unanimously
(c)

Single Family Mortgage Revenue Bond Program 61 Lender List
Ms. Carrington stated staff is requesting approval of a list of lenders for Program 61 and noting that
this list can have lenders added throughout the year. There was a map provided on where the branch
offices will be located for each lender.
Motion made by C. Kent Conine and seconded by Shad Bogany to approve the Program 61 lender
list.
Passed Unanimously

(d)

HOME Program Disaster Relief Awards for:
Brooks County for $514,800 and City of Toyah for $514,800
Ms. Carrington stated these two disaster relief awards will be funded out of HOME Program
deobligated funds. The City of Toyah had damage due to excessive rains and the area was declared
a disaster by the Governors Office. Brooks County was also declared a disaster by the Governors
Office. Staff is recommending $514,800 ($495,000 in program funds and $19,800 in administrative
funds) for Brooks County and the City of Toyah.
Motion made by C. Kent Conine and seconded by Shad Bogany to approve the City of Toyah and
Brooks County each for $514,800.
Passed Unanimously

(e)

Recommendation for United Cerebral Palsy (UCP) HOME Program Award Utilizing Deobligated
Funds in the Amount of $500,000
Ms. Carrington stated staff is requesting approval of home buyer assistance in the amount of
$530,000 for Home of Your Own Coalition, Hope For You. This organization serves persons with
disabilities and this is a set aside for funding in the states Consolidated Plan. These funds will come
from deobligated funds under the special projects category. When the funds come in from HUD this
amount will go back into other activities. This is an advance funding for this entity so they can
continue with their work and will not have to discontinue any services.
Motion made by C. Kent Conine and seconded by Shad Bogany to approve the $530,000
recommendation ($500,000 project funds and $30,000 admin funds) for United Cerebral Palsy.
Passed Unanimously

Bob Cash, Office of State Representative Kevin Bailey, Austin, Texas
Mr. Cash stated that Representative Bailey wanted a statement read into the record concerning Bristol
Apartments which stated:
“Dwayne Henson has one development in my district, Shoreham Apartments, which is located at
2450 Aldine, West Hill. Mr. Henson has another development located in my district, before a change
in my district boundaries, called Brickmore Apartments, located at 16101 Imperial Valley, Houston.
Mr. Henson has always been very sensitive to the needs of neighborhoods adjacent to his
developments. My office has yet to receive one serious complaint about properties developed by Mr.
Henson.
The high standards of applicant screening, the managerial style, and the architectural quality of
these developments has made them assets and add value to our neighborhoods. Mr. Henson
and his employees have worked hard to avoid burdening our schools and maintaining traffic flow.
While Mr. Henson's site at Green's Parkway, the Bristol Apartments, is adjacent to my district, I
want to take this opportunity to support that development, because I know it will be a positive
contribution to the community."
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(4)
(a)

Presentation, Discussion and Possible Approval of Department Rules:
Proposed New Title 10, Part 1, Chapter 35 – Multifamily Housing Revenue Bond Rules
Ms. Carrington stated staff is requesting approval of the draft 2005 Multifamily Private Activity Bond
Rules. These rules will be published to receive public comment. The changes to the rules are
minimal from the rules that the Board approved last year. There are three public hearings to be held
on these rules.
There was discussions held on the support and opposition to a project stated in the rules and Ms.
Carrington advised that the development community has been advised that the letters from local
elected officials will not be scored. They will be made part of the files but just not scored.
On page 16 of the rules under income level, staff will add “low income” level.
Motion made by C. Kent Conine and seconded by Shad Bogany to approve the proposed Multifamily
Housing Revenue Bond Rules for publication in the Texas Register to receive public comments.
Passed Unanimously

(b)

New Title 10, Part 1, Chapter 1, §1.16-Rule Regarding Ethics and Disclosure Requirements for Outside
Financial Advisors and Service Providers
Ms. Carrington stated staff is requesting adoption of the final regarding ethics and disclosure
requirements for outside financial advisors and service providers. This will apply mostly to those
professionals that are hired through the single family mortgage revenue bond program.
Motion made by Shad Bogany and seconded by Norberto Salinas to approve the New Title 10, Part
1, Chapter 1, §1.16 Rule-Regarding Ethics and Disclosure Requirements for Outside Financial
Advisors and Service Providers.
Passed Unanimously

(c)

Proposed New Title 10, Part 1, Chapter 1, §1.17-Rule on Department Policy Concerning
Alternative Dispute Resolution and Negotiated Rulemaking
Ms. Carrington stated SB 264 requires that the department develop and implement a policy to
encourage the use of appropriate alternative dispute resolution to assist in the resolution of both
internal and external disputes under the agency’s jurisdiction.
Chris Wittmayer, General Counsel, stated that the Center for Public Policy Dispute Resolution had 3
additional recommendations which are: (1) add on page 1, Sec. b definitions (b)(1) – “The
Governmental Dispute Resolution Act does not grant the department authority to engage in binding
arbitration”; (2) add on last page – paragraph 3 – (after facilitated by Department employee) “or a
third party: and (3) add on the last page –paragraph 4 (j) “the department may participate in
intergovernmental efforts to share qualified government employees to act as impartial third parties.
They agree to reimburse the furnishing entity in kind or monetarily for the full or partial cost of
providing the qualified impartial third party”.
Motion made by C. Kent Conine and seconded by Norberto Salinas to approve the Proposed New
Title 10, Part 1, Chapter 1, §1.17-Rule on Department Policy Concerning Alternative Dispute
Resolution and Negotiated Rulemaking.
Passed Unanimously

(5)
(a)
(b)
(c)
(d)

Presentation and Discussion of Report from Audit Committee:
KPMG FY 2003 Statewide Federal Single Audit Report
Status of Prior Audit Issues
Section 8 Family Self Sufficiency Program
Status of Central Database
Mr. Bogany stated that an Audit Committee Meeting was held on May 12 and went over various items
and he asked the Internal Auditor to give a report.
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David Gaines, Internal Auditor, stated the Committee reviewed the statewide federal single audit
report and as a result of the audit there were 11 findings and 9 of those have been implemented by
management. On prior audit issues, 5 of the 7 are being reported as fully implemented or resolved by
management. There have been discussions with HUD on one of the issues and these talks are
continuing to settle this finding.
Mr. Conine asked staff to maybe have this as an agenda item when HUD visits the department on
May 20.
Mr. Gaines stated on the Section 8 Family Self Sufficiency Program there was a problem that had
surfaced that may affect the plan. HUD approved Brazoria County as a public housing agency and
the county is now eligible to deliver the Section 8 program. The department is assessing the impact
of this recent development.
Mr. Conine asked for a report on this at the next meeting.
Mr. Gaines stated the committee discussed the status of the central database and went over the
issues and accomplishments as the department goes forward with the central database.
Mr. Bogany stated he would like to keep the consultant on until this item is completed.
Mr. Dally advised that the department does have the money to keep the consultant working on this
project. He also stated that it would be a good use of the consultant’s time and he will present this
item at a future meeting.
Mr. Bogany stated that the committee went through the personnel evaluation of the Internal Auditor.
He stated that they believe the Internal Group is performing at a very high standard.
Motion made by Shad Bogany and seconded by Vidal Gonzalez to approve the evaluation for Mr.
David Gaines, Internal Auditor.
Passed Unanimously
(6)
(a)

Presentation, Discussion and Possible Approval of Multi-Family Mortgage Revenue Bonds
and Four Percent (4%) Housing Tax Credits With TDHCA as the Issuer:
Proposed Issuance of Multifamily Mortgage Revenue Bonds for Evergreen at Plano
Independence, Plano, Texas in an Amount Not to Exceed $14,750,000 and Issuance of
Determination Notice (Requested Amount of $585,335 and Recommended Amount of
$585,335) for Housing Tax Credits for Evergreen at Plano Independence, Plano, Texas #04-409
Ms. Carrington stated this project is located in Plano and will have 250 units with one and two
bedrooms as an elderly development. Staff is recommending approval.
Motion made by C. Kent Conine and seconded by Vidal Gonzalez to approve the issuance of
Multifamily Mortgage Revenue Bonds for Evergreen at Plano Independence, Plano, Texas in an
Amount Not to Exceed $14,750,000 and Issuance of Determinination Notice in the recommended
amount of $585,335 for Housing Tax Credits for Evergreen at Plano Independence, Plano, Texas,
#04-409 and approval of Resolution No. 04-024.
Passed Unanimously

(b)

Proposed Issuance of Multifamily Mortgage Revenue Bonds for Montgomery Pines, Porter,
Texas in an Amount Not to Exceed $12,300,000 and Issuance of Determination Notice
(Requested Amount of $622,992 and Recommended Amount of $621.509) for Housing Tax
Credits for Montgomery Pines, Porter, Texas #04-411
Ms. Carrington stated this project is in Porter (Montgomery County) and will have 224 units as a
family development with one, two and three bedrooms.
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Motion made by Shad Bogany and seconded by Vidal Gonzalez to approve the issuance of
Multifamily Mortgage Revenue Bonds for Montgomery Pines, Porter, Texas in an Amount Not to
Exceed $12,300,000 and Issuance of Determination Notice in the recommended amount of $621,509
for Housing Tax Credits for Montgomery Pines, Porter, Texas, $04-411 and approval of Resolution
No. 04-025.
Passed Unanimously
Gerald Russell stated he was in attendance to answer any questions the Board may have on Montgomery
Pines.
(c)

Proposed Issuance of Multifamily Mortgage Revenue Bonds for Pinnacle Apartments,
Houston, Texas in an Amount Not to Exceed $14,500,000 and Issuance of Determination
Notice (Requested Amount of $709,370 and Recommended Amount of $707,967) for Housing
Tax Credits for Pinnacle Apartments, Houston, Texas #04-415
Ms. Carrington stated this project is in Houston, Texas and will have 248 units as a family
development with one, two and three bedroom units. There was much public opposition against this
project at the TEFRA hearing.
Tom Gouris, Director of Real Estate Analysis, stated they had concerns on the debt service structure,
flooding issues on the property and the financial structure using a fixed rate but was working with the
developer to handle all their concerns.

Lewis Hill, President of Ravenswood Sellers and Park Home Association, Houston, Texas
Mr. Hill stated the community voiced many concerns at the hearing held and these were on school capacity,
lack of service level jobs, and lack of adequate medical facilities, road congestion and public transportation.
He stated there are four apartment complexes in this area with over 500 units. These are not full and they
have a high vacancy rate. This organization was opposed to the project.
Steve Ford, Developer, Houston, Texas
Mr. Ford stated he was the developer of Pinnacle Apartments. He stated a TEFRA hearing was held and
there was communication from the organizations. He stated he responded to all e-mails from groups within
24-48 hours after receiving them. He did state that his group did not give any testimony at the hearing but
elected to handle all concerns in writing. There were about 170-200 people who attended the hearing and
only 6 people there were in favor of the project. He stated this project will have after school facilities for
children. Mr. Ford then discussed in great detail the concerns that everyone had and went over the school
issue, the flooding issue and how they plan to handle the traffic congestion, etc.
Mr. Bogany stated he had seen the property and knew of the opposition at the hearing and felt the
department should come up with rules and regulations for holding a TEFRA hearing. He also felt the
developers could do a better job in providing information at these hearings.
Scott Landen, Katy, Texas
Mr. Landen stated he lives in one of Mr. Ford’s developments and it is close to his work and stated he
enjoyed living at this development which has many amenities.
Motion made by Shad Bogany and seconded by Vidal Gonzalez to approve the issuance of
Multifamily Mortgage Revenue Bonds for Pinnacle Apartments, Houston, Texas in an Amount not to
Exceed $14,500,000 and Issuance of Determination Notice in the recommended amount of $707,967
for Housing Tax Credits for Pinnacle Apartments, Houston, Texas, #04-415 and approval of
Resolution No. 04-023.
Passed Unanimously
(d)

Proposed Issuance of Multifamily Mortgage Revenue Bonds for Bristol Apartments, Houston,
Texas in an Amount Not to Exceed $12,625,000 and Issuance of Determination Notice
(Requested Amount of $898,771 and Recommended Amount of $898,771) for Housing Tax
Credits for Bristol Apartments, Houston, Texas #04-416
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Ms. Carrington stated this project is also located in Houston, Texas and will have 248 units for
families.
Motion made by C. Kent Conine and seconded by Vidal Gonzalez to approve the issuance of
Multifamily Mortgage Revenue Bonds for Bristol Apartments, Houston, Texas in an amount not to
exceed $12,625,000 and issuance of determination notice in the recommended amount of $898,711
for Housing Tax Credits for Bristol Apartments, Houston, Texas #04-416 and approval of Resolution
No. 04-022.
Passed Unanimously
(e)

Selection of Underwriters for the Multi-Family Bond Program
Ms. Carrington stated staff is recommending the addition of one senior manager and one to remain
list. These are: Newman and Associates and Citigroup.
Motion made by C. Kent Conine and seconded by Shad Bogany to approve the addition of Newman
and Associates and for Citigroup to remain on the list.
Passed Unanimously

(7)
(a)

Presentation, Discussion and Possible Approval of Housing Tax Credit Items:
Interagency Contract Between the Texas Department of Housing and Community Affairs and
the Office of Rural Community Affairs on the Housing Tax Credit Rural Regional Allocation
Ms. Carrington stated this is the second year for the interagency contract with the Office of Rural
Community Affairs and this contract addresses how the department will cooperate and work with
ORCA as it relates to the administration of the rural allocation in the housing tax credit program.
Motion made by Shad Bogany and seconded by Vidal Gonzalez to approve the interagency contract
between the Texas Department of Housing and Community Affairs and the Office of Rural
Community Affairs.
Mr. Conine asked if this contract could state “the TDHCA board and/or its designees” to attend the
hearing with the department and ORCA.
Amendment to the motion made by C. Kent Conine and seconded by Mayor Salinas to add “Each
year the TDHCA board and/or its designees”.
Passed Unanimously
Mr. Wittmayer stated he had spoken with the General Counsel from ORCA and he felt the July 7th
meeting would work for them. What he recommended was to amend the contract by striking out
“each year” and just put “on July 7, 2004 the TDHCA board and the ORCA executive committee shall
hold a joint workshop or publish hearing to take public comment and discuss the proposed QAP. At
the workshop, the ORCA executive committee shall provide its input on the threshold of the scoring
criteria applied to the applications eligible le for the tax credit rural set-aside. Underwriting criteria no
longer in the QAP will also be discussed at this joint workshop or publish hearing.” The department
will strike out “at a separate joint workshop”.
Chairman Anderson proposed that the suggestions of Mr. Wittmayer should be added to the contract
and substituting on “July 7” for each year and removing the last six words of the paragraph “or at a
separate joint workshop”.
Mr. Conine stated he would like to use the words public hearing instead of workshop and this was
part of his amendment.
Motion made by C. Kent Conine to include the recommendation for the date of July 7 and to use the
words public hearing and to include the statements of the Board Chair.
Passed Unanimously
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Motion made by C. Kent Conine and seconded by Shad Bogany to have the board chair have the
authority to designate either the entire board or a subgroup of this board for that July 7 meeting.
Passed Unanimously
The original motion with amendments was then voted on.
Motion made by Shad Bogany and seconded by Vidal Gonzalez to approve the interagency contract
between the Texas Department of Housing and Community Affairs and the Office of Rural
Community Affairs with the changes and amendments stated.
Passed Unanimously
(b)

Revision to Policy on Process/Procedures for USDA Rural Rescue Developments
Ms. Carrington stated staff is requesting minor revisions to the 2004 tax credit USDA Rural Rescue
Developments Policy. These changes would be listing the year the allocation would come for a
forward commitment.
Motion made by C. Kent Conine and seconded by Shad Bogany to approve the changes to the policy
for USDA Rural Rescue Developments.
Passed Unanimously

(c)

Issuance of Determination Notices on Tax Exempt Bond Transactions with Other Issuers:
04-405 Primrose at Aldine Bender, Houston, Texas
Harris County Housing Finance Corp. is the Issuer
(Requested Amount of $861,839 and Recommended Amount of $848,953
Ms. Carrington stated this project is to be in Houston, Texas and is an elderly development of 248
units. Staff is recommending approval of this project.

Jeff Spicer, Developer, Houston, Texas
Mr. Spicer was available to answer any questions the board might have on this project.
Craig Alter, Southwest Housing, Dallas, Texas
Mr. Alter presented additional support letters that the board members had not received in time for the mailing
of their board package.
Mr. Gouris stated they had in supportive services of the underwriting report a broad scope of services
they provided for projects. There are some senior developments that do have some day care
functions occasionally as there are seniors that have children living with them and this is permissible.
On the market study there were concerns on the higher than normal inclusive capture but seniors
developments are allowed to go over the 25%.
Motion made by C. Kent Conine and seconded by Norberto Salinas to approve the issuance of a
determination notice for Primrose at Aldine Bender, Houston, Texas for $848,953.
Passed Unanimously
04-413 Corinth Estates, Corinth, Texas
Denton County Housing Finance Corp. is the Issuer
(Requested Amount of $662,566 and Recommended Amount of $662,566
Ms. Carrington stated this is also an elderly transaction in Corinth and staff is recommending
approval.
Robert Voelker, Developer, Dallas, Texas
Mr. Voelker stated this is a family development and not an elderly transaction.
Motion made by C. Kent Conine and seconded by Shad Bogany to approve the issuance of a
determination notice for Corinth Estates, Corinth, Texas for $662,566.
Passed Unanimously
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(d)
(1)

Proposed Amendments to Housing Tax Credit Projects:
03-236 Little York Villas, Houston, Texas
Ms. Carrington stated this amendment is for Little York Villas located in Houston, Texas and is a
material change. They are reducing the size of the clubhouse and increasing the size of the two and
three bedroom units. Staff is recommending approval of this project.
Motion made by Shad Bogany and seconded by Norberto Salinas to approve the amendment for
Little York Villas, Houston, Texas.
Passed Unanimously

(2)

03-415 Southwest Pines Apartments, Tyler, Texas
Ms. Carrington stated this is a bond transaction and is located in Tyler, Texas and there was a
necessity for a change in the developments site plan due to a creek that ran through the property.
The number of buildings has been reduced from 14 to 12 but they have increased the number of one
bedroom units and the number of two bedroom units has decreased slightly. The number of units did
not change. Staff is recommending approval of this amendment.
Motion made by Shad Bogany and seconded by Vidal Gonzalez to approve the amendment for
Southwest Pines Apartments, Tyler, Texas.
Passed Unanimously

(e)

Extension of Construction Loan Closing Deadline for Little York Villas, Houston, Texas
Ms. Carrington stated this request is for an extension of the closing date of a construction loan as the
applicant has indicated they have experienced delays in obtaining building permits and finalizing their
partnership agreement with the syndicator. Staff is recommending the extension from June 11 to July
12, 2004.
Motion made by Shad Bogany and seconded by C. Kent Conine to approve the extension of the
construction loan closing deadline for Little York Villas, Houston, Texas from June 11, 2004 to July
12, 2004.
Passed Unanimously

(f)

Meadows of Oakhaven, Pleasanton, Texas, 02-131, to Consider Award of 2004 Forward
Commitment
Ms. Carrington this is a request for a reallocation of returned credits and a waiver of the 2004
qualified allocation plan and rules for that development. Staff is not recommending the reallocation
and the waiver. This development was awarded an allocation of 9% credits in October of 2002. It
was awarded $407,934 and was to be located in Pleasanton and came out of the rural set-aside.
There have been numerous delays in each state of completion of this development and the board has
granted many extensions on this particular development.
Staff is not recommending approval as required deadlines have not been met and staff believes it
would set an unfavorable precedent if the board does take this action. The applicant is asking to
return the credits he received in 2002 and then out of the 2004 credits he would be reallocated the
same amount for this development.

Michael Gilbert, Developer, San Antonio, Texas
Mr. Gilbert stated they have been competing in the program for 9 years and have projects in Fredericksburg,
Floresville, and Pasadena and all these are performing and fulfilling their responsibilities as affordable
housing developments. On this project they have experienced problems with a lack of adequate funding as
there was a shortfall of about $805,000. There were problems with Muni Mae and they tried to work with
another lender but this did not work. They now feel that their funding has been worked out and asked for
approval of this item.
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Motion made by C. Kent Conine and seconded by Shad Bogany to accept the recommendation of
staff and deny an award of 2004 forward commitment for Meadows of Oakhaven, Pleasanton, Texas,
02-131.
Passed Unanimously
(g)

Housing Tax Credit Construction Inspection Fees Outstanding and Related Qualified
Allocation Plan Requirements
Ms. Carrington stated that the collection of fees was previously handled by the program areas but
now is being handled by the Financial Services area. When this was transferred to the Financial
Services area, there was about $203,000 due from developers. Since then the Financial Services
area has billed and collected $826,298.12 and there is $15,598.01 still to be collected.
Ms. Anderson commended the Financial Services area for their work in getting these dollars into the
department.

(h)

Request for Additional Housing Tax Credits for Lake West Townhomes, 0005T, in the Amount
of $38,115 (Total Amount of Tax Credits for Lake West Townhomes is $570,370)
Ms. Carrington stated this is a request for additional tax credits for Lake West Townhomes in Dallas
and they are requesting an additional $38,115 in tax credits. Staff is recommending approval.
Motion made by Shad Bogany and seconded by C. Kent Conine to approve the request for additional
tax credits for Lake West Townhomes, 0005T in the amount of $38,115 for a total of $570,370 in tax
credits.
Passed Unanimously

EXECUTIVE SESSION
If permitted by law, the Board may discuss any item listed on this agenda in Executive Session
Personnel Matters – Discussion Under Sec. 551.074, Texas Government Code of Performance Evaluation for
Internal Auditor
OPEN SESSION
Action in Open Session on Items Discussed in Executive Session
There was no executive session held.
REPORT ITEMS
Executive Directors Report
1.
Chart Reflecting Activities for Marketing, Trade Shows, Speaking Engagements – April – August 2004
Ms. Carrington announced that the Department will participate in the Urban Affairs Committee
Meeting on May 20, 2004 to be held in the State Capitol Extension, Austin, Texas and invited Board
Members to attend.
Ms. Carrington stated the Urban Affairs Committee Meeting will be held on May 20, 2004 and she
invited the board members to attend this meeting.
2.

Letter from Attorney General’s Office Addressing Scoring of Written Comments From Local Elected
Officials in the Low Income Housing Tax Credit Program
Ms. Carrington stated the department had received a response from the Attorney Generals Office and
the board members had received a copy of this letter.
Ms. Carrington also advised the Board that several staff members will be participating in the NCSHA
Conference being held in Portland later this month.
She also stated that the department has on its internal website an electronic water cooler and it
provides information about news articles, staff, etc.
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The staff will review to see how to get the Board access to the internal internet.
Mr. Conine asked if there were any programs or policies or rules in existence that the board needs to
look at for TEFRA hearings. He would like to make them more user friendly and function better as an
opportunity to engage the community.
Ms. Carrington stated there is no federal law on policies and procedures other than requiring one to
have a TEFRA hearing. The staff has made some changes over the last year on comments the
board members have made.
Ms. Anderson asked that the department publicize that they are holding the hearing but to tell the
public that they are interested in all kinds of comments, including comments on how to improve the
hearing process.
Mr. Bogany stated the developers who have controversial projects should invite the public to some of
their current projects and to volunteer these projects as voting places, etc. and this way, the projects
would get exposure.
Ms. Anderson asked that staff uses creativity and to try to find a way to do outreach in the
development community and get the community involved. She asked that staff try to solicit comments
that really give the board insight of what people want and would be good for the department to do.
Ms. Carrington asked if the board would consider holding the public hearing on the morning of July 8th
instead of being set on the July 7th date.
Motion to reconsider the date for the public hearing made by C. Kent Conine and seconded by Shad
Bogany and substitute on or about July 7 or 8 for the hearing held jointly with ORCA.
Passed Unanimously

ADJOURN
Motion made by Vidal Gonzalez and seconded by Shad Bogany to adjourn the meeting.
Passed Unanimously
The meeting adjourned at 1:30 p.m.
Respectfully submitted,

Delores Groneck
Board Secretary
Bdmimay
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PROGRAMS COMMITTEE MEETING
TEXAS DEPARTMENT OF HOUSING AND COMMUNITY AFFAIRS
1100 Congress Avenue, State Capitol Extension Auditorium, Austin, Texas 78701
Thursday, June 10, 2004
9:00 a.m.
A G E N D A
CALL TO ORDER, ROLL CALL
CERTIFICATION OF QUORUM
Chair

C. Kent Conine
Committee

PUBLIC COMMENT
The Programs Committee of the Board of the Texas Department of Housing and Community Affairs will
solicit Public Comment at the beginning of the meeting and will also provide for Public Comment on each
agenda item after the presentation made by department staff and motions made by the Committee.
The Programs Committee of the Board of the Texas Department of Housing and Community Affairs will
meet to consider and possibly act on the following:

Item 1 Presentation, Discussion and Possible Approval of Minutes of
Programs Committee Meeting of May 13, 2004

C. Kent Conine

Item 2 Discussion of Update on Issues Raised at the May Committee Meeting
Carrington
Including HOME Funding Timelines, HOME Over-Subscription Rate
For Current Cycle, Community Development Block Grant Housing
Information Update and HOME Consolidated Plan Amendment Language

Edwina

Item 3 Report from Texas Interagency Council for the Homeless
Carrington

Edwina

Item 4 Update and Discussion on Section 8 Program
Carrington

Edwina

EXECUTIVE SESSION
If permitted by law, the Committee may discuss any item listed on this
agenda in Executive Session

C. Kent Conine

OPEN SESSION
Action in Open Session on Items Discussed in Executive Session

C. Kent Conine

ADJOURN

C. Kent Conine

To access this agenda and details on each agenda item in the board book, please visit our website at
www.tdhca.state.tx.us or contact the Board Secretary, Delores Groneck, TDHCA, 507 Sabine, Austin,
Texas 78701, 512-475-3934 and request the information.
Individuals who require auxiliary aids, services or sign language interpreters for this meeting should
contact Gina Esteves, ADA Responsible Employee, at 512-475-3943 or Relay Texas at 1-800-735-2989
at least two days before the meeting so that appropriate arrangements can be made.
Non-English speaking individuals who require interpreters for this meeting should contact Delores
Groneck, 512-475-3934 at least three days before the meeting so that appropriate arrangements can be
made.
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PROGRAMS COMMITTEE MEETING
TEXAS DEPARTMENT OF HOUSING AND COMMUNITY AFFAIRS
507 Sabine, Room 437, Austin, Texas 78701
May 12, 2004
4:00 pm
Summary of Minutes

CALL TO ORDER
CERTIFICATION OF QUOURM
The Programs Committee Meeting of the Board of the Texas Department of Housing and
Community Affairs was called to order by Chairman C. Kent Conine at 4:03 pm. It was held at
Room 437, 507
Sabine, Austin, Texas 78701. Roll Call certified a quorum was present. Elizabeth Anderson was
absent.
Members present:
C. Kent Conine, Chairman
Vidal Gonzalez, Member

PUBLIC COMMENT
Donna Chatham, Exec. Director, Association of Rural Communities in Texas, Austin, Texas
Ms. Chatham stated she regards TDHCA as being proactive and wanting input from everyone.
Her organization will do a survey to help counties explain the different programs under the
TDHCA’s HOME Program. This will ask counties which are their highest level priorities for
funding. Her organization will also do a survey to find the single family and multi-family needs in
rural areas. ARCIT would like to help TDHCA form a working group to bring in local officials from
different size cities and counties and get their rural on rural perspectives. Ms. Chatham had
concerns on the decision of the Office of Rural Community Affairs to do away with the statewide
housing infrastructure fund and the housing rehab fund.
There was no further requests to give public comments so Mr. Conine closed public comments at
4:17 p.m.

ACTION ITEMS
(1)
Presentation, Discussion and Possible Approval of Minutes of Programs
Committee Meeting of April 8, 2004
Motion made by Vidal Gonzalez and seconded by C. Kent Conine to approve the minutes
of the April 8, 2004 Programs Committee Meeting with one change and that is to say that
Elizabeth Anderson joined the meeting and not jointed the meeting.
Passed Unanimously
(2)

Discussion of Update on Issues Raised at the April Committee Meeting
Ms. Carrington stated staff provided a memo concerning the items related to the HOME
Program which were raised at the April Committee Meeting. The first appendix was
general information on the HOME Program; the second appendix was information on the
overall HOME Program rankings; and the third appendix there was a narrative outlining
the funding of predevelopment activities and capacity building activities.
She further stated that the first appendix was a snapshot of the HOME Program as of
December 31, 2003 and was prepared by HUD.It reflects the comparison of all of the Pjs
around the country. There are 51 participating jurisdictions and this information was
reflective of allocations of funds since 1992. Information furnished was categories,
percentage of funds committed, percentage of funds disbursed, leverage ration,

completed rental disbursements, percent completed CHDO disbursements, low income
benefits LISUP and the overall rankings. Texas ranked 50 out of 51 participating
jurisdictions on funds committed. On funds disbursed Texas had an overall ranking of 45
out of 51 participating jurisdictions. She felt the rankings of Texas would improve when
the 2004 awards are made.
Ms. Suzanne Phillips, Director of Portfolio Management and Compliance, stated they
have been tracking this snapshot since March and trying to identify those things that
Texas could do to m9ove up individual categories. The double funding last year is going
to have some impact but it will take a while. Last year there was about $25 million in
expenditures. This coming year, there will be between $90 million and $125 million in
expenditures going out of the department. TDHCA has to be very efficient, that they
identify those areas of duplication within PMC that can be eliminated and they work
closely with the production divisions to make sure that PNC gets all documents as soon
as they are executed. The deobligation of funds that go back to 1992 and 1993 are going
to impact the snapshot on TDHCAs standing. It also impacts the department’s workload
having all of those dollars out on top of the regular funding cycles.
Mr. Conine stated maybe someone in other states does things better than Texas and
Texas can improve and make TDHCA more user-friendly. He would like to focus on the
allocation of funds in general and have an agreement on how to handle the disbursement
of funds. . Mr. Conine asked to know where staff things TDHCA will be in rankings by the
end of 2004 to then to have these rankings as goals.
Ms. Phillips stated that they are also looking at improving the statistical standing by
looking at the information that is in HUDs system. There is information that is not in the
system and staff is trying to correct errors and those that remain are generally related to
multifamily projects.
Mr. Conine asked staff to put together a series of suggested enhancements to the cycle
currently used and report back to the committee with some open cycle pluses and
minuses within a couple of months from now. He also stated that he felt discussions held
on where Texas fits in with the rest of the states, what the program looks like structurally,
and to make recommendations on where the allocations are going would be a good
package to present to the board at a later time.
Mr. Conine had questions on the planned May 20th meeting with HUD and was advised
by Ms. Carrington that HUD will be in TDHCA’s offices on the morning of May 20 to hold
meetings with trade associations around the state that have in interest in housing and
then in the afternoon TDHCA staff and HUD staff will meet to discuss various issues.
Mr. Gonzalez asked when the meeting with the Texas Association of County Judges and
Commissioners will be held and was advised that Michael Lyttle, Director of
Governmental Relations, is working on setting up the meeting.
(3)

Amendments to the 2004 Consolidated Plan - One Year Action Plan
Ms. Carrington stated this is an item that will need a recommendation from the committee
to the board. On an annual basis, the department prepares a consolidated plan and a
one year action plan which addresses four funding sources. It covers the HOME
Program, Emergency Shelter Grants Program which the department does administer and
several others that TDHCA does not administer. The plan was approved by the board in
December, 2003 and was submitted to HUD. HUD has asked the department to make
three amendments and the first is the American Dream Down Payment Program and
Texas will e eligible for as a result of this down payment program is $2 million in 2003
and $2 million in 2004. The amount of assistance per family is up to $10,000 or 6% of
the purchase price of the home. The second amendment is language that will address

net proceeds and what TDHCA will do is identify for HUD the items that will be and can
be subtracted. When one sells a multifamily property, or a single family property there is
going to be gross proceeds. There are items that can be subtracted from that and would
represent net proceeds. What TDHCA will do is outline what the department believes
would be eligible expenses that can be subtracted fr5om the proceeds of the sale.
Mr. Conine asked staff to have the language ready for the Board Meeting to be held the
next morning.
Ms. Carrington stated the third request is the ability to use deobligated funds for
developments that do not meet the 504 accessibility requirements. This would only be
for developments that have line items in their budget and TDHCA staff is not planning to
use HOME funds to make those accommodations. They could use HOME funds if they
had a line item that they were going to use HOME funds to do those accommodations
and this was a HOME program funded development.
Motion made by Vidal Gonzalez and seconded by C. Kent Conine to recommend
approval of this item to the Board.
Passed Unanimously
(4)

Update and Discussion of Department’s Draft Performance Measures for 2006-2007
Ms. Sarah Anderson, Director of the Housing Center, stated staff presented suggested
changes to the performance measures in March and staff took those changes to the LBB
and Governors Office of Budget and Planning to discuss these changes with them.
There was concurrence that the measures related to portfolio management compliance,
the technical assistance, the poor and homeless, and manufactured housing were fine.
The changes that were approved by the board were not a problem. There were some
issues with the proposed housing measures that the department had put forward. The
Governors Office believes that staff was going in the right direction but they are trying to
with most of the measures was to have more line items and more strategies that were
broken out by funding rather than less. So going gone from six down to two was
problematic for them. Staff prepared a side by side chart for the committee and this
included current measures on one side and proposed changes approved by the Board
and one for the middle ground that staff has come up with. Staff will break out the items
more and have more line items. This should make it easier for everyone to understand
these measures.
Motion made by C. Kent Conine and seconded by Vidal Gonzalez to have staff move
forward on these measures and to present all performance measures for approval at a
later meeting.

(5)

Discussion of Funding Sources for Preservation
Ms. Carrington stated that the committee in a prior meeting had asked about the variety
of preservation activiti4es, how they were funded, what the legislative re2quirements
were and what kind of production came out of these various preservation activities and
staff has put together a chart on these questions. The HOME Program, the Preservation
Set-aside, Housing Tax Credits, the At-Risk Set-aside, and the Multi-family Preservation
Incentives Program was included.
Brooke Boston, Director of Multi-family Finance Production stated there are three
different funding sources that are used to fund preservation. They are the HOME
Program, the Housing Tax Credit Program and the Preservation Incentives Program.
Mr. Conine suggested that one item to discuss with HUD on May 20th should be
multifamily rehab. He also would like to have staff present thoughts on how to get people
in small towns who are owners of apartment complexes to use the rehab money to fix

these apartments up. He also asked to start review of Section 8 and Housing Trust Fund
at next months meeting.

EXECUTIVE SESSION
If permitted by law, the Committee may discuss any item listed on this agenda in Executive
Session.

OPEN SESSION
Action in Open Session on Items Discussed in Executive Session

ADJOURN
Mr. Conine adjourned the meeting at 5:45 pm.
Respectfully submitted,

Delores Groneck
Board Secretary
Dg/mets

Memorandum
To:

TDHCA Programs Committee

From:

Edwina Carrington, Executive Director

Date:

6/3/04

Re:

Follow up to requested information from the May 13, 2004 Programs
Committee meeting.

Message:
The following information is being provided per requests at the May 13, 2004 Programs
Committee meeting. The information represents responses that were to be immediately
addressed by staff.
Appendix A: HOME Program 2004 Subscription Rate Information
Appendix B: HOME Program Funding Cycle Timelines
! Planning
! Single Family
! Multifamily
Appendix C: HOME Consolidated Plan Amendment Language
At the previous meeting the Board approved making changes to the One-Year Action Plan
regarding the following:
! American Dream Downpayment Initiative (ADDI)
! Net Proceeds Language
! Use of HOME deobligated Funds for Eligible Section 504 Activities
Appendix C includes the final language that was submitted to HUD. Note: all language
additions have been black-lined.
Appendix D: ORCA Housing Programs Update
! Housing Funds
! Other Options
! CDBG Funding Overview
At the request of committee members, staff is also working on several longer-term projects to
present at future Programs Committee meetings. These items include the following:
! How HOME national performance rankings are generated by HUD
! How the HOME Program timeline impacts the Department’s national performance ranking
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! Set national performance goals for FY 2005 for the HOME Program
! Suggestions regarding the HOME Program cycle including timing, open cycles, trainings,
and contract enhancements
! Marketing ideas for HOME Preservation funds
! Meetings with County Judges and Commissioners Association regarding colonia issues
! Meetings with ARCIT regarding the need for housing in rural areas of the state.
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APPENDIX A: HOME PROGRAM 2004 SUBSCRIPTION RATE
The Department released a Notice of Funding Availability (NOFA) on January 30, 2004 for
approximately $24,412,500, with $2,250,000 set aside for persons with disabilities. The remaining
$22,162,500 was subject to the RAF and the allocation percentages outlined in the 2004 Consolidated
Plan. As the chart below outlines, the request for funds subject to the RAF and 2004 Consolidated
Plan totals $93,392,107. There is a difference of $71,229,607 between the amount of funds requested
and the amount of funds available to award.
Single Family Finance Production Division accepted 265 applications for 2004 HOME funds available
for eligible single family activities. Of the 265 applications accepted, 247 are subject to the Regional
Allocation Formula (RAF) and the allocation percentages outlined in the 2004 Consolidated Plan. The
remaining 18 applications are competing for funds set aside for persons with disabilities.
The 2004 Consolidated Plan establishes how funds are to be awarded. Currently forty-five percent
(45%) of the annual allocation available for eligible single family activities and not determined to be
set asides is allocated to the Owner Occupied Housing Assistance (OCC) activity. Thirty-five percent
(35%) is to be allocated to the Homebuyer Assistance (HBA) activity, and twenty percent (20%) to the
Tenant Based Rental Assistance (TBRA) activity.
The chart provided shows the current
oversubscription rate of the various activities being scored for recommendation. For the OCC activity,
the Department received 7.9 times the amount available to award in requested funds. The Department
received 1.16 times the amount for HBA and 1.2 times the amount for TBRA.
2004
Consolidated
Plan
Percentage
Allocation
45%
35%
20%

Current
Oversubscription
Rate
7.9x
1.16x
1.2x

Activity
OCC
HBA
TBRA

Number of
Applications
192
37
18
247

2004
Consolidated
Plan Fund
Allocation
$9,973,126.00
$7,756,875.00
$4,432,500.00
$22,162,501.00
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Project Funds
Requested
$78,917,141.00
$9,009,000.00
$5,465,966.00
$93,392,107.00

Administrative
Funds
Requested
$3,158,726.00
$360,480.00
$218,635.00
$3,737,841.00

Appendix B: HOME Program Funding Cycle Timelines
Planning
! July-August 2004: Development of Consolidated Plan One-Year Action Plan (the Plan)and rule
revisions
! September 2004: Draft of the Action Plan and rules are finalized
! September – October 2004: Public Comment Period
! September 27-October 8 2004: Public Hearings
! November 2004: Final version approved by TDHCA Board
! December 18, 2004: Plan submitted to HUD
! February 1, 2005: Program Year begins
! March/April 2005: Review and reconciliation of Plan with HUD
! April/May 2005: Grant agreements executed

Single Family Allocation
Annual HOME Program funding cycle for those funds not determined to be set asides:
! January 2005: Notice of Funding Availability is published in the Texas Register
! February 2005: Application Workshops
! April 2005: Applications Due
! April-July 2005: Review of Applications
! July 2005: Recommendations made to the Board
Set Asides
HOME Program funds determined to be set asides for eligible single family activities are anticipated to
be made available through open funding cycles, beginning fall of 2004. These set asides include:
! Contract for Deed (CFD)
! American Dream Downpayment Initiative (ADDI)
! Colonia Model Subdivision Loan Program (CMSL)
Applications for 2004 HOME Olmstead Set Aside funds are currently being accepted by the
Department. This is an open funding cycle and will remain open until all funds have been allocated.
Unless reauthorized to do so, the Department does not foresee funds being set aside for this activity in
program year 2005.
Multifamily Allocation
There are currently two HOME Open Cycle NOFAs. They were both released on April 23, 2004
through publication in the Texas Register and by posting on the TDHCA web site.
CHDO: Approximately $9 million was made available for new construction or rehabilitation of rental
developments. These funds are offered on a first come - first served basis with stages of review for
CHDO certification, threshold, and financial feasibility.
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Preservation: Approximately $9 million was made available for properties at-risk of becoming
market rate. Properties must be located in non-participating jurisdictions and must be for the
preservation of existing housing, with a minimum of $6,000 per unit hard costs expended. These funds
are offered on a first come - first served basis with stages of review for eligibility, threshold, and
financial feasibility.
In addition, the division is in the process of researching and developing a draft NOFA for a new pilot
program intended for the development of small properties in rural areas. These funds will be available
for both nonprofit and for profit entities.
The success of the open cycles will be evaluated before decisions regarding 2005 funding are
determined.
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APPENDIX C: HOME ONE-YEAR ACTION PLAN LANGUAGE SUBMITTED
TO HUD
1) Set Aside for the American Dream Downpayment Initiative (ADDI)
ADDI was signed into law on December 16, 2003 and was created to help homebuyers with downpayment and
closing cost assistance. ADDI aims to increase the homeownership rate, especially among lower income and
minority households and revitalize and stabilize communities.
Under ADDI, a first time homebuyer is an individual and his or her spouse who have not owned a home during
the three year period prior to the purchase of a home with assistance under ADDI. The term first time
homebuyer includes displaced homemakers and single parents. The amount of assistance available is $10,000
or 6% of the purchase price, whichever is greater. Eligible project costs under ADDI include: acquisition costs
and related reasonable and necessary soft costs.
For PY 2003, approximately $2 million is reserved for downpayment assistance towards the purchase of single
family housing by low income families who are first time homebuyers.
For PY 2004, approximately $2 million is reserved for downpayment assistance and may at the discretion of the
Department include funds for rehabilitation for first time homebuyers in conjunction with home purchases
assisted with ADDI funds. The rehabilitation may not exceed 20% of the annual ADDI allocation.
Funds for both 2003 and 2004 will be available in early fall of 2004 and will be allocated through an open cycle.
These funds will not be subject to the Regional Allocation Formula.
Notification of available funding will be sent to those on the TDHCA mailing list and will be posted on the
Department’s web site. Please contact the TDHCA Housing Center at info@tdhca.state.tx.us or (512) 475-3976
if you wish to be added to the mailing list.

2) Net Proceeds
Recapture Provisions Under the Homebuyer Assistance Program
If the participating jurisdiction intends to use HOME funds for homebuyers, the guidelines for resale or
recapture must be described as required in § 92.254(a)(iii);
The Department has elected to utilize option (ii) under 24 CFR 92.254(a)(5)(ii), as its method of recapturing
HOME funds under any Homebuyer Program the State administers.
(A)
The following methods of recapture would be acceptable to the Department and will be identified in the
down payment assistance note prior to closing:
(1)
Recapture the entire amount of the HOME investment, except that the HOME investment amount may
be reduced or prorated based on the time the homeowner has owned and occupied the unit measured against the
required affordability period.
(2)
If the net proceeds (i.e., the sales price minus closing costs, any other necessary transaction costs, and
loan repayment, other than HOME funds, and closing costs) are not sufficient to recapture the full (or a reduced
amount as provided for in 24 CFR 92.254 (a)(5)(ii)(A)(5)) HOME investment and enable the homeowner to
recover the amount of the homeowner's down payment and any capital improvement investment, the
participating jurisdiction's recapture provisions may share the net proceeds. The net proceeds may be divided
proportionally as set forth in the following mathematical formulas:
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(3)
Alternatively, the Department may also allow the homebuyer to recover all the homebuyer's investment
(down payment and capital improvements) first before recapturing the HOME investment.
(B)
The HOME investment that is subject to recapture is based on the amount of HOME assistance that
enabled the homebuyer to buy the dwelling unit. This is also the amount upon which the affordability period is
based. This includes any HOME assistance that reduced the purchase price from fair market value to an
affordable price, but excludes the amount between the cost of producing the unit and the market value of the
property (i.e., the development subsidy). The recaptured funds must be used to carry out HOME-eligible
activities. If HOME funds were used for development subsidy and therefore not subject to recapture, the resale
provisions at 24 CFR 92.254(a)(5)(i) apply.
(C)
Upon recapture of the HOME funds used in a single family homebuyer project with more than one unit,
the affordability period on the rental units may be terminated at the discretion of the Department.
In certain instances, the Department may choose to utilize the resale provision at 24 CFR 92.254(a)(5)(i) and
will identify this provision in the down payment assistance note prior to closing. Resale requirements must
ensure, if the housing does not continue to be the principal residence of the family for the duration of the period
of affordability, that the housing is made available for subsequent purchase only to a buyer whose family
qualifies as a low or very low income family and will use the property as its principal residence. The resale
requirement must also ensure that the price at resale provides the original HOME-assisted owner a fair return on
investment (including the homeowner's investment and any capital improvement) and ensure that the housing
will remain affordable to a reasonable range of low or very low income homebuyers. The period of affordability
is based on the total amount of HOME funds invested in the housing.
Except as provided in paragraph 24 CFR 92.254(a)(5)(i)(B), deed restrictions, covenants running with the land,
or other similar mechanisms must be used as the mechanism to impose the resale requirements. The
affordability restrictions may terminate upon occurrence of any of the following termination events: foreclosure,
transfer in lieu of foreclosure or assignment of an FHA-insured mortgage to HUD. The participating
jurisdiction may use purchase options, rights of first refusal or other preemptive rights, to purchase the housing
before foreclosure in an effort to preserve affordability. The affordability restrictions shall be revived according
to the original terms if, during the original affordability period, the owner of record before the termination event,
obtains an ownership interest in the housing. In the event of the above termination events, the HOME
investment that is subject to recapture is based on the amount of available net proceeds (i.e., the sales price
minus closing costs, any other necessary transaction costs, and loan repayment, other than HOME funds), if
any, from the sale. If the net proceeds are insufficient to repay the loan and the homebuyer's down payment and
any capital investment, the homebuyer's investment is paid in full first from the available proceeds from the resale and the loan repaid to the extent that proceeds are available. If there are no net proceeds, repayment of the
loan is not required. Any net proceeds in excess of homebuyer's investment and the amount to be repaid under
the loan are paid to the seller of the property.
Foreclosures Under the Multifamily Rental Housing Development Programs
If the property becomes the subject of a foreclosure proceeding that results in the sale of part or all of the
property, all sums in excess of those paid to superior lien holders shall be paid to the Department to apply to the
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outstanding balance under the loan. If there are insufficient funds to pay off the loan, the Department may in its
own discretion waive the payment of any or all of the outstanding loan balance.

3) Use of HOME Deobligated Funds for Eligible Section 504 Activities
Developments receiving funding from the Department must comply with accessibility standards required under
Section 504, Rehabilitation Act of 1973 (29 U.S.C. Section 794), as amended, and specified under 24 C.F.R.
Part 8, Subpart C. This includes a provision that a minimum of 5% of the total dwelling units or at least one
unit, whichever is greater, must be made accessible for individuals with mobility impairments. An additional
2% of the total number of dwelling units or at least one unit, which ever is greater, must be accessible for
individuals with hearing or vision impairments. In the event that a project does not meet the requirements of
Section 504, the Department will consider using HOME deobligated funds for eligible Section 504 activities
with the purpose of bringing non-compliant projects into compliance when appropriate and when such a request
is supported by circumstances beyond the control of the administrator. This provision will not apply if Section
504 activities were included as part of the budget in contracts between the Department and administrators.
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Appendix D: ORCA Housing Programs Update
1) ORCA Housing Funds
Historically, the Housing Rehabilitation and Housing Infrastructure Programs have been 4% set asides
respectively within the Community Development Block Grant Program. In the proposed 2005 Action
Plan the two set asides have been removed and the following has been added in their place:
Housing - Each region is encouraged to allocate approximately eight percent (8%) of its Community
Development Fund allocation to housing projects proposed in and for that region. Under a housing allocation,
the highest ranked applications for housing activities, regardless of the position in the overall ranking, would be
selected to the extent permitted by the housing allocation level. If the region allocates a percentage its funds to
housing and applications conforming to the maximum and minimum amounts are not received to use the entire
housing allocation, the remaining funds may be used for other eligible activities.

The Community Development Fund is approximately 56% of the CDBG allocation of $86,736,688
annually – see Table A at the end of this document for funding percentages of all of the CDBG
activities.
2) Other Options
There are additional construction/housing-related activities identified in the Action Plan. Below are
excerpts from the proposed 2005 Action Plan:
Section 108 Loan Guarantee Pilot Program
Section 108 is the loan guarantee provision of the Housing and Community Development Act Community
Development Block Grant (CDBG) program. The loan is made by a private lender to an eligible nonentitlement city or county. The United States Department of Housing and Urban Development (HUD)
guarantees the loan; however, TCDP must pledge the state’s current and future Community Development Block
Grant nonentitlement area funds to cover any losses.HUD guarantees the loan TCDP must pledge the State’s
current and future CDBG allocation to cover any losses. In order to provide eligible non-entitlement
communities an additional funding source, the State is authorizing loan guarantee pilot program consisting of
one application up to a maximum of $500,000 for a particular project. An application guide containing the
submission date and qualifications will be available for applicants interested in being selected as the pilot project
under this program.
An eligible non-entitlement city or county would prepare a loan guarantee application for submission to HUD.
However, under the State Section 108 program, the following conditions apply:
a.

b.

d.

ORCA will not provide a commitment for an application submitted to HUD for a Section 108 guarantee
unless ORCA has reviewed the application, conducted an underwriting analysis, and specifically
recommended its approval.
ORCA will charge the eligible non-entitlement city or county receiving the Section 108 loan a nonrefundable loan loss reserve fee at the rate of one percent per annum on the principal amount outstanding.
The funds from the one percent fee would be used for any debt service payments ORCA would need to
pay on account of the loan, or to cover any loan losses, if the recipient does not make its Section 108 loan
payments.
c. The application must be only for an activity eligible under the State Program.
ORCA will require the locality to submit adequate information necessary to track all loan repayments
made by any third party borrowers such as assisted businesses;
e. ORCA will monitor compliance with program requirements.
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Eligible Activities
The project must meet a national objective of CDBG Program: (1.) principally benefit low- and moderateincome persons; (2.) aid in the elimination of slums or blight; or (3.) meet other community development needs
of particular urgency which represent an immediate threat to the health and safety of residents of the
community. In addition, the State program is specifically restricting eligibility to economic development
activities eligible under CDBG Program. Other activities eligible under the HUD regulations will not be eligible
under the pilot phase of this program.
The maximum repayment period for a Section 108 guaranteed loan under the TCDP will be twenty years.
The TCDP will not establish a funded loss reserve. ORCA anticipates entering into a Reimbursement
Agreement with the community providing for recovery of amounts required to be paid by the TCDP. Should the
TCDP be required to cover any Section 108 loan payments not made by the recipient of the loan guarantee, it
would first use funds that have been collected from the additional one percent per annum fee charged on the
loan.
The Section 108 Loan Guarantee Program is authorized under Section 108 of the Housing and Community
Development Act of 1974 (42 U.S.C. 5308) as part of the Community Development Block Grant Program.
Regulations for the program are located in the Code of Federal Regulation at 24 CFR, Part 570, Subpart M.

43a. Colonia Construction Fund
The allocation is available on a biennial basis for funding from program years 2005 and 2006 through a 2005
distributed through an annual competition. Applications received by the 2005 program year application
deadline are eligible to receive grant awards from the 2005 and 2006 program year allocations. Applications
received by the 2004 program year application deadline are eligible to receive a grant award from the 2004
program year allocation. Funding priority shall be given to TCDP applications from localities that have been
funded through the Texas Water Development Board Economically Distressed Areas Program (TWDB EDAP)
where the TCDP project will provide assistance to colonia residents that cannot afford the cost of service lines,
service connections, and plumbing improvements associated with access to the TWDB EDAP-funded water or
sewer system. An eligible county applicant may submit one (1) application for the following eligible activities:
(1) Assessments for Public Improvements – The payment of assessments (including any charge made as a
condition of obtaining access) levied against properties owned and occupied by persons of low- and
moderate-income to recover the capital cost for a public improvement.
(2) Other Improvements – Other activities eligible under 42 U.S.C Section 5305 designed to meet the needs of
colonia residents.

3) CDBG Funding Overview
Table A:
FUND
Community Development Fund
Community Development Supplemental
Fund
Non-Border Colonia Fund
Texas Capital Fund (TCF)
TCF Program Income
Colonia Fund
Colonia Construction Fund
Colonia EDAP Fund

2005
PERCENT

AMOUNT
AVAILABLE

55.90
5.337
0.593
14.51
$ 1,500,000

7.21
2.31
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Note:

Colonia Planning Fund
Colonia Self-Help Centers Fund
Planning And Capacity Building Fund
Disaster Relief/Urgent Need Fund
Disaster Relief Fund
Urgent Need Fund

0.48
2.50
0.89
4.04
4.04
0.001

TCDP STEP Fund
Microenterprise Fund
Small Business Fund
Section 108 Loan Guarantee Pilot Program
Administration
Technical Assistance

3.11
0.002
0.003
0.004
2.00 + $100,000
1.00

The percentages shown above are based on the State’s 20042003 CDBG allocation of
$86,736,688$85,267,000. The percentage for the Community Development Fund of 55.90% is based
on the amount allocated in 2003 of $48,489,615 as a percentage of $86,736,688. The percentage for
the Community Development Supplemental Fund is based on the amount of $3,900,000 from the
Housing Infrastructure and Housing Rehabilitation Funds plus the increase in the total State allocation
amount in 2004 over 2003, less 12.5% for the Colonia Fund, 2 percent for Administration and 1
percent for Technical Assistance, then subtracting an additional 10% for the Non-Border Colonia
Fund. The percentage for the Texas Capital Fund is based on the same amount as 2003 of
$12,585,000. Changes to the above percentages may occur if the State’s 20052004 CDBG allocation
is higher or lower than $86,736,688$85,267,000.
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MULTIFAMILY FINANCE PRODUCTION DIVISION
BOARD ACTION REQUEST
June 10, 2004
Action Items
Request forgiveness of the repayment of two predevelopment loans made through the Housing
Trust Fund.
Required Action
Approve or deny the requests to forgive the repayment of $50,000 for the City of Orange and
$30,000 for East Austin Economic Development Corporation.
Background
City of Orange – Loan #85102000015
On March 27, 2003 the Department entered into a loan agreement with the City of Orange
(“Orange”) to fund $50,000 in predevelopment costs associated with the Navy Park Addition, a
100-acre housing development in the City of Orange. The funds were used to develop a
neighborhood redevelopment plan performed by Wilbur Smith Associates. The plan provides a
strategy for the social and economic revitalization of the Navy Park Addition. On March 23,
2004, the Navy Park Neighborhood Plan was approved and adopted by the City Council.
While the plan does call for the creation of commercial businesses in existing structures and
parks on vacant parcels of land, it does not include new construction of affordable housing.
According to a letter submitted by Jimmie Lewis, Director of Planning for the City of Orange,
“New Construction was not a high priority to the residents; therefore no new construction will be
produced as a result. The only new construction revealed in the plan was the need for a
community center.” Therefore, they are requesting forgiveness of the predevelopment loan.
Under §51.13 of the current Housing Trust Fund Rules, “The Board may, in its discretion, waive
any one or more of the rules set forth in this chapter to accomplish its legislative mandates or for
other compelling circumstances.”
East Austin Economic Development Corporation – Loan #851020003
On July 23, 2002, the Department entered into a loan agreement with East Austin Economic
Development Corporation (“East Austin”) to fund $50,000 in predevelopment costs associated
with the construction of a twenty unit elderly project in Lockhart, Texas. To date, $20,000 of the
$50,000 loan has been repaid to the Department. East Austin is requesting forgiveness of the
remaining $30,000 because circumstances have caused the development to be less profitable than
expected. Currently, they are operating at a deficit of approximately $12,000, with a 60%
occupancy rate. This deficit is due to a lease-up phase that was longer than expected and a
shortfall in the budget which caused East Austin to expend over $14,000 in non budgeted funds.
The Department is also currently reviewing a request to restructure the repayment schedule of
their TDHCA HOME loan.
Under §51.13 of the current Housing Trust Fund Rules, “The

Board may, in its discretion, waive any one or more of the rules set forth in this chapter to
accomplish its legislative mandates or for other compelling circumstances.”
Recommendations
As noted above, there is no construction planned for the Navy Park Addition. Staff recommends
that the loan to the City of Orange in the amount of $50,000 be forgiven.
Staff also recommends that the loan to East Austin Economic Development Corporation in the
amount of $30,000 be forgiven due to the current operating condition of the development.

CENTER FOR HOUSING RESEARCH, PLANNING, AND COMMUNICATIONS
BOARD INFORMATION ITEM
June 10, 2004

Item
Texas Department of Housing and Community Affairs’ Strategic Plan for Fiscal Years 20052009.

Required Action
Review and possible discussion

Background
A Strategic Plan is a formal document that communicates an agency’s goals, directions, and
outcomes to various audiences, including the Governor and the Legislature, client and
constituency groups, the general public, and the agency’s employees.
The TDHCA Strategic Plan for Fiscal Years 2005-2009 (the Plan) is developed as required by
Government Code, Chapter 2056. In accordance with the joint instructions from the Governor’s
Office of Budget and Planning and the Legislative Budget Board, the Plan contains the following
elements:
! Correlation Between Statewide Goals and Benchmarks
! TDHCA’s Mission and Philosophy
! An External/Internal Assessment of the Department including:
o Overview of Agency Scope and Functions
o Organizational Aspects
o Fiscal Aspects
o Service Population Demographics
o Technological Developments
o Economic Variables
o Impact of Federal Statutes/Regulations
o Other Legal Issues
o Self-Evaluation and Opportunities for Improvement
! Goals, Objectives, and Outcome Measures
! Strategies and Output, Efficiency, and Explanatory Measures
! Description of the Agency’s Planning Process
! Current Organization of Agency
! Five-Year Projections for Outcomes
! Measure Definitions
! Workforce Plan
! Result of Survey or Organizational Excellence

The Plan not only reflects the Department’s commitment to its mission, but is also a statement of
consensus about the direction that TDHCA anticipates moving in the next five years.
The Plan is due to the Legislative Budget Board and Governor’s Office of Budget and Planning on
July 2, 2004. While there are no public comment requirements associated with the development
of the Strategic Plan, the Department will make it available to the public for two weeks via its web
site (www.tdhca.state.tx.us) from June 3, 2004 until June 17, 2004. Hard copies will also be
available through the Department’s Housing Center (512) 475-3976.
The final version of the Plan will be brought to the Board for final approval at the June 28th Board
Meeting.
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Staff is recommending that the board review and approve the issuance of one four percent (4%) Tax Credit Determination Notice with TDHCA as
the Issuer for tax exempt bond transaction known as:

Recommendation

Request, review, and board determination of one (1) four percent (4%) tax credit application with TDHCA as the issuer.

Action Item

Housing Tax Credit Program
Board Action Request
June 10, 2004

MULTIFAMILY FINANCE PRODUCTION DIVISION
2004 Private Activity Multifamily Revenue Bonds
Tranquility Bay Apartments
4800 CR 91 (Fite Road)
Pearland, Texas
Tranquility Housing, Ltd.
246 Units
Priority 1C – 100% of units at 60% AMFI
(Census tracts that have a higher average income than the area AMFI)
$14,350,000 Tax Exempt – Series 2004
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MULTIFAMILY FINANCE PRODUCTION DIVISION
BOARD ACTION REQUEST
June 10, 2004

Action Item
Presentation, Discussion and Possible Approval for the issuance of Multifamily Housing Mortgage Revenue
Bonds, Series 2004 and Housing Tax Credits for the Tranquility Bay Apartments development.
Summary of the Tranquility Apartments Transaction
The pre-application was received on September 2, 2003. The application was scored and ranked by staff. The
application ranked fifteenth out of a total of forty-four applications. The application was induced at the October
Board meeting and submitted to the Texas Bond Review Board for inclusion to the lottery. The application
received a Reservation of Allocation on February 18, 2004. This application was submitted under the Priority 1C
category. This is a new category the Legislature added June 2004 through SB 1664 to encourage affordable
development in census tracts with higher median incomes than the AMFI for the area. 100% of the units will serve
families at sixty percent (60%) of AMFI. The Brazoria MSA AMFI for 2004 is $62,900 and the 2003 AMFI for
this census tract is $96,290 (2004 information is not available at this time). A public hearing was held on April 20,
2004. There were 212 people in attendance with 37 people speaking for the record. A copy of the transcript and
summary of public comment is located in Tab 9 of this presentation. The site is located within walking distance of
retail / shopping facilities and employment opportunities. The proposed site is located in Brazoria County in the
Pearland Independent School District. There have been compliance violations, of the applicant on other properties
they operate, however, no violations have resulted in a material non-compliance status and all violations have been
resolved at this time. It has been stated that there is a City moratorium on the development of multifamily housing
within the Pearland city limits. It is the understanding of staff that the moratorium expires on June 21, 2004 and
the City does not intend to extend the moratorium. In any event because this development is located in Brazoria
County and not the City of Pearland, the moratorium is not applicable to this site.
Summary of the Financial Structure
The applicant is requesting the Department’s approval and issuance of fixed rate tax exempt bonds in the amount
of $14,350,000. The bonds will be unrated and privately placed with MuniMae TE Bond Subsidiary, LLC. The
term of the bonds will be for 40 years. The construction period will be for twenty four months with payment terms
of interest only, followed by a 40 year amortization with a maturity date of January 1, 2048. The interest rate on
the bonds during the Construction Loan Period will bear interest at a floating rate equal to the Index Rate (the oneweek BMA swap ask quote as published from time to time by Bloomberg, L.P. on Screen “PREB12”) plus 300
basis points, however the Bond Purchaser at no cost to the Borrower will enter into a interest rate cap which will
reduce the net effective interest rate to the Borrower during the Construction Loan Period to 5.15%. The interest
rate during the Permanent Loan Period shall bear interest at a fixed rate of 6.50% per annum. (See Bond
Resolution 04-028 Section 1.2 (b) attached).
Recommendation
Staff recommends the Board approve the issuance of Multifamily Housing Mortgage Revenue Bonds, Series 2004
and Housing Tax Credits for the Tranquility Bay Apartments development because of the demonstrated quality of
construction of the proposed development, the feasibility of the development (as demonstrated by the financial
commitments from MuniMae and the underwriting report by the Department’s Real Estate Analysis division), the
tenant and social services provided by the development and the demand for affordable units as demonstrated by the
market area and the dispersion of affordable housing to higher median income areas provided by the proposal.
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TEXAS DEPARTMENT OF HOUSING AND COMMUNITY AFFAIRS
BOARD MEMORANDUM
June 10, 2004

DEVELOPMENT:

Tranquility Bay Apartments, Brazoria County, Texas 77581

PROGRAM:

Texas Department of Housing & Community Affairs
2004 Private Activity Multifamily Revenue Bonds
(Reservation received 2/18/2004)

ACTION
REQUESTED:

Approve the issuance of multifamily housing mortgage revenue bonds
(the “Bonds”) by the Texas Department of Housing and Community
Affairs (the “Department”). The Bonds will be issued under Chapter
1371, Texas Government Code, as amended, and under Chapter 2306,
Texas Government Code, the Department's Enabling Act (the "Act"),
which authorizes the Department to issue its revenue bonds for its
public purposes as defined therein.

PURPOSE:

The proceeds of the Bonds will be used to fund a mortgage loan (the
"Mortgage Loan") to Tranquility Housing, Ltd, a Texas limited
partnership (the “Owner” or “Borrower”), to finance the acquisition,
construction, equipping and long-term financing of a proposed 246unit multifamily residential rental development to be constructed on
approximately 14.4 acres of land located to the north of CR 91 (Fite
Road), to the south of F.M. 518 (West Broadway) and southeast of the
intersection of West Broadway and Oak Road, at approximately 4800
CR91 (Fite Road) Brazoria County, Texas 77581. (the development).
The Bonds will be tax-exempt by virtue of the Development qualifying
as a residential rental development.

BOND AMOUNT:

$ 14,350,000 (*) Series 2004 Tax Exempt Bonds
(*) The aggregate principal amount of the Bonds will be determined by
the Department based on its rules, underwriting, the cost of
construction of the Development and the amount for which Bond
Counsel can deliver its Bond Opinion.

ANTICIPATED
CLOSING DATE:

BORROWER:

The Department received a volume cap allocation for the Bonds on
February 18, 2004 pursuant to the Texas Bond Review Board's 2004
Private Activity Bond Allocation Program. While the Department is
required to deliver the Bonds on or before July 17, 2004, the
anticipated closing date is June 24, 2004.
Tranquility Housing, Ltd. a Texas limited partnership, the general
partner of which is Blazer Land, LLC a Delaware limited liability
company the president of which is H. Chris Richardson. MMA
Financial Bond Warehousing, LLC, or an affiliate thereof, will be
providing the equity for the transaction by purchasing approximately a
99% limited partnership interest in the Borrower.

COMPLIANCE
* Preliminary - Represents Maximum Amount

HISTORY:

ISSUANCE TEAM/
ADVISORS:

BOND PURCHASER:

DEVELOPMENT
DESCRIPTION:

The Compliance Status Summary completed on April 5, 2004 reveals
that the principals of the general partner above have a total of ten (10)
properties being monitored by the Department. Six (6) have received a
compliance score. All of the scores are below the material noncompliance threshold score of 30. There have been some issues in the
past with the majority of such properties concerning failure to maintain
or provide tenant income certification. All non-compliance issues have
been corrected at this time.

MuniMae TE Bond Subsidiary, LLC or an affiliate thereof (“Bond
Purchaser”)
MMA Financial Bond Warehousing, LLC (“Equity Provider”)
MuniMae Portfolio Services, LLC (“Servicing Agent”)
The Bank of New York Trust Company, N.A. (“Trustee”)
Vinson & Elkins L.L.P. (“Bond Counsel”)
RBC Dain Rauscher Inc. (“Financial Advisor”)
McCall, Parkhurst & Horton, L.L.P. (“Disclosure Counsel”)
The Bonds will be purchased by MuniMae TE Bond Subsidiary, LLC
or an affiliate thereof. The purchaser and any subsequent purchaser
will be required to sign the Department’s standard traveling investor
letter.

The development is a 246-unit apartment community to be constructed
on an 14.4 acre site located to the north of CR 91 (Fite Road), to the
south of F.M. 518 (West Broadway) and southeast of the intersection
of West Broadway and Oak Road, at approximately 4800 CR91 (Fite
Road) Brazoria County, Texas 77581. The development will consist of
twenty seven (27) two-story, wood-framed apartment building
consisting of stucco and hardiplank exteriors with a total of
approximately 266,022 net rentable square feet and an average unit
size of 1081 square feet. Unit features will include washer/dryer
connections, garbage disposal, microwave, dishwashers and walk-in
closets.
In addition, most unit will have attached garages.
Additionally, the property will also have a 6749 square-foot
community building consisting an administration office,
game/recreation room, computer room, community room, kitchen and
public restrooms. Additional project amenities include a daycare
facility, swimming pool, a play area with playground equipment,
perimeter fencing, a limited access gate and picnic area.
Units
56
110
80
246

SET-ASIDE UNITS:
Revised: 6/3/2004

Unit Type
1-Bedrooms/1-Baths
2-Bedrooms/2-Baths
3-Bedrooms/2-Baths
Total Units

Square Feet
815 av.
1075 av.
1277 av.

Proposed Net Rent
$629.00
$746.00
$852.00

For Bond covenant purposes, at least forty (40%) of the residential
Texas Department of Housing and Community Affairs
Multifamily Finance Division
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units in the development are set aside for persons or families earning
not more than sixty percent (60%) of the area median income. Five
percent (5%) of the units in each development will be set aside on a
priority basis for persons with special needs.
(The Borrower has elected to set aside 100% of the units for tax credit
purposes.)
RENT CAPS:

For Bond covenant purposes, the rental rates on 100% of the units will
be restricted to a maximum rent that will not exceed thirty percent
(30%) of the income, adjusted for family size, for a family whose
income equals sixty percent (60%) of the area median income.

TENANT SERVICES:

Borrower has selected Education Based Housing, Inc. who will
employ/contract staff and volunteers on site in order to provide quality
social services to adults, children, and families in accordance with the
Regulatory and Land Use Restriction Agreement.

DEPARTMENT
ORIGINATION
FEES:

DEPARTMENT
ANNUAL FEES:

$1,000 Pre-Application Fee (Paid)
$10,000 Application Fee (Paid)
$71,750 Issuance Fee (.50% of the bond amount paid at closing)

$14,350 Bond Administration (0.10% of first year bond amount)
$6,150 Compliance ($25/unit/year adjusted annually for CPI)
(Department’s annual fees may be adjusted, including deferral, to
accommodate underwriting criteria and Development cash flow.)

ASSET OVERSIGHT
FEE:

$6,150 to TDHCA or assigns ($25/unit/year adjusted annually for CPI)

TAX CREDITS:

The Borrower has applied to the Department to receive a
Determination Notice for the 4% tax credit that accompanies the
private-activity bond allocation.
The tax credit equates to
approximately $649,023 per annum and represents equity for the
transaction. To capitalize on the tax credit, the Borrower will sell a
substantial portion of its limited partnership interests, typically 99%, to
raise equity funds for the Development. Although a tax credit sale has
not been finalized, the Borrower anticipates raising approximately
$5,127,282 of equity for the transaction.

BOND STRUCTURE:

The Bonds are proposed to be issued under a Trust Indenture (the
"Trust Indenture") that will describe the fundamental structure of the
Bonds, permitted uses of Bond proceeds and procedures for the
administration, investment and disbursement of Bond proceeds and
program revenues.

The Bonds will be privately placed with the Bond Purchaser. The
Bond Purchaser contemplates transferring the Bonds to a custodial or
Revised: 6/3/2004
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trust arrangement whereby beneficial interests in the Bonds will be
sold in the form of trust certificates to Qualified Institutional Buyers or
Accredited Investors.
The Bond Purchaser will be required to sign the Department’s standard
investor letter. Should the Bonds be transferred to a custodial trust, a
slightly modified investor letter will be provided by the trust. During
the construction and lease-up period, the Bonds will pay as to interest
only.
BOND INTEREST RATES:

CREDIT
ENHANCEMENT:

The bonds will be unrated with no credit enhancement.
The Bonds will be issued in physical form and in denominations of
$100,000 or any amount in excess of $100,000.

FORM OF BONDS:

MATURITY/SOURCES
& METHODS OF
REPAYMENT:

TERMS OF THE
MORTGAGE LOAN:

REDEMPTION OF
BONDS PRIOR TO
MATURITY:

From the Closing Date to and including June 30, 2006 (the
“Construction Loan Period”), the Bonds shall bear interest at the Index
Rate, which shall be the per annum rate equal to the one-week BMA
swap ask quote (the “Index”) plus 300 basis points, and shall be
adjusted on the date of any published adjustment of the Index. On
July 1, 2006, the Bonds shall bear interest at a rate of 6.5% until the
maturity date thereof.

The Bonds will be payable monthly. During the construction phase, the
Bonds will be payable as to interest only, from an initial deposit at
closing to the Capitalized Interest Fund, earnings derived from
amounts held on deposit in an investment agreement, and other funds
deposited to the Revenue Fund specifically for capitalized interest
during a portion of the construction phase. After conversion to the
permanent phase, the Bonds will be paid from revenues earned from
the Mortgage Loan.
The Mortgage Loan is a nonrecourse obligation of the Borrower
(which means, subject to certain exceptions, the Owner is not liable for
the payment thereof beyond the amount realized from the pledged
security) providing for monthly payments of interest during the
construction phase and level monthly payments of principal and
interest upon conversion to the permanent phase. Deeds of Trust and
related documents convey the Owner’s interest in the Development to
secure the payment of the Mortgage Loan.

The Bonds are subject to redemption under any of the following
circumstances:

Mandatory Redemption:
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(a) The Bonds are subject to mandatory redemption, in whole or in
part (i) from any and all Receipts Requiring Mandatory
Redemption, at a redemption price equal to 100% of the principal
amount of Bonds being redeemed, plus interest accured to the
redemption date; and (ii) from moneys available for such purpose
on deposit in the funds and accounts established by the Trust
Indenture to the extent required.
(b) The Bonds are subject to mandatory redemption, in part, following
the Stabilization Date, in the amount, if any, equal to the amount
that the outstanding principal amount of the Bonds exceeds the
Supportable Bond Amount, at a redemption price equal to 100% of
the principal amount of the Bonds to be redeemed, plus interest
accrued to the redemption date.
Optional Redemption at Direction of Borrower:
(a)

From and after June 1, 2021 only, the Bonds shall be subject to
redemption at the option of the Issuer, in whole or in part, and
only at the written direction of the Borrower, at a redemption
price equal to 100% of the principal amount of the Bonds being
redeemed, plus interest accrued to the redemption date.

Optional Redemption at Direction of Servicing Agent and Holders:

Revised: 6/3/2004

(a)

The Bonds are subject to redemption, in whole, at the option of
the Issuer acting at the direction of the Servicing Agent, from
and to the extent of amounts on deposit in the Construction Fund
if construction of the Development has not lawfully commenced
within sixty (60) days of the Closing Date.

(b)

The Bonds are subject to redemption, in whole, at the option of
the Issuer acting at the direction of the Holders of a majority of
the outstanding principal amount of the Bonds, upon the
occurrence of an Event of Taxability, but only if so directed by
the Holders in writing within ninety (90) days of the occurrence
of the Event of Taxability, at a redemption price equal to 106%
of the principal amount of the Bonds being redeemed, plus
interest accrued to the redemption date; provided, however, that
the foregoing redemption premium shall not be payable if the
Event of Taxability is solely the result of a change in the Code or
the Regulations.

(c)

The Bonds are subject to redemption, in whole, at the option of
the Issuer acting at the direction of the Holders of 100% of the
outstanding principal amount of the Bonds, at any time after the
June 1, 2021, without premium, at a redemption price equal to
100% of the principal amount of the Bonds being redeemed, plus
interest accrued to the redemption date, but only if the Holders
provide the Issuer, the Trustee and the Borrower with written
notice of their election to require redemption of the Bonds at
least ninety (90) days prior to the date set for redemption.
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FUNDS AND
ACCOUNTS/FUNDS
ADMINISTRATION:

Under the Trust Indenture, The Bank of New York Trust Company,
N.A. (the "Trustee") will serve as registrar, and authenticating agent
for the Bonds, trustee of certain of the funds created under the Trust
Indenture (described below), and will have responsibility for a number
of loan administration and monitoring functions.
Moneys on deposit in Trust Indenture funds are required to be invested
in eligible investments prescribed in the Trust Indenture until needed
for the purposes for which they are held.
The Trust Indenture will initially create up to ten (10) funds with the
following general purposes:
1. Bond Proceeds Fund – On the closing date, the proceeds of the
Bonds shall be deposited in the Bond Proceeds Fund and
immediately applied by the Trustee to other funds as required.
2. Revenue Fund – Revenues from the Development are deposited to
the Revenue Fund and disbursed to sub-accounts for payment to
the various funds according to the amount required and order
designated by the Trust Indenture – first to the Fee and Expense
Account, second to the Tax and Insurance Account, third to the
Interest Account, and fourth to the Principal Account.
3. Borrower Equity Fund – Funds from sources other than Bond
proceeds to pay for Costs of Issuance, capitalized interest and
certain other costs relating to the acquisition and development of
the Development.
4. Costs of Issuance Fund – Fund into which amounts for the
payment of certain costs incurred in connection with the issuance
of the bonds are deposited and disbursed.
5. Construction Fund – Fund into which amounts needed to complete
construction of the improvements are deposited and disbursed.
6. Capitalized Interest Fund – Fund into which a portion of the
proceeds of the bonds or borrower equity are deposited and used to
fund the payment of interest during the construction period.
7. Lease-Up Fund – Funded from syndication proceeds or other funds
provided by the Borrower other than proceeds of the Bonds. Such
amount, plus other funds transferred therein pursuant to the
Indenture, will be applied to pay the Operating Expenses of the
Development to the extent that the Development’s net cash flow is
insufficient to pay such amounts. On or after the date which is ten
(10) days following the Supportable Bond Amount Determination
Date, amounts remaining in the Lease-Up Fund will be used (i)
first, to redeem Bonds if required pursuant to the terms of the
Indenture and the Borrower does not pay or cause to be paid by the
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Guarantors under the Guaranty all amounts required to redeem
Bonds; (ii) second, to pay any deferred and unpaid developer’s fee;
and (iii) third, the balance, if any, will be paid to the Borrower.
8. Rebate Fund - Fund into which certain investment earnings are
transferred that are required to be rebated periodically to the
federal government to preserve the tax-exempt status of the Bonds.
Amounts in this fund are held apart from the trust estate and are
not available to pay debt service on the Bonds.
9. Replacement Fund – Fund into which amounts are held in reserve
to cover replacement cost and ongoing maintenance to the
Development.
10. Bond Proceeds Clearance Fund – Fund into which moneys are
transferred from the Bond Proceeds Account of the Construction
Fund and the Bond Proceeds Account of the Capitalized Interest
Fund, as and when provided in the Indenture, and are applied, after
completion of the project, either to pay any unpaid or deferred
developer’s fee and/or to redeem Bonds.
Essentially, all of the Bond proceeds will be deposited into the
Construction Fund and the Capitalized Interest Fund and disbursed
there from during the Construction Phase (over 18 to 24 months) to
finance the construction of the Development and to pay interest on the
Bonds. Although costs of issuance of up to two percent (2%) of the
principal amount of the Bonds may be paid from Bond proceeds, it is
currently expected that all costs of issuance will be paid by an equity
contribution of the Borrower.
DEPARTMENT
ADVISORS:

Revised: 6/3/2004

The following advisors have been selected by the Department to
perform the indicated tasks in connection with the issuance of the
Bonds.
1.

Bond Counsel - Vinson & Elkins L.L.P. ("V&E") was most
recently selected to serve as the Department's bond counsel
through a request for proposals ("RFP") issued by the
Department in August 2003. V&E has served in such capacity
for all Department or Agency bond financings since 1980, when
the firm was selected initially (also through an RFP process) to
act as Agency bond counsel.

2.

Bond Trustee – The Bank of New York Trust Company, N.A.
was selected as bond trustee by the Department pursuant to a
request for proposal process in December 2003.

3.

Financial Advisor – RBC Dain Rauscher, Inc., formerly
Rauscher Pierce Refsnes, was selected by the Department as the
Department's financial advisor through a request for proposals
process in June 2003.

4.

Disclosure Counsel – McCall, Parkhurst & Horton, L.L.P. was
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selected by the Department as Disclosure Counsel through a
request for proposals process in August 2003.
ATTORNEY GENERAL
REVIEW OF BONDS:

Revised: 6/3/2004

No preliminary written review of the Bonds by the Attorney General of
Texas has yet been made. Department bonds, however, are subject to
the approval of the Attorney General, and transcripts of proceedings
with respect to the Bonds will be submitted for review and approval
prior to the issuance of the Bonds.
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RESOLUTION NO. 04-028
RESOLUTION AUTHORIZING AND APPROVING THE ISSUANCE, SALE AND
DELIVERY OF MULTIFAMILY HOUSING REVENUE BONDS (TRANQUILITY
BAY APARTMENTS) SERIES 2004; APPROVING THE FORM AND SUBSTANCE
AND AUTHORIZING THE EXECUTION AND DELIVERY OF DOCUMENTS AND
INSTRUMENTS PERTAINING THERETO; AUTHORIZING AND RATIFYING
OTHER ACTIONS AND DOCUMENTS; AND CONTAINING OTHER PROVISIONS
RELATING TO THE SUBJECT
WHEREAS, the Texas Department of Housing and Community Affairs (the “Department”) has
been duly created and organized pursuant to and in accordance with the provisions of Chapter 2306,
Texas Government Code, as amended (the “Act”), for the purpose, among others, of providing a means of
financing the costs of residential ownership, development and rehabilitation that will provide decent, safe,
and affordable living environments for individuals and families of low and very low income (as defined in
the Act) and families of moderate income (as described in the Act and determined by the Governing
Board of the Department (the “Board”) from time to time); and
WHEREAS, the Act authorizes the Department: (a) to make mortgage loans to housing sponsors
to provide financing for multifamily residential rental housing in the State of Texas (the “State”) intended
to be occupied by individuals and families of low and very low income and families of moderate income,
as determined by the Department; (b) to issue its revenue bonds, for the purpose, among others, of
obtaining funds to make such loans and provide financing, to establish necessary reserve funds and to pay
administrative and other costs incurred in connection with the issuance of such bonds; and (c) to pledge
all or any part of the revenues, receipts or resources of the Department, including the revenues and
receipts to be received by the Department from such multifamily residential rental project loans, and to
mortgage, pledge or grant security interests in such loans or other property of the Department in order to
secure the payment of the principal or redemption price of and interest on such bonds; and
WHEREAS, the Board has determined to authorize the issuance of the Texas Department of
Housing and Community Affairs Multifamily Housing Revenue Bonds (Tranquility Bay Apartments)
Series 2004 (the “Bonds”), pursuant to and in accordance with the terms of a Trust Indenture (the
“Indenture”) by and between the Department and The Bank of New York Trust Company, N.A., a
national banking association (the “Trustee”), for the purpose of obtaining funds to finance the Project
(defined below), all under and in accordance with the Constitution and laws of the State of Texas; and
WHEREAS, the Department desires to use the proceeds of the Bonds to fund a mortgage loan to
Tranquility Housing, Ltd., a Texas limited partnership (the “Borrower”), in order to finance the cost of
acquisition, construction and equipping of a qualified residential rental project described on Exhibit A
attached hereto (the “Project”) located within the State of Texas and required by the Act to be occupied
by individuals and families of low and very low income and families of moderate income, as determined
by the Department; and
WHEREAS, the Board, by resolution adopted on October 9, 2003, declared its intent to issue its
revenue bonds to provide financing for the Project; and
WHEREAS, it is anticipated that the Department and the Borrower will execute and deliver a
Loan and Financing Agreement (the “Financing Agreement”) pursuant to which (i) the Department will
agree to make a mortgage loan funded with the proceeds of the Bonds (the “Loan”) to the Borrower to
enable the Borrower to finance the cost of acquisition and construction of the Project and related costs,
and (ii) the Borrower will execute and deliver to the Department a promissory note (the “Note”) in an
original aggregate principal amount corresponding to the original aggregate principal amount of the
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Bonds, and providing for payment of interest on such principal amount equal to the interest on the Bonds
and to pay other costs described in the Financing Agreement; and
WHEREAS, it is anticipated that the Borrower’s obligations under the Note will be secured by
the Deed of Trust, Security Agreement and Assignment of Rents and Leases and Financing Statement (the
“Deed of Trust”) from the Borrower for the benefit of the Department; and
WHEREAS, the Department’s interest in the Loan (except for certain reserved rights), including
the Note and the Deed of Trust, will be assigned to the Trustee pursuant to an Assignment of Deed of
Trust Documents and an Assignment of Note (collectively, the “Assignments”) from the Department to
the Trustee; and
WHEREAS, the Board has determined that the Department, the Trustee and the Borrower will
execute a Regulatory and Land Use Restriction Agreement (the “Regulatory Agreement”), with respect to
the Project which will be filed of record in the real property records of Brazoria County, Texas;
WHEREAS, the Board has determined that the Department and the Borrower will execute an
Asset Oversight Agreement (the “Asset Oversight Agreement”), with respect to the Project for the
purpose of monitoring the operation and maintenance of the Project; and
WHEREAS, the Board has examined proposed forms of (a) the Indenture, the Financing
Agreement, the Assignments, the Regulatory Agreement and the Asset Oversight Agreement
(collectively, the “Issuer Documents”), all of which are attached to and comprise a part of this Resolution
and (b) the Deed of Trust and the Note; has found the form and substance of such documents to be
satisfactory and proper and the recitals contained therein to be true, correct and complete; and has
determined, subject to the conditions set forth in Section 1.12, to authorize the issuance of the Bonds, the
execution and delivery of the Issuer Documents, the acceptance of the Deed of Trust and the Note and the
taking of such other actions as may be necessary or convenient in connection therewith; NOW,
THEREFORE,
BE IT RESOLVED BY THE GOVERNING BOARD OF THE TEXAS DEPARTMENT OF
HOUSING AND COMMUNITY AFFAIRS:
ARTICLE I
ISSUANCE OF BONDS; APPROVAL OF DOCUMENTS
Section 1.1--Issuance, Execution and Delivery of the Bonds. That the issuance of the Bonds is
hereby authorized, under and in accordance with the conditions set forth herein and in the Indenture, and
that, upon execution and delivery of the Indenture, the authorized representatives of the Department
named in this Resolution each are authorized hereby to execute, attest and affix the Department’s seal to
the Bonds and to deliver the Bonds to the Attorney General of the State of Texas for approval, the
Comptroller of Public Accounts of the State of Texas for registration and the Trustee for authentication
(to the extent required in the Indenture), and thereafter to deliver the Bonds to the order of the initial
purchasers thereof.
Section 1.2--Interest Rate, Principal Amount, Maturity and Price. That: (i) the interest rate on the
Bonds shall be (A) from the date of issuance through, and including, June 30, 2006, the Index Rate (as
such term is defined in the Indenture) determined as set forth in the Indenture, and (B) from July 1, 2006
and thereafter until the maturity date thereof 6.5%; provided, however, that the interest rate is subject to
adjustment as set forth in the Indenture; provided further, that in no event shall the interest rate on the
Bonds (including any default interest rate) exceed the maximum interest rate permitted by applicable law;

Tab2 Tranquility Bond Resolution.DOC

2

(ii) the aggregate principal amount of the Bonds shall be $14,350,000; and (iii) the final maturity of the
Bonds shall occur on June 1, 2044.
Section 1.3--Approval, Execution and Delivery of the Indenture. That the form and substance of
the Indenture are hereby approved, and that the authorized representatives of the Department named in
this Resolution each are authorized hereby to execute, attest and affix the Department’s seal to the
Indenture and to deliver the Indenture to the Trustee.
Section 1.4--Approval, Execution and Delivery of the Financing Agreement and Regulatory
Agreement. That the form and substance of the Financing Agreement and the Regulatory Agreement are
hereby approved, and that the authorized representatives of the Department named in this Resolution each
are authorized hereby to execute, attest and affix the Department’s seal to the Financing Agreement and
the Regulatory Agreement and deliver the Financing Agreement and the Regulatory Agreement to the
Borrower and the Trustee.
Section 1.5--Acceptance of the Deed of Trust and Note. That the Deed of Trust and the Note are
hereby accepted by the Department.
Section 1.6--Approval, Execution and Delivery of the Assignments. That the form and substance
of the Assignments are hereby approved and that the authorized representatives of the Department named
in this Resolution each are hereby authorized to execute, attest and affix the Department’s seal to the
Assignments and to deliver the Assignments to the Trustee.
Section 1.7--Approval, Execution and Delivery of the Asset Oversight Agreement. That the form
and substance of the Asset Oversight Agreement are hereby approved, and that the authorized
representatives of the Department named in this Resolution each are authorized hereby to execute and
deliver the Asset Oversight Agreement to the Borrower.
Section 1.8--Taking of Any Action; Execution and Delivery of Other Documents. That the
authorized representatives of the Department named in this Resolution each are authorized hereby to take
any actions and to execute, attest and affix the Department’s seal to, and to deliver to the appropriate
parties, all such other agreements, commitments, assignments, bonds, certificates, contracts, documents,
instruments, releases, financing statements, letters of instruction, notices of acceptance, written requests
and other papers, whether or not mentioned herein, as they or any of them consider to be necessary or
convenient to carry out or assist in carrying out the purposes of this Resolution.
Section 1.9--Exhibits Incorporated Herein. That all of the terms and provisions of each of the
documents listed below as an exhibit shall be and are hereby incorporated into and made a part of this
Resolution for all purposes:
Exhibit B Exhibit C Exhibit D Exhibit E Exhibit F -

Indenture
Financing Agreement
Regulatory Agreement
Assignments
Asset Oversight Agreement

Section 1.10--Power to Revise Form of Documents. That notwithstanding any other provision of
this Resolution, the authorized representatives of the Department named in this Resolution each are
authorized hereby to make or approve such revisions in the form of the documents attached hereto as
exhibits as, in the judgment of such authorized representative or authorized representatives, and in the
opinion of Vinson & Elkins L.L.P., Bond Counsel to the Department, may be necessary or convenient to
carry out or assist in carrying out the purposes of this Resolution, such approval to be evidenced by the
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execution of such documents by the authorized representatives of the Department named in this
Resolution.
Section 1.11--Authorized Representatives. That the following persons are each hereby named as
authorized representatives of the Department for purposes of executing, attesting, affixing the
Department’s seal to, and delivering the documents and instruments and taking the other actions referred
to in this Article I: Chair and Vice Chairman of the Board, Executive Director of the Department, Deputy
Executive Director of Housing Operations of the Department, Deputy Executive Director of Programs of
the Department, Chief of Agency Administration of the Department, Director of Financial Administration
of the Department, Director of Bond Finance of the Department, Director of Multifamily Finance
Production of the Department, and the Secretary to the Board.
Section 1.12--Conditions Precedent. That the issuance of the Bonds shall be further subject to,
among other things: (a) the Project’s meeting all underwriting criteria of the Department, to the
satisfaction of the Executive Director of the Department; and (b) the execution by the Borrower and the
Department of contractual arrangements satisfactory to the Department staff requiring that community
service programs will be provided at the Project.
ARTICLE II
APPROVAL AND RATIFICATION OF CERTAIN ACTIONS
Section 2.1--Approval and Ratification of Application to Texas Bond Review Board. That the
Board hereby ratifies and approves the submission of the application for approval of state bonds to the
Texas Bond Review Board on behalf of the Department in connection with the issuance of the Bonds in
accordance with Chapter 1231, Texas Government Code.
Section 2.2--Approval of Submission to the Attorney General of Texas. That the Board hereby
authorizes, and approves the submission by the Department’s Bond Counsel to the Attorney General of
the State of Texas, for his approval, of a transcript of legal proceedings relating to the issuance, sale and
delivery of the Bonds.
Section 2.3--Certification of the Minutes and Records. That the Secretary to the Board hereby is
authorized to certify and authenticate minutes and other records on behalf of the Department for the
Bonds and all other Department activities.
Section 2.4--Authority to Invest Proceeds. That the Department is authorized to invest and
reinvest the proceeds of the Bonds and the fees and revenues to be received in connection with the
financing of the Project in accordance with the Indenture and to enter into any agreements relating thereto
only to the extent permitted by the Indenture.
Section 2.5--Approving Initial Rents. That the initial maximum rent charged by the Borrower for
100% of the units of the Project shall not exceed the amounts attached as Exhibit G to the Regulatory
Agreement and shall be annually redetermined by the Borrower and reviewed by the Department as set
forth in the Financing Agreement.
Section 2.6--Ratifying Other Actions. That all other actions taken by the Executive Director of
the Department and the Department staff in connection with the issuance of the Bonds and the financing
of the Project are hereby ratified and confirmed.
Section 2.7—Engagement of Other Professionals. That the Executive Director of the Department
or any successor is authorized to engage auditors to perform such functions, audits, yield calculations and
subsequent investigations as necessary or appropriate to comply with the requirements of Bond Counsel
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to the Department, provided such engagement is done in accordance with applicable law of the State of
Texas.
ARTICLE III
CERTAIN FINDINGS AND DETERMINATIONS
Section 3.1--Findings of the Board. That in accordance with Section 2306.223 of the Act, and
after the Department’s consideration of the information with respect to the Project and the information
with respect to the proposed financing of the Project by the Department, including but not limited to the
information submitted by the Borrower, independent studies commissioned by the Department,
recommendations of the Department staff and such other information as it deems relevant, the Board
hereby finds:
(a) Need for Housing Development.
(i)
that the Project is necessary to provide needed decent, safe, and sanitary housing
at rentals or prices that individuals or families of low and very low income or families of
moderate income can afford,
(ii)
that the Borrower will supply well-planned and well-designed housing for
individuals or families of low and very low income or families of moderate income,
(iii)
(iv)
benefit, and

that the Borrower is financially responsible,
that the financing of the Project is a public purpose and will provide a public

(v)
that the Project will be undertaken within the authority granted by the Act to the
housing finance division and the Borrower.
(b) Findings with Respect to the Borrower.
(i)
that the Borrower, by operating the Project in accordance with the requirements
of the Regulatory Agreement, will comply with applicable local building requirements and will
supply well-planned and well-designed housing for individuals or families of low and very low
income or families of moderate income,
(ii)
that the Borrower is financially responsible and has entered into a binding
commitment to repay the Loan made with the proceeds of the Bonds in accordance with its terms,
and
(iii)
that the Borrower is not, and will not enter into a contract for the Project with, a
housing developer that: (A) is on the Department’s debarred list, including any parts of that list
that are derived from the debarred list of the United States Department of Housing and Urban
Development; (B) breached a contract with a public agency; or (C) misrepresented to a
subcontractor the extent to which the developer has benefited from contracts or financial
assistance that has been awarded by a public agency, including the scope of the developer’s
participation in contracts with the agency and the amount of financial assistance awarded to the
developer by the Department.
(c) Public Purpose and Benefits.
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(i)
that the Borrower has agreed to operate the Project in accordance with the
Financing Agreement and the Regulatory Agreement, which require, among other things, that the
Project be occupied by individuals and families of low and very low income and families of
moderate income, and
(ii)
that the issuance of the Bonds to finance the Project is undertaken within the
authority conferred by the Act and will accomplish a valid public purpose and will provide a
public benefit by assisting individuals and families of low and very low income and families of
moderate income in the State of Texas to obtain decent, safe, and sanitary housing by financing
the costs of the Project, thereby helping to maintain a fully adequate supply of sanitary and safe
dwelling accommodations at rents that such individuals and families can afford.
Section 3.2--Determination of Eligible Tenants. That the Board has determined, to the extent
permitted by law and after consideration of such evidence and factors as it deems relevant, the findings of
the staff of the Department, the laws applicable to the Department and the provisions of the Act, that
eligible tenants for the Project shall be (1) individuals and families of low and very low income,
(2) persons with special needs, and (3) families of moderate income, with the income limits as set forth in
the Financing Agreement and the Regulatory Agreement.
Section 3.3--Sufficiency of Mortgage Loan Interest Rate. That the Board hereby finds and
determines that the interest rate on the Loan established pursuant to the Financing Agreement will
produce the amounts required, together with other available funds, to pay for the Department’s costs of
operation with respect to the Bonds and the Project and enable the Department to meet its covenants with
and responsibilities to the holders of the Bonds.
Section 3.4--No Gain Allowed. That, in accordance with Section 2306.498 of the Act, no
member of the Board or employee of the Department may purchase any Bond in the secondary open
market for municipal securities.
Section 3.5--Waiver of Rules. That the Board hereby waives the rules contained in Chapter 33,
Title 10 of the Texas Administrative Code to the extent such rules are inconsistent with the terms of this
Resolution and the bond documents authorized hereunder.
ARTICLE IV
GENERAL PROVISIONS
Section 4.1--Limited Obligations. That the Bonds and the interest thereon shall be limited
obligations of the Department payable solely from the trust estate created under the Indenture, including
the revenues and funds of the Department pledged under the Indenture to secure payment of the Bonds
and under no circumstances shall the Bonds be payable from any other revenues, funds, assets or income
of the Department.
Section 4.2--Non-Governmental Obligations. That the Bonds shall not be and do not create or
constitute in any way an obligation, a debt or a liability of the State of Texas or create or constitute a
pledge, giving or lending of the faith or credit or taxing power of the State of Texas. Each Bond shall
contain on its face a statement to the effect that the State of Texas is not obligated to pay the principal
thereof or interest thereon and that neither the faith or credit nor the taxing power of the State of Texas is
pledged, given or loaned to such payment.
Section 4.3--Effective Date. That this Resolution shall be in full force and effect from and upon
its adoption.
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Section 4.4--Notice of Meeting. Written notice of the date, hour and place of the meeting of the
Board at which this Resolution was considered and of the subject of this Resolution was furnished to the
Secretary of State and posted on the Internet for at least seven (7) days preceding the convening of such
meeting; that during regular office hours a computer terminal located in a place convenient to the public
in the office of the Secretary of State was provided such that the general public could view such posting;
that such meeting was open to the public as required by law at all times during which this Resolution and
the subject matter hereof was discussed, considered and formally acted upon, all as required by the Open
Meetings Act, Chapter 551, Texas Government Code, as amended; and that written notice of the date,
hour and place of the meeting of the Board and of the subject of this Resolution was published in the
Texas Register at least seven (7) days preceding the convening of such meeting, as required by the
Administrative Procedure and Texas Register Act, Chapters 2001 and 2002, Texas Government Code, as
amended. Additionally, all of the materials in the possession of the Department relevant to the subject of
this Resolution were sent to interested persons and organizations, posted on the Department’s website,
made available in hard-copy at the Department, and filed with the Secretary of State for publication by
reference in the Texas Register not later than seven (7) days before the meeting of the Board as required
by Section 2306.032, Texas Government Code, as amended.
(Signature Page Follows)
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PASSED AND APPROVED this 10th day of June, 2004.

By:___________________________________
Elizabeth Anderson, Chair
[SEAL]

Attest:_________________________
Delores Groneck, Secretary
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EXHIBIT A
DESCRIPTION OF PROJECT

Section 1. Project and Owner.
Owner:

Tranquility Housing, Ltd., a Texas limited partnership

Project:

The Project is a 246-unit multifamily facility to be known as Tranquility Bay Apartments and
to be located to the north of CR 91 (Fite Road), to the south of F.M. 518 (West Broadway)
and southeast of the intersection of West Broadway and Oak Road, at approximately 4800
CR 91 (Fite Road), Brazoria County, Texas 77581. The Project will consist of twenty-seven
(27) two-story residential apartment buildings with approximately 266,022 net rentable
square feet and an approximate average unit size of 1,081 square feet. The unit mix will
consist of:
56 one-bedroom/one-bath units
110 two-bedroom/two-bath units
80 three-bedroom/two-bath units
246 Total Units
Unit sizes will range from approximately 749 square feet to approximately 1,446 square feet.
The Project will include a community building containing an administration office,
game/recreation room, computer room, community room, kitchen and public restrooms. Onsite amenities will include a swimming pool, daycare facility, a play area with playground
equipment, perimeter fencing, a limited access gate, and a picnic area. All individual units
will have washer/dryer connections, microwaves, dishwashers, and walk-in closets.
Additionally, the Project will include 246 garages and 252 uncovered parking spaces.

Section 2. Project Amenities.
Project Amenities shall include:
•
•
•
•
•
•
•
•
•
•
•
•
•

Washer/Dryer Connections
Microwave Ovens
Storage Rooms
Garages - 246
Ceiling Fans
Ceramic Flooring in Entry and Bathroom
75% Masonry (including stucco and hardiplank)
Playground and Equipment
BBQ Grills and Tables (one each per 50 Units)
Perimeter Fencing and Gated Access
Business / Computer Facilities with internet access
Game / Recreation Room
Library
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HOUSING TAX CREDIT PROGRAM

2004 HTC/TAX EXEMPT BOND DEVELOPMENT PROFILE AND BOARD SUMMARY
Texas Department of Housing and Community Affairs

Development Name: Tranquility Bay Apartments

TDHCA#: 04420

DEVELOPMENT AND OWNER INFORMATION
Development Location: Pearland
QCT: N
DDA: N
Development Owner:
Tranquility Housing, Ltd.
General Partner(s):
Blazer Land, LLC, 100%, Contact: H. Chris Richardson
Construction Category: New
Set-Aside Category:
Tax Exempt Bond Bond Issuer: TDHCA
Development Type:
Family
Annual Tax Credit Allocation Calculation
Applicant Request: $650,675
Eligible Basis Amt:
$649,023
Annual Tax Credit Allocation Recommendation: $649,023
Total Tax Credit Allocation Over Ten Years: $ 6,490,230

TTC: N

Equity/Gap Amt.:

PROPERTY INFORMATION
Unit and Building Information
Total Units: 246
HTC Units: 246
% of HTC Units: 100
Gross Square Footage:
272,771
Net Rentable Square Footage: 266,022
Average Square Footage/Unit: 1081
Number of Buildings:
27
Currently Occupied:
N
Development Cost
Total Cost: $20,895,435
Total Cost/Net Rentable Sq. Ft.: $78.55
Income and Expenses
Effective Gross Income:1 $2,099,388
Ttl. Expenses: $966,172
Net Operating Inc.:
Estimated 1st Year DCR: 1.12
DEVELOPMENT TEAM
Consultant:
Not Utilized
Attorney:
Gardere Wynne Sewell & Riggs
Accountant:
Reznick, Fedder & Silverman
Market Analyst: O'Connor & Assoc.
Contractor:
Blazer Builing, Inc.
PUBLIC COMMENT2
From Citizens:
In Pearland:
# in Support: 128
# in Opposition: 259
Outside Pearland:
# in Support: 18
# in Opposition: 0
Unknown Location:
# in Support: 1
# in Opposition: 0
Petition:
# in Opposition: 453

Manager:
Architect:
Engineer:
Lender:
Syndicator:

$803,121

$1,133,216

Orion Real Estate Services
Mark Mucasey, AIA
R. G. Miller
MMA Financial, LLC
MMA Financial, LLC

From Legislators or Local Officials:
Sen. Mike Jackson, District 11 - O
Rep. Glenda Dawson, District 29 - O
Judge John Willy - NC
Penny Goode, Brazoria County Brazoria County does not have a local Consolidated
Plan.
Pearland ISD – O
City Councilman Kevin Cole - O

1. Gross Income less Vacancy
2. NC - No comment received, O - Opposition, S - Support
04420 Board Summary for June 10.doc

6/2/2004 10:05 AM

HOUSING TAX CREDIT PROGRAM - 2004 DEVELOPMENT PROFILE AND BOARD SUMMARY

Public Hearing:
# in Support: 12
# in Opposition: 197
# Neutral: 3
CONDITION(S) TO COMMITMENT
1. Per §50.12( c ) of the Qualified Allocation Plan and Rules, all Tax Exempt Bond Project Applications
“must provide an executed agreement with a qualified service provider for the provision of special
supportive services that would otherwise not be available for the tenants. The provision of such services
will be included in the Declaration of Land Use Restrictive Covenants (“LURA”).
2. Receipt, review, and acceptance of documentation that reflects that the above ground storage tank and 5
gallon buckets have been removed from the subject property. Additionally, the stained oil mentioned in the
ESA findings must be removed and properly disposed of prior to commencement of construction.
3. Should the terms and rates of the proposed debt or syndication change, the transaction should be reevaluated and an adjustment to the credit amount may be warranted.

DEVELOPMENT’S SELECTION BY PROGRAM MANAGER & DIVISION DIRECTOR IS BASED ON:
Score
Utilization of Set-Aside
Geographic Distrib.
Tax Exempt Bond.
Housing Type
Other Comments including discretionary factors (if applicable).

Robert Onion, Multifamily Finance Manager

Date

Brooke Boston, Director of Multifamily Finance Production Date

DEVELOPMENT’S SELECTION BY EXECUTIVE AWARD AND REVIEW ADVISORY COMMITTEE IS BASED
ON:
Score
Utilization of Set-Aside
Geographic Distrib.
Tax Exempt Bond
Housing Type
Other Comments including discretionary factors (if applicable).

____________
Edwina P. Carrington, Executive Director
Chairman of Executive Award and Review Advisory Committee

Date

TDHCA Board of Director’s Approval and description of discretionary factors (if applicable).

Chairperson Signature:

_________________________________
Elizabeth Anderson, Chairman of the Board

6/2/2004 10:05 AM

Page 2 of 2

_____________
Date

04420

Tranquility Bay Apartments

Estimated Sources & Uses of Funds
Sources of Funds
Series 2004 Tax-Exempt Bond Proceeds
Tax Credit Proceeds
Deferred Developer's Fee
Estimated GIC Earning
Total Sources
Uses of Funds
Deposit to Mortgage Loan Fund (Construction funds)
Construction Period Interest
Rent Up Reserve
Developer's Overhead & Fee
Costs of Issuance
Direct Bond Related
Bond Purchaser Costs
Other Transaction Costs
Real Estate Closing Costs
Total Uses

$ 14,350,000
5,286,000
1,680,315
77,862
$ 21,394,177

$ 16,742,958
890,846
268,458
2,431,775
295,750
446,750
45,640
272,000
$ 21,394,177

Estimated Costs of Issuance of the Bonds
Direct Bond Related
TDHCA Issuance Fee (.50% of Issuance)
TDHCA Application Fee
TDHCA Bond Compliance Fee ($25 per unit) 2 years
TDHCA Bond Counsel and Direct Expenses (Note 1)
TDHCA Financial Advisor and Direct Expenses
Disclosure Counsel ($5k Pub. Offered, $2.5k Priv. Placed. See Note 1)
Borrower's Bond Counsel
Bond Administration Fee (2 years)
Trustee Fee
Trustee's Counsel (Note 1)
Attorney General Transcript Fee ($1,250 per series, max. of 2 series)
Texas Bond Review Board Application Fee
Texas Bond Review Board Issuance Fee (.025% of Reservation)
TEFRA Hearing Publication Expenses
Total Direct Bond Related

Revised: 6/3/2004

Multifamily Finance Division

$

$

71,750
11,000
12,300
75,000
25,000
2,500
33,000
28,700
7,500
6,500
1,250
5,000
3,650
12,600
295,750

Page: 1

Tranquility Bay Apartments

Bond Purchase Costs
MuniMae Origination Fee
MuniMae Application Fee
Lender's Attorney
Lender's Inspection Fee
Total

$

358,750
25,000
45,000
18,000
446,750

$

40,720
4,920
45,640

Real Estate Closing Costs
Title & Recording (Const.& Perm.)
Property Taxes
Total Real Estate Costs

$

72,000
200,000
272,000

Estimated Total Costs of Issuance

$

1,060,140

Other Transaction Costs
Tax Credit Determination Fee (4% annual tax cr.)
Tax Credit Applicantion Fee ($20/u)
Total

Costs of issuance of up to two percent (2%) of the principal amount of the Bonds may be paid
from Bond proceeds. Costs of issuance in excess of such two percent must be paid by an equity
contribution of the Borrower.
Note 1: These estimates do not include direct, out-of-pocket expenses (i.e. travel). Actual Bond
Counsel and Disclosure Counsel are based on an hourly rate and the above estimate does not
include on-going administrative fees.

Revised: 6/3/2004

Multifamily Finance Division

Page: 2

TEXAS DEPARTMENT of HOUSING and COMMUNITY AFFAIRS

MULTIFAMILY UNDERWRITING ANALYSIS
DATE:

4% HTC

PROGRAM:

May 25, 2004

FILE NUMBER:

MRB

04420

DEVELOPMENT NAME

Tranquility Bay Apartments
APPLICANT
Name:

Tranquility Housing, Ltd.

Type:

For Profit

Address:

6363 Woodway, Suite 320

City:

Houston

Zip:

77057

Phone:

(713)

Contact:

H. Chris Richardson

State:

914-9200

(713)

Fax:

TX
914-9292

PRINCIPALS of the APPLICANT/ KEY PARTICIPANTS
Name:

Blazer Land, LLC

(%):

.01

Title:

Managing General Partner

Name:

MMA Financial

(%):

99.99

Title:

Limited Partner

Name:

Beinhorn Partners, LP

(%):

N/A

Title:

Developer

Name:

H. Chris Richardson

(%):

N/A

Title:

President/Owner of MGP

PROPERTY LOCATION
Location:

4800 CR 91 (Fite Road)

City:

Pearland

QCT

Brazoria

County:

DDA

77581

Zip:

REQUEST
Amount

Interest Rate

Amortization

Term

1) $14,350,000

6.5%

40 yrs

40 yrs

2) $650,675

N/A

N/A

N/A

Other Requested Terms:
Proposed Use of Funds:

1) Tax-Exempt Mortgage Revenue Bond
2) Annual ten-year allocation of low-income housing tax credits.
New Construction

Property Type:

Multifamily

RECOMMENDATION

RECOMMEND APPROVAL OF ISSUANCE OF $14,350,000 IN TAX-EXEMPT MORTGAGE
REVENUE BONDS WITH A FIXED INTEREST RATE OF 6.5% AND REPAYMENT TERM OF
40 YEARS WITH A 40-YEAR AMORTIZATION PERIOD, SUBJECT TO CONDITIONS.
RECOMMEND APPROVAL OF A HOUSING TAX CREDIT ALLOCATION NOT TO EXCEED
$649,023 ANNUALLY FOR TEN YEARS, SUBJECT TO CONDITIONS.
CONDITIONS

1. Receipt, review and acceptance of documentation that reflects that the above ground storage tank and
5 gallon buckets have been removed from the subject property. Additionally, the stained soil
mentioned in the ESA findings must be removed and properly disposed of prior to commencement of
construction.
2. Should the terms and rates of the proposed debt or syndication change, the transaction should be reevaluated and an adjustment to the credit amount may be warranted.

TEXAS DEPARTMENT of HOUSING and COMMUNITY AFFAIRS

MULTIFAMILY UNDERWRITING ANALYSIS
REVIEW of PREVIOUS UNDERWRITING REPORTS

No previous reports.
DEVELOPMENT SPECIFICATIONS
IMPROVEMENTS
Total
Units:

246

# Rental
Buildings

Net Rentable SF:

27

266,022

# Common
Area Bldgs

Av Un SF:

1

# of
Floors

1,081

2

Age:

N/A

Common Area SF:

Vacant:

yrs

6,749

N/A

/

at

Gross Bldg SF:

/

272,771

STRUCTURAL MATERIALS

The structure will be wood frame on a post-tensioned concrete slab on grade. According to the plans
provided in the application the exterior will be comprised of 76% Stucco and 24% hardiplank. The interior
wall surfaces will be painted or papered drywall. The pitched roof will be finished with asphalt composite
shingles.
APPLIANCES AND INTERIOR FEATURES

The interior flooring will be a combination of carpeting, vinyl and ceramic tile. Each unit will include: range
& oven, hood & fan, garbage disposal, dishwasher, refrigerator, microwave oven, tile tub/shower, washer &
dryer connections, ceiling fans, laminated counter tops, individual water heaters, and 9-foot ceilings.
ON-SITE AMENITIES

A 6,749 square foot leasing office/amenity center will include: leasing offices, club room, management
offices, laundry facilities, kitchen, restrooms, central mailroom, maintenance room, activity room, learning
center, computer room, daycare facility, swimming pool, and equipped children's playground area. In
addition, perimeter fencing with limited access gates is planned for the site.
Uncovered Parking:

376

spaces

0

Carports:

spaces

246

Garages:

spaces

PROPOSAL and DEVELOPMENT PLAN DESCRIPTION

Description: Tranquility Bay Apartments is a relatively dense (17.4 units per acre) new construction
development of 246 units of affordable housing located in Pearland. The development is comprised of 27
evenly distributed medium, garden style walk-up residential buildings as follows:
! 6 Type 1 Buildings with 8 one-bedroom/one-bath units, and 2 two-bedroom/two-bath units;
! 2 Type 2a Buildings with 10 two-bedroom/two-bath units;
! 4 Type 2b Buildings with 2 one-bedroom/one-bath units, and 8 two-bedroom/two-bath units;
! 5 Type 3a Buildings with 2 two-bedroom/two-bath units, and 8 three-bedroom/two-bath units;
! 2 Type 3b Buildings with 2 two-bedroom/two bath units, and 8 three-bedroom/two bath units; and
! 8 Type 4 Buildings with 4 two-bedroom/two & one-half bath units, and 3 three-bedroom/two & one-half
bath units.
Architectural Review: The buildings are attractive and functional, with hipped and gabled roofs, and stucco
with hardiplank exterior wall coverings.
Supportive Services: The Applicant is entering into a contract with Education Based Housing, Inc. to
provide the following supportive services to tenants: GED classes, financial counseling, computer classes,
adult literacy, parenting classes, and on-site daycare. These services will be provided at no cost to tenants,
except for daycare, which cost will be determined based upon the tenant’s income.
SITE ISSUES
SITE DESCRIPTION
Size:

14.1399

acres

Flood Zone Designation:

615,933
Zone X

square feet

Zoning/ Permitted Uses:

Status of Off-Sites:

No Zoning

Partially Improved

SITE and NEIGHBORHOOD CHARACTERISTICS

Location: The site is an irregularly-shaped parcel located in western Pearland, approximately 17 miles from
the Houston central business district. The site is situated on the north side of County Road 91(Fite Road) in
Pearland, east of Highway 288.
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Adjacent Land Uses:
! North: Tranquility Lake, multifamily development, vacant land and a child care facility beyond;
! South: vacant land, single family residential beyond;
! East: multifamily residential;
! West: office/warehouse facility, vacant land beyond.
Site Access: Access and the main entries to the property will be from County Road 91 (Fite Road) from the
south, and Oak Road from the north. Access to Interstate Highway 45 is approximately 8 miles east, and
Highway 288 is approximately 5 miles west. These major thoroughfares provide connections to all other
major roads serving the Houston area.
Public Transportation: The availability of public transportation was not identified in the application
materials.
Shopping & Services: The site is within one mile of major grocery and pharmacy stores, three miles of
shopping centers and a variety of other retail establishments and restaurants. Schools, churches, hospitals and
health care facilities are located within a short driving distance from the site.
Site Inspection Findings: TDHCA staff performed a site inspection on April 20, 2004, and found the
location to be acceptable for the proposed development.
HIGHLIGHTS of SOILS & HAZARDOUS MATERIALS REPORT(S)

A Phase I Environmental Site Assessment report dated September 3, 2003 was prepared by EDC
Environmental Services and contained the following findings and recommendations:
“Based on our findings, this assessment revealed evidence of recognized environmental conditions (REC)
associated with the current or historical uses of the subject or adjoining properties.”
“EDC-ES recommends that the AST (Aboveground Storage Tank) and 5 gallon buckets be removed from the
subject property. Also, the stained soil should be removed and properly disposed.”
A condition for issuance of tax credits is that the Above Ground Storage Tank and 5 gallon buckets be
removed from the subject property. Additionally, the stained soil must be removed and properly disposed as
recommended in the Environmental Site Assessment.
POPULATIONS TARGETED

Income Set-Aside: The Applicant has elected the 40% at 60% or less of area median gross income (AMGI)
set-aside, although as a Priority 1 private activity bond lottery development the Applicant has elected the
100% at 60% option, since the site is in a census tract whose median income is greater than median income of
the MSA.
MAXIMUM ELIGIBLE INCOMES
1 Person
2 Persons
3 Persons
4 Persons
5 Persons
6 Persons
60% of AMI

$26,400

$30,180

$33,960

$37,740

$40,740

$43,800

MARKET HIGHLIGHTS

A market feasibility study dated December 31, 2003 was prepared and submitted by O’Connor & Associates
(“Market Analyst”),but was revised and resubmitted after it was determined by Staff to include an overly
expansive market area. The revised study highlighted the following findings:
Definition of Primary Market Area (PMA): “The subject’s primary market is defined as the area within
zip codes 77089, 77578, 77581, & 77584.” (p. 10). This area encompasses approximately 73.67 square miles
and is equivalent to a circle with a radius of 4.8 miles.
Population: The estimated 2003 population of the PMA was 120,696 and is expected to increase by 18.4%
to approximately 142,964 by 2008. Within the primary market area there were estimated to be 41,753
households in 2003.
Total Primary Market Demand for Rental Units: The Market Analyst calculated a total demand of 2,115
3
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qualified households in the PMA, based on the current estimate of 41,753 households, the projected annual
growth rate of 3.7%, renter households estimated at 19.93% of the population, income-qualified households
estimated at 7.34%, and an annual renter turnover rate of 60%. (p. 5). The Market Analyst used an income
band of $20,983 to $40,740.
ANNUAL INCOME-ELIGIBLE SUBMARKET DEMAND SUMMARY
Market Analyst
Underwriter
Type of Demand
Household Growth
Resident Turnover
Other Sources: Pent-up demand/Section 8
TOTAL ANNUAL DEMAND

Units of
Demand
165
1,758
192
2,115

% of Total
Demand
7.80%
83.11%
9.09%
100%

Units of
Demand
114
1908
208
2,230

% of Total
Demand
5%
86%
9%
100%

Ref: p. 70

Inclusive Capture Rate: The Market Analyst calculated an inclusive capture rate of 19.57% based upon
2,115 units of demand and 414 unstabilized affordable housing units in the PMA (including the subject and
168 units from the Oak Bridge Apartments) (p. 71-72). The Underwriter calculated a revised inclusive
capture rate of 18.6% based on slightly larger demand.
Local Housing Authority Waiting List Information: “There are thousands of families in the City of
Houston currently on the growing waiting lists for low-rent housing, apartment rental subsidies, or Section 8
vouchers administered by the Houston Housing Authority. The Brazoria County Welfare office’s Section 8
waiting list is currently closed.
The waiting list for Section 8 vouchers was closed in 1994, when the list had grown to more than 26,000
households. The waiting list has been reopened at times, but is currently closed. According to the Housing
Authority of the City of Houston’s PHA Plans 5 Year Plan for Fiscal Years 2003-2007, Annual Plan for
Fiscal Year 2003, the goal is to add 5,000 housing vouchers to the 12,013 existing vouchers. The most
recently published waiting list totals 18,526 families. This indicates a strong demand for new rental units in
the subject’s defined market area. Considering the Houston MSA median household income of $58,400, and
the Brazoria MSA’s median household income of $62,900, the subject property presently meets Housing Tax
Credit rental guidelines and should continue to do so as it is absorbed by the market (within 12 months)”(p.
44).
Market Rent Comparables: The Market Analyst surveyed 5 comparable apartment projects totaling 1,404
units in the market area.
RENT ANALYSIS (Net tenant paid rents)
Unit Type (% AMI)
1-Bedroom (60%)
2-Bedroom (60%)
3-Bedroom (60%)

Proposed
$629
$746
$852

Program Max
$629
$746
$852

Differential
$0
$0
$0

Est. Market
$695
$925
$1,085

Differential
-$66
-$179
-$233

(NOTE: Differentials are amount of difference between proposed rents and program limits and average market rents, e.g., proposed rent =$500,
program max =$600, differential = -$100)

Primary Market Occupancy Rates: “The closest HTC property (Highland Meadow Villas) has a current
occupancy of 93%. The rent comparables reported current occupancies ranging from 80% to 94%, with a
median occupancy of 87%. Given the physical characteristics of the subject (i.e., location, good curb appeal,
new condition, amenities, etc.), the strong occupancies reported at nearby apartments, and that the subject
will offer competitive rents at a new property, a stabilized occupancy rate of 92.5% is reasonable and
achievable for the proposed subject property.”(p 77).
Absorption Projections: “Considering the strong absorption history of similar properties and the lack of
available quality affordable units in this market, we project that the subject property will lease an average of
25-30 units per month until achieving stabilized occupancy. We anticipate that the subject property will
achieve stabilized occupancy within six to eight months following completion.” (p. 77).
Known Planned Development: According to the market study, there is currently one other non-stabilized
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development in the PMA. The development, Oak Bridge Apartments is a 168 unit Section 8 development
that is to be located at Hulik Street and Old Alvin Road less than 4 miles northeast of subject.
Effect on Existing Housing Stock: “Based on the high occupancy levels of the existing properties in the
market, along with the strong recent absorption history, we project that the subject property will have
minimal sustained negative impact upon the existing apartment market. Any negative impact from the
subject property should be of reasonable scope and limited duration.” (p. 78).
The market study provided sufficient information to make a funding recommendation.
OPERATING PROFORMA ANALYSIS

Income: The Applicant’s rent projections are the maximum rents allowed under HTC guidelines, and are
achievable according to the Market Analyst. Estimates of secondary income and vacancy and collection
losses are in line with TDHCA underwriting guidelines. As a result the Applicant’s effective gross income
estimate is comparable to the Underwriter’s estimate.
Expenses: The Applicant’s total expense estimate of $3,928 per unit compares favorably with the
Underwriter’s database-derived estimate of $4,113 per unit for comparably-sized developments. The
Applicant however, has one line item estimate that deviate significantly when compared to the database
averages. That item is general and administrative expense which is 52K lower than the Underwriter’s.
Conclusion: The Applicant’s estimated income is consistent with the Underwriter’s expectations, total
operating expenses are within 5% of the database-derived estimate, and the Applicant’s net operating income
(NOI) estimate is within 5% of the Underwriter’s estimate. Therefore, the Applicant’s NOI should be used to
evaluate debt service capacity.
Due primarily to the difference in general and administrative expenses, the Underwriter’s estimated debt
coverage ratio (DCR) is slightly less than the program minimum standard of 1.10. As the Applicant’s income
and expense estimates are acceptable and the Underwriter’s proforma indicates a DCR of 1.10 by the third
year of operation (with steady improvement throughout the remainder of the 30-year period), the Applicant’s
DCR estimates are acceptable.
ACQUISITION VALUATION INFORMATION
APPRAISED VALUE
Land Only: 16.0163 acres

$1,815,000

Date of Valuation:

Existing Building(s):

$

Appraiser:

Edward B. Schultz & Company

Total Development: “as is”:

$1,815,000

City:

Houston

0

June 18, 2003

ASSESSED VALUE
Land: 14.13 acres

$513,500

Assessment for the Year of:

2003

Building:

N/A

Valuation by:

Brazoria Appraisal District

Total Assessed Value:

$513,500

Tax Rate:

2.37152

EVIDENCE of SITE or PROPERTY CONTROL
Type of Site Control:

Earnest Money Contract/Purchase Agreement

Contract Expiration Date:

09/

Acquisition Cost:

$1,650,000

Seller:

30/

2004

Anticipated Closing
Date:

07/

15/

2004

Other
Terms/Conditions:
Related to Development Team
Member:

Blazer Land, LLC

Yes

CONSTRUCTION COST ESTIMATE EVALUATION

Acquisition Value: Blazer Land, LLC originally purchased a 16.0144 acre tract from Pearland Hughes-West
Investments on September 29, 2003 in the amount of $1,800,000. The 16.0144 acre tract had been appraised
at a value of $1,815,000 in June 2003. On February 4, 2004 the Applicant, Tranquility Housing, Ltd. entered
into a Purchase Agreement with Blazer Land, LLC to purchase 14.1339 acres out of the 16.0144 acre tract for
5
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the amount of $1,650,000. The remaining 1.8 acre tract is being retained by Blazer Land, LLC for future
commercial use. The site cost of $1,650,000 ($2.67/SF) is substantiated by the adjusted appraisal value of
$1,815,000 prorated for the 1.8 acres retained by the seller.
Sitework Cost: The Applicant’s claimed sitework costs of $7,500 per unit are considered reasonable
compared to historical sitework costs for multifamily projects.
Direct Construction Cost: The Applicant’s direct construction cost estimate is $300,005 or 3% lower than
the Underwriter’s Marshall & Swift Residential Cost Handbook-derived estimate, and is therefore regarded
as reasonable as submitted.
Fees: The Applicant’s contractor’s and developer’s fees for general requirements, general and administrative
expenses, and profit all slightly exceed the maximums allowed by TDHCA guidelines, and must be reduced
by $6,157.
Conclusion: The Applicant’s total development cost estimate is within 5% of the Underwriter’s verifiable
estimate and is therefore generally acceptable.
FINANCING STRUCTURE
INTERIM TO PERMANENT BOND FINANCING
Source:

MMA Financial
$14,350,000

Tax-Exempt Amount:
Amortization:

40

Annual Payment:

Contact:

yrs

Term:

$1,008,057

Interest Rate:

40

yrs

6.5%
LOI

Commitment:

1st

Lien Priority:

Gary Montesano

Firm

Commitment Date

05/

Conditional

17/

2004

TAX CREDIT SYNDICATION
Source:

MMA Financial

Net Proceeds:

Contact:

$5,286,000

Commitment
Additional Information:

LOI

Marie Keutmann
81.5¢

Net Syndication Rate (per $1.00 of 10-yr LIHTC)
Firm

Conditional

Date:

04/

23/

2004

Based on tax credits of $650,675
APPLICANT EQUITY

Amount:

$1,259,435

Source:

Deferred Developer Fee

FINANCING STRUCTURE ANALYSIS

Permanent Financing: The permanent financing commitment is consistent with the terms reflected in the
sources and uses of funds listed in the application. The issuer of the bonds will be TDHCA.
HTC Syndication: The tax credit syndication commitment is generally consistent with the terms reflected in
the sources and uses of funds listed in the application. MMA Financial is the proposed syndicator.
Deferred Developer’s Fees: The Applicant’s proposed deferred developer’s fees of $2,052,435 during the
construction period; however, there will be a reduction of the fees to $1,259,435 at permanent loan stage,
which represents 53% of the total developer fee.
Financing Conclusions: Based on the Applicant’s estimate of eligible basis, the HTC allocation should not
exceed $649,023 annually for ten years, resulting in syndication proceeds of approximately $5,289,537. The
remaining gap is slightly smaller than anticipated by the Applicant but either way is repayable within 10
years.
DEVELOPMENT TEAM
IDENTITIES of INTEREST

The Applicant, Developer and General Contractor firms are all related entities. These are common
relationships for HTC-funded developments. The seller of the property is also the principal of the General
Partner; however, the sales price has been justified to mitigate any excess profit as discussed in the
Acquisition Value Section above.
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APPLICANT’S/PRINCIPALS’ FINANCIAL HIGHLIGHTS, BACKGROUND, and EXPERIENCE

Financial Highlights:
! The Applicant is a single purpose entity created for the purpose of receiving assistance from TDHCA,
and therefore has no material financial statements.
! The General Partner, Blazer Land, LLC, submitted an unaudited financial statement as of December 31,
2003 reporting total assets of $3.085M and consisting of $300 in cash, $5.7K in receivables, and
$3.079M in real property. Liabilities totaled $3.099M, resulting in a net worth of $-13.8K.
! H. Chris Richardson is anticipated to be a guarantor of the development. He submitted an unaudited
financial statement as of December 31, 2003.
Background & Experience:
! The Applicant is a new entity formed for the purpose of developing the project.
! The General Partner and Developer has provided copies of Certificates of Experience from the TDHCA
Multifamily Production Division indicating that they have successfully completed constructing and
developing residential units in the Low Income Housing Tax Credit Program in the past.
SUMMARY OF SALIENT RISKS AND ISSUES

!

The seller of the property has an identity of interest with the Applicant.

Underwriter:

Date:

May 25, 2004

Date:

May 25, 2004

David Burrell

Director of Real Estate Analysis:
Tom Gouris
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MULTIFAMILY COMPARATIVE ANALYSIS
Tranquility Bay Apartments, Pearland, HTC# 04420
Type of Unit

Number

Bedrooms

No. of Baths

Size in SF

Gross Rent Lmt.

Net Rent per Unit

Rent per Month

Rent per SF

Tnt Pd Util

Wtr, Swr, Trsh

HTC 60%

18

1

1

749

$707

$629

$11,322

$0.84

$78.00

$46.00

HTC 60%

6

1

1

760

707

629

3,774

0.83

78.00

46.00

HTC 60%

8

1

1

854

707

629

5,032

0.74

78.00

46.00

HTC 60%

24

1

1

866

707

629

15,096

0.73

78.00

46.00

HTC 60%

18

2

2

988

849

746

13,428

0.76

103.00

50.00

HTC 60%

6

2

2

1,018

849

746

4,476

0.73

103.00

50.00

HTC 60%

30

2

2

1,027

849

746

22,380

0.73

103.00

50.00

HTC 60%

24

2

2

1,072

849

746

17,904

0.70

103.00

50.00

HTC 60%

32

2

2.5

1,180

849

746

23,872

0.63

103.00

50.00

HTC 60%

26

3

2

1,177

981

852

22,152

0.72

129.00

62.00

HTC 60%

2

3

2

1,210

981

852

1,704

0.70

129.00

62.00

HTC 60%
HTC 60%

28
8

3
3

2
2.5

1,280
1,332

981
981

852
852

23,856
6,816

0.67
0.64

129.00
129.00

62.00
62.00

HTC 60%

8

3

2.5

1,386

981

852

6,816

0.61

129.00

62.00

HTC 60%

8

3

2.5

1,446

981

852

6,816

0.59

129.00

62.00

TOTAL:

246

AVERAGE:

1,081

$860

$754

$185,444

$0.70

$105.76

$52.99

TDHCA

APPLICANT

INCOME

Total Net Rentable Sq Ft:

266,022

POTENTIAL GROSS RENT
Secondary Income

Per Unit Per Month:

$15.00

% of Potential Gross Income:

-7.50%

Other Support Income: (describe)

POTENTIAL GROSS INCOME
Vacancy & Collection Loss

Employee or Other Non-Rental Units or Concessions

EFFECTIVE GROSS INCOME
EXPENSES

$2,225,328
44,280
0
$2,269,608
(170,221)
0
$2,099,387

6

Comptroller's Region

$2,225,328
44,280
0
$2,269,608
(170,220)
0
$2,099,388

IREM Region
$15.00

Per Unit Per Month

-7.50%

of Potential Gross Rent

Houston

% OF EGI

PER UNIT

PER SQ FT

PER SQ FT

PER UNIT

% OF EGI

General & Administrative

4.57%

$390

0.36

$95,940

$43,100

$0.16

$175

2.05%

Management

5.00%

348

0.32

85,559

83,976

0.32

341

4.00%

Payroll & Payroll Tax

9.55%

815

0.75

200,490

221,000

0.83

898

10.53%

Repairs & Maintenance

5.36%

457

0.42

112,436

111,000

0.42

451

5.29%

Utilities

2.26%

193

0.18

47,478

39,000

0.15

159

1.86%

Water, Sewer, & Trash

4.35%

371

0.34

91,308

90,000

0.34

366

4.29%

Property Insurance

3.17%

270

0.25

66,506

66,000

0.25

268

3.14%

9.58%

817

0.76

817

9.58%

200

0.18

201,086
49,200

0.76

2.34%

201,019
49,200

0.18

200

2.34%

Supportive Services, Compliance

2.94%

251

0.23

61,810

61,810

0.23

251

2.94%

TOTAL EXPENSES

48.19%

$4,113

$3.80

$1,011,745

$966,172

$3.63

$3,928

46.02%

NET OPERATING INC

51.81%

$4,421

$4.09

$1,087,642

$1,133,216

$4.26

$4,607

53.98%

TDHCA

48.02%

$4,098

$3.79

$3.79

$4,098

48.02%

0.00%

$0

$0.00

$1,008,157
0

$1,008,057

Additional Financing

$0.00

$0

0.00%

Additional Financing

0.00%

$0

$0.00

0

$0.00

$0

0.00%

NET CASH FLOW

3.79%

$323

$0.30

$79,486

$0.47

$509

5.96%

PER SQ FT

PER UNIT

% of TOTAL

$6.20

$6,707

7.90%

0.00

0

0.00%

Property Tax

2.95

Reserve for Replacements

DEBT SERVICE

AGGREGATE DEBT COVERAGE RATIO

1.08

$125,159
1.12

RECOMMENDED DEBT COVERAGE RATIO

1.12

CONSTRUCTION COST
Description

Factor

TDHCA

APPLICANT

% of TOTAL

PER UNIT

PER SQ FT

7.64%

$6,707

$6.20

$1,650,000

Off-Sites

0.00%

0

0.00

0

Sitework

8.54%

7,500

6.94

1,845,000

1,845,000

6.94

7,500

8.83%

Acquisition Cost

(site or bldg)

Direct Construction

$1,650,000

50.72%

44,534

41.18

10,955,282

10,655,277

40.05

43,314

50.99%

Contingency
General Req'ts

0.78%

0.46%

407

0.38

407

0.48%

3.47%

3,049

2.82

100,000
750,020

0.38

5.86%

100,000
750,020

2.82

3,049

3.59%

Contractor's G & A

1.95%

1.16%

1,016

0.94

250,010

250,010

0.94

1,016

1.20%

Contractor's Profit

5.86%

3.47%

3,049

2.82

750,020

750,020

2.82

3,049

3.59%

3.65%

3,202

2.96

3,202

3.77%

3,687

3.41

787,800
906,943

2.96

4.20%

787,800
906,943

3.41

3,687

4.34%

Indirect Construction
Ineligible Costs
Developer's G & A

4.92%

3.69%

3,240

3.00

796,933

796,933

3.00

3,240

3.81%

Developer's Profit

9.84%

7.38%

6,479

5.99

1,593,865

1,593,865

5.99

6,479

7.63%

Interim Financing

3.52%

3,088

2.86

759,567

759,567

2.86

3,088

3.64%

Reserves
TOTAL COST

2.11%

1,853

1.71

50,000
$20,895,435

0.19

203

0.24%

$78.55

$84,941

100.00%

$14,350,327

$53.94

$58,335

68.68%

Recap-Hard Construction Costs

100.00%

$87,810

$81.20

455,833
$21,601,274

67.82%

$59,554

$55.07

$14,650,332

SOURCES OF FUNDS

RECOMMENDED

TDHCA

66.43%

$58,333

$53.94

$0

$0.00

$14,350,000
0

Developer Fee Available

0.00%

$14,350,000
0

$14,350,000

Additional Financing
HTC Syndication Proceeds

24.47%

$21,488

$19.87

5,286,000

5,286,000

5,289,537

% of Dev. Fee Deferred

Deferred Developer Fees

5.83%

$5,120

$4.73

1,259,435

1,259,435

1,255,898

Additional (excess) Funds Required

3.27%

$2,869

$2.65

705,839

0

0

$21,601,274

$20,895,435

$20,895,435

TOTAL SOURCES

TCSheet Version Date 5/1/03
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$2,384,652
53%
15-Yr Cumulative Cash Flow

$4,562,388.37
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MULTIFAMILY COMPARATIVE ANALYSIS (continued)
Tranquility Bay Apartments, Pearland, HTC# 04420
DIRECT CONSTRUCTION COST ESTIMATE

PAYMENT COMPUTATION

Residential Cost Handbook
Average Quality Multiple Residence Basis
CATEGORY

FACTOR

UNITS/SQ FT

Base Cost

PER SF

AMOUNT

$42.13

$11,207,507

Adjustments
Exterior Wall Finish

0.24%

$0.10

$26,898

Elderly/9-Ft. Ceilings

3.24%

1.37

363,123

Roofing

0.00

Subfloor

(1.02)

(270,012)

2.00

532,044

Floor Cover

0

Porches

$8.82

13,695

0.45

120,790

Balconies

$30.00

13,675

1.54

410,250

Plumbing

$605.00

1,056

2.40

638,880

$1,650.00

246

Primary

$14,350,000

Amort

480

Int Rate

6.50%

DCR

1.08

Secondary

$0

Amort

Int Rate

0.00%

Subtotal DCR

Additional

$5,286,000

1.08

Amort

Int Rate

Aggregate DCR

1.08

RECOMMENDED FINANCING STRUCTURE APPLICANT'S NOI:
$1,008,157
0
0
$125,059

1.53

405,900

Stairs/Fireplaces

0.00

0

Secondary Debt Service

Floor Insulation

0.00

0

Additional Debt Service

Heating/Cooling

1.53

407,014

2.48

660,375

Comm &/or Aux Bldgs

0.00

0

Primary

$14,350,000

Amort

480

Other:

0.00

0

Int Rate

6.50%

DCR

1.12

54.52

14,502,768

1.64
(5.45)

435,083
(1,450,277)

Built-In Appliances

Garages/Carports

$11.74

56,250

SUBTOTAL
Current Cost Multiplier

1.03

Local Multiplier

0.90

TOTAL DIRECT CONSTRUCTION COSTS

$50.70

Plans, specs, survy, bld prmt

3.90%

Interim Construction Interest

3.38%

($1.98)
(1.71)

Contractor's OH & Profit

11.50%

(5.83)
$41.18

NET DIRECT CONSTRUCTION COSTS

Primary Debt Service

NET CASH FLOW

Secondary

$0

Amort

0

Int Rate

0.00%

Subtotal DCR

1.12

Additional

$5,286,000

Amort

0

Int Rate

0.00%

Aggregate DCR

1.12

$13,487,575
($526,015)
(455,206)
(1,551,071)
$10,955,282

OPERATING INCOME & EXPENSE PROFORMA: RECOMMENDED FINANCING STRUCTURE (APPLICANT'S NOI)
INCOME

at

3.00%

POTENTIAL GROSS RENT
Secondary Income
Contractor's Profit
POTENTIAL GROSS INCOME
Vacancy & Collection Loss
Developer's G & A
EFFECTIVE GROSS INCOME
EXPENSES at

YEAR 1

YEAR 2

$2,225,328

$2,292,088

$2,360,850

YEAR 3

YEAR 4
$2,431,676

YEAR 5
$2,504,626

YEAR 10
$2,903,548

YEAR 15
$3,366,008

YEAR 20
$3,902,126

YEAR 30
$5,244,131

44,280

45,608

46,977

48,386

49,838

57,775

66,977

77,645

104,349

0

0

0

0

0

0

0

0

0

2,269,608

2,337,696

2,407,827

2,480,062

2,554,464

2,961,324

3,432,986

3,979,771

5,348,480

(170,220)

(175,327)

(180,587)

(186,005)

(191,585)

(222,099)

(257,474)

(298,483)

0

0

0

0

0

0

0

0

(401,136)
0

$2,099,388

$2,162,369

$2,227,240

$2,294,057

$2,362,879

$2,739,224

$3,175,512

$3,681,289

$4,947,344

4.00%

$43,100

$44,824

$46,617

$48,482

$50,421

$61,345

$74,635

$90,805

$134,414

83,976

86495.2553

89090.11294

91762.81633

94515.70082

109569.6016

127021.1984

147252.3822

197894.8884

Payroll & Payroll Tax

221,000

229,840

239,034

248,595

258,539

314,552

382,700

465,614

689,222

Repairs & Maintenance

111,000

115,440

120,058

124,860

129,854

157,988

192,216

233,860

346,170

Utilities

39,000

40,560

42,182

43,870

45,624

55,509

67,535

82,167

121,627

Water, Sewer & Trash

90,000

93,600

97,344

101,238

105,287

128,098

155,851

189,616

280,679

General & Administrative
Management

66,000

68,640

71,386

74,241

77,211

93,939

114,291

139,052

205,831

201,086

209,129

217,495

226,194

235,242

286,208

348,216

423,658

627,117

Reserve for Replacements

49,200

51,168

53,215

55,343

57,557

70,027

85,198

103,657

153,438

Other

61,810

64,282

66,854

69,528

72,309

87,975

107,035

130,224

192,764

Insurance
Property Tax

TOTAL EXPENSES
NET OPERATING INCOME

$966,172

$1,003,979

$1,043,273

$1,084,113

$1,126,560

$1,365,210

$1,654,699

$2,005,906

$2,949,157

$1,133,216

$1,158,390

$1,183,967

$1,209,944

$1,236,319

$1,374,015

$1,520,813

$1,675,382

$1,998,187

DEBT SERVICE

$1,008,157

$1,008,157

$1,008,157

$1,008,157

$1,008,157

$1,008,157

$1,008,157

$1,008,157

$1,008,157

Second Lien

0

0

0

0

0

0

0

0

0

Other Financing

0

0

0

0

0

0

0

0

0

$125,059

$150,233

$175,810

$201,787

$228,162

$365,858

$512,656

$667,226

$990,031

1.12

1.15

1.17

1.20

1.23

1.36

1.51

1.66

1.98

First Lien Financing

NET CASH FLOW
DEBT COVERAGE RATIO
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LIHTC Allocation Calculation - Tranquility Bay Apartments, Pearland, HTC# 04420

CATEGORY

APPLICANT'S

TDHCA

APPLICANT'S

TDHCA

TOTAL

TOTAL

REHAB/NEW

REHAB/NEW

AMOUNTS

AMOUNTS

ELIGIBLE BASIS

ELIGIBLE BASIS

(1) Acquisition Cost

Purchase of land
Purchase of buildings

$1,650,000

$1,650,000

$1,845,000

$1,845,000

$1,845,000

$1,845,000

$10,655,277

$10,955,282

$10,655,277

$10,955,282

$250,010
$750,020
$750,020
$100,000
$787,800
$759,567
$906,943

$250,010
$750,020
$750,020
$100,000
$787,800
$759,567
$906,943

$250,006
$750,017
$750,017
$100,000
$787,800
$759,567

$250,010
$750,020
$750,020
$100,000
$787,800
$759,567

$796,933
$1,593,865
$50,000

$796,933
$1,593,865
$455,833

$2,384,652

$796,933
$1,593,865
$2,429,655

$20,895,435

$21,601,274

$18,282,335

$18,588,497

$18,282,335
100%
$18,282,335
100%
$18,282,335
3.55%

$18,588,497
100%
$18,588,497
100%
$18,588,497
3.55%

(2) Rehabilitation/New Construction Cost

On-site work
Off-site improvements
(3) Construction Hard Costs

New structures/rehabilitation hard costs
(4) Contractor Fees & General Requirements

Contractor overhead
Contractor profit
General requirements
(5) Contingencies
(6) Eligible Indirect Fees
(7) Eligible Financing Fees
(8) All Ineligible Costs

$2,384,652

(9) Developer Fees

Developer overhead
Developer fee
(10) Development Reserves
TOTAL DEVELOPMENT COSTS
Deduct from Basis:

All grant proceeds used to finance costs in eligible basis
B.M.R. loans used to finance cost in eligible basis
Non-qualified non-recourse financing
Non-qualified portion of higher quality units [42(d)(3)]
Historic Credits (on residential portion only)
TOTAL ELIGIBLE BASIS
High Cost Area Adjustment
TOTAL ADJUSTED BASIS
Applicable Fraction
TOTAL QUALIFIED BASIS
Applicable Percentage

TOTAL AMOUNT OF TAX CREDITS
Syndication Proceeds

0.8150

$649,023

$659,892

$5,289,537

$5,378,117

Total Credits (Eligible Basis Method)

$649,023

$659,892

Syndication Proceeds

$5,289,537

$5,378,117

Requested Credits

$650,675

Syndication Proceeds

$5,303,001

Gap of Syndication Proceeds Needed

$6,545,435

Credit Amount

$803,121
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RENT CAP EXPLANATION
Houston MSA
AFFORDABILITY DEFINITION & COMMENTS
An apartment unit is "affordable" if the total housing expense (rent and utilities) that the tenant pays is equal to or less
than 30% of the tenant's household income (as determined by HUD).
Rent Caps are established at this 30% "affordability" threshold based on local area median income, adjusted for family
size. Therefore, rent caps will vary from property to property depending upon the local area median income where the
specific property is located.
If existing rents in the local market area are lower than the rent caps calculated at the 30% threshold for the area, then by
definition the market is "affordable". This situation will occur in some larger metropolitan areas with high median
incomes. In other words, the rent caps will not provide for lower rents to the tenants because the rents are already
affordable. This situation, however, does not ensure that individuals and families will have access to affordable rental units
in the area. The set-aside requirements under the Department's bond programs ensure availability of units in these markets
to lower income individuals and families.
MAXIMUM INCOME & RENT CALCULATIONS (ADJUSTED FOR HOUSEHOLD SIZE) - 2004
MSA/County: Brazoria
Area Median Family Income (Annual):
$62,900
ANNUALLY

MONTHLY

Maximum Allowable Household Income
to Qualify for Set-Aside units under
the Program Rules
# of
At or Below
Persons
50%
60%
80%
1
2
3
4
5
6
7
8

$ 22,000 $ 26,400
25,150
30,180
28,300
33,960
31,450
37,740
33,950
40,740
36,500
43,800
39,000
46,800
41,500
49,800
FIGURE 1

35,200
40,250
45,300
50,300
54,350
58,350
62,400
66,400

Figure 1 outlines the maximum annual
household incomes in the area, adjusted by
the number of people in the family, to
qualify for a unit under the set-aside
grouping indicated above each column.
For example, a family of three earning
$30,000 per year would fall in the 60% setaside group. A family of three earning
$25,000 would fall in the 50% set-aside
group.

Maximum Total Housing Expense
Allowed based on Household Income
(Includes Rent & Utilities)
Unit
At or Below
Type
50%
60%
80%
Efficiency $
1-Bedroom
2-Bedroom
3-Bedroom
4-Bedroom
5-Bedroom

550 $
589
707
817
912
1,006

(provided by
the local PHA)

660 $
880
707
943
849
1,132
981
1,308
1,095
1,207

550 $
510
601
681
912
1,006

FIGURE 2

FIGURE 3

Figure 2 shows the maximum total housing
expense that a family can pay under the
affordable definition (i.e. under 30% of their
household income).

660 $
880
628
864
743
1,026
845
1,172
1,095
1,207

1,458
1,610

FIGURE 4

Figure 4 displays the resulting
maximum rent that can be charged
for each unit type, under the three
set-aside brackets. This becomes
the rent cap for the unit.

For example, a family of three in the 60%
income bracket earning $33,960 could not pay
more than $849 for rent and utilities under the
affordable definition.
1) $33,960 divided by 12 = $2,830 monthly
income; then,

Maximum Rent that Owner
is Allowed to Charge on the
Set-Aside Units (Rent Cap)
At or Below
50%
60%
80%
$

79
106
136

1,458
1,610

2) $2,830 monthly income times 30% = $849
maximum total housing expense.

Revised: 6/3/2004

Utility
Allowance
by Unit Type

The rent cap is calculated by
subtracting the utility allowance in
Figure 3 from the maximum total
housing expense for each unit type
found in Figure 2 .
Figure 3 shows the utility allowance by unit
size, as determined by the local public housing
authority. The example assumes all electric units.

Texas Department of Housing and Community Affairs
Multifamily Finance Division

Page: 1

Tranquility Bay Apartments

RESULTS & ANALYSIS: for 60% AMFI units
Tenants in the 60% AMFI bracket will save $73to $253 per month (leaving
2.9% to 7.7% more of their monthly income for food, child care and other living expenses).
This is a monthly savings off the market rents of 10.4% to 23.1%.

PROJECT INFORMATION

Unit Mix
Unit Description
Square Footage
Rents if Offered at Market Rates
Rent per Square Foot

1-Bedroom
815
$701
$0.86

2-Bedroom
1,075
$882
$0.82

3-Bedroom
1,277
$1,098
$0.86

SAVINGS ANALYSIS FOR 60% AMFI GROUPING
Rent Cap for 60% AMFI Set-Aside

$628

$743

$845

Monthly Savings for Tenant

$73

$139

$253

$0.77

$0.69

$0.66

Maximum Monthly Income - 60% AMFI

$2,515

$2,830

$3,270

Monthly Savings as % of Monthly Income
% DISCOUNT OFF MONTHLY RENT

2.9%
10.4%

4.9%
15.7%

7.7%
23.1%

Rent per square foot

Information provided by: Pacific Southwest Valuation, 2911 Turtle Creek Boulevard, Suite 300,
Dallas, Texas 75219. Report dated May 14, 2004

Applicant Evaluation
Project ID # 04420
LIHTC 9%

Name: Tranquility Bay

LIHTC 4%

HOME

City:

BOND

No Previous Participation in Texas

HTF

SECO

ESGP

Other

Members of the development team have been disbarred by HUD

Members of the application did not receive the required Previous Participation Acknowledgement
National Previous Participation Certification Received:

N/A

Noncompliance Reported on National Previous Participation Certification:

Yes

No

Yes

No

Portfolio Management and Compliance
Total # of Projects monitored:

Projects in Material Noncompliance

4

Yes
Projects
grouped
by score

zero to nine:
ten to nineteen:

# in noncompliance:
Projects not reported
in application

3
1

twenty to twenty-nine: 0

# monitored with a score less than thirty:

4

# not yet monitored or pending review:

6

Portfolio Monitoring

Yes
No

# of projects not reported

Not applicable

Not applicable

Review pending

Review pending

Review pending

No unresolved issues

No unresolved issues

No unresolved issues

Unresolved issues found

Issues found regarding late cert

Unresolved issues found

Unresolved issues found that
warrant disqualification
(Comments attached)

Issues found regarding late audit

Unresolved issues found that
warrant disqualification
(Comments attached)

Unresolved issues found that
warrant disqualification
(Comments attached)

Sara Newsom

Multifamily Finance Production

Date
Single Family Finance Production

Friday, May 28, 2004

Real Estate Analysis
(Cost Certification and Workout)

Not applicable

Not applicable

Not applicable

Review pending

Review pending

Review pending

No unresolved issues

No unresolved issues

No unresolved issues

Unresolved issues found

Unresolved issues found

Unresolved issues found

Unresolved issues found that
warrant disqualification
(Comments attached)

Unresolved issues found that
warrant disqualification
(Comments attached)

Unresolved issues found that
warrant disqualification
(Comments attached)

Reviewer S. Roth

Reviewer

Reviewer

Date

Date

5 /27/2004

Date

Community Affairs

0

Portfolio Administration/Analysis

Single Audit

Not applicable

Reviewed by

0

No

Office of Colonia Initiatives

Finacial Administration

No relationship

Not applicable

No delinquencies found

Review pending

Review pending

Delinquencies found

No unresolved issues

No unresolved issues

Unresolved issues found

Unresolved issues found

Unresolved issues found that
warrant disqualification
(Comments attached)

Unresolved issues found that
warrant disqualification
(Comments attached)

Reviewer

Eddie Fariss

Reviewer

Reviewer

Stephanie A. D'Couto

Date

5 /28/2004

Date

Date

5 /27/2004

Executive Director:

Edwina Carrington

Executed: ednesday, June 02, 2004

TEXAS DEPARTMENT OF HOUSING AND COMMUNITY AFFAIRS
Multifamily Finance Division
Public Comment Summary

Tranquility Bay Apartments
Public Hearing
Total Number Attended
Total Number Opposed
Total Number Supported
Total Number Neutral
Total Number that Spoke

212
197
12
3
37

Public Officials Letters Received
Opposition
Senator Mike Jackson
Representative Glenda Dawson
Pearland ISD
City Councilman Kevin Cole
Support

4

0

General Public Letters and Emails Received
Opposition
Pearland
Petition

259
453

Support
Pearland
Outside Pearland
Unknown Location

128
18
1

Summary of Public Comments
1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17

City / County Infrastructure is inadequate
Potential flooding to ajoining neighborhood
Overcrowding the schools
Increased traffic congestion in area
Increased crime in the neighborhood
Decreased property values of homes in neighborhood
Additional expenses needed for special needs children
Large number of units to be built in small area around lake
Safety to families in community
Decrease in property tax base
Negatively impact schools
No sidewalks on Fite Road (CR91) for school children
Lack of public transportation
City currently has moratorium on multifamily development
These types of projects are breeding grounds for crime and illicit activities
Oppose use of government dollars for this type housing
Insufficient police / sherriff protection

Summary of Public Comments
18 Developer and TDHCA trying to sneek this through
19 Sign on property was taken down before the hearing
20 These teens disrupt school classes
21 Land will not support housing foundations
22 The lake is a tragedy wait to happen with low income tenants
23 Support low income people but not in immediate community
24 Stop HUD from moving into neighborhood
25 Concerned with future up keep of property
Do not want this type of housing in west Pearland..put it at the other end of Fite
26 Road.
27 Will promote transient population
28 Serviced by a Volunteer Fire Department / slow response time due to traffic
29 Lake is a drowning hazard for children and adults
30 Developer has been sited in the past for compliance violations
31 Welcome a development for senior citizens
32 Development does not meet the needs of the community
33 Already have a high tax rate
34 Poor drainage on Fite Road
35 Adjacent to a manufacturing facility
Security and safety is a great concern due to the socio-economic standings of
36 the renters
37 Enjoyment of homes and landscape will be significantly impaired
38 There are no urgent care or hospital facilities in Pearland
Does not meet the needs of low income people and puts them at a
39 disadvantage
40 Fite Road is not wide enough for more traffic
41 TDHCA did not follow notification requirements
42 Hearing Official did not follow proper recording guidelines for the hearing
43 Nearest grocery store is 1/2 mile away
44 High risk to unsupervised children living in an area bordering a lake.
Mr. Richardson and Capital Consultants do not serve the interests of the
Pearland community. They serve themselves and the politicians that accept
45 their contributions

TEXAS DEPARTMENT OF HOUSING AND COMMUNITY AFFAIRS

TRANQUILITY BAY APARTMENTS
PUBLIC HEARING
Silverlake Elementary School
2550 County Road 90
Pearland, Texas
April 20, 2004
6:22 p.m.

BEFORE:
ROBBYE G. MEYER, Multifamily Bond Administrator
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P R O C E E D I N G S

1
2

MS. MEYER:

My name is Robbye Meyer, and I am

3 with the Texas Department of Housing and Community Affairs
4 in Austin, Texas.

And the Texas Department of Housing and

5 Community Affairs is the issuer for the bond
6 development -- for bonds for this particular development.
7

I'd like to proceed with the public hearing.

8 And let the record show that it is 6:22 p.m. on Tuesday,
9 April 20 of 2004.

And we are at the Silverlake Elementary

10 School located at 2550 County Road 90 in Pearland, Texas.
11

I'm here to conduct the public hearing on

12 behalf of the Texas Department of Housing and Community
13 Affairs with respect to an issuance of tax exempt
14 multifamily revenue bonds for a residential rental
15 community.
16

This hearing is required by the Internal

17 Revenue Code.

The sole purpose of this hearing is to

18 provide a reasonable opportunity for interested
19 individuals to express their views regarding the
20 development and the proposed bond issuance.
21

No decisions regarding the development will be

22 made at this hearing.

The Department's board is scheduled

23 to meet to consider the transaction on June 10 of 2004.
24

In addition to you providing your comments at

25 this hearing you can also provide comments directly to the
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1 board at that meeting.

The Department staff will also

2 accept written comments from the public up until five
3 o'clock on May 28.
4

The bonds will be issued as tax exempt

5 multifamily revenue bonds in the aggregate principal
6 amount not to exceed $14,600,000 and taxable bonds, if
7 necessary, in an amount to be determined and issued by the
8 Texas Department of Housing and Community Affairs.
9

The proceeds of the bonds will be loaned to

10 Tranquility Housing, Limited or a related person or entity
11 thereof to finance a portion of the cost of acquiring,
12 constructing, and equipping a multifamily rental housing
13 community described as follows:

246 multifamily

14 residential rental development to be constructed on
15 approximately 14.4 acres of land located at approximately
16 the 4800 block of County Road 91, or Fite Road, in
17 Pearland, Brazoria, County, Texas.
18

The proposed multifamily rental housing

19 community will be initially owned and operated by the
20 borrower.
21

The two programs that are being used to finance

22 this particular developer -- one is tax exempt bonds and
23 one is housing tax credits.

The major piece of that is

24 being in tax exempt bonds.
25

The federal government wanted to privatize the
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1 housing industry and created both of these programs to put
2 affordable housing on the ground.
3

The Private Activity Bond Program -- the tax

4 exempt nature of the bonds -- the tax exemption is to the
5 bond purchaser.

It does not have anything to do with

6 property tax exemption.

This development will be paying

7 full taxes to schools, counties, city -- whatever their
8 taxes are that's what they will be paying.

They are not

9 requesting an exemption from property tax.
10

Because of the exemption to the bond purchaser

11 the bond purchaser is willing to allow a lower rate of
12 return per his investment because he doesn't have to pay
13 income tax on it.

So, therefore, the lender can charge a

14 lower interest rate to the developer in order to build the
15 product.

And, therefore, you get a higher quality product

16 at a lower cost.

That's one of the incentives that the

17 government did come up with in order to encourage
18 developers and private industry to build affordable
19 housing.
20

The tax credit piece is a 4 percent tax

21 credit -- goes to the development -- and is a tax credit
22 to the development for the first ten years of
23 stabilization.

The tax credit piece is much like a

24 deduction on your income tax for your mortgage -- has the
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1 same net effect to the IRS.
2 idea of what a tax credit is.

That kind of gives you an
It's a very complicated

3 program to try to explain.

The tax credits are sold to an industry, and it

4

5 is loaned back to the development at normally about 80
6 cents on the dollar.

And they can use that to afford the

7 lower rents.

So you have the tax exempt bonds gives a lower

8

9 cost to the development, as far as building and debt
10 service.

And the tax credit piece enables the developer

11 to charge a lower rent structure to its tenants.
12

Because of the use of the tax exempt bonds and

13 the of the tax credits there is an affordability period
14 and a compliance period with the Texas Department of
15 Housing and Community Affairs for the next 30 years or as
16 long as the bonds are outstanding, whichever is longer.
17 If the bond are outstanding for 40 years that compliance
18 period goes on for 40 years.
19

In that compliance period it is monitored by

20 our staff with tenancy, making sure that the correct
21 tenants are there, that the physical appearance is being
22 kept up, and also there is a financial audit-type
23 bookkeeping that is also done during a compliance
24 monitoring.
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In most of our developments they have some type

1

2 of after school care -- and this particular developer
3 does.

They have day care facilities, computer lab -- the

4 developer will go into a little bit more of what his
5 social services are to the tenants that live here.

But

6 there are advantages to the tenants that do live there,
7 not just the rent structure.
8

Affordable housing -- I mean, the end result in

9 both of these programs is to put affordable housing on the
10 ground.
11 managed.

Again, it is privately owned.

It is privately

I've had several calls -- tried to explain that

12 it's not HUD-based -- Section 8 project-based housing.
13 HUD doesn't have anything to do with this development.

It

14 is -- it will be privately owned and privately managed.
15

The Tranquility Bay Apartments was in the bond

16 program, and it has a 150-day time limit.

It receives

17 what we call a reservation of allocation from the Texas
18 Bond Review Board.

And once it receives that allocation,

19 which was on February 18 of this year, it has 150 days to
20 close the bond transaction itself.

That reservation is

21 set to expire on July 17 of this year.
22

We're in the middle of that process, and this

23 public hearing is part of that process -- to get your
24 public input that will be given to the Board -- the Texas
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1 Department of Housing and Community Affairs Board for them
2 to render a decision on whether this particular
3 development will move forward or not.

The development will be located, again, at

4

5 the -- approximately the 4800 block of County Road 91 -6 will consist of 26 two-story residential buildings and one
7 non-residential building.

The rent structure -- if you picked up one of

8

9 the packets there are a couple of corrections that I need
10 to make.
11 units.

One on the -- there will be a total of 246
There will be 56 one-bedroom units instead of 40,

12 110 two-bedroom, two-bath units, and there will be 80
13 instead of 96 three-bedroom, two-bath units.

This particular development will service -- 100

14

15 percent of the units will service families at 60 percent
16 of the area median income.
17 income is $61,000.

For the Houston MSA area that

To give you an idea of -- a family of

18 four could not make more than $36,600.

That's in your packet.

19

And also the rent

20 schedule there is based on the Houston MSA rents.

There's

21 also Brazoria County rents, and I would like to give those
22 to you.

Instead of the one bedroom at the Houston MSA

23 rents -- it was 608.
24 629.

For Brazoria County it's actually

For Houston MSA on two bedroom it's 720.
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1 Brazoria County it's 746.

And the three bedroom units for

2 Houston MSA is 822; for Brazoria County it's 852.

At this time I'm going to turn the floor over

3

4 to the developer and let him do a short presentation about
5 the particular development and developments that he's
6 built.

MR. RICHARDSON:

7
8 Richardson.

Hello.

My name is Chris

I'm the owner of the property at Tranquility

9 Lake that -- where we plan to build the Tranquility Bay
10 units.

The pictures you see are of some of our

11
12 properties.
13 this.

Like Robbye said, HUD has nothing to do with

It's just a method of financing a quality product

14 for residents in the 26- to 38- -- almost $38,000 figure
15 here in Brazoria County.
16

And we move through the pictures, and you can

17 kind of look at the quality that we do.

You know, we've

18 got some renderings there, along with pictures of actual
19 properties.
20

The site plan is around Tranquility Lake.

21 There are two apartment properties already built there at
22 Tranquility Lake.

We wrap around the lake, and there will

23 be a very attractive site.
24

This is an old sand pit that's basically like

ON THE RECORD REPORTING
(512) 450-0342

11

1 an artesian well that -- the water basically stays at a -2 you know, at a constant level, almost in the lake.

We've

3 got a pump system where the lake can hold a lot of storm
4 water.

The banks are fairly steep and high that, you

5 know, a lot of storm water can run off into there.

Then

6 at a point later once the storm subsides we can pump the
7 water out through a big sump pump system that goes into
8 the regular drainage system of the MUD district.
9

The property, like Robbye says, pays the ad

10 valorem taxes just like businesses, just like homeowners,
11 et cetera, at all the normal rates -- the Brazoria County
12 tax, the special road and bridge tax, the Pearland ISD
13 tax, the drainage district taxes, and the MUD tax.
14

It's located at 4800 Fite Road.

15 said, it's 246 units.

Like Robbye

The method of financing is the

16 combination of the bonds and the 4 percent tax credit,
17 like she mentioned.
18

We build a Class A product.

And, based on the

19 way we finance it, we can offer a little bit lower rent to
20 the people making the 26– to $37,000 range income bracket.
21

And there are a lot of them here in the Pearland area

22 based on the market studies that we have in place.
23

The equity for the development -- we can charge

24 a little bit lower rent and, you know, hit the AMFI like
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1 I've already described.

We've got our manager -- management company

2

3 here -- Orion Management -- that will be on site.
4 manage a lot of properties.

They

You know, they do one that's

5 very close by at 1620 Spencer.

That's the pictures that

6 you see on some of the ones you see here.

They're very attractive properties and well

7

8 maintained, well managed.
9 security.

And I'll have, you know,

You know, they look much like homes.

You know,

10 they've got nice landscaping and good features.

And we --

11 you know, we keep them up and are involved long term.

All the units on site will have attached

12

13 garages just like homes.
14 than apartments.

They look a lot more like homes

We don't have any exterior staircases.

15 They all have a front door on the ground floor, just like
16 your home.

We strive to make them look a lot more like

17 homes so the residents, you know, feel at home and have a
18 good place to live.
19

This is one of our community centers.

Our

20 community centers act both as leasing and a leisure area.
21

And also like Robbye said, we do quite a bit of on-site

22 educational programs, along with -- have a licensed day
23 care center on all of our sites.
24

They service, you know, our residents, along
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1 with a few others.

They're on a sliding scale so the

2 resident doesn't have to pay -- it's similar to like what
3 the YMCA charges at their day care center programs.

The 246 units -- there it is so you can see it

4
5 first hand.

The income brackets are 26,400 to 37,740.

6 And the rents for the one bedroom range at 629 net.

In

7 addition, the resident pays their power bills, et cetera.
8

The two bedroom is 746 and the three bedroom is 852.
As I mentioned Orion has a lot of experience

9
10 managing.

They're professional.

They -- you know, they

11 have 62 properties comprised of about 12,000 units
12 throughout Texas.

The majority are Houston located.

13 They're right here local.

Most of the units are right

14 here in the area. And they do a great job of keeping on
15 top of the units and making sure there's no problems.
16

They do background checks on the individuals

17 applying to lease there.

They have to have good credit

18 history and no criminal background.
19

Some of the services we provide on site are

20 career counseling, workforce development training, basic
21 skill and tutoring, you know, EESL classes, GED programs.
22

You know, we've got internet connections in all of the

23 units, along with the community center -- high-speed
24 connections.
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1

You know, we have a referral service to other

2 social services that we'll have a few people talk about in
3 a few minutes that help people if they've got various
4 situations to, you know, help find home ownership type
5 programs and, you know, move up once they're ready to.
6

The National Builders Association did a study

7 to show what some of the affordable units and some of the
8 offspring of, say, based on 100 units.

And these are some

9 of the data that you see here in this slide.

Shows 72

10 jobs during -- you know, are created during construction,
11 then ongoing permanent jobs of approximately 33, with
12 $700,000 in local taxes spent during the course of
13 construction and 200,000 in annual income for the tax
14 revenues locally.
15

Some of the amenities -- we have beautiful pool

16 areas and, like you saw in the some of the pictures, game
17 rooms, furnished community center like you saw a picture
18 of, and the TV room with one of the units.

Licensed day

19 care, picnic area, laundry facilities on site, a computer
20 room -- both -- little computer niche in the units and in
21 the community center where classes are held.
22

There's a public phone available.

They're --

23 you know, everything right there with the -- you know,
24 with the pool area.

We've got monitored security systems
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1 that we wire and trim out and so the resident can get a
2 monitored security for their unit, which is connected to
3 the doors and windows, et cetera.

So -- and that's at a

4 very nominal cost to the resident to sign that up.

All the properties are wrought iron fenced with

5

6 security access -- you know, controlled access.

And we

7 have two playgrounds, one for, you know, preschool and
8 early school playground on site.

This is a list of some of the developments

9
10 we've done.

All these are basically under this same

11 type or similar program.

Many of these have lower incomes

12 than you have, you know, to qualify to live here.

This is

13 basically the highest you go in this.

It's 60 percent of the area median income.

14

15 like to point that out.

I'd

Several of these around the state

16 now are going as low as 30 percent of the area median
17 income.

So I'd want to point out that we're using the

18 highest one to keep -- you know, keep the rents up, to
19 keep the incomes up here in Pearland, and, you know, hope
20 that makes a difference to you.
21

We'd appreciate your keeping an open mind.

22 We've got -- we've had some e-mail contact with few of
23 you.

My e-mail is blazer1 -- the number 1 -- at

24 bigplanet.com.

I welcome you to, you know, make contact
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1 with me -2

VOICE FROM AUDIENCE:

3

MR. RICHARDSON:

Repeat it, please.

Blazer, B-L-A-Z-E-R, and just

4 the number 1 at bigplanet.com.

And if you've got any

5 input or want to know anything else -- you've got
6 questions please don't hesitate to get with me.
7

I know a lot of the comments that I've heard is

8 concerns about it being HUD.

But this is very different

9 than HUD, as you can see from the product.

So, you know,

10 the one you see here on the screen is on Spencer.
11

And there was opposition to that -- fairly

12 considerable amount of opposition.

But once they saw some

13 of our other properties and saw what we were doing,
14 especially with the services and the education programs
15 going on, they got behind us and actually went to the
16 State and spoke on our behalf.
17 input.
18

So I would appreciate your

Thank you.
MS. MEYER:

Okay.

We're going to open the

19 floor up for public comment at this time.

If you have any

20 cell phones or pagers I would ask that you turn them
21 either to silent mode or turn them off.

And please don't

22 answer your phone while the hearing is in process.

Yes,

23 sir.
24

MALE VOICE:

Okay.

The maximum income is

ON THE RECORD REPORTING
(512) 450-0342

17

1 36,000.
2

Can you check that income?
MS. MEYER:

If they make more --

That is checked by the

3 management -4

MALE VOICE:

And then if they make more money

5 than that then [inaudible].
6

MS. MEYER:

Okay.

I'm not going to be able to

7 answer a bunch of questions right now.
8 one right now.

I'll answer this

The questions are going to have to be

9 answered after the hearing process.
10

The incomes will be monitored by the State.

It

11 is up to the management company to make sure that the
12 tenancy is correct.

If it's not there are penalties

13 assessed to the development for future development.

And

14 that's not something that a developer wants to go through
15 in the compliance monitoring.
16

So at this time I'll going to open the floor up

17 for questions -- I mean, not for questions -- for the
18 hearing itself for anybody that wants to make comment.
19 I'm not going to be able to answer questions during the
20 hearing period.

Okay?

Once we get the hearing out of the

21 way I'll be glad to answer questions at the time.
22

Okay?

I'm not going to be able to answer your

23 questions right now, sir.
24

MALE VOICE:

[inaudible] comment [inaudible].
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1

MS. MEYER:

Okay.

2

MALE VOICE:

The comment would be simply that

3 the [inaudible] study of 1998 said that the Section 8,
4 which is [inaudible] HUD -- it's a Section 8 study -5 lowered the property value in the surrounding area
6 [inaudible].
7

MS. MEYER:

Sir, you're welcome to make that

8 comment. [inaudible] that right now.
9

MALE VOICE:

[inaudible] and it's on

10 [inaudible] web site.
11

MS. MEYER:

Okay.

The first speaker that I

12 have is Gil Jeske [phonetic].
13

MALE VOICE:

14

MS. MEYER:

No, sir.

15 here to make comment.

You're going to come up

Okay?

16

MALE VOICE:

17

MS. MEYER:

18 the microphone, sir.

Is that all the comments you want?

[inaudible] comment.
Gil Jeske?

You have to come up to

Everything is being transcribed at

19 this hearing and will be given to the Board.
20

(Pause.)

21

FEMALE VOICE:

22 people can be ready to go?

Can you say a couple of names so
And that way we can move a

23 little bit faster.
24

MS. MEYER:

The next person will be Amanda
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1 Douglas.
2

FEMALE VOICE:

3

MR. JESKE:

Thank you.

Myself, like a few other people --

4 some of my concerns resulting in the increase of the cost
5 of the schools with these people moving that don't have a
6 lot of money.

Their tax dollars are not going to pay for

7 the increase for cost of the schools.

Traffic -- if you've been on 89 in the morning,

8

9 it's pretty bad.

If they have the money for the rent are

10 they going to have the money to expand 89 to perhaps four
11 lanes?
12

Drainage -- is this going to be another

13 Corrigan?

Are we going to have problems with the

14 drainage?
15

Besides, the gentleman mentioned the situation

16 with the property values.

You're talking about all these

17 benefits to the people that are moving there.

What about

18 the benefits to the people that live there right now?
19 What kind of benefits are for us?
20

So, again, it's just a bottom line that people

21 that live there are not going to have a lot of extra
22 money.

There's a monitoring of 26– to 37-.

23 that they have to live somewhere.

I understand

I also understand

24 that -- I could be wrong -- that a development like this
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1 where this one was attempted by the [inaudible] Skating
2 Center, and that was defeated already.

So you might want

3 to kind of bring that up.

But those are the few points I might have.

4

So

5 that's just a feeling that I've got for this [inaudible].

MS. MEYER:

6

One other thing, you will have --

7 there is a limit of two to three minutes on the speaking.
8

Amanda Douglas.

And the next person would be Robert

9 Murray.
10

MS. DOUGLAS:

I guess I wanted to comment is

11 what I've noticed with a lot of apartments.

I mean, they

12 have like a minimum amount of people that should go in,
13 you know, in each -- you know, like two people per bedroom
14 apartment.

But I have found that, you know, before, from

15 living in the apartments, that there's really no way to
16 control how many people live in each apartment.
17

They'll sign up and say, I'm living with my

18 boyfriend, and that's just that, in one apartment.

But I

19 have seen cases time and time again where you'll have a
20 family of five living in one apartment.

You'll have four

21 or five singles living in two-bedroom apartments.
22

And before you know it these apartments are,

23 you know, loaded with, you know, people in there.
24 there's a constant amount of traffic -- cars -- and

And
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1 sometimes even the parking spaces can't -- you know,
2 especially since here's it's like -- what is it -- you
3 have individual parking -- individual garages.

So, you know, with so many people living in

4

5 these apartments they'll be forced to park their cars
6 outside.

Next thing you know all the way down Fite Road

7 we're going to have cars parked here and there.
8

I've also experienced a lot of children who

9 have been killed just by crossing the street in apartment
10 zones because these apartments are driven by -- I mean,
11 the cars are -- automobiles in that area are driven by
12 teenagers or like people in a rush.

And they're just

13 zooming down the neighborhood who don't even care.

And I

14 just feel like it's a really dangerous atmosphere for
15 children.
16

MS. MEYER:

Robert Murray.

And then the next

17 person will be Lewis Reuben.
18

MR. MURRAY:

Okay.

Thank you.

19 am going to said has been said already.

I guess what I

Clearly, the

20 neighborhood that we live in -- this infrastructure is
21 really not to support the development that they're
22 proposing.
23

Because right now (applause over speaker) like

24 you're trying to get out of here, it's terrible.
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1 enough.

The flooding is getting worse and you can see --

2 from we've been living here it's just getting worse.

The infrastructure needs to be addressed.

3

4 That's what they really should be doing.
5 addressing traffic, flooding.
6 it worse.
7 right?

All right?

They should be

They should not be making

There's a problem right now.

All

Try to solve the problem instead of making it

8 worse.

I'm just wondering -- this is such a great

9

10 development and all.
11 live?

Why don't you put it near where you

We've invested money in our homes.

All right?

12 We've invested a lot of money and we plain and simply
13 don't want to lose it -- plain and simply.
14

Yes, the people want to live somewhere.

15 There's other means that they should be doing.
16 they're approaching it the wrong way.

I believe

There should be

17 economic development for people so they can get jobs and
18 not get substandard housing that are being supported by
19 other people.

They should not be depending on other

20 people.
21

There should be opportunities for them.

22 should be addressed.

That

They should get the opportunities so

23 they can get jobs like other people and not have to depend
24 on us -- and we have to suffer.

We get lower property
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1 values.

Are we going to be compensated for this?

2 Clearly, it's going to lower property values.
3 going to get compensated for it?

Are we

We've invested money and

4 we're going to lose it.

The situation with schools -- as you can see

5

6 with the schools there's a problem when Silverlake opened.
7

The day it opened it was filled up.

8 too is also filled up.

That school up there

What are you going to do about

9 that?

I mean, clearly, that's -- I'll just repeat.

10

11 The infrastructure is not there to support it.

You need

12 to address that and not make the problems worse.

Thank

13 you.

MS. MEYER:

14

Lewis Reuben, would you like to

15 speak?
16
17 now.

MR. REUBEN:

Okay.

I like the way it is right

And I don't have a problem with crime in my area.

18 The way I see it, if you're maximum income is 36,000 a
19 year that's pretty hard to live off of that.

And so the

20 only way you can increase that without showing it is to
21 create -- is to steal and create crime.
22

And I just don't want that in my area.

23 lot of money for my house.

Okay?

24 developer -- where's the builder?

I pay a

And where's the
I don't want you around
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1 my area.
2 else.

I want you to go somewhere else.

Go somewhere

There's plenty of -- Texas is a big place.

3 Find another place.

Thank you.

MS. MEYER:

4
5 speak, sir?

Ron Johnson.

Would you like to

And the next person is Greta Costa.
MR. JOHNSON:

6

First of all I'd like to

7 apologize for my sudden outburst.
8 about this.
9 internet.

Okay?

I'm a little emotional

I have been doing the research on the
The studies do support the fact that even with

10 Section 8 housing there is a negative impact on our
11 housing price and the value.

And it's directly correlated

12 to the proximity that your house is to this development.
13 This is science.

This is (applause over speaker) have

14 this available.
15

The other thing that we do know is that these

16 housing opportunities in study after study do not help the
17 people that they're supposed to help.

They continue to

18 live in the same economic value range, and they do not
19 diversify out within the population.

So I don't

20 understand why we do not have the infrastructure, as many
21 people have mentioned.
22

The other aspect of it is this -- that there is

23 no way that -- we don't have the buses to provide public
24 transportation, we don't have sidewalks here.
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1 going to have to pay for that.

We also do not have -- the

2 governmental structures are in Alvin or they're in
3 Angleton.

And that's -- you know, it's a 30-mile drive.

4

The nearest hospital clinics and assistant care

5 clinics are UTMB on the other side of town -- are also
6 down there.

And it's just not an economic satisfactory

7 answer for this to be in our neighborhood.

Thank you.

8

MS. MEYER:

Greta Costa.

9

MS. COSTA:

Right here.

10

MS. MEYER:

Okay.

MS. COSTA:

A lot of the points that I was

The next one is Richard

11 Skotak?
12

13 going to talk about have already been brought up.
14 most of us feel that way.

I think

We spend a lot of money.

We

15 made a lot of plans to move into a community to raise our
16 children.
17

We wanted to be in a place where there were

18 young professionals, people of the same income level,
19 people of the same education level, and people with the
20 same type of interests as us.

We want our children to

21 associate with those people, and we want to associate with
22 those type of people.
23

Now, I'm not trying to downgrade people that

24 make less money.

I'm sure they have their similar

ON THE RECORD REPORTING
(512) 450-0342

26

1 interests, but I think there are plenty of other places
2 that they could go.

Manville hasn't been built up.

3 wonder if that's been considered.

I

Or Rosharon.

When we moved into this community we wanted it

4

5 to be Silverlake, like it is.

Now, granted, it has grown.

There are other communities that have been built up.

But

7 they're similar to the neighborhoods that we live in.

And

6

8 the price of those houses and the value of those areas is
9 similar to where we live.

This is totally 180 degrees from what we have.

10
11

So all of our plans that we've been making to stay here

12 for 20 years, they're going to go down the drain.

All our

13 plans are shattered if this happens.
14

I don't know if we really get the opportunity

15 to make a difference in whether you build this community
16 or not.

I know that you're just -- you're giving us the

17 opportunity to make our comments, but I don't know how
18 much of a force that's going to have on the final outcome.
19

But one point that Amanda brought up, which I

20 agreed with, you said you're going to do criminal
21 background checks on the people that rent these places.
22 Well, what about the boyfriends of these women that come
23 in?
24

Unfortunately, that happens a lot that you'll
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1 have a single woman with kids.

And I'm not trying to be

2 stereotypical, but I've seen it many times where they have
3 these deadbeat boyfriends that come in with criminal
4 records that pretty much take over their house and take
5 over everything around it and bring their buddies in.

So

6 that's another thing to consider.

And then, finally, if we have no so say

7

8 whatsoever is there a possibility that you could
9 reconsider, only allowing residents that are senior
10 citizens?

MS. MEYER:

11

Richard Skotak.

And the next one I

12 have is Charles Booker.

MR. SKOTAK:

13

My name is Richard Skotak.

14 business owner in Silverlake.
15 Silverlake.
16 Road.

I'm a

I'm also a homeowner in

I live at Edgewater Estates right off of Fite

And I'm also president of the homeowners

17 association for Edgewater Estates, Huntington Village,
18 Southfield Village, and Southmore.

My major concerns tonight have to do with the

19
20 school.

Pearland Independent School District, as most of

21 you probably realize, is a recognized school.
22 exemplary.

It's not

We have a lot of trouble with people moving to

23 Friendswood to try to get into an exemplary district.
24

You've got to figure out why is it recognized?
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1

I've asked the school board for a definition of that.

2 haven't gotten it yet.

I

But it's got a lot to do with the

3 students and how well they're cared for, i.e., this
4 program that's coming into town.

It sounds like he's got some basic skills, some

5

6 GEDs are going to train them, and some social services.

I

7 don't know if it's going to help pull the school district
8 away from recognized and towards exemplary or not.

Just

9 one of the questions I'd like to find out.

Also Ms. Meyer's has said that -- I think --

10

11 believe, the way I'm reading this, is that the $14.5
12 million is committed to Mr. Richardson at present.

Mr.

13 Richardson, I understand is saying, has purchased the 14
14 acres over there on Fite Road.

Are we doing any good tonight, or is thing a

15

16 slam dunk already?
17 we're just here.

It seems to me like we're just here -We're (applause over speaker).

We

18 would like to know -- one of the things is on what basis
19 has the Board ever reversed one of these commitments to
20 loan money for a project?
21 to reverse?

What does it take to get them

They're up there in Austin.

They're not here

22 in Pearland.
23

246-unit apartment is going to be 500 children

24 at least.

I mean, I'd like to find out that number also.
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1

You've got to figure two children per apartment.

2 Silverlake is full.

Silvercrest is full.

3 elementaries breaking ground anywhere.

There are no

Where are they

4 going to put those 500 children just from that one
5 apartment?

Next to the St. Andrews Apartment on 518 --

6

7 they have just recently completed another 300-unit plus
8 apartment.

Down there at Tranquility Bay in front of Fite

9 Road they have just built another 350-unit apartment.
10 Those are going to be a thousand kids maybe?

Then we have

11 Silvercreek which is building out -- 700 homes.

There's

12 going to be 1,400 kids there.

The school's board does not have the money to

13

14 build those schools.

I mean, we're talking about at least

15 two more elementary schools that would have to be built to
16 accommodate already, much less bringing in additional
17 children.

It's just not the right time.

18

19 infrastructure's not there.
20 ditch road.
21 pit.

The

Fite Road is a two-lane open

The project he wants to build it on is a sand

I don't even know where 14 acres is there unless

22 it's across the lake.

Honestly, if you look at it it's

23 not there in any way, shape, or form.
24

It's just the wrong time.

It's too early.
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1 Pearland can't take this sort of growth.
2 you about your tax base.

And let me tell

These apartments -- if you take

3 $14.5 million and divide it by 246 units you're going to
4 come out with an average cost of 55,000 a unit.

If there

5 are two children per unit they're going to be paying $500
6 per pupil per year -- $500 per pupil.

Your cost is $5,000 per pupil per year.

7

That

8 is a $4,500 subsidy which is going to be like 3 million -9 two-and-a-half million dollars per year you're going to
10 have to come up with out of your pocket to accommodate
11 this apartment project.

Pearland has a moratorium on apartments.

12

13 Pearland has an ETJ.
14 land.

It's got jurisdiction over this

It could cancel these apartments by not granting

15 them water and sewer.
16 coming from MUD 1.
17 of Pearland.
18

I don't know -- it's got to be

MUD 1 is in partnership with the City

No water, sewer, no apartment.

I just don't see how it can be accommodated.

19 Thank you.
20

MS. MEYER:

21

MR. BOOKER:

Charles Booker.
Right here.

If you have some more

22 to say you can have my time.
23

MS. MEYER:

The next person will be Ron Billine

24 [phonetic].
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MR. BOOKER:

1

I'm afraid I'm not going to do as

2 well as the last gentleman did, but I do have some
3 thoughts.

I mean, everybody keeps bringing up the

4 infrastructure of Pearland, and I agree with that 100
5 percent.

The schools, fire stations, medical facilities,

6

7 and especially the roads are not there to support any more
8 growth like this.

When you take a little piece of land,

9 build a whole bunch of effectively homes on it -- a bunch
10 of residential units, then you've just increased the
11 amount of traffic that's going to be there -- the amount
12 of people that are going to need services.

I also kind of have a question about why would

13

14 they choose to build this kind of a complex on lakefront
15 property.

That just raises a big red flag to me.

16

I'd like to also state, since this is a hearing

17 and this is going on the record, I'd like to say that
18 people in this area have worked hard and they've gotten
19 educations.

They found good jobs and they've invested in

20 this community.

They pay a lot of taxes to live here and

21 a lot of community association dues to try to keep the
22 neighborhoods nice.
23

And I just sort of have a question of why would

24 you want to build a community right in the middle of that

ON THE RECORD REPORTING
(512) 450-0342

32

1 that's going to be a lower income group.

They wouldn't

2 even fit in really and we wouldn't mesh with them.
3

I'd like to comment on the fact that the sign

4 was posted and then removed several weeks before this
5 hearing -- that this is all kind of above board and such a
6 nice facility, then why is it that they try to sneak it in
7 under the radar by taking the sign down.

I think they

8 should have put notices in the local Pearland paper and
9 also in the community association newsletter for
10 Silverlake.
11

And I also -- I may have missed something here,

12 but the packet said that the residents much make no more
13 than 60 percent of the AMFI to qualify to live here.

But

14 I kind of am curious how much less can they make and still
15 be able to live there.
16

MS. MEYER:

Thank you.
Ron Billine.

The next person is

17 Christy Hardy.
18

MR. BILLINE:

19 sign went, too.
20

Yes, I'd like to know where that

First it's up, then it's down.

But, overall, what I have seen here -- I hate

21 to be on a negative side also.
22 Pearland for 14 years.

Moved to Pearland, been in

See a lot of ups and down.

23 lot of signs go up and a lot of signs go down.
24

See a

Quickly.

But unsupervised children, behavior of teens,
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1 vandalism -- I know this is a problem.
2 so on and so forth.

A lot of trash and

As you know, I'm not from here, but

3 I've been in Pearland since 1990 and love Texas.

And have

4 seen it up north, have seen it across the country for many
5 times with income -- low income, so to speak.

I also notice that there's a maximum range for

6

7 salary is 36,042.
8 cars?

What's the minimal?

Can they afford new cars?

9 know, vans?

What about the

Medium size cars?

You

Whatever the case would be.
As Rick over here said -- he did very well --

10

11 the other gentleman who was just up here -- you guys did
12 awesome.

Thank you very much.

I am opposed to this.

13

(End of tape 1, side 1.)

14

MS. MEYER:

The next one is Edwina Reisen

MS. HARDY:

The only thing that I actually have

15 [phonetic].
16

17 to add is I just wanted to point out -- or make sure
18 everybody noticed that they said that the 150 days started
19 on February 28 -- February 18.
20 Why are we just now doing this?
21 inappropriate.
22

I think that's totally

And I'm opposed also.

MS. MEYER:

23 speak for her?

That was two months ago.

Edwina Reisen.

Are you Edward?

Okay.

Are you going to
And the next one

24 is Penny Dowdy.
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MR. REISEN:

1

Good evening.

2 Edwina and mine is Eddie.

My wife's name is

We're not sister and brother.

You know, they say those who forget their

3

4 history are bound to repeat it.

It seems as though I've

5 lived this whole nightmare before.

As a product of

6 Brooklyn, New York -- I came here to the university in
7 1959.
8

I, myself, was a welfare recipient.

9 passed when I was young.

My father

And I know the many hardships

10 that people have that are socially and economically
11 deprived, you know.

A lot of my friends didn't get out of

12 the [inaudible] ghetto, et cetera.

I came to the

13 university on a track scholarship.

My wife came with

14 me -- my childhood sweetheart, who's Edwina.
15

But, to make a long story short, I graduated

16 Texas [inaudible] University.
17 part of town, you know.
18 My wife was teaching.

We moved to area southwest

And I was teaching at the time.
And we moved to a real nice place

19 that reminds of [inaudible].
20
21

It was wonderful there when I first got there.
One of my neighbors [inaudible], [inaudible].

22 first five, ten years worked beautiful.

And the

My daughter

23 attended [inaudible] High School, and she was doing fine.
24

My son attended there also.
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I had one man -- son -- my youngest son was

1

2 special education.
3 years.

And we worked with him for many, many

And today he's driving a truck -- 18-wheeler.

I

4 have another son that's in D.C. working for the federal
5 government.

My daughter's a pharmacist at M.D. Anderson.
To make a long story short, I've seen all this

6
7 before.

Crime -- it just seemed to come from nowhere.

8 But they stopped monitoring who moved in.
9 monitoring who moved in.

People started moving out.

You wouldn't believe -- and then the drugs

10
11 came.

They stopped

The battle with drugs and kids and neighborhoods.

12 I wouldn't believe that I saw two kids -- children get
13 shot in front of my door.

Two gun battles [inaudible] day

14 time -- not night, [inaudible] day time.
15 officer got shot.

Well, one police

I had to go to his aid and [inaudible]

16 helicopter to pick him up.
17

Now, I'm talking about [inaudible].

So you

18 haven't lived this, but I've lived this right here in
19 Houston.

Oh, I lived some tough times in New York, too.

20 Don't you forget what I'm saying.

We had a tough time.

21 [inaudible] I'm going to tell you.
22

I'm a retired school classroom educator here in

23 Houston in the school district.

My wife is also.

24 However, I am totally against this project.
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1 that people have to live somewhere.

I don't think that

2 Pearland infrastructure will support this type of a
3 program.

I [inaudible] transit.

Where are these people

4 going to -- where is the bus system?
5

I mean, I'm against this project.

I think it's

6 ill-advised, and I think we need to just step up to the
7 plate and do whatever we have to do to defeat this
8 project.
9

MS. MEYER:

Penny Dowdy.

And the next person I

10 have is Kenneth or Peggy Phillips.
11

MS. DOWDY:

I know I'm going to reiterate what

12 a lot of people are saying, but I'm hoping I'm able to
13 give some specific examples to both the State and the
14 developers so they can understand where we're coming from.
15

The first thing that I'm hearing over and over

16 again is concern that this is done -- that what we're
17 saying is not causing an impact and won't cause any impact
18 and change.
19

One of the things that's so clear, if you look

20 on the back of the flyer, how can I have an input in the
21 development process?

It's not uncommon for developers to

22 make changes in response to the concerns of area
23 neighbors.
24

I don't want a change to the development.
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1 want no development.

And I need to know from the State

2 and from the developer even if that's a possibility, so
3 when you do get to the point where you're answering
4 questions I think there are many of us that would want to
5 know is this done or is there a possibility that it won't
6 happen.

Now, there are obviously logistics in traffic.

7
8

I live in Southland.

I live two blocks from where this

9 development will build.

I drive out Meadowhurst to Fite

10 Road and then either to the left or the right to go where
11 I'm going.
12

There are days -- not just mornings -- mid-day,

13 late day I will drive out Fite Road as if I'm going to
14 89 -- I'm going to Kroger.

I will turn my head and look

15 down 89 and see the cars are two, three away.

Mid-day.

16 You can wait on 89 from the Conoco to 518 for 20 minutes.
17

Adding 250 potential to 500 more cars is only

18 going to cause a problem.

You have a business on Fite

19 Road, Teleflo [phonetic], with 18-wheelers.

If you drive

20 down Fite Road you see the ruts because they go off Fite
21 Road because it is so narrow there's no room for them to
22 turn.
23

I will guarantee you once every month to two

24 months that there is a tow truck out there pulling one of
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1 those 18-wheelers out and traffic is backed up forever.
2 This is common place.

I've lived here eight years and I

3 see this so frequently.
4

I -- as a parent I'm very concerned about the

5 school issues.

I know from hearing from Tish Farnie, who

6 is on the board of the Pearland Independent School
7 District, that the school district has sent three letters
8 requesting that this building does not happen.

They have

9 not received firm indication one way or another that their
10 request is heard and considered.
11

If the school board doesn't feel that they can

12 meet the needs of these new children -- I'm not talking
13 about just my child, but I'm talking about these children
14 who are coming from low income.

And the potential of them

15 having more special needs than you and my children do is
16 higher, just by the nature of where they are.
17

They don't have special services available for

18 those kids in the size and proportion that they're going
19 to be needed.

That's going to hurt their children; that's

20 going to hurt our children.

And that's unacceptable to

21 me.
22

I also have to point out a concern about

23 drainage.

Again, I live in Southland, closest to this

24 area, along with the people on Links of Edgewater.
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1 been there eight years.

My neighbors have been there even

2 longer.
3

When we first came in we had no flooding

4 problems.

In the eight years where we have seen

5 apartments and businesses develop along Fite Road and
6 along County Road 89, when we have heavy rains now our
7 streets do flood.

That did not have happen before.

If you're talking about pumping water out of

8

9 the sand pit, which has never alleviated our flooding to
10 begin with -- if you're going to pump the water out of it
11 518 is higher than we are.

Where is that pump water

12 going to go but into my neighborhood.

This is not

13 acceptable.
14

MS. MEYER:

15 Kenneth Phillips.
16

The next person I have -- this is

Next is William Schwin.

MR. PHILLIPS:

17 live in Southland.

My name's Kenneth Phillips.

I live on Meadowhurst Street.

18 lived there for ten years.

I

I've

I almost hate to admit this,

19 but I'm a real estate attorney and have been for 24 years.
20

So I think I understand something about developments.

21

Part of my training requires me to see both

22 sides of an argument.

You do make a good product.

23 don't have any problem with admitting that.
24 record to reflect that.
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1

However, I'm not sure that this is the proper

2 way to utilize the balance of your land.

Seems to me that

3 what you've done is you've bought the whole 14 acres.
4 You've developed out the front half on 518.
5 to do something on the back side.

Now you have

I can appreciate that

6 from an economic standpoint.
7

I have the same concerns about traffic, taxes,

8 and school overloading, because, after all, you get to
9 pass the taxes on to your residents; we don't.

And I have

10 a drainage concern.
11

But there's a different concern that I'd like

12 to raise that hopefully you can address.

I saw a site

13 plan of what you've already built, but I didn't see a
14 proposed site plan of what you're going to build.
15

My concern about the impact that I just don't

16 see how you're going to get that many units packed on that
17 little bitty piece of land.

That land can't be 60 feet

18 wide from the ditch on Fite Road to the sand pit.

Maybe

19 it's a little larger than that, but it sure looks awful
20 small and I sure would like to see how the units are going
21 to be placed on there.
22

I think that you would be better served in the

23 community and in trying to -- well, that's what you've got
24 now.

That's not what you're building.

ON THE RECORD REPORTING
(512) 450-0342

41

1

MALE VOICE:

2

MR. PHILLIPS:

This is what we're building.
This is what you're building?

3 Well, there's no way you can get that -- you're telling me
4 that Fite Road -- down there where it says site plan.
5

FEMALE VOICE:

No, it's on the left.

6

MALE VOICE:

7

FEMALE VOICE:

On the left.

8

MR. PHILLIPS:

Over here.

9

MALE VOICE:

It's on the left-hand side.

10

MR. PHILLIPS:

It's a match [inaudible].

11 reason.

Okay.

Well, all the more

Since you have a site plan, this is way too many

12 people to be packed in there like there.

Is there going

13 to be an outlet on to Fite Road?
14

FEMALE VOICE:

[inaudible].

15

MR. PHILLIPS:

Okay.

16 the traffic out on that.
17 development.

So you're going to let

I think that's way too much

Try to scale it down to either large homes

18 or some townhouses where you don't try to put -19

MALE VOICE:

20

MR. PHILLIPS:

No homes.
Guys, let's get realistic.

This

21 is America, and he has a right to develop his own land.
22 Let's don't come across on the record like a bunch of
23 fascists.

Okay?

24

But what I'm suggesting to you is is there is a
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1 better, less impact, development for the balance of your
2 property.

We can all recognize that you have a right to

3 get your money back, but we question the way you're doing
4 it.

So what most of us are here about is it's the

5

6 impact you're going to have on us in getting back your
7 investment.

MS. MEYER:

8

William Schwin?

9 person is Scott Lester.
10 speak?

Okay.

11 anything down.
12 Jackson?

Next

You don't want to

I'm also calling the ones that didn't put
So Mark McDonnell?

(Pause.)

Amelia

(Pause.)

13

MALE VOICE:

14

MS. MEYER:

15 spoke.

(Pause.)

(Pause.)

Charles Scott?

Why can't we stand in line?
Because I've got to check off who
(Pause.)

Tracy Scott?

(Pause.)

16 Jacob Rink?

MR. RINK:

17

Good evening, folks.

Three years

18 ago we lived in Houston and moved into the Silverlake
19 area.

Now, I'm going to have to tell you why we moved.

20 It was because of gun-related violence.

Houston's a

21 pretty rough area, as the gentleman from New York also
22 mentioned.

We moved and we have been very happy in the

23 area we live in, which is the Silverlake area.
24

I'd like to go on record by saying that I'm
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1 also opposed to this plan for the many reasons many of the
2 speakers before me have mentioned.
3

I'd like to raise one issue that I think hasn't

4 been addressed yet, which is a study that HUD -- I know
5 this is not a HUD project, but nonetheless I'm going to
6 raise the issue.
7 the Crossfire.

HUD put out a report two years ago on In
It relates gun [inaudible] violence

8 directly with low income.
9

Now, as we have heard so far, all these

10 apartments are going to be occupied with people with
11 relatively low incomes.

There is a direct correlation

12 between low income and gun-related violence.
13

My daughter will go to the ninth grade campus a

14 few blocks down the road here.

Does she have to run a

15 gauntlet to go past these apartments complexes?
16 think so.

I don't

Pearland ISD is charging $43 just to drive my

17 kid one mile down the road.
18

I think one way of addressing the

19 infrastructure here is to not build it at all.

And I

20 disagree with the speaker before me by stating that the
21 owner has a right to recoup his money.

I think there

22 should be a better plan made before they put this whole
23 plan in action.
24

Thank you.

MS. MEYER:

Dave McElvey?

The next person I
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1 have is Elizabeth Hallman.

MR. MCELVEY:

2

3 in Edgewater Estates.

My name is Dave McElvey.

I live

Many people are strongly opposed to

4 this project, as am I.

One of the comments the person sitting by me

5

6 made was that the developer of this project has not even
7 flinched when all these comments were made.

I think my

8 major concern is this thing's already a done deal and that
9 we're probably just wasting our time here tonight.

I'm personally also a businessman.

10

And one of

11 the things that bothers me is this project won't fly
12 without tax-free bonds.

Okay?

The city doesn't have the

13 infrastructure to support this project.

We're looking at

14 a possible decrease in property values, noise.

The

15 developer isn't a Texas corporation, like I am.

We have current apartments that are sitting

16
17 empty.

There's a upcoming Pearland moratorium on

18 apartments.

And one of the things that really bothers me

19 is how many kids are going to drown in this lake?
20

One other cheap shot I got -- I'm going to

21 guess that Mr. Richardson makes more than $36,000 a year
22 and won't be residing in our community.
23

They also mentioned a study cited in his

24 presentation.

And I believe our homeowner association hit
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1 it right on the head that it was done by a builder's
2 company.

If anybody ever took a statistics class knows

3 how to make any number work in his favor.

Listen, because I am a businessman and a

4

5 taxpayer, and I feel like I'm already done, I'm going
6 home.

Good night.

7
8 Hallman?

Thank you.

MS. MEYER:
(Pause.)

Elizabeth Hallman?

Bernice Bolden?

9 person I have is Patricia Trapp.
10

FEMALE VOICE:

11

MS. MEYER:

12

MS. BOLDEN:

13 I oppose this projects.

(Pause.)

(Pause.)

David

The next

Do you want to speak?

No.

No?
First of all I'd like to say that
Most of the ideas that I also and

14 concerns I had have been brought up and mentioned by a lot
15 of my fellow homeowners and neighbors and friends.
16

But I'd just like to know concerning, you know,

17 your -- all in the Silverlake subdivision we're all
18 homeowners, taxpayers.
19 association?

What about our homeowners

I mean, where are they?

I had no -- had no

20 notice of this so-called meeting here this evening.

And

21 it was a very short notice.
22

In fact, the envelope I got my notice in -- it

23 looked like one of those bills, you know, that we get
24 every six months.

So I'm just wondering, did anybody
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1 besides having flyers and going door-to-door, did we
2 actually know about this meeting?
3

MEMBERS OF AUDIENCE:

4

MS. MEYER:

5

MR. FISHER:

6

MS. MEYER:

7

MR. FISHER:

8

MS. MEYER:

9

MS. ROMO:

10

MS. MEYER:

11

MS. ROMO:

12

MS. MEYER:

No.

John Fisher?
I'll yield my time.
Do what?
I'll yield my time to Richard.
Mary Alice Romo?
I yield my time also.
To who?
Richard.
Well, he's already spoken, so, I

13 mean, if you're yielding your time to him you're -- Kim
14 Long?
15

MS. LONG:

16 Silverlake resident.
17

My name is Kim Long, and I'm a
I'm also a professional educator.

I've really got five points that I want to want

18 across because I went to the web site for TDCH -- I
19 believe that's the acronym.
20

One of the things that you have to look for is

21 the appropriateness of the development site and the
22 configuration in relation to the housing needs

the

23 community in which the development is to be located.
24

Well, I don't really think they've looked
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1 around to see that there's a ton of apartments.
2 two much multifamily housing.

We've got

The city has already

3 decided to do a moratorium, which was something nice that
4 they finally did for Silverlake.

They finally did a

5 moratorium, so why would you want to go against the City's
6 wishes if you want to bring in your business?
7

The second thing is the availability of

8 adequate public facilities and services.

Well, if you

9 live in Silverlake you know that in the morning there's
10 no -- there's hardly any ever sheriff's deputies.

Because

11 we are not in the city limits -- and neither is that
12 property -- you're depending on the sheriff's department
13 to patrol.
14

They are stretched to the limit.

15 understand that.

And I

They are stretched to the limit.

So

16 they're going to add all these people -- and we're not
17 really going to get that much more in taxes, so it's
18 really not going to be easy to be able to increase the
19 sheriff patrol.
20

The third thing is the anticipated impact on

21 local school districts.

Well, I can tell you we've got

22 two schools right here that are already at capacity.
23 We've got a middle school down Fite Road that is already
24 at capacity.

We've got Carlston Elementary that is
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1 down -- further down that road that is also -- and there's
2 one other that's already at capacity that this district
3 would feed into.

We can't do it.

We cannot squeeze the

4 kids in fast enough.

The fourth thing is zoning and other land use

5

6 considerations.

Well, that goes back to the city

7 moratorium on apartment dwellings.

It just -- I just

8 don't understand why you wouldn't listen to what the city
9 and the school district -- because it's my understanding
10 the school district has sent three letters saying we don't
11 need this to the Department -- Texas Department of
12 Community Housing Association.
13

And then the fifth thing is -- let me find in

14 my notes.

The fifth thing is the compliance history of

15 the developer.

I found one thing on the internet today

16 that showed that in 1999 there were two non-compliance
17 notices.

So I'd like to know how many times since then --

18 that's four years that are unaccounted for -- and I know
19 he's done a lot of development.

I'd like to know what the

20 non-compliance has been.
21
22

I'd also like to know how they get these deals.
I mean, what is the deal?

23

MALE VOICE:

24

MS. LONG:

Is it magic dust that does it?

Yes.
That's all I've got to say.
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MS. MEYER:

1

Gregory Moffett?

The next I have

2 is Byron Myers.

MR. MOFFETT:

3

Good evening.

Originally I had

4 not planned on speaking, and I did come in with an open
5 mind.
6

VOICE:

Speak up.

7

MF. MOFFETT:

I said originally I did not plan

8 on speaking, and I did come in with an open mind.
9 mortgage broker by profession.

I'm a

And most of my business

10 for the last five years I've done really in the Houston
11 area.

My wife and I and my daughter and son moved

12

13 here about four-and-a-half years ago.

We paid about

14 $125,000 for our house, and about a year ago, when I had
15 an appraisal done on it, it was worth 160,000.

Now,

16 appraised value and what you can actually sell it for are
17 close, but they're not exactly the same thing.

Recently the mortgage business is not what it

18
19 used to be.
20 down.

Right?

Rates are coming up; refinances are

But I was looking for a lot more business in the

21 Pearland area, and I ran through a subscription service
22 that I have called Real Quest.

I can go in and pull

23 reports that will tell me everybody that has purchased a
24 home, say, three years ago.

Maybe they have an adjustable
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1 rate mortgage -- criteria like this that will allow me to
2 filter and then do direct mail marketing to these
3 individuals.
4
5 to me.

The result of this was absolutely astonishing
I don't know how many people here have a car, say,

6 for instance, where they actually are upside down -- you
7 may have heard that term where you actually owe more today
8 than you can get for the car.
9

Right?

Well, that's not supposed to be the way it

10 works with your house.

The house is an investment that

11 should appreciate on average maybe 6 to 8 percent, and if
12 you're lucky maybe a little more than that.
13

334 names came up in this general area -- right

14 in Brazoria County -- all 77584 area code -- of people
15 that had purchased a house between two and three years ago
16 that had adjustable rate mortgages, which is really not
17 relevant here.
18

But the point is that I, after the first ten

19 applications, my time going out to their house at night,
20 ordering appraisals, ordering titles, and so on, the homes
21 were coming back at 15- and 20,000 less than they had paid
22 for them in value.
23

And one couple in particular kind of struck me

24 because they were Asian-Americans.

They were both very
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1 well educated people making not that much money here in
2 this country because they had most of their education and
3 degrees from another country.

And the loan that I could

4 have done for them would have changed their life
5 significantly.

They had three kids.

One of them was

6 mentally challenged.
7

And the point is is that from developers coming

8 in and building lower quality larger homes and flooding
9 the area with things like this, it doesn't take much
10 depreciation in your home value, folks, before you cannot
11 use a mortgage as a financial vehicle any more.

You

12 cannot count on that equity for retirement or college
13 tuition or whatever.
14

In fact, if you go to sell it you'd be lucky if

15 you can get in many cases -- if you financed 95, 97, or
16 100 percent of the purchase price you'd be lucky to get
17 back even what it cost to sell the house and so on.
18

And that will really, really hurt through

19 foreclosures.

People moving and selling and leaving will

20 drop property values even more.
21 in mind.

I am opposed to it.

22

MS. MEYER:

23

MR. RIOJAS:

So keep that perspective
Thank you.

Erasmo Riojas?

(Pause.)

My name is Erasmo Riojas.

I

24 wished I lived in Silverlake, but I live right across
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1 where they're going to develop this project on Meadowglen.
2

So they're going to be my neighbors right across Farm

3 Road 91.
4

Of course, I oppose this construction.

Mr.

5 Richardson gave you an eloquent rubdown on what he's going
6 to build.

And it's probably true.

7

But what I was figuring out with just some

8 basic adding and subtracting -- I used to live in an
9 apartment in Houston and I've never paid more than 600
10 bucks for an apartment.

And I had a bus that stopped

11 right in front of my apartment building to take me
12 anywhere with a transfer.
13

I agree with you guys that a project like this

14 is going to need city bus, wider streets, and probably
15 some police protection, none of which we have.
16

So the other thing that -- if you're going to

17 be paying $608 and making $25,000 a year, it comes out to
18 figure that adding light, water, electricity, sewers, and
19 everything it no longer is 600 bucks.
20 become like 800 bucks.

It's going to

And if you're making 25,000 that's

21 more than one-third of your income.

And then you don't --

22 if you're that poor you will not have transportation.
23

Whenever it rains you're stuck in there.

24 lake, as a matter of fact, doesn't go down any more.
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1 wants to drain it -- and it's been drained before, but
2 they gave up.

They only drained half -- 50 percent or

3 halfway.

Right now the water level is to the very top

4

5 touching inside the drains from the apartments that are on
6 518.

So any rain is going to continue to increase the

7 depth and the height of that water.

And it's going to go

8 right back up and stop [inaudible] where I live.

That

9 doesn't make sense to put [inaudible] units there without
10 having all the infrastructure to handle it.
11

So, as I said, I do oppose it.

It's a

12 beautiful looking structures and everything, but that's
13 just too much for such a little area.
14

MS. MEYER:

15

MR. JOHNSON:

16 Johnson.

Really.

Jarvis Johnson?
Good evening.

My name is Jarvis

I'm the executive director of the POYC Child

17 Development Learning Center, which is located on the
18 properties of Blazer Residential.
19

I'm here today to talk about a few of your

20 concerns that you've had about the residents that move in
21 and the children that come in with them.

Well, a lot of

22 the studies that you guys have been partaking of and
23 reading of deals with -- I remember the gentleman over
24 here talking about a direct link between guns and low
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1 income.

Well, that is true.

But the other link is lack

2 of information and lack of resources.
3

At POYC Child Development Learning Center -- by

4 the way, we are an accredited state program in which we
5 have child care classes that go up to the kindergarten and
6 [inaudible] apply to the state in which we will have first
7 through third grade on all of our sites.
8

We're dealing with providing after-school

9 education for our children.

I remember the gentleman

10 talked about 500 more children coming into the complex.
11 Well, it is our goal to always provide resources for those
12 children -- after-school programming -- to ensure that
13 they're not running around in the streets, that they're
14 not just, you know, walking around.
15

As the same thing with your children, you want

16 to put them in the best programs possible.
17 Blazer for doing that.

And I applaud

They go out and find those classes

18 for those people who don't have the educational level.
19 They want to make sure that they get that education so
20 that they can improve their lives.
21

Because at some point we have all come up, and

22 it's not -- and that's American way for us to be able to
23 pull ourselves up by our bootstraps.

Blazer is allowing

24 people to do that.
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POYC Child Development Learning Center is

1

2 allowing those children to do that.

Every child, no

3 matter their economic base, their race, their religion,
4 should be given an equal opportunity to succeed.

And

5 that's what we're trying to do at POYC Child Development
6 Learning Center -- provide these children after-school
7 programs.

We expose them to as many different programs as

8
9 we can.

We've taken our children all over the country and

10 even the world.

We're taking our children --

11

(Interrupted by audience.)

12

MR. JOHNSON:

We're taking our children on

13 trips to expose them so that they don't fall victim to a
14 lot of the things that you guys are talking about.
15

And, again, it's the children -- I'm here to

16 talk about the children.

That's what POYC Child

17 Development Learning Center does.

I'm only here --

18

(Interrupted by audience.)

19

MR. JOHNSON:

20 guys.

I'm bringing information to you

I'm bringing information.

Information is key to

21 the success of you, as well as anybody that comes in.

And

22 so, therefore -23

FEMALE VOICE:

24

MR. JOHNSON:

Where do you live?
I live on Blazer Residential's
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1 property.

So --

2

(Interrupted by audience.)

3

MR. JOHNSON:

4 Gardens.

At Windsor Gardens.

I do live there.

5 children do live there.

At Windsor

I have an apartment there.

My children reside there.

My

So,

6 again, all we're wanting to do -7

(Interrupted by audience.)

8

MR. JOHNSON:

9 bring information.

Listen, all I'm trying to do is

I understand you guys -- you know,

10 your fears and all of that.

But it's important that you

11 also hear the information.
12

POYC Child Development Learning Center is

13 bringing resources to our children to ensure that they're
14 getting the same opportunities that your children.

And it

15 is a quality after-school program -- quality programs that
16 would make them successful in life.
17

MS. MEYER:

I want to ask you all to be

18 respectful of each speaker that's up here.
19

MALE VOICE:

Don't promote [inaudible] then.

20 Respect us.
21

(Audience all talking at once.)

22

FEMALE VOICE:

Can we get some questions

23 answered now?
24

MS. MEYER:

As soon as I conclude the hearing,
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1 ma'am, we will open it up for questions.
2

MALE VOICE:

3

MS. MEYER:

I'd like to speak [inaudible].
If you will let me run the hearing,

4 sir, I would appreciate it.

Okay?

Chelsey Lindstram?

5 (Pause.)
6

MS. LINDSTRAM:

Good evening.

My name is

7 Chelsey Lindstram, and I am the director of operations for
8 Education-Based Housing, which is a non-profit
9 organization that supports affordable housing
10 developments.
11

In addition, I am a mother of three, a small

12 business owner, a homeowner, and I am a product of
13 affordable housing.
14

I've testified at several public hearings where

15 community groups and public figures have adamantly opposed
16 the affordable housing developments in their communities.
17

And the most common argument is always the crime, school

18 overcrowding.

And, yes, those are very valid concerns.

19 As a homeowner those are issues that I always take into
20 consideration myself.
21

I've worked with affordable housing communities

22 for about seven years.

And for the past five years I've

23 had the pleasure of working with Mr. Richardson on his
24 developments.
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Currently we facilitate eight childcare

1

2 developments, and that's in cooperation with Mr. Johnson,
3 who spoke previously.

And we also do different programs

4 with our residents -- credit cleaning up and homeowner
5 programs that help residents that live in our developments
6 save the money, get in homes, become contributing members
7 of society.

And I just have to address something.

8

9 know, I am educated.
10 negligent parent.

I am not unemployed.

I'm not a criminal.

11 contributing member of society.

You

I am not a

But, rather, I'm a

I work every day.

And

12 the people who live in these developments -- they work.
13 They go to work every day.

They have to or else they

14 can't live there because they can't pay the rent.

They go and they buy gas at the corner store,

15

16 which contributes to the tax base.
17 grocery store.

They go to the local

They attend church on Sundays.

They are

18 people who deserve the same respect and the same
19 opportunities.

I don't understand why there would be the

20

21 concerns about the crime and the level -- I mean, well,
22 no.

Because the people who are up here saying that you

23 don't want an uneducated person living in your community.
24

I would like to know how many people graduated from
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1 college and made $100,000 a year upon graduation.
2

(Interrupted by audience.)

3

MS. LINDSTRAM:

And that's my point exactly.

4 So these are the same -- this is you when you graduated
5 from college.
6

(Interrupted by audience.)

7

MS. LINDSTRAM:

8 College graduates.

I said college graduates.

The average person with a bachelor's

9 degree -10

(Interrupted by audience.)

11

MS. LINDSTRAM:

12

(Interrupted by audience.)

13

MS. LINDSTRAM:

I'm sorry.

Okay.

Well, thank you so much

14 for your time.
15

(End of tape 1, side 2.)

16

MS. MEYER:

17 Brightman?
18 Scipion?
19
20 Scipion.

(Pause.)

Brian Hughes?
Rob Moore?

(Pause.)

(Pause.)

Susan

Evelyn

I don't know if I said that right or not.
MS. SCIPION:

Good evening.

My name is Evelyn

And I am speaking in favor of the proposed

21 Tranquility Bay.
22

MALE VOICE:

23

MS. SCIPION:

Do you live in the neighborhood?
I am a proud member of an

24 [inaudible] agent --
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1

(Interrupted by audience.)

2

MS. SCIPION:

-- a police officer and a proud

3 grandparent.
4

(Interrupted by audience.)

5

MS. MEYER:

6

(Interrupted by audience.)

7

MS. MEYER:

This is a public hearing.

Sir, if are will just -- I mean,

8 you've got three minutes and that's it.
9
10

MALE VOICE:
MS. MEYER:

They don't live here.
Sir, it is a public hearing.

11 Anybody in the public can speak.
12

(Audience all talking at once.)

13

MS. SCIPION:

I hold a master's degree in

14 education, and for the last 17 years I have worked for the
15 Texas Department of Human Services.

I am also a resident

16 of Plum Creek Townhomes, an affordable living development
17 owned by Mr. Richardson.
18

I have lived in Plum Creek for almost four

19 years, and I am proud to say that next month I will be
20 moving in my new home built utilizing an ownership program
21 that was made available to me through Plum Creek
22 Townhomes.
23

Affordable housing has allowed me to save

24 money, provide an environment for my grandchildren, whom I
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1 have helped raise part time, and live in an extremely nice
2 place in close proximity to where I work.
3

I am also glad that I was able to find a place

4 such as Plum Creek.

It was a gated community, beautifully

5 landscaped, and very well maintained.
6

It has free after-school programs three days a

7 week, a program computer lab open to residents, free
8 swimming lessons for children in the summer, a
9 neighborhood watch organization, and lots of fun social
10 activities for all.
11

I know that without affordable housing my hard

12 working family may be forced to reside in places that may
13 not be best [inaudible] safe environment for my
14 grandchildren.

I firmly believe that everyone should have

15 the right to live in a place regardless of race, social
16 economics status, marital standards, or gender.

Thank

17 you.
18

MS. MEYER:

19

MS. BENNET:

Joyce Bennet?
My name is Joyce Bennet, and I'd

20 like to read a letter that I have addressed to the Texas
21 Department of Housing and Community Affairs.
22

Dear Ms. Meyer, I'm writing in support of

23 Tranquility Bay Apartments.

As a single parent with only

24 my income to provide for my daughter and myself, I know
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1 how hard it can be to make ends meet.
2

If affordable housing had been available to me

3 when my daughter was in elementary and middle school I
4 would most certainly have taken advantage of what it has
5 to offer people just like me, and I would have been able
6 to buy my own home a lot sooner.

As it was, my daughter

7 and I lived in three different apartments in ten years
8 before I was able to save enough money to buy a home.
9

Affordable housing like Tranquility Bay gives

10 families like my daughter and me a hand up, not a hand
11 out.

We all want and deserve a nice, clean, and safe

12 place to live that we are proud to call home.
13

Affordable housing has received a lot of bad

14 press the last few years because the general public has
15 not been educated as to what it actually is.

Tranquility

16 Bay Apartments will not be a HUD Section 8 apartments.
17 Tranquility Bay will pay property taxes to Brazoria County
18 and Pearland ISD at the same rates that every property
19 owner here pays in Brazoria County.
20

A reputable management company who has to stay

21 compliant with Texas Department of Housing and Community
22 Affairs' regulations will manage Tranquility Bay.
23 potential residents have to qualify to live in the

All

24 apartments by passing a credit check and a criminal
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1 background check.

The Center on Urban and Metropolitan Policy has

2

3 issued a report in March 2004 that shows that an increase
4 of 3.4 percent of homeownership rates and an increase of
5 22.6 percent of median home value in LIHTC neighborhoods
6 between 1990 and 2000.

I'm here to ask that the Texas Department of

7

8 Housing and Community Affairs and the Texas Bond Review
9 Board approve the Tranquility Bay application to make a
10 positive difference in a lot of lives.

Thank you.

11

MS. MEYER:

Okay.

12

MR. SIMON:

Jason Simon.

13

MS. MEYER:

Did you sign up?

14

MR. SIMON:

Yes, I did.

15

MS. MEYER:

Okay.

16

MR. SIMON:

First of all, can everybody hear

17 me?

Okay.

Sir, your name?

If you'd like to speak.

Thank you for allowing me the privilege to

18 speak here -- allowing me to exercise my First Amendment
19 rights.
20

Thank you for dressing me down.
I'm not going to beat the bush -- beat around

21 the bush here and say what everyone else has said.
22 believe this is not good for our community.

Yes, I

Yes, I

23 believe this is going to increase the possibility of crime
24 in our community.

And, yes, I think it's going to go
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1 ahead and decrease our property values.
2

But some people have said here tonight -- I've

3 listened.

They say, Are we spinning our wheels.

4 you're -- we're here to discuss this.

And if

And if we're just

5 discussing it with these people here the answer is yes.

But I honestly believe that what we need to do

6

7 is we need to be proactive in this.
8 say we live in a community.
9 community.

We need to go -- we

We want to protect that

Well, get to know your neighbor.

10 about this meeting tonight.

Talk to them and tell them

11 that you oppose this project.
12 oppose this project.

Talk to them

Explain to them that you

And then get involved.

I really think that the people here are really

13

14 most interested -- the people that are here right in this
15 meeting are best interested in how to redistribute the
16 wealth that we've worked so hard to achieve.
17 a lot.
18 teacher.

My wife doesn't make a lot.

I don't make

She's a school

But we pay a heck of a lot of taxes here, and I

19 believe we have a right to keep the quality of living that
20 we have today.
21

So I'd like to tell you how I think you can go

22 ahead and make this project disappear.

Number one, you

23 need to contact your state senator and representative.
24 This is -- these people get elected.

If they know that
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1 you're opposed to something in their backyard and they
2 know that you're going to go ahead and not vote for them
3 next time, maybe someone will actually turn around and say
4 to these people here, This is something that these people
5 in this community do not want.
6

I also think you should contact Pearland Mayor

7 Tom Reed.

We're going to be annexed by the City of

8 Pearland eventually.

And if you would express this

9 opinion to the mayor of Pearland and let him know that the
10 people who are going to be underneath his jurisdiction in
11 the future will oppose this project and will oppose him if
12 he goes ahead and says, Yes, this is something we can't do
13 anything about, then maybe out voices will get heard.
14

You have to stand firm with your neighbors.

15 You have to keep in contact with the people in your
16 government.

And, you know, that's how I think that you

17 can go ahead and help to oppose this project.
18

My parents did this in Pennsylvania.

They

19 worked with their neighbors to get this -- to get a
20 housing project like this, you know, dissolved in their
21 neighborhood.

And I think that we can do the same.

22 you.
23

MS. MEYER:

Catherine Beech?

24

MS. BEECH:

I'll just start out by saying
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1 [inaudible] Pearland and Silverlake since it was Southwick
2 for 14-and-a-half years.

I've watched it grow, I've

3 watched it change, I've been here fighting with developers
4 before.
5

And let me make this one statement.

I've seen

6 this neighborhood stand their ground, stand together, back
7 one another, and shut down a whole bunch of stuff.
8

So I agree with this gentlemen.

We have to

9 contact every county, city, state, commissioners, and
10 senators, and all that stuff that we possibly can.

But

11 we're a powerful source when we gang up together.
12

And there's two things.

One of the comments

13 that the gentleman made about the educational aspect, a
14 third grader is only eight years old.

There's another

15 demographic of children that we are facing as parents who
16 work -- both parents work -- from 12 years old to about 16
17 when they're not self-sufficient with their own vehicles
18 and possibly working.

They are not taken in by the day

19 cares.
20

I even checked into Vacation Bible School this

21 summer for my children.
22 allowed to go.
23
24 high risk.

My 12-year-old son won't be

They don't take them.

There's a big demographic of children that are
I've got a friend of mine that's looking at --
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1 she's a single parent who lives right behind the school
2 and has worked and lived out in this community her whole
3 life.

She went to school at Pearland High School.

4

She has a 12-year-old daughter.

Next year

5 will -- has been in day care her whole life -- who will
6 end up walking home to an unattended home unless she finds
7 another resource for taking care of that child.
8

Where do you think these 500 kids that you're

9 only covering to eight years old are going to be?

They're

10 going to be unattended and they're going to be unprotected
11 and they're going to be untaken care of.

I can guarantee

12 you.
13

That has nothing to do with financials.

That

14 has to do with the parents themselves paying attention to
15 their children and what's going on.

And I can tell you

16 from experience and the people that I've met in this
17 community, they all give a damn about their children, they
18 love them dearly, and we will do everything in our power
19 to stand together to fight this.

I will make sure of it.

20

MS. MEYER:

Lisa Simon?

21

MS. SIMON:

Okay.

(Pause.)

Everybody can hear me and

22 I'm going to talk fast because I want make sure I can get
23 it all in.

First of all I want to commend all my

24 neighbors.

I really am -- you guys are awesome.
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1

Okay.

We've been out here five years.

2 from the Galleria area.
3 professionals.

We came

We are both parents and

One comment I want to make is, A, obvious

4 reason -- the site plan looks great.

It's looks great.

5 Where are the sidewalks on our street that we can walk our
6 kids, our dogs, have some safety.
7

They're shoving a lot -- I work with kids with

8 visual perceptual deficits.

They must have some visual

9 spacial problems because there's no way that is all going
10 to fit on that land.
11 million times.
12

Okay?

I'm sorry.

I've walked by it a

It's not going to work.

Second of all, I'm sorry, I had to wade in

13 water this deep to get my child from day care.

How many

14 other people live on Cloverfield or Meadowglen or
15 Meadowhurst and had to go wade through water to get their
16 groceries.
17 together.

I saw (applause over speaker) that parked
So, no, we have a drainage problem, too.

It's

18 obvious that is not going to fit on that land.
19

Three, I'm a professional.

20 school district -- a wealthy one.
21 equitability.

I'm sorry.

There's not

Yes, that's a great idea.

22 work with all social economic classes.
23 about resources.

I work in a large

I

But you're talking

It's simple as construction paper.

24 have certain schools that don't even have construction

I
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1 paper.

I believe in them having equitability.

2

I

3 believe there's home that need to be built for these low
4 social economical classes.

But look closely.

Make a wise

5 decision.

Look at the whole picture.

6

Don't base it on -- yes, it's a money maker.

7 Why don't they turn it into a park like West Oaks.
8 nice walkway.

But it's all about money.

Have a

It's not about

9 beautification of land, about your resources.

It's about

10 shoving everything onto a small piece of land.

I'm a mother of two.

11

12 I've redone my house.

I have redone my yard.

We came in and -- you know,

13 everybody's like, oh, my gosh, they mow.
14 much.

And I hate to see that lose because -- and I'm not

15 against anybody.
16 or an area.

I believe it.

Pearland's huge.

17 here and Alvin.

There are.

18 Sugar Land every day.
19 built.

We have done so

There's a special place
There are places between

I drive it -- trust me -- to

There can be places where those are

This place is not an optimal place.

Thank you

20 very much.
21

MS. MEYER:

22

MS. CASTANEDA:

23 that I oppose this.

Shirley Castaneda?
I think it's sincerely obvious

And I'm going to talk to you, sir.

24 I've been watching -- I've been standing in that corner
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1 watching you, sir.

If you could come out from the police

2 officer I'd be happy.
3

I've been watching you snicker at some of the

4 things that these community members have been saying.

I'm

5 upset about it and I'll tell you why.
6

I agree with every single thing they've said,

7 from infrastructure to flooding to [inaudible], to
8 protection, safety.

We're talking about police officers

9 to protect this beautiful little unit.

There's not enough

10 to protect our beautiful little community.
11

I have two small children.

We moved here from

12 Clear Lake, which is a really nice community as well.
13 a little nervous.

My voice is shaking.

14 moved here from Clear Lake.

Forgive me.

I'm
We

We lived in a very, very nice

15 community.
16

We had a low income housing move right across

17 the street -- major street -- from us.

Halloween came.

18 We were wonderful people to come and trick or treat.
19 couldn't open our doors any more.
20 children out.
21

We

We couldn't let our

We weren't comfortable.

We had all kinds of cars drive by with kids

22 that were booming boxes, had stockings on their heads
23 during the day time in the middle of the week of a school
24 year.
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I understand your wanting to give people

1
2 something.

I agree with my community members.

3 not the place to do it.

This is

We moved here because this was

4 supposed to be a well-planned community.

This is not what you're going to build for us.

5
6

The people who will be living there will not be of this

7 caliber.

I'm sorry.

I will step up to the plate and say

8 I have a problem with that.

I don't have a problem with

9 people who just for some reason don't make it and step up
10 to the plate for whatever reason.

But I have a problem.

You're showing us a beautiful picture.

11

12 not reality.

That's

You have painted this picture of Utopia.

13 Well, we're going to do this and we've got GED, we've got
14 this up to third grade, and it's just beautiful.

Why

15 don't you move there?

I'm very, very, upset.

16

17 pretty this picture is.
18 take it.

I'm very upset with how

And you really expect us to just

Here, honey, here is your dose of stuff.

And

19 you expect us to go, Oh, wow, well, that's not so bad, is
20 it?

Do you really, really think that anyone of these

21 people who are sitting here are going to go home tonight
22 and say, You know, he's not really that bad a guy after
23 all?
24

That's not such a bad place.
I don't mind my eleven-year-old walking by that
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1 area to go to school.

Do you really think that's what

2 they're going to do?

Do you really think anybody here is

3 going to sit down and take it?
4

And I really hope, sir, that you understand

5 this is not -- there's been a lot of jokes.

This is

6 coming from their hearts, not just their paychecks.
7 Because this is our life and our children.

And I'm really

8 hoping you're going to go home tonight and really weigh
9 what they have to say.
10

Because we are taking -- my -- I'm losing time

11 with my family to come here.

My son stood them -- four

12 years old -- Mommy, please come home.
13 heard me.

That whole corner

I can't, honey, I'm going to stay.

14 fighting for him.

Because I'm

Okay?

15

MS. MEYER:

16

MR. KELSEY:

17 three observations.

Craig Kelsey?
I really want to make two, maybe

The first is, you can spin this

18 anyway you want, but whoever buys my house from me is not
19 going to pay me a premium because it's five blocks away
20 from this place.
21

Okay?

The other thing I want to address is this

22 neighborhood.
23 was streets.

I've lived in this neighborhood before it
I've lived in this neighborhood before this

24 school was here.
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This is one of the most racially diverse crowds

1

2 you will ever see.

We have professional athletes that

3 live in our neighborhoods, we have laborers that live in
4 our neighborhoods.

We care about our kids.

5 we're concerned about.

That's what

This is very giving and loving

6 community, but we are not ready for this.

My concern is, if you want to be altruistic do

7

8 it with your money, not with ours.

If (applause over

9 speaker) is what you are after I would think you would
10 want this in a neighborhood of people that want it there.
11

We don't.

12

Okay?
The other bigger issue here is just a few

13 months ago we passed a $30 million school board bond
14 issue.

Now, I'm a school teacher, and that was pitched to

15 me as, we're not going to have tax increases because the
16 property value increases are going to cover that bond.
17

I'm also an accountant and I realize that,

18 well, whether the property value goes up or the tax rate
19 goes up it's still money out of my pocket.

You put this

20 here, not only my property value is going to go down, my
21 tax rate is going to go up because we've got to pay off
22 those school bonds.
23

I would ask you, sir -- I know money is

24 important, and I know you've got profit and loss here.
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1 But one of the things you may want to consider in your
2 profit and loss is I hope you have a whole big bunch of
3 money set aside for legal fees to get this place in here.
4

Because I haven't seen people in this neighborhood

5 motivated by anything like this since they wanted to build
6 a freeway through here.
7

MS. MEYER:

Okay?

Thank you.

Vincent Himes?

Is there anybody

8 else that would like to speak?
9

MR. HIMES:

My name is Vincent Himes.

Excuse

10 me, I'm not very good in this kind of stuff, but I'm going
11 to try the best I can.
12

I live here in Pearland.

I'm in real estate,

13 and I've been in real estate for 23 years.
14 architect by trade.

I'm an

My double major's in financial

15 management and architecture.
16

I own four homes in Pearland, and in

17 surrounding areas I own other homes.

This is -- this

18 situation -- I think if you would step back and look -19 please be respectful -- if you would step back and look at
20 what they're really accomplishing and have already
21 accomplished that you would take a different stance.
22

When I first saw this, being in real estate, I

23 thought this is not good.
24 like this.

And so I had to see something

And I went over to south Houston and I looked
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1 at that community.
2 have.

I looked at the management that they

I looked at the programs that they have.

I also

3 looked at the way they set up these homes -- these -- this
4 community.

And I noticed that these -- I'm sorry, it's not

5

6 funny to me.

I noticed that these --

7

MALE VOICE:

8

MR. HIMES:

9

MALE VOICE:

[inaudible].
Excuse me?
[inaudible].

10

MR. HIMES:

11

MALE VOICE:

Okay.

12

MALE VOICE:

Then speak.

13

MR. HIMES:

14

(Audience all speaking at once.)

15

MALE VOICE:

16

MR. HIMES:

17 did.

Okay.

That's why.

Shut up.

It's my turn.

It's my turn.

Do you live here?
Yes, I live here.

I just said I

Did you hear me?

18

(Audience all speaking at once.)

19

MR. HIMES:

20

(Audience all speaking at once.)

21

MR. HIMES:

22 pretty close.
23 Pearland.

I live in West Oaks.

That's real close.

Yes, it's

And this has a lot to do with everybody in

Yes, it does.

Let me -- just let me talk.

24 And, please, I'm embarrassed for the City of Pearland
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1 people because you guys -2

(Audience all speaking at once.)

3

MR. HIMES:

4

(Audience all speaking at once.)

5

MR. HIMES:

6 bet.

[inaudible].

I am a part of everybody here.

You

The lady mentioned more occupants that the lease.

7 That simply doesn't happen.

Because as soon as the

8 management company finds out they get kicked out.

It's

9 not like it used to be as far as that goes.
10

MALE VOICE:

11

MR. HIMES:

12 years.

How do you know so much about it?
I've been in real estate for 23

I've sold 875 homes in my career.

13 bit about real estate.

I know a little

I'm not trying to say anything

14 derogatory toward you folks.

I just want to just bring a

15 point to you guys that you should step back and get
16 educated before you run out of here and think that this is
17 a bad thing.
18

(Audience all speaking at once.)

19

MR. HIMES:

Okay.

Give me two more minutes,

20 please.
21

(Audience all speaking at once.)

22

MR. HIMES:

23
24

Also, the entrance is not on Fite.

The main entrance is going to be on 518.
(Audience all speaking at once.)
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1

MR. HIMES:

The main entrance is going to be --

2

(Audience all speaking at once.)

3

FEMALE VOICE:

You sold that property.

That's

4 why.
5

MS. MEYER:

6

MR. PEARSON:

Gregory Pearson.
Hi, my name is Greg Pearson.

I'm

7 a resident of Emerald Point.
8

(Audience all speaking at once.)

9

FEMALE VOICE:

Get him out of here.

10

(Audience all speaking at once.)

11

MR. PEARSON:

12

(Audience all speaking at once.)

13

MR. PEARSON:

14 Point.

Okay?

Okay.

I'm opposed.

Greg Pearson.

All right?

I live in Emerald

Every morning I get in my car, take my son

15 to this school right here, and I wait 20 to 25 minutes
16 behind all the traffic.
17

This year -- I may be off on the numbers.

18 not a statistic.

I don't know.

19 700 kindergartners.
20 a lot of kids.

I'm

But I think there's about

My child is in kindergarten.

That's

There's seven classes here and I think

21 there's nine at Silvercrest.
22

I mean, my big thing this influx of people is

23 just going to add.
24

It's going to come to Pearland anyway.

This is going to continue.

This is going to add to it.
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The other thing that I wanted to make a point

1

2 of is that I live in Emerald Point near a lot of people
3 that live in Southglen.
4 the flood plain.

And I own a home that's not in

It's in a Zone X, which is like the

5 lowest that you can get.

And I still buy flood insurance

6 every year because of a couple of years ago.
7 ridiculous.

And that's

Thank you.

8

MS. MEYER:

9

MR. GEESON:

Kevin Geeson [phonetic].
Can I have the site plan up

10 there -- the thing that we haven't seen much of?
11

Or do you not want to show it?

Please?

Is that -- I mean, that's

12 what I gather.
13

I mean, tonight we saw it flicker across the

14 screen when he was giving his presentation.

I asked for

15 it to come up again, and I actually got a copy of it,
16 which I don't think any of you all have this.

If any of

17 you all want to see this I'll have it after the meeting if
18 you all want to look at it.
19

But if you notice up in the top, which you

20 can't see, that, if you have that residency you have 498
21 cars -- or a possibility of that.

If one of the people

22 works from the family that's 250 cars coming out of that
23 subdivision.
24 the top.

You have one entrance, one exit up here at

You have one entrance, one exit out here at the
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1 bottom.

The reason I know some of this because I am an

2

3 engineer by trade.

And because -- I mean, really, low

4 income, not low income -- it affects your -- value of your
5 property.

Really, what we need to look at here is a

6 feasibility study.

Have they been done?

Have we looked

7 to see if it's really something we need to do?
8 feasible?

In my mind it's not.

9 to go back to the board.

But, really, this needs

They need to look at it.

You have a safety problem.

10

Is it

If you have 246

11 units you probably have 2.3 kids, just as an average -12 you're going to have 600 kids.
13 to school?

How are they going to get

You have one entrance, one exit on one end.

14 You have two entrances and two exits.

And they have to

15 get to the bus because they're probably not going to have
16 any transportation to the school.
17

Another safety issue.

18 they're going to drown.

The water.

I mean, if

Another safety issue.

If one of

19 the -- like, say, the husband works, the woman stays at
20 home.

How is she going to get groceries?

21 walk down the street.
22

She's going to

They're going to get run over.

I mean, it's just not feasible.

I mean, you

23 have kids -- okay, kids are going to be walking home from
24 school because their parents don't have a car to pick them
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1 up because their dad is at work.

It's just not feasible

2 and it's very, very dangerous.
3

And the most important thing of this whole

4 meeting is the safety.

You're going to have children that

5 are dead now that they got hit by cars.

You're going to

6 have women that were hit by cars because they're going to
7 pick up their groceries.
8

I mean, you have to have a larger road.

9 have to have sidewalks.

You

You have to have the things that

10 are in place before you put a subdivision or any kind
11 of -- whether it's low income or not -- before you even
12 put that there.
13

I mean, it's -- and if you look at the

14 easements.

I don't know if you all understand this, but

15 this goes on the bottom side of the lake.

There's

16 actually a house down here in this bottom corner.

This

17 strip over here actually goes up on top of that.
18

So if you look at your easement between Fite

19 Road and -- I mean, their parking lot, you only have like
20 five feet.

There's no room for drainage.

There's a ditch

21 there now.

What are they going to do with it?

Put it

22 underground?
23

I mean, there's so many issues with this that

24 this needs to go back to the State.

This isn't for us
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1 to -- I mean, I know we've done a lot here tonight, but,
2 really, this needs to go back to the State -- needs to go
3 to all the people that can actually effect this not
4 happening because of the safety of the people that are
5 actually going to be living there.

That's the most

6 important thing.
7

MS. MEYER:

8

MR. GILBERT:

Kimberly Gilbert.
This is just food for thought.

9 Somehow this has slipped in, and we need to look at our
10 elected officials on how it slipped in under the rug here.
11
12

Somehow they got drainage approval.
And we talk about transportation.

Don't

13 think -- you know, I always thought no public
14 transportation will come to Pearland.
15

They won't have it.

Don't think the buses aren't going to come.

They'll

16 probably apply for grants and everything to bring the
17 buses after they get this project in.

So don't think that

18 we don't -- won't have public transportation.
19

We do need to look at our public officials and

20 see how it slipped in.

Because they didn't want it down

21 in the City of Pearland they're slipping it into the
22 county because we just didn't know.

And I'm sure we don't

23 have the rules in the county as they do in the city.
24

MS. MEYER:

Nathaniel Murray.
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MR. MURRAY:

1
2

I am opposed to this whole thing.

It may look nice at first, but in a few years it's going

3 to become a crime area.

It's going to become -- it may

4 look nice, but it's practically going to become ugly.
5

And there's going to be crime, stealing,

6 burglary.

And we don't have this kind of thing.

But now

7 we're going to bring in this kind of thing and then our
8 house prices are going to get -- go down.

And we have put

9 lots of money into it, and now we're going to just it.
10 Thank you.

MS. MEYER:

11
12 speak?
13 way.

Is there anybody else that wants to

I just want to make sure I get all that out of the
Yes, sir.

We have more speaker before.

We have

14 Christopher Murray.

MR. MURRAY:

15

When we moved into this area it

16 was because it was a beautiful area.
17 our area.

And this [inaudible]

Why do you want to put this here or why do you

18 want to make our area worse?

Our crime rate is zero right now, and it will

19

20 only be -- they will only say only one murder for the
21 year.

We had -- it's zero murders.

22 been here for eight years.

I believe since we've

And you are just going to make

23 it worse.
24

Pearland -- all that they care about is

ON THE RECORD REPORTING
(512) 450-0342

83

1 stealing money from people, and they don't care about the
2

people.

They -- and probably they have deaf ears to what

3 we are saying.

Thank you.

4

MS. MEYER:

[inaudible].

5

UNIDENTIFIED SPEAKER:

6 have said it any better myself.

I don't think I could
Thank you.

I just want

7 to go on record as saying that the only people that have
8 come up here and who have actually supported this housing
9 project have been people who have been directly associated
10 or have had business dealings with the development
11 company.
12

I think that's in very, very poor taste.
I know you guys looked about this room tonight

13 and you said -- you know, you've probably done this
14 before, but I don't think you've ever been up against a
15 neighborhood like this.

You know, we may be very diverse,

16 we may be coming from many different walks of life.
17

You know, I look at my cul-de-sac alone.

I've

18 got -- half of my cul-de-sac has an advanced graduate
19 degree of some sort or a medical degree.

I've got a guy

20 that lives next to me who owns a business and sells
21 roughly in excess of $50 million a year.
22

You know, we're going to fight you on this.

We

23 are all educated, we're very mobile, we're very organized,
24 and we will not stand for this.
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1

MS. MEYER:

2

MR. RICHARD:

3 going to be brief.

[inaudible] Richard?
Sorry [inaudible] this.

This is

I'm not a public speaker and it is

4 late.

The only thing I can add -- one point that has

5

6 not been brought up -- I don't know if anyone realizes
7 that the entire city of Pearland is served by a volunteer
8 fire department.

No one is paid in this department.

We

9 risk our lives to save your property and get you out of
10 trouble.

Now, Station 4 is the only station that

11

12 services this area.

And that station -- all of the

13 officers and 80 percent of the members live south of 518.
14

We come up County Road 89.

When we have a call,

15 especially around 6:30 in the evening or in the morning,
16 we cannot get to the station.

We keep the tax rate down by keeping a

17

18 volunteer fire department here, and we have a response
19 time that is equal to or better that Houston Fire
20 Department.
21

Adding this subdivision adds more vehicles --

22 adding this subdivision with more vehicles, more people -23 we're trying to get to the station to help you with your
24 problem.

We're simply not going to be able to get there.
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MALE VOICE:

1

You can't even get in the

2 subdivision.

MR. RICHARD:

3

I know.

That's all I have to

4 say.

MS. MEYER:

5

I would like to thank all of you

6 for your comments and for participating in this public
7 hearing.

If you didn't get a packet of information up at

8 the front -- my information is in the back of that -- how
9 to get in touch with me.

If you want to e-mail me my

10 address is on there also.

And you can send written

11 comment, if that's what you would prefer to do.
12

But the public -- I'd just like to give you a

13 couple of dates.

The public deadline -- the public

14 comment deadline is May 28.

So if you want to e-mail me

15 or mail me something -- my fax number is also on there, so
16 if you want to write a letter and fax it to me you can do
17 that also.
18

But the cutoff is five o'clock on May 28.
This transaction is scheduled to be presented

19 to the Texas Department of Housing Board on June 10.

And

20 a package of information will be given to the Board, which
21 will be available on our web site seven days prior to the
22 10th, which -- the 10th is on a Thursday, and it's the
23 previous Thursday -- I do believe it's the 3rd.
24

But it will be posted on the web site, so if
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1 you want to see exactly what will be presented to the
2 Board you can get a copy of that information.

Seeing that there's not any other comments at

3

4 this time I'm going to conclude the hearing part, and I'll
5 open the floor for questions.

But let the record show

6 that the meeting is now adjourned and the time is 8:17.

MALE VOICE:

7

I have a question.

When are --

8 you're up there, you're in control [inaudible].

Do we

9 have a chance of stopping this, yes or no?

MS. MEYER:

10

11 from this point.

Okay.

Let me explain the process

Okay?

12

MALE VOICE:

13

MS. MEYER:

Tell me just a yes or no answer.
Well, I need to [inaudible]

14 process -15

MALE VOICE:

16

MS. MEYER:

Do we have a chance?
-- I think you'll understand that

17 it is not a done deal.
18

MALE VOICE:

19

MS. MEYER:

Okay.

That's good.

It is offered as on the property.

20 He can do with -- what he wants with it, so, I can't
21 really address anything [inaudible].

But, as far as this

22 process is concerned, we're right in the middle of the
23 transaction, and [inaudible] why are we in the middle of
24 it?

[inaudible] 30 million [inaudible] in the paper, and
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1 that's the reason why it's a little bit farther into the
2 process than [inaudible].

But that's the reason why we're

3 kind of in the middle of it.
4

But, at this point, a copy of this transcript,

5 which -- and we have court reporter who is transcribing
6 everything -- a copy of this transcript and a summary of
7 all comment that I receive will be given to the Board in
8 that presentation that I told you we posted on the web
9 site.
10

FEMALE VOICE:

11

MS. MEYER:

What board are you referring to?

The Texas Department of Housing and

12 Community Affairs.
13

FEMALE VOICE:

14

MALE VOICE:

So they have [inaudible].
No.

Doesn't that count for

15 something?
16

MS. MEYER:

17

MALE VOICE:

18

FEMALE VOICE:

19

MS. MEYER:

20 [inaudible].

They're a State agency and -[inaudible]
[inaudible]

Let me tell you how the process

If you want a copy of that, there's a

21 summary of the whole transaction at the very beginning of
22 that package of information.

It goes through all the

23 players involved as far as trustees and financial
24 institutions and different councils.

Anyway, it gives you
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1 a lot of information for that.

It also gives the sources and uses of the

2

3 bonds, and I know that I've received several e-mails
4 wanting to know exactly how the money is going to be used.
5

And that breaks it down to what page is what.

There's

6 also a minute schedule that will show you exactly what it
7 is that you'll be charged.

And there's an [inaudible].

And there's a compliance history.

8

I think

9 somebody had asked how you get a copy of that compliance
10 history.

Everything with the State is on public record.

11 If you'd like a copy of the compliance history of this
12 developer [inaudible] done business with, whether there's
13 properties [inaudible], you're more than welcome to get a
14 copy of that report.

MALE VOICE:

15
16 then?

Can I ask that question again,

17 boards.

I understand the process now.
What are our chances?

It goes between the

Who do we talk to to stop

18 this from happening?
19

MS. MEYER:

Well, let me get through the

20 process and I'll -21

FEMALE VOICE:

Oh, come on.

22 [indiscernible-several people speaking at once]
23
24 things.

MS. MEYER:

My Board knows it -- and a lot of

They -- I'm trying to tell you exactly what's

ON THE RECORD REPORTING
(512) 450-0342

89

1 going to be in the package for them to make the decision
2 on.

Along with that, is a copy of this transcript and the

3 information that you have given, and they will weigh that
4 decision.

They take everything into consideration, the

5

6 feasibility, the numbers, do they work, I mean, is it even
7 more viable property.

They will get an underwriting

8 report that is done by the department that gives market
9 information, it gives a lot of information that they will
10 go into and make a decision on.

Not only at this public hearing, but if you

11

12 want to go to the Board meeting, you're more than welcome
13 to do that.
14

FEMALE VOICE:

15

MS. MEYER:

Where is the Board meeting?

The Board meeting is in Austin.

16 [indiscernible-several speaking at once]
17

MALE VOICE:

To be announced.

18

FEMALE VOICE:

They'll post it.

By the 10th.

19 [indiscernible-several speaking at once]
20
21 elected?
22

FEMALE VOICE:

Are the members of the Board

Are they elected officials?
MS. MEYER:

The members of the Board are

23 appointed by the governor.
24 [indiscernible-several speaking at once]

ON THE RECORD REPORTING
(512) 450-0342

90

1

FEMALE VOICE:

Will the Board come to Pearland

2 and look at this site, look at our neighborhood, before
3 they make this decision?
4

MS. MEYER:

[inaudible] information, but, no,

5 do they come out -- one of our board members does live in
6 Missouri City.
7 around Houston.

He's very familiar with all the areas
And he does have a --

8

FEMALE VOICE:

9

MS. MEYER:

10

MALE VOICE:

11

MS. MEYER:

What's his name?

[inaudible]
Are you on the Board?
No, I'm not on the Board.

Just

12 staff.
13

MALE VOICE:

No?

Okay.

14

FEMALE VOICE:

How do you spell his name?

15

FEMALE VOICE:

What's his name again?

16

MS. MEYER:

[inaudible] Bogeny.

All it -- I

17 can get you all this information -- all of our Board
18 members are listed on our web site also.

And, you know,

19 their contact information on how to get in touch with
20 them.

You're more than welcome to do that.

[inaudible]

21 if you want to [inaudible] do that.
22

FEMALE VOICE:

23

MS. MEYER:

24

FEMALE VOICE:

[inaudible]

I didn't [inaudible]
Right.

But [inaudible]
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1 specifically [inaudible]
2

FEMALE VOICE:

You take off that far left piece

3 and you attach it to the top.
4

FEMALE VOICE:

If I -- because we're back here

5 talking, if I can show you what we're questioning, it's
6 hard to tell.
7

Are you showing --

MALE VOICE:

There's a match line at the bottom

8 on the left -9

FEMALE VOICE:

Like right here?

No, it's over

10 one page and you take that whole piece and move that whole
11 piece over to the top.
12

FEMALE VOICE:

Okay.

Okay.

So these are homes

13 and mobile homes -14

FEMALE VOICE:

No, no, no.

That's their

15 development.
16

FEMALE VOICE:

Right.

Right.

But

17 theoretically, this gets shoved up there, so this -18

FEMALE VOICE:

Yes.

19

FEMALE VOICE:

-- is all the other homes

20 around -- this is where we would be.
21

FEMALE VOICE:

Exactly.

22

FEMALE VOICE:

We're having a hard time

23 visualizing that.

So what that means is there's a

24 piece -- one row of housing garage and park ways in the
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1 parking lot before you ever see the [inaudible].
2

FEMALE VOICE:

3

MALE VOICE:

Correct.
Very narrow.

4 [indiscernible-several speaking at once]
5

MALE VOICE:

You see the scale down at the

6 bottom, it's 20 feet.
7

MALE VOICE:

8

FEMALE VOICE:

9

MALE VOICE:

Yes, 20 feet.
Is there a lawyer here?
[inaudible]

all of you

10 [inaudible] and get on the web site.

It's got a chat site

11 that they set up that's just -- you know, go to
12 [inaudible] texas.com and communicate on it, because when
13 people [inaudible] all various things.

[inaudible] web

14 site and someone brought it up that it was assigned to me,
15 so [inaudible].
16

We want to notify there's no attorney here.

17 [inaudible] bring an attorney, we'll have to bring him to
18 another meeting to be the one that has to [inaudible].
19 [inaudible]

what we need to know from them is what does

20 it take to stop this sort of project.
21

MALE VOICE:

That was my question [inaudible]

22

MALE VOICE:

[inaudible] can't answer, can it?

23

MALE VOICE:

She has not answered my question.

24

MALE VOICE:

What the Board -- the Board
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1 [inaudible] the project, I think.
2 projects, what were the reasons?

Maybe, maybe.

What

We -- our project is

3 [inaudible] that's some idiot, not in my backyard.

That's

4 one thing that [inaudible] they want you to get on his
5 case if you want it in your backyard.
6 talking all those things.
7

MS. MEYER:

8

MALE VOICE:

[inaudible]

I'm

We don't have any [inaudible]

Sir?
That's the answer we want

9 notified, Ms. Meyer.
10

FEMALE VOICE:

11 [inaudible] legal action.

I have a question on the
Is there anything [inaudible]

12 anybody that knows an attorney that understands this
13 process, that lives in Silverlake?

Is there any legal

14 action we can do to block the Board from having the
15 authority to make a decision in a community that it knows
16 nothing about, does not live in, they have no financial
17 ties to [inaudible].
18

FEMALE VOICE:

There was supposed to be a

19 lawyer here tonight from [inaudible] but the lawyer that
20 represents community [inaudible] he's not [inaudible].
21

MS. MEYER:

22

FEMALE VOICE:

23 going to be?

The question on the floor -I want to know who our voice is

Who is going to be the voice of this

24 community at your meetings in Austin.
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1

MS. MEYER:

This transcript will be.

2 Everything that you just said tonight, a copy -- a whole
3 copy of this transcript will be given to the Board as -4

FEMALE VOICE:

5

MS. MEYER:

[inaudible]

Ma'am, I'm not an attorney and I

6 can't instruct in that.

If you want to seek an attorney

7 and find out as best you could [inaudible] to do so.
8

FEMALE VOICE:

9

MS. MEYER:

Who's side are you on?

Ma'am, I am not -- I am an

10 objective person here, and I'm here to do a public
11 hearing.
12

FEMALE VOICE:

13

MS. MEYER:

14

FEMALE VOICE:

[inaudible].

No, it's not.
[inaudible] anybody ever passed

15 [inaudible] and will an attorney have any pull in
16 [inaudible].
17

MS. MEYER:

No, they -- okay, the question,

18 again, goes back to the legal ramifications.
19 any -- I can't advise you on anything.
20 seek legal advice, you can do that.
21 asked that question before?
22 exact same answer.

I don't have

Do you want to

Now, has anybody else

Yes, and I've given them the

I work for the State.

I'm here doing

23 a job -- my job in holding a public hearing.
24

MALE VOICE:

Is this proposed anywhere else in
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1 Pearland or in the vicinity and what was the outcome of
2 that [inaudible] anything vicinity and how was the outcome
3 of that [inaudible].

Is it true that it's been proposed

4 [inaudible]
5

MALE VOICE:

6

MS. MEYER:

7

MALE VOICE:

I'm not aware of [inaudible]
As far as -Has public housing been proposed

8 anywhere else in Pearland and has it been defined?
9

MS. MEYER:

As far as the department and the

10 issuer of any type of bonds in Pearland, no, we have not.
11

MALE VOICE:

You have not proposed anything

12 down at the other end of Pearland?
13

MS. MEYER:

No.

Not as TDHCA as an issuer.

14 There are other issuers that issue bonds in the State of
15 Texas.

TDHCA is not the only one.

16

Yes, ma'am.

17

FEMALE VOICE:

Since you are still here, the

18 people that you did hear speak in favor of the development
19 really seems to resent that our concern is going to be
20 over crime and bringing in low income families into our
21 neighborhood.

And as we've heard, and I firmly agree,

22 this is not a not in my backyard issue, [inaudible] this
23 same group and it was 84,000.

I wasn't making much money

24 [inaudible] but I probably couldn't qualify for the
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1 housing at the time we bought it.
2

But, all of these other issues that we did

3 bring up, the difficulty traveling on roads with the
4 population that we currently have, the inability to get
5 fire personnel to and from the fire station, the number of
6 children that are currently attending schools, what kind
7 of issues are you prepared to address with those since
8 your development is going to be causing a hardship on us
9 [inaudible].
10

MALE VOICE:

The $25,000 a house [inaudible].

11

MALE VOICE:

I couldn't hear you real well

12 [inaudible]
13

FEMALE VOICE:

14

MALE VOICE:

I could restate it.
As far as the tract, we do have an

15 entrance and exits on Pine Road and [inaudible].

The main

16 roads in Oak Grove that comes off 518 right by the reserve
17 [inaudible] that's where the property joins, right there
18 on that existing new road, [inaudible] Road.

So most of

19 our traffic will most likely be going out on 518.
20 [indiscernible-several speaking at once]
21

FEMALE VOICE:

If I really -- I don't think

22 that you are in the area daily to see the amount of
23 traffic getting out onto 518 from those residents at the
24 apartments.

It's difficult.

They're building -- a number

ON THE RECORD REPORTING
(512) 450-0342

97

1 of those cars pulling out of [inaudible] going out 89,
2 going out the other way, we don't have the roads that we
3 need for that kind of -- we don't have the roads we need
4 for the traffic that we have.
5

MALE VOICE:

I've first built in Pearland in

6 1974, and I've seen the changes in Pearland also.

518 was

7 a -8

FEMALE VOICE:

9

MALE VOICE:

Plus you're to here daily.
-- two lane road, asphalt road.

10 I've seen a awful changes, there'll be an awful lot more
11 changes coming to Pearland.

I'm sure 518 and 89 will

12 eventually be, you know, improved and widened.
13

Part of the issue about our plan is we donated

14 land on the back side of our property along Pike Road

for

15 the future widening of Pike Road, so everyone come on
16 across [inaudible] stops right now at Rogers Elementary
17 will eventually be widened just like that is.
18

FEMALE VOICE:

But it's your understanding our

19 concern is eventually is the problem.

Eventually come,

20 2006, we're scheduled for two elementary schools.

Your

21 resident's children will be in our schools before then.

I

22 don't have a problem with children coming to our schools,
23 if there's room for them.

I don't have a problem with the

24 cars being on the roads, if there's room for them.
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1

But if it's causing a hardship on the

2 neighborhood, and the only benefit we have is eventually
3 it should be fine?
4

MALE VOICE:

[inaudible] school district

5 [inaudible] and also Jamison [inaudible]
6 [indiscernible-several speaking at once]
7

FEMALE VOICE:

8 to our neighborhood?
9 a great distance?

[inaudible] are in relationship

So are those children going to bused

In which case, again, you have the

10 issue of them walking where they don't have sidewalks to
11 get to the bus or are our children going to be moved out
12 of their neighborhood schools that we moved in for?
13

I mean, you have answers, but they are not

14 solutions for us.

And I don't see that if you want to

15 come into our neighborhood and you want us to support you,
16 I think the answers need to be solutions.
17

MALE VOICE:

Looking at the information that

18 the school district gave us, it shows [inaudible]
19 redirected a lot of kids to come to Silverlake when
20 Silverlake was built new two years ago.
21

MALE VOICE:

Have you ever been to [inaudible]

22 schools.
23 [indiscernible-several speaking at once]
24

MALE VOICE:

Okay.

I taught there for two
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1 years.

It's a [unintelligible] school.

It's very

2 dilapidated, it's old.
3

FEMALE VOICE:

4

MALE VOICE:

5

FEMALE VOICE:

6

MALE VOICE:

7

FEMALE VOICE:

They are tiny.
Very small schools.

I think --

And, sir --- you're making a big mistake.
-- you don't acknowledge the

8 fact that, you know, PISD is showing you against the
9 [inaudible] other school's [inaudible], but they also sent
10 three letters requesting that this development not go in.
11

If they felt like they could handle the number of kids,

12 they would have never sent those letters.
13

This is coming directly from a board member who

14 is not available to be here because she is an attorney and
15 out of town.

But, this isn't just pie out the, you know,

16 pie out of the sky stuff if the district is asking
17 multiple times that this development not go in.
18

MALE VOICE:

[inaudible] Pearland [inaudible]

19 shows all their schools at capacity.
20 [indiscernible-several speaking at once]
21

MS. MEYER:

[inaudible]

22

FEMALE VOICE:

Ms. Meyer, you said that a

23 transcript for tonight would be presented on June 10, and
24 that is our voice.

Is there any other voice via e-mail or
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1 anything else that we can let the Board members know how
2 we feel about this?
3

MS. MEYER:

Yes, ma'am.

Any additional

4 comments that you want to make, you're welcome to send it,
5 and all that will -6

FEMALE VOICE:

7

MS. MEYER:

8

FEMALE VOICE:

9

MS. MEYER:

10

And that will be presented also?

Yes, it will.
Thank you very much.

Yes, ma'am?

FEMALE VOICE:

My question is, is [inaudible]

11 [indiscernible-several speaking at once]
12

FEMALE VOICE:

According to Dr. [inaudible]

13 Smith, chief economist with the University of Houston
14 public policy section, who has accurately predicted the
15 Houston housing market for over 30 years, what type of
16 [inaudible] study could you possibly have that will
17 justify more apartments, when the apartment market is
18 over-supplied and [inaudible]

There's already a huge

19 [inaudible] factor at that side, as well as a couple of
20 other locations in [inaudible] Silverlake area
21 [inaudible].
22

So, how did you [inaudible]

studies about

23 that?
24

MALE VOICE:

[inaudible]
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1

FEMALE VOICE:

2

MALE VOICE:

Where are they?
[inaudible]

3 [indiscernible-several speaking at once]

FEMALE VOICE:

4

I'd like to have a copy of

5 those.

MALE VOICE:

6

On the record, could we make them

7 part of the record?

MS. MEYER:

8

The question is, is there a

9 feasibility study, and, yes, there is a market study that
10 is with the department and is public record and you're
11 welcome to a copy of that.

FEMALE VOICE:

12

And I'd like to know --

13 [indiscernible-several speaking at once]

MS. MEYER:

14

15 questions at one time.

I can't answer a whole bunch of
As far as -- I'm not real sure if

16 the feasibility study that he's addressing -- if I have it
17 my office, it is public record and you are welcome to a
18 copy of it.
19

FEMALE VOICE:

I'd like to know

-- if you have

20 that feasibility study, then how does that impact the City
21 of Pearland [inaudible]
22 lightly.

The city did not take that action

So, if you have that study, then obviously it's

23 just a [inaudible] study that they have done.
24 [indiscernible-several speaking at once]
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FEMALE VOICE:

1

2 be in the city.

In two years.

MS. MEYER:

3

In two years, this location will

You're welcome to have a copy of

4 anything that the State has.
5 public.

[inaudible] it's not

It's up to the developer.

If you want to contact

6 him personally, I can give you that information
7 [inaudible].
8

FEMALE VOICE:

Well, I will give you my name

9 and number because I want that feasibility study.
10

MS. MEYER:

11

MALE VOICE:

Sir.
So we could contact you?

And can

12 we get a copy of this transcript in writing also?
13

MS. MEYER:

Yes.

As soon as -- it normally

14 takes about two weeks to get the transcript because it has
15 it be typed out. [inaudible].
16

MALE VOICE:

And then any other studies that

17 you have?
18

MS. MEYER:

Anything that I have in my office

19 is of public record, so you should -20

FEMALE VOICE:

Are we going to be able to get a

21 transcript of the Board meeting?
22

MS. MEYER:

After the Board meets there is a

23 transcript that is available.
24

FEMALE VOICE:

I make to make sure all their
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1 [inaudible] -2

MS. MEYER:

Well, the problem with the

3 transcript -- it normally takes about two weeks to get
4 that also -- sometimes a little longer -- depends on how
5 large that meeting is.

But, yes, you can get a copy of

6 the Board meeting once it gets published.
7

FEMALE VOICE:

Yes, ma'am.

Can we find out the name of the

8 person that supplies him the information that said we were
9 not at capacity with our schools?
10

MS. MEYER:

Yes, ma'am.

I -- the question is

11 can we get the information -12

FEMALE VOICE:

The name of the person that

13 supplied -14

MS. MEYER:

The name of the person that

15 supplied the information about the schools, yes.
16 to get that information for you.
17

MALE VOICE:

I'll try

Yes, sir.

Have you seen these proposals been

18 defeated?
19

MS. MEYER:

20

MALE VOICE:

Yes, sir.
And how is that done?

How have

21 you see it done?
22

MS. MEYER:

Same thing that you're doing

23 tonight.
24

MALE VOICE:

And from here what's the next

ON THE RECORD REPORTING
(512) 450-0342

104

1 step?
2

MS. MEYER:

3 went through before.

It goes through the process that I
I mean, all of the information for

4 this particular development will be compiled and presented
5 to the Board.
6

MALE VOICE:

7

MS. MEYER:

What board?
The Texas Department of Housing and

8 Community Affairs.
9

MALE VOICE:

Well, where are they at?

10

AUDIENCE:

In Austin.

11

MS. MEYER:

Yes, sir.

12

MALE VOICE:

Is there a maximum number of

13 occupants per federal [inaudible] that is required?

Is

14 that mandated as part of these requirements from the State
15 that they monitor?
16

MS. MEYER:

That is a compliance monitoring.

17 And, yes, it is two persons per bedroom.
18

MALE VOICE:

19

MS. MEYER:

20 monitored by the State.
21 is.
22

Two persons per bedroom.
That's correct.

And it is

That is one of the things that

Yes, sir.
MALE VOICE:

So you said we would go through

23 the process. [inaudible] summary judgment of the actual
24 meeting -- basically, a transcript of what happened here
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1 tonight.

Do you present that to the Board?

2 case [inaudible] property to the Board?

Who makes the

Who presents

3 that?

MS. MEYER:

4

Our executive director, Edwina

5 Carrington, is the one that would actually present the
6 transaction -- and, actually, all the transaction to the
7 Board.
8

MALE VOICE:

Is there a summary judgment

9 written by someone in your office in addition to the
10 transcripts?
11

FEMALE VOICE:

12

MS. MEYER:

Do you make the recommendation?

There will be a staff

13 recommendation, yes.
14

MALE VOICE:

And that's compiled by the staff

15 as a whole looking at the transcript?
16

MS. MEYER:

Staff as a whole.

We have an

17 executive review committee that meets prior to the package
18 being posted onto the web site and presented to the Board.
19

That committee has --

20

MALE VOICE:

21

MS. MEYER:

So sometimes --- say so -- I mean, that's where

22 the staff recommendation would actually be published.
23

MALE VOICE:

So sometime before June 3 you will

24 have your recommendation from the staff.
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1

MS. MEYER:

Yes.

2

FEMALE VOICE:

At what point can we know what

3 your recommendation is?
4

MALE VOICE:

5

MS. MEYER:

6 a public record.

You know it tonight.
Well, I mean, it won't actually be

The actual staff recommendation won't be

7 a public record until it's posted to the web site, which
8 is seven days prior to the Board meeting.

FEMALE VOICE:

9

MS. MEYER:

10
11 ma'am.

In the packet.

It will be in the packet.

Yes,

Yes, sir.
MALE VOICE:

12

[inaudible] in this information

13 that they present to the Board is there a traffic study
14 based on the traffic patterns that will be increased
15 [inaudible] the amount of cars?

Is there information -- a

16 study [inaudible] gentleman talked about on bringing these
17 issues of the water [inaudible], increase in fire
18 [inaudible] responsibilities, increased [inaudible] moved
19 in.

Are there studies presented along with this

20 information presented to them so they can make an informed
21 decision?
22

MS. MEYER:

As far as -- no, not all those

23 studies are, you know, part of the decision process.
24

FEMALE VOICE:

Well, then, what is?

ON THE RECORD REPORTING
(512) 450-0342

107

1

MALE VOICE:

2

MS. MEYER:

Why not?
There are a lot of things that are

3 presented to the Board.
4

FEMALE VOICE:

5

MS. MEYER:

6

FEMALE VOICE:

7 packet?

That's the main [inaudible].

We have engineering -Why can't this be part of the

Shouldn't this be?

Isn't police and fire

8 important enough to be part of the plan?
9
10

MALE VOICE:
MS. MEYER:

[inaudible] the children?
If one of those things -- if that's

11 the concern and you want to do a traffic study, yes, you
12 can present that to the Board.
13

FEMALE VOICE:

As far as --

Should be required by law for

14 him to build all these apartments and not -15

MS. MEYER:

Ma'am --

16

FEMALE VOICE:

-- have the facilities to take

17 [inaudible].
18

MS. MEYER:

I understand that concern.

19 that's just not part of the actual package.
20

(Audience all speaking at once.)

21

MS. MEYER:

And

Yes, sir.

Can everybody -- I can't hear the

22 question, please.
23

MALE VOICE:

This is just procedural.

Why is

24 this question-and-answer period not a part of the hearing,
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1 and, therefore, I assume not part of the record?
2

MS. MEYER:

Well, it was supposed to be.

3

(Audience all speaking at once.)

4

MS. MEYER:

The actual hearing itself is

5 [inaudible].
6

(Audience all speaking at once.)

7

MS. MEYER:

The question and answers isn't

8 an -- it's not part of the hearing itself.

It's an

9 informational time for you and myself or the developer,
10 you know, to make -- normally, it is transcribed -11

FEMALE VOICE:

But there are important issues

12 that needs to be addressed.
13

MS. MEYER:

And it needs to be recorded.

Those -- your concerns were

14 addressed at the public comment.
15

FEMALE VOICE:

But there's a lot of people that

16 didn't go up and speak.
17

MS. MEYER:

Not everybody went up and spoke.
And I've given you the open door as

18 far as sending written comment to the Board -- I mean, to
19 be presented to the Board.
20 right there.
21

I mean, that's your avenue

Yes, ma'am.

MALE VOICE:

Wait.

I still have another

22 question.
23

MS. MEYER:

24

MALE VOICE:

Okay.
My second question -- I was

ON THE RECORD REPORTING
(512) 450-0342

109

1 wondering if I could ask the developer -- is -- you don't
2 have to answer, obviously, but I'm just curious why would
3 you choose to build low income housing on your property
4 versus, seeing as though it's lakefront property, you
5 could put up some real nice luxury apartments and charge
6 astronomical rents?
7

FEMALE VOICE:

8

MALE VOICE:

And get the money for it.
[inaudible] cost the government

9 $14 million.
10

MALE VOICE:

[inaudible] market study indicates

11 that a lot of people in Pearland would fit the [inaudible]
12 income bracket that we serve.
13

FEMALE VOICE:

Not in our area though.

14

(Audience all speaking at once.)

15

MS. MEYER:

16

FEMALE VOICE:

Yes, ma'am.
It seems to me that we need some

17 legal advice.
18

MS. MEYER:

Excuse me.

We can't hear the --

19 the lady has the floor.
20

FEMALE VOICE:

It seems to me that we need

21 legal advice since we all pay our dues to the civic
22 organizations.

We need to have a meeting with them.

23 have the lawyers to pay for it.

They

If we need an injunction

24 it's probably --
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1

MALE VOICE:

Absolutely.

2

FEMALE VOICE:

-- might be to get an

3 injunction.

MS. MEYER:

4

Are there any other questions?

5 Yes, ma'am.
6

FEMALE VOICE:

You said it's not part of the

7 public hearing -- the question-and-answer session.

But

8 normally [inaudible] said normally it would be -9

COURT REPORTER:

Ma'am.

I'm sorry.

It was my

10 fault.
11

FEMALE VOICE:

I understand.

12

COURT REPORTER:

When she did the conclusion a

13 while ago it was my fault that I did -14

MALE VOICE:

Has that been entered into the

15 record?
16

COURT REPORTER:

And I have since recording

17 here on this -- I can't get all the questions anyhow.
18

FEMALE VOICE:

Right.

So, now, the second half

19 of my question is, if it was supposed to be taped -- it
20 was supposed to be transcribed and put into, what, as a
21 part of the public hearing?
22

MS. MEYER:

The public hearing -- I mean, the

23 transcript of the public hearing is what goes to the
24 Board.

Your comments.
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1

FEMALE VOICE:

What does the question-and-

2 answer session being taped -- what good does that do us?
3

MS. MEYER:

Just gives us a record of what was

4 asked.
5

FEMALE VOICE:

So you guys don't really even

6 look at it.
7

MALE VOICE:

Does that go in the transcript

8 also?
9

FEMALE VOICE:

If it was taped and transcribed

10 for the Board to read and really get a sense of the
11 frustration in this room, would you -- does the Board take
12 these question-and-answer sessions into consideration in
13 making a decision?

Or is it simply the hearing, simply

14 the comments, and then, boom, you turn it off?
15

MS. MEYER:

There was a mistake made, ma'am.

16

FEMALE VOICE:

17

MS. MEYER:

I understand.

And I can't take that back at that

18 time.
19

FEMALE VOICE:

20

MS. MEYER:

That's not what I'm asking.

And the answer to your question, I

21 think there was enough frustration in the hearing
22 itself -- I think the Board will get the idea on that.
23

FEMALE VOICE:

24

MS. MEYER:

I understand.

If they want me to make a public
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1 testimony at the Board meeting they will request that.

FEMALE VOICE:

2

I understand.

3 not answering my question.

But how -- that's

My question is, if this is

4 supposed to be taped and transcribed and to go to the
5 Board as part of the hearing, but not the official part,
6 would the Board have read these question-and-answer
7 sessions -- would they have been reading them or do they
8 say, oh, here it is, it says, The End, end of the hearing,
9 oh, we've got 50 pages of questions -- no, we don't read
10 that?
11

Is that how it would go?
Or do they say, Oh, look, these people are

12 pretty frustrated, there's 50 more pages.
13 you guys stop?

At the hearing period?

How -- where do

Or are these

14 question-and-sessions in transcribed -- and is it part of
15 the decision-making process?
16

MS. MEYER:

Normally the question and answers

17 are part of the decision-making process.
18

MALE VOICE:

19

MS. MEYER:

20

Do it over.
I can't take back what's happened.

All I can --

21

(Audience all speaking at once.)

22

MALE VOICE:

Can I go on record to say that

23 there is a videotape in the room and that that will be -24

FEMALE VOICE:

This is supposed to be a legal
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1 session -- excuse me.
2

MALE VOICE:

There is a videotape, ma'am.

If

3 we go on record then that can be submitted.
4

FEMALE VOICE:

5 transcribe off this?

Are you taping us?

Can you

Because, see, this is legal

6 regardless because some things should have been taped.

In

7 a court -- in a trial, do you say, oops, my cassette
8 turned off.

Well, you think you can make a decision on

9 three-quarters of the case?
10

MS. MEYER:

Ma'am, I think there was enough

11 comments -12

FEMALE VOICE:

That's not the point.

13

MS. MEYER:

14

(Audience all speaking at once.)

15

MS. MEYER:

-- during the hearing --

And that -- I mean, if you want to

16 get the real matters that's what it is.
17

FEMALE VOICE:

18

MS. MEYER:

This is a legal matter.

Are there any other questions that

19 we can -- yes, ma'am.
20

FEMALE VOICE:

I do have a question.

The

21 statistics from the school board that said those schools
22 were under capacity, did it give numbers -- like how much
23 it was under capacity? [inaudible]
24

MALE VOICE:

[inaudible].
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1

FEMALE VOICE:

You said that the report from

2 the schools said they were under capacity [inaudible] is
3 what you said, if I understood you correctly.
4

MALE VOICE:

[inaudible] capacity is 600.

5 Enrollment is 490.
6

FEMALE VOICE:

Okay.

How about the other

7 schools?
8

MALE VOICE:

[inaudible] under capacity.

9 Enrollment is 845. [inaudible] is 964 capacity; enrollment
10 is 607.

Pearland Junior High South is -- capacity is 900;

11 enrollment is 757.

Pearland Junior High School East --

12 capacity is 846; enrollment if 558.

Pearland High

13 School -- capacity is 3,900; enrollment is 2,800.
14

MALE VOICE:

There's a problem with this

15 meeting [inaudible] be corrected.

We were not given due

16 time on the tape recording, we were not given due time
17 [inaudible] the meetings actually occur.
18 been 2,000 here.

There could have

There was only about 350 people time.

19 We do not have an accurate representation of the people in
20 this community on that paper -- those signatures.

I think

21 this is not right.
22

(Audience all speaking at once.)

23

MALE VOICE:

I have an e-mail [inaudible] who

24 couldn't be here tonight.
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FEMALE VOICE:

1

I mean, can anybody tell me why

2 there is no one from City Hall here or -3

MALE VOICE:

Or the school board.

4

(Audience all speaking at once.)

5

MALE VOICE:

But here's an e-mail from

6 [inaudible], who you know is our School Board Trustee.
7 She has just briefly -- it's a long e-mail.

This is one

8 she responded -- she had written to the Texas Department
9 of Housing three or four times in the last [inaudible].
10 And she says right here, As you know, Silvercrest and
11 Silverlake are at capacity.

Those are the schools that

12 [inaudible] for Tranquility Bay.

You know that.

They're at capacity now.

13

We're building

14 another apartment project [inaudible] building right now
15 [inaudible].

That's [inaudible] 4– or 500 [inaudible]

16 because [inaudible] even more.
17

But she says, Silvercrest and Silverlake are at

18 capacity.

So are [inaudible] and Carlton.

19 are all full.

The schools

I mean, there's no question about that.

20 We're going to have to build [inaudible] schools.

I don't

21 mind [inaudible], but [inaudible].
22

MALE VOICE:

[inaudible].

23

It doesn't matter what you say.

It's not on record.

It's not on record.

24 They're not going to hear anything you're saying right
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1 now.

It's not on record.

2

MALE VOICE:

Oh, no, no, no.

I'm talking

3 about, we've got to get on that Silverlaketexas.com -4

MALE VOICE:

But it's not on record.

5

MALE VOICE:

Get organized.

I'm just telling

6 you guys now to get you upset and where you'll know where
7 it's all coming from from what I know.
8 she speaks for us for the Board.

Now, Mrs. Meyer,

What is Mr. Boggany's

9 first name?
10

MS. MEYER:

11

MALE VOICE:

Shadrick.
Shadrick.

12 with him also on Missouri City.

We need to get in touch

I mean, we need to get in

13 touch with every -- is that the MS. MEYER:

only board

14 member we know?
15

MS. MEYER:

16

MALE VOICE:

That's -- he lives -- yes.
So the ones that don't live here

17 local are not important or they don't count or they're not
18 concerned?
19

MS. MEYER:

I was just letting you know there

20 is a Board member that is from the Houston are.
21

MALE VOICE:

Well, we definitely need to get

22 all those together and definitely get on that
23 Silverlaketexas.com so we can -24

MALE VOICE:

The developer's going to get in
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1 touch with Shadrick -- he's written his name down also, so
2 he's going to try to contact -3

(Audience all speaking at once.)

4

FEMALE VOICE:

I have one other question.

5 Would the Board consider as evidence a videotape of that
6 area -- the streets with all their traffic, the lack of
7 the sidewalks?
8 like that?
9

Would they consider looking at something

You could e-mail that.
MS. MEYER:

The community -- if you want to

10 make -- if you wanted to do a Power Point presentation and
11 go out and take pictures and send it to me I'll put that
12 in the Board packet.
13

FEMALE VOICE:

I mean, [inaudible].

14

(Audience all speaking at once.)

15

MS. MEYER:

I understand that it is

16 convenient -- the meeting is in Austin.
17 that.

That's where the meeting is.

I can't help

Again, if there's any

18 comment that you want to make -- if you want to send me
19 pictures, if -- I mean, whatever you want to send me I
20 will make sure that it gets into the Board packets.
21

And, normally -- under normal circumstances

22 I -- we summarize the public comment and I don't put all
23 the e-mails in there because it was rather burdensome for
24 the Board at times reading all the information.
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MALE VOICE:

1

Can we put a statement on the

2 record that states that they cut the session short and
3 there wasn't a lot of time for the residents to even come
4 to show up?

Can that be part of the record?

5

MS. MEYER:

He's been recording that.

6

COURT REPORTER:

7

MALE VOICE:

I've been back on the record.

I've got a question concerning

8 criminal background checks --

MS. MEYER:

9

Yes, sir.

MALE VOICE:

10

-- on [inaudible] residents.

11 is the legality of that?
12

I live here.

What

I mean, I don't want this here.

I don't want criminals living here.

But

13 can we actually prohibit, you know, from -- prohibit --

MALE VOICE:

14

Only the Brady Law applies to,

15 like, guns [inaudible].

MALE VOICE:

16

So he can't actually

17 [inaudible] -- so people -- criminals could still live
18 there, just if he says, Oh, yea, we did criminal
19 background checks.

We couldn't just -- may do a check.

20 It's not going to say that he's going to keep them out of
21 there.

He's not going to turn down money.

22

(Audience all speaking at once.)

23

MS. MEYER:

Are there any other questions?

24 Yes, sir.
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MALE VOICE:

1

I just had a question about the

2 sign that was posted along Fite Road -- was up for -- I
3 don't know what -- I'm sure there was finite period that
4 it had to be posted -- probably 30 days or something like
5 that.

Is that roughly right?

6

MS. MEYER:

Well, the sign is to be posted on

7 the property until the Board renders a decision.
8

MALE VOICE:

9

(Audience all speaking at once.)

10

MS. MEYER:

11

MALE VOICE:

It's not there.

I understand.
The sign's there.

It got moved so

12 people wouldn't see it.
13

MS. MEYER:

I can't tell you what happened to

14 the sign.

But as soon as I was notified I notified the

15 developer that the sign needed to go back up.
16 tell you what happened to the sign.
17

MALE VOICE:

I can't

I don't know.

Who's responsible for keeping that

18 sign up?
19

MS. MEYER:

The developer's responsible for

20 keeping the sign up.
21

(Audience all speaking at once.)

22

MS. MEYER:

23

MALE VOICE:

24 would be here.

They disappear [inaudible] -But if they had known today they

The took that sign [inaudible] to the
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1 community and moved it down the street.
2

FEMALE VOICE:

A hundred feet down the street

3 where nobody would see it.
4

MALE VOICE:

They moved it down the street so

5 people couldn't see it.
6

MALE VOICE:

They don't want us to see.

7

MALE VOICE:

The people most affected by it

8 didn't see it because they moved it down the street.
9

MALE VOICE:

Is there a legal requirement for

10 it to be up for a specific amount of time?

And, if so,

11 [inaudible].
12

MS. MEYER:

That will be presented, I mean, to

13 the executive director once we -14

MALE VOICE:

15

MS. MEYER:

16

MALE VOICE:

And in the minutes of the meeting.
Do what?
There -- was it in the minutes of

17 the meeting the time was up and not up and was supposed to
18 be up?
19

FEMALE VOICE:

20

MALE VOICE:

Somebody called in [inaudible].
[inaudible].

If it's not in the

21 minutes of the meeting they're not going to address it.
22

MS. MEYER:

Well, but I'm going to address it

23 with my executive director.
24

MALE VOICE:

You're going to do it personally
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1 for us.
2

MS. MEYER:

Well, yes, sir.

3 responsibility to do that.

It's my

I mean, I don't blind side my

4 executive director.
5

MALE VOICE:

6

MS. MEYER:

That's fine.
When I get back from any hearing I

7 always send my executive director a summary of what
8 happened at the hearing and the problems that were
9 presented.
10

MALE VOICE:

I have one other thing I wanted to

11 ask about the sign, and then I guess we can move on.

But

12 if I'm not mistaken I read the sign to say that this
13 meeting would start at seven o'clock.

And then right at

14 the last minute one of my neighbors came to my house and
15 said, No, the meeting's been changed to six o'clock.

Is

16 that -- did anybody else see that or am I wrong?
17

FEMALE VOICE:

Yes, it was posted seven.

18

(Audience all speaking at once.)

19

MS. MEYER:

All the notifications were sent

20 out -- I mean, that the Department sent out were for six
21 o'clock.
22

MALE VOICE:

The sign was in error, too.

23

MALE VOICE:

The sign was how I found out about

24 this meeting, and I planned to be here.
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1 one of my neighbors took it upon themselves to print out a
2 bunch of little slips and paper and go around knocking on
3 doors to pass them out so that I would know it was at six
4 and not at seven.
5

MS. MEYER:

Well, I'll have to -- I mean, I'll

6 have to check the records with the application and find
7 out exactly what was on the sign.

There are records in

8 the application.
9

MALE VOICE:

Is there a penalty to the person

10 that didn't maintain the signage as -- is that outlined in
11 the law?

Is there any penalty that the 120 days he cut

12 down to 50 days?
13

MS. MEYER:

[inaudible] there's not.

But,

14 again, I mean, that will be an executive director decision
15 as to whether it goes forward.
16

MALE VOICE:

Yes, sir.

You said the State sent out these

17 notices?
18

MS. MEYER:

19

MALE VOICE:

Do what now?
Who sent out the notice?

20 the State sent out a notice?

You said

I know you have -- I know

21 it's on your web site.
22

FEMALE VOICE:

23

MS. MEYER:

I didn't get a notice.

Yes, the State did send out

24 notices.
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1

MALE VOICE:

2

MS. MEYER:

Who did the State send them to?
Well, they sent them to -- well,

3 actually, I sent them out to the U.S. Representative, the
4 State Senator and the State Representative, the county
5 officials.

Since this isn't in the city it didn't go to

6 city officials.

It went to the school board president and

7 the superintendent.
8

(Audience all speaking at once.)

9

MS. MEYER:

And there were a couple of

10 homeowners that -- I don't know what the names of them
11 are, but there were a couple of -- if you want to e-mail
12 me and request that information I'll be glad to give it to
13 you and I'll tell you exactly who the notices were sent
14 and when.
15

MALE VOICE:

16 this development start?

When did the question period for
I mean, when did things start

17 ticking in because I [inaudible].
18

MS. MEYER:

19

MALE VOICE:

What do you mean?
When did things start ticking --

20 the first notification that this was going to be proposed?
21
22

When did [inaudible]?
MS. MEYER:

The first notification for this

23 particular development went out last September.

There was

24 two different notices to local officials and to homeowner
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1 associations.
2

When they received a reservation from the Bond

3 Review Board on February 18 -- within 14 days of that date
4 they -- another notification went out from my -- I mean, I
5 send them out so I know they went out.

I mean, another

6 one went out from my office to the same people -- same
7 representatives.
8

MALE VOICE:

9

MS. MEYER:

10

Certified mail?
What?

MALE VOICE:

11 they got them?

Certified mail?

Do you know that

I mean, you don't know.

I mean, it could

12 have been faulty addresses.
13

MS. MEYER:

14 lot of mail back.
15

Well, there -- I mean, I received a

So --

MALE VOICE:

You received a lot of mail back so

16 a lot of them didn't get them?
17

MS. MEYER:

No, no, no.

No.

I received a lot

18 of responses back from the notices that were sent out.
19 Yes, sir.
20

MALE VOICE:

Are you part of the staff who will

21 make a recommendation to the Board?
22

MS. MEYER:

Not really.

All I do is present

23 the information and the executive committee actually makes
24 the recommendation.

Yes, ma'am.
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1

FEMALE VOICE:

Can we get a list of the names

2 of people that you notified last September -3

MS. MEYER:

Sure.

4

FEMALE VOICE:

5

MS. MEYER:

-- and again in February?

If you'll just send me an e-mail or

6 fax me or whatever you want to do, I'll be glad to -- I'll
7 tell you who was notified in September and also in
8 February.

Yes, sir.

9

MALE VOICE:

You say you sent them to the

10 homeowner associations?
11

MS. MEYER:

There was a homeowners -- I don't

12 know which one it was.

I mean, I --

13

MALE VOICE:

14

MS. MEYER:

CIA Services?
I don't know exactly which

15 associations.
16

MALE VOICE:

Well, the reason why I'm asking

17 because CIA Services sent this one out to us in the mail,
18 which I got on Friday.

I called CIA Services, and they

19 said that [inaudible] is the Board of Directors instructed
20 them to send it out.
21

MS. MEYER:

22 behind notification.

Let me explain to you the rules
Okay?

Part of it is the developer

23 is required to send a notification to county clerks and
24 city clerks trying to get information about homeowner

ON THE RECORD REPORTING
(512) 450-0342

126

1 associations.

And whatever the county and city clerks

2 send back to them is what they have to notify.

Okay?

The legislation that governs this part of the

3

4 whole process states that the homeowner associations have
5 to encompass the development.

Now, if your homeowner

6 association doesn't actually touch the developer or is
7 away from it you might not have been notified because
8 we're doing everything by legislation and by the law.

(Audience all speaking at once.)

9

MS. MEYER:

10

I mean, if you were across the

11 street I would still consider you [inaudible].
12

FEMALE VOICE:

13

MS. MEYER:

We are across the street.

I understand that.

14 you which ones were notified at this point.

I can't tell

15 deal with a lot of things, actually.

I mean, I

I don't know how

16 many -- which ones were notified for this particular deal.
17

I'll be glad to give you that information if you want to

18 know.
19

MALE VOICE:

So there was a first notification

20 in September.
21

MS. MEYER:

22

MALE VOICE:

Yes, sir.
What followed that?

I mean, I'm

23 just trying to find out the notifications because we
24 weren't notified in time.

So there might be another --
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1 some other things that might not have taken place like
2 they should have.

Also, was it put in the newspaper, and

3 which newspaper?

MS. MEYER:

4

It was put in the Houston

5 Chronicle.
6

MALE VOICE:

Is there a certain period it has

7 to run?
8
9 itself.

MS. MEYER:

It runs 30 days prior the hearing

And this was --

10

(Audience all speaking at once.)

11

MALE VOICE:

12

MS. MEYER:

13

MALE VOICE:

That's okay.

I'll --

[inaudible].
You all have asked a bunch of

14 questions about a bunch of legal issues.

Mr. Shaw and I,

15 who are both attorneys, talked about this for a while.
16 Let me see if I can give you a general idea.

Going and

17 arguing about something like this on the lack of notice is
18 like going to traffic court and pleading not guilty and
19 hoping your cop doesn't show up.

There's not a lot of

20 relief in that.
21

If you really want to get relief, that lady in

22 the red shirt and the brown hair has said she had been to
23 the web site and she had identified the five areas of
24 concern that the staff would be looking at and making the
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1 recommendation and she listed them for us -- one, two,
2 three, four, five.

That's what we all need to go do -- is go get

3

4 on that web site and send a letter back to Ms. Meyer, to
5 our state representative, and anybody that you all think
6 wants to listen, and identify those five things and
7 address those five things.

And all this stuff on the, Gee, we didn't get

8

9 enough questions or whatever -- when there's 300 e10 mails -- 300 e-mail responses addressing the issues upon
11 which the Board basis the decision, that's how we get
12 their attention.

And that's the real way to get their

13 attention, not -- don't go hiring lawyers and trying to
14 get injunctions and all that kind of that stuff.

There's a process.

15
16 easy.
17

And the process is real

All we have to do is respond to those five things.

And everyone in this room has responded and is very vocal

18 on all those five issues.
19

That's what we need to do.

We can start with the web site that this

20 gentleman pointed out.
21 Meyer's e-mail.

But each one of us can go get Ms.

Go to the web site and address those five

22 issues and she will be bound by the terms of her office to
23 present our e-mails to everybody.
24 it.

And she'll gladly do

And then she'll pass them on to the staff, and that's
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1 how they'll decide there's 350 people or 500 people or
2 1,000 people.

And, like everybody said, start knocking on

3

4 your neighbor's door.
5 and spend a dollar.

Photocopy this.
Make ten copies.

Stop at the 7-11
Go give ten copies

6 to your neighbors and say, Hey, man, e-mail this lady.

Go

7 to this web site, identify these five issues, respond in
8 your own words so they know it's not a blanket e-mail.
9 Response in your words and send them to this lady.

That's

10 how the Board will hear that we don't want the development
11 here.

And then, if you want, copy Bigplanet.com there

12

13 and try to convince him that he needs to do something else
14 with the remainder of his land.
15 business.
16

Because it's just

Do you know what he's going to make per month?

$185,000 gross rents according to his own testimony.

17 Now, that's really hard to get us to overcome that kind of
18 money.

Okay?

That's his gross revenues per month based

19 on the number of units he gave us and the amount of rents
20 he's going to charge.

And that assumes 100 percent

21 occupancy, but, regardless, that's what he stands to make
22 every month.
23

MALE VOICE:

[inaudible] percent on tax

24 deferral for a big corporation, and nobody's even thinking
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1 about that [inaudible] 4 percent.
2

MALE VOICE:

He's going to get that much cash

3 every month into his coffers unless we convince him to do
4 another development with less density and perhaps for the
5 elderly -- okay? -- where we don't have a bunch of people
6 driving, we don't have a bunch of people going into our
7 schools.

And that addresses the issues.

He gets

8 something, we get what we want, everybody potentially
9 could live together.
10

Well, that's what we need to get.

Forget

11 pooling your money and calling your homeowners association
12 to hire lawyers.
13

That just makes lawyers wealthy.

Okay?

The way to do this is to send these e-mails and

14 address these issues.

That's what the boards look at, not

15 emotional concern, not everybody's histories -- past
16 histories that we heard about.

But those five issues

17 they're required to look at statutorily.
18 those issues.
19

We must address

Yes, ma'am.

FEMALE VOICE:

If we're not united though -- I

20 mean, if all of us go home -- everybody here and everybody
21 that was here today -- if we all go home and do this and
22 we have no -- like we need to plan another meeting.

We

23 need to make sure that we're all sticking together.

Even

24 if we don't get a lawyer we need to stick together, and we
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1 need to state --

MALE VOICE:

2

3 each and rent a bus.

Maybe we want to spend 50 bucks

We can all go to Austin.

4

(Audience all speaking at once.)

5

MALE VOICE:

I agree with you 100 percent.

6 the first thing we've got to do is start responding.

But

7 I think, yes, more meetings.

And

And I think a personal

8 appearance in Austin is important.

MALE VOICE:

9

I think you're absolutely right.

10 I agree with you almost 100 percent, except for the legal
11 part.

I have been -- I don't like spending money on

12 attorneys either.

I really don't like attorneys.

MALE VOICE:

13

[inaudible] like spending money

14 [inaudible].

MR. SKOTAK:

15
16

Again, my name is Richard Skotak.

I've been in real estate since 1969.

I've been before

17 the Texas Department of Housing back in the eighties and
18 nineties.

I've been to the meetings to observe

19 [inaudible].
20

What we've got is we've got -- you know, I

21 don't know how many commissioners they have now.

It's

22 used be four or five. [inaudible].
23

MS. MEYER:

24

MR. SKOTAK:

Six board members.
Six now?

But they're just
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1 citizens.

They're citizens like us.

They're coming in

2 from a hard day, driving to Austin, and they're going to
3 have all this information put before them on various and
4 sundry projects, people [inaudible], everything.

One issue is going to be Tranquility Bay

5
6 Apartments.

It will be sitting down there at the end.

7 They're going to come through and look at that.

And what

8 they're going to look is this transcript that Ms. Meyer's
9 made tonight about our -- you know, our presentation here.
10

Four of those presentations, if you recall,

11 were indisbursed like, I'm from West Oaks and I like that
12 Tranquility Bay project.
13 all it's going to say.

It will be in there, and that's
And then we'll have the one that

14 likes the low income housing -- that brought him up from
15 slum or something like that -- whatever he said.

But it

16 will just look like us, but it will be for it; it won't be
17 against.
18

And they're indisbursed.
Now, if they wanted to really do this right

19 they would come up with the developer first and disclose
20 who they hell they were.

The men from -- you know, we all

21 know that West Oaks is owned by Rene West, who owns the
22 property.

You know, he's a real estate and architect --

23 and nothing to do with real estate and architect on the
24 project.
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But you've got to watch out for the slam dunk.

1
2

If we all sit on our duffs right now this thing will

3 be -- do you want a ham or rye or a turkey sandwich?

Do

4 you want [inaudible] Tranquility Bay Apartments or do you
5 want it -- and they'll just move it down the row like
6 that?

Yes, yes, yes, yes.

And they will just right

7 through it and be done.
8

Now, remember, this developer has already been

9 committed $14.6 million.
10 to commit.

That's a hell of a lot of money

He's not going to shake $14.6 million that

11 they said they'll give him if we say it's okay.
12 about it -- 14.6.

Think

They're going to fight hard for it.

We

13 are going to have to fight hard to make sure they don't
14 get it.
15

In my opinion, the only way you're going to

16 make this possible [inaudible] is, like you said, the e17 mail [inaudible].

We should have legal advice.

18 absolutely sure of that.
19 [inaudible] citizens.

I know how they are.

I'm
Those are

They get legal people up there who

20 know something more than we know about how to get in there
21 [inaudible] who they are.
22

We're Mr. Richardson.

Why does Mr. Richardson

23 get 14.5 million? [inaudible] and then proceed from there.
24

And, Ms. Meyer, what's her relationship?
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1 come these people were indisbursed into our comments to
2 make it look like everything's okay?

I mean, we need some of those questions

3

4 answered, and we need them legally answered.

I'm not -- I

5 am the [inaudible] property rights person you ever bumped
6 into in your whole life.
7 life.

That's all I've done my whole

I'm for property rights.

I'm for Mr. Richardson's

8 property rights, believe it or not.
9
10 project.

I really am.

This city is just not right right now for this
The timing is not right.

11 the city of Houston.

We're not as big as

We can't absorb this.

12 any infrastructure at all.

We don't have

You're [inaudible] if you're

13 thinking I know what's going on around here because I'm in
14 real estate here every day.

I've seen all this stuff

15 [inaudible] popping up here -- apartment here, apartment
16 here -- and no new schools.
17

The school districts -- I mean, if the board

18 was sitting here I'd tell them right to their face they're
19 so far behind times they don't know what's going on.

The

20 City of Pearland is so far behind times they don't know
21 what's going on.
22

Look at the Southfork Road issue.

They all sit

23 there and scratch their heads and -- Well, we won't
24 [inaudible].

We'll [inaudible].

We'll build a $5 million

ON THE RECORD REPORTING
(512) 450-0342

135

1 bridge.

Well, we can't go any further because that

2 [inaudible] says no.

So they stop and go off on somewhere

3 else [inaudible] just builds our case.
4

This thing would be a total disaster.

On a

5 two-lane asphalt road with open ditches all the way.
6 I'll tell you another thing.
7 project.

And

Mr. Richardson can sell this

Is that not right, Ms. Meyer?

Can he sell it if

8 he wants to?
9

MS. MEYER:

The property?

10

MR. SKOTAK:

Yes, ma'am.

11

MALE VOICE:

He can sell it for tax credits.

12

MS. MEYER:

13

MALE VOICE:

Couldn't he sell the tax credits?

14

MR. SKOTAK:

He can sell the property.

15

MS. MEYER:

16

MALE VOICE:

It's his property.

Do what now?

No.
He can sell the tax credits.

17 Correct?
18

MS. MEYER:

19

MALE VOICE:

No.

No.

He can sell his tax credits right

20 off.
21

MS. MEYER:

22 nothing moves forward.

Until the bonds actually close
I mean, he owns the property

23 thought.
24

MR. SKOTAK:

Right.

So he could sell the
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1 property.

Tax credits go --

2

MALE VOICE:

3

MS. MEYER:

4

MALE VOICE:

I mean, the question is -I mean, he can sell the property.
-- once the project is developed

5 and the bonds are issued and paid for with the bonds he
6 can then sell -- there's no restriction on his alienation.
7

MS. MEYER:

8

MALE VOICE:

Yes, there -He can sell the project to anybody

9 else.
10

MS. MEYER:

11

MR. SKOTAK:

12

MS. MEYER:

13

MR. SKOTAK:

14

MS. MEYER:

15

MR. SKOTAK:

For how long?

16

MALE VOICE:

Ten years.

17

MS. MEYER:

18

MALE VOICE:

19 ten years.

There is a restricted [inaudible].
He has to own it?
Do what?
He has to own it?
Yes.

I don't [inaudible].
He [inaudible] the 4 percent for

After ten years, boom, buddy, he's out of

20 there.
21

MS. MEYER:

It depends on what's in the bond

22 documents as to how long he has to [inaudible].
23 of them are different.
24

MR. SKOTAK:

And all

So, I mean [inaudible].
Well, I mean, as we all know,
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1 everything's subject to change.

And change will happen

2 about ownership, about conditions.

And I guarantee you,

3 [inaudible] you think they're going to let those people
4 [inaudible].
5

MALE VOICE:

[inaudible].

6

MR. SKOTAK:

[inaudible] nice little gate and

7 you go back the other way.

I mean, I can already see the

8 traffic jam of them trying to get out on 518.

They're

9 going -- everybody's going to have to go back through Fite
10 Road.
11

FEMALE VOICE:

[inaudible] and I don't feel

12 like I [inaudible] necessary to present them with what our
13 schools are doing [inaudible].

I don't even know where to

14 go [inaudible] about the traffic [inaudible].
15 I need to [inaudible] my e-mail [inaudible].

That's what
If you

16 [inaudible].
17

MALE VOICE:

Look at Silverlaketexas.com.

It

18 will [inaudible].
19

MALE VOICE:

You can get the information about

20 school enrollment from the school.
21

MALE VOICE:

If we all work together we'll

22 bring up that statistic.
23

(Audience all speaking at once.)

24

MALE VOICE:

The school district has a
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1 projected growth and it shows where these schools will
2 fill up. [inaudible] full now because all the kindergarten
3 and first graders that are coming up to Silverlake and
4 Silvercrest aren't there yet. [inaudible] if there was.
5

We've got projections when all of the schools

6 are going to fill up.

He took current day numbers and

7 said, Look at all the room.
8

MALE VOICE:

Okay?

There's lots of room.

We paid for that [inaudible] our

9 tax dollars for our kids to go there.
10

(Audience all speaking at once.)

11

MALE VOICE:

It's the bait and switch.

He

12 shows them all the numbers today -- look at all the room
13 in these schools, look at all of this.

And he's not

14 showing them the school district's other part of the
15 projection of where it goes up.
16

And that's all on the PISD web site.

If you go

17 there they've got all of their numbers from the school
18 district that shows their own thing, because they've got
19 to keep track of it for their own book planning.
20

(Audience all speaking at once.)

21

MR. SKOTAK:

I've done the numbers on the

22 school.
23

MS. MEYER:

24

MR. SKOTAK:

Can you hang on just a second, sir?
There are going to be $2.5 million
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1 short each and every year.

Their kids are only going to

2 pay $500 in taxes.

You're going to be $2.5 million short

3 in tax every year.

I don't care how many schools you

4 build you're going to be 2.5 million.

And that money's

5 got to come from you.

MS. MEYER:

6

Does anyone have any more questions

7 of me?

MALE VOICE:

8

The five criteria that were talked

9 about earlier, are there any other [inaudible] that
10 [inaudible] staff use to make their determination to the
11 Board?

I'm assuming the Board weighs heavily on

12 recommendation by staff.

Is that correct?

Of those five

13 things -14

MS. MEYER:

Well, I mean, the Board makes an

15 independent decision of what the staff recommends.
16

MALE VOICE:

17

MS. MEYER:

Oh, sure.

But --

They're going to [inaudible] staff

18 recommendations.
19

MALE VOICE:

But your doing this [inaudible]

20 I'm sure that they take that recommendation [inaudible]
21 have your -22

MS. MEYER:

23

MALE VOICE:

[inaudible].
But, besides those five

24 [inaudible], are they [inaudible]?

Is it subjective or
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1 [inaudible]?

And what's [inaudible]?

How does staff

2 [inaudible]?
3

MS. MEYER:

The staff presents the information

4 objectively. [inaudible].
5

MALE VOICE:

[inaudible] presented like we had

6 this many constituents show up and [inaudible] that were
7 pros [inaudible] that were [inaudible] -8

MS. MEYER:

9

MALE VOICE:

10

MS. MEYER:

[inaudible].

There will be a sign-up sheet at

11 the very [inaudible].
12 form [inaudible].

-- or what?

The first page on that is a sign-up

And there's statements to those

13 documents [inaudible].

And there's also a summary as to

14 letters that we received, e-mails [inaudible].
15

But that starts off [inaudible].

Then there's

16 a transcript [inaudible].
17

FEMALE VOICE:

18 volunteer something.

Ms. Meyer, I don't want to

I know you're not from our area.

19 Correct?
20

MS. MEYER:

No.

21

FEMALE VOICE:

I will personally take off work

22 tomorrow -- I don't know who's going to take care of my
23 [inaudible].

I would like to -- I'll pay for your meals,

24 I'll pay for your [inaudible].

I want to drive you to the
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1 area.

I want you to see our area and see what

2 [inaudible].

I want you to see it with your own eyes.

3

MS. MEYER:

I [inaudible].

4

(Audience all speaking at once.)

5

FEMALE VOICE:

Did you [inaudible] around the

6 neighborhood -- Fite Road and all of that and see there's
7 no sidewalks?

You saw that and all the traffic?

8

FEMALE VOICE:

9

MS. MEYER:

Did you try to go to Kroger?

There's [inaudible].

10 all the way around the neighborhood.
11 other side of the [inaudible].

I also drove

I drove over to the

I drove through the

12 [inaudible] -- also through a mobile home area -- all up
13 and down [inaudible].
14

There are a lot of things that [inaudible] the

15 Board. [inaudible].

And those are on a map.

So I

16 [inaudible].
17

MALE VOICE:

18 saw the site?

What's your impression when you

Were you like saying how are they going to

19 put a house between the fence?
20

MS. MEYER:

I was thinking I wish I had a

21 [inaudible].
22

(Audience all speaking at once.)

23

MALE VOICE:

But I guess the logistics of it

24 are 450 cars or more [inaudible].
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1

MS. MEYER:

[inaudible].

I mean, if you want

2 to call [inaudible] in the morning and ask him about
3 [inaudible].

I actually did pull the site plan and

4 [inaudible].

Now, I've seen the site plan [inaudible] the

5 site plan [inaudible].
6

FEMALE VOICE:

Even though you were attacked I

7 apologize.
8

MALE VOICE:

9

MS. MEYER:

Yes, thank you for your patience.
I've been to worse. [inaudible].

I

10 do have a job to do. [inaudible].
11

MALE VOICE:

You've given us a web site -- or

12 this packet has a web site for the Board.
13 contain criteria the Board considers?

Does that

And is there

14 another place where we should look for other criteria that
15 the Board considers?
16

MS. MEYER:

Actually, on our web site there is

17 a copy of the bond [inaudible].

There's also what's

18 called a [inaudible] application [inaudible].
19

A lot of it though does happen to do with

20 another tax credit program.
21 to the bond side [inaudible].

There's [inaudible] applies
The bond rules -- the 2004

22 bond rules [inaudible] on the web site.
23

MALE VOICE:

And is there any other place

24 besides that web site I should be looking for criteria
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1 that this Board will consider?

MS. MEYER:

2

That criteria is in our bond

3 [inaudible].

MALE VOICE:

4
5 Right?

[inaudible] on the web site.

Is there one that [inaudible] tax credits

6 [inaudible] more recently than [inaudible]?

Like an

7 example of [inaudible].
8

MS. MEYER:

9

MALE VOICE:

Oh, yes. [inaudible].
Does one come to your mind

10 that's -11

MS. MEYER:

[inaudible] to the Board in March I

12 do believe. [inaudible].
13

MALE VOICE:

That's fine.

I just want to take

14 a look at an example of -15

MS. MEYER:

Yes.

There's -- if you'll -- when

16 you get to the very front page of the web site there's
17 [inaudible] goes across the top.

If you go over to the

18 publications [inaudible] multifamily bonds.

And that will

19 pull up [inaudible].
20

There is a huge amount of [inaudible] out

21 there. [inaudible].
22

MALE VOICE:

23

MS. MEYER:

24

MALE VOICE:

[inaudible].
Yes. [inaudible].
[inaudible] meetings.
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1 reimbursed through the developer or is it reimbursed
2 through our tax dollars?
3

MS. MEYER:

4

MALE VOICE:

[inaudible].
Do you get paid through the

5 developer or do you paid from Texas taxpayers?
6

MS. MEYER:

7

MALE VOICE:

My salary?
The salary of the Board

8 [inaudible].
9
10

(Audience all speaking at once.)
MALE VOICE:

Come here like we did today --

11 your travel expenses and all that.

Who picks up that

12 cost?
13

MS. MEYER:

14

MALE VOICE:

The travel expenses is the State.
The State.

So none of this comes

15 from the developer at all?
16

MS. MEYER:

The developer has to reserve

17 [inaudible] their responsibility.
18 [inaudible].

The publication of the

The court reporter is [inaudible].

19

MALE VOICE:

20

MS. MEYER:

21

MALE VOICE:

You're representing us.
I represent the State.
Well, we're the state.

We pay

22 taxes [inaudible].
23

MS. MEYER:

24

MALE VOICE:

I'm not representing [inaudible].
[inaudible].
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1

MS. MEYER:

2

MALE VOICE:

3

MS. MEYER:

4 Office.

Well, [inaudible] pay a lobbyist?
[inaudible].
The Board.

I mean, the Governor's Office appoints -- our

5 Board is a volunteer board.
6 [inaudible].
7 the Board.
8

Or the Governor's

They are not paid

It is a volunteer board [inaudible] to be on
There are [inaudible].

MALE VOICE:

[inaudible].

Before you guys

9 leave, we currently have a [inaudible] that's active in
10 Silverlake, Emerald Point, and [inaudible] side of
11 Pearland. [inaudible].

And, basically, this is something

12 that, you know, we're going to change [inaudible] to save
13 neighborhoods.
14

This is something [inaudible] involved in.

We had a great turnout for the primary.

15 a great turnout for the runoff.

We had

Certainly -- you know,

16 we'd like all you guys to sign up.

I mean, because that's

17 how we're going to get this resolved is basically -- you
18 know, we [inaudible] for our elected representatives as a
19 group.

We can certainly be [inaudible] to try to do the

20 same.
21

But, again, if you have a strong voice -- I

22 mean, you know, you all get together and you voice our
23 opinion -- our opposition to this thing, that's where
24 you're going to get the biggest bang for your bucks.
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1

So we [inaudible].

We'll keep you informed.

2 We're extremely concerned by the lack of I guess
3 communication from anyone from the State, from our HOAs,
4 from the city, from the county -- anyone -- about these
5 particular issues.
6

And then it seems like everything's being

7 jammed down our throat and no one cares.
8 representation within the city.

We have no

Basically our county

9 commissioner's had several strokes and he's missing in
10 action.
11

And there's no one representing us.
So taking all of our tax money -- the

12 schools -- where's anyone from PISD?
13 existent?

They're non-

Why couldn't they have someone here?

14 [inaudible] no one seems to care.
15

You know, the [inaudible].

16 need volunteers.

Please sign up.

We

I mean, we had a great turnout for the

17 primary and the runoff. [inaudible] because, if not,
18 [inaudible] this particular [inaudible] going to go up and
19 our property values and everything else [inaudible].
20

MS. MEYER:

21

MALE VOICE:

Are there any other questions?
Yes, Ms. Meyer.

22 roster -- can we can a copy of that, too?

The attendance
You have

23 that -- everybody signed in?
24

MS. MEYER:

Oh, yes.

That's public record.
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1

MALE VOICE:

That -- so we can get that

2 [inaudible].
3

MS. MEYER:

I would like everybody to know that

4 there was a record [inaudible].
5

(Audience all speaking at once.)

6

FEMALE VOICE:

What time will the meeting be on

7 June 10?
8

(Whereupon, at 9:18 p.m., the hearing was

9 concluded.)
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Request to Reject
Tranquility Bay Apartments
4800 Fite Road (C.R. 91)
(Bond ID – 2004-027)

•Planning a multi-family housing project on the banks of
Tranquility Lake – a sandpit lake.
•Inadequate fencing on the west, south and east side of
Tranquility Lake.
•The increase of traffic and children on Fite Road (CR 91)
if the Tranquility Bay Apartments are built.

Examples:

Chris Richardson and Blazer
Development have shown through their
actions a history of disregarding the
welfare and safety of children.

Building a multi-family housing unit on a sandpit lake is dangerous.
The south and east sides of Tranquility Lake where the housing
units are planned are narrow strips of land. Any playground or
common area will be near the deep 30 acre Tranquility Lake
sandpit. Parents will have to constantly monitor their children to
ensure their safety. Any fence built will have to be maintained
constantly – it only takes a small opening and few seconds for a
child to get through, over or under a fence. If a parent is unable to
follow the child through the fence, the child could fall in the lake
and drown before the parent could get to the child.
It only takes a few minutes for a child to drown.

Sandpit Lakes are Dangerous

I have lived in the Pearland area for 40 years. I am an avid
fisherman and have fished in many of the local sandpit
lakes. I wish I had a dollar for every time I have slipped and
fallen into the water while fishing. The soil in this area is
primarily clay which is very slick when wet. Even if the
banks of a lake are graded and landscaped, the banks below
the water line will be steep and slick. Tranquility Lake
sandpit, like most sandpit lakes in the area, has an
approximate bank slope of 45 degrees below the water. This
means that for ever foot a child steps into the water, the
depth increases by a foot. Six feet from the bank, the water
is nearly six feet deep in Tranquility Lake. Building a multifamily housing unit on Tranquility Lake where many
residents will be single parents with multiple children is
signing a future death warrant for some small child.

Sandpit Lakes are Dangerous

South side
Tranquility Lake
where some units will be built.

The following photos are of my 8-year old son who is on a local swim
team and is a strong swimmer. As you can see, he has a difficult time
negotiating the slick banks on the south side Tranquility Lake.

South side
Tranquility Lake
where some units will be built.

10 feet from the bank and the water is well over his head.

South side
Tranquility Lake
where some units will be built.

Climbing out of Lake Tranquility is even more of a challenge.
Imagine what these photos would look like if this had been an
unattended 4-year old child.

Having fished at and knowing how dangerous local sandpit
lakes are for children, when I first heard someone was planning
to build a low-income housing project on Lake Tranquility, I
could not believe it. Several years ago, my wife and I had an
opportunity to move into another nearby subdivision called
Crystal Lake which has a similar sandpit lake. We chose not to
move into this subdivision because it would have been too
dangerous for our children. We would have been constantly
scared that our children would either go through, over or under
any fence and get into the lake and drown. Anyone who has
had children knows how well and fast children can climb.

Sandpit Lakes are Dangerous

Tranquility Lake
as seen from the northwest.

Southglenn subdivision

This photo was taken at the playground at The Club at Tranquility Lake apartments on the north
side of Tranquility Lake. The complex is surrounded by a 6-foot fence that some adults would find
impossible to climb. As you can see, my 8-year old son had no problem climbing over the fence.
But what about my 5-year old daughter?

Tranquility Lake
as seen from the northwest.

Southglenn subdivision

With no assistance, it took her…

Tranquility Lake
as seen from the northwest.

Southglenn subdivision

only 25 seconds….

Tranquility Lake
as seen from the northwest.

Southglenn subdivision

to climb over the fence…

Tranquility Lake
as seen from the northwest.

Southglenn subdivision

to get to the sandpit lake.

Tranquility Lake
as seen from the northwest.

Southglenn subdivision

It only took her 3 seconds to go through the fence.

Will someone who lives here walk their kids
almost a quarter of a mile to the playground area?

What kind of fence will this be? A 6 foot
chain link fence with razor wire on top?
An 8 foot solid brick fence? How will the
children be kept out of the lake?

Where are the open spaces and playgrounds? Here?
It looks to me that the only spaces large enough to
play a game of kickball are in the street.

This is the project plan for Tranquility Bay Apartments. I count 14
units that back up to the lake. It looks like there will only be a few feet
between the units, the fence and the bank that slopes down to the lake.
N

Lifeguard

In the hot summer when there is no school, where
will +300 children be playing?
At the swimming pool?
At the soccer field?
At the baseball diamond?
On the hot cement streets?
NO! They will be playing on the slippery and
dangerous banks of Tranquility Lake.
Will Chris Richardson and Blazer Development
commit to paying for 3 full time lifeguards for the
next 20 years?
Lifeguard

Lifeguard

Where will the children play?

In reviewing these plans, the intent of Chris
Richardson and Blazer Development is quite
obvious. They have crammed as many units as
possible into a small area in an attempt to
maximize their profits. It is obvious that the
welfare and safety of the children who will live in
this complex has not been taken into account.
During the life of this complex (20 years?), how
many children will drown in Lake Tranquility
because they have no other place to play but on
the slippery banks of a deep lake?

These plans are sad when you consider the possibility of
300-400 children living in this complex!

The fact that Chris Richardson and Blazer Development have
proposed to build a multi-family housing project on the Lake
Tranquility sandpit shows that they are not interested in the
welfare and safety of children. Anyone who has lived in the
Pearland area knows how dangerous sandpit lakes are and
keeps their children away from them. Potentially, several
hundred children could live at the Tranquility Bay Apartments.
Chris Richardson and Blazer Development have a large
sandpit lake with not much usable land and they are trying to
recoup their expenses at the possible cost of a child’s life. And
this is not the only time they have disregarded the welfare and
safety of children in the area.

Sandpit Lakes are Dangerous

Property owners have a custodial responsibility to secure their
property –the cost of which is usually a small percent of their total
investment. Other sandpit lakes and drainage detention ponds in the
area have 6-foot chain link fences around them (some with barbed
wire across the top) in an attempt to keep the local children safe.

This picture was taken on 22-May-2004

Tranquility Lake looking north toward
The Club at Tranquility Lake apartments

Tranquility Lake only has a 4-strand barbed wire fence on the west,
south and east sides – the cheapest fence possible. A few children
from the two local neighborhoods go through the fence and play at
the lake. Luckily, there have been no drownings so far.

Tranquility Lake

This picture was taken on 22-May-2004

For over a year, there has been no gate on the southwest corner of
the property. I have seen children on four wheelers zooming
around the lake.

Fite Road is a heavily traveled road with no shoulder and steep
drainage ditches on both sides and no room for sidewalks –
children are forced to walk right next to the road. It is the only
practical route to Rogers Middle School, Junior High South and
Pearland High School for several hundred homes in the area.
Any child walking along Fite Road in the morning causes a
backup in traffic. Even though some of the children at
Tranquility Bay Apartments will qualify for free busing, not all
the children will. Any child that does not qualify for free busing
or misses a bus or stays after school for sports, clubs or tutoring
will have to walk on Fite Road to get to/from school.

The future increase of traffic and children on Fite Road
(CR 91) due to the proposed Tranquility Bay
Apartments 2004-027 on Tranquility Lake.

Southglenn
subdivision

Tranquility
Lake

N

New
subdivision

Houses on Ash,
Oak and Covey
are primarily
trailer houses

Other
pictures
taken
here

Pearland City
Limits Sign

First two
pictures taken
here

Rogers Middle
School

This map shows the location of Tranquility Lake, Rogers Middle
School, Pearland City Limits and the nearby neighborhoods. Also on
the map are the locations of where I took several pictures to show how
narrow Fite Road is and how heavily traveled it is.

Fite Road
(CR 91)

Tranquility Bay
Apartments

This photo looks west and was taken on the morning of May 25th – a typical school
morning. 6 buses and 20 cars are backed up in this line. Imagine what Fite Road
would look like if 300-400 more children lived here.

FM 1128

Fite Road (CR 91)

New single family
subdivision under
construction

Rogers Middle
School

Tranquility Lake is
50 yards from the
Pearland City Limits

Fite Road looking east toward FM 1128 and Rogers Middle School

Barbed wire fence
around Tranquility Lake

Fite Road (CR 91)

Pearland City
Limits sign

Fite Road is heavily traveled with steep drainage ditches on both sides
and no room for sidewalks. It is the only route to Rogers Middle
School for several hundred homes.

Fite Road (CR 91)

Fite Road will be the only way for the children living at
Tranquility Bay Apartments to walk to Rogers Middle School.

Fite Road (CR 91)

As you can see, Fite Road is very narrow with no center stripe.
Children cannot walk anywhere but next to the road because of the
steep drainage ditches that are muddy and fill up during rain storms.

Please, no more children on Fite Road!

Fite Road is a disaster waiting to happen – and there is no good
solution. This is one reason why Pearland Independent School District
is fighting to stop this project before a child is hurt or killed.

Is it even possible to make the planned Tranquility Bay
Apartments on Tranquility Lake sandpit safe for children?

I believe it’s not a matter of if, it’s a matter of when a child will
drown in Tranquility Lake sandpit.

Planning a multi-family housing project on the banks of
Tranquility Lake – a sandpit lake.

Chris Richardson and Blazer Development
have shown through their actions a history of
disregarding the welfare and safety of children.

Will they also neglect their responsibilities at Tranquility Bay
Apartments?

Chris Richardson and Blazer Development have not spent the
money necessary to make Tranquility Lake safe for local children
even before they build Tranquility Bay Apartments.

Inadequate fencing on the west, south and east side of
Tranquility Lake.

Chris Richardson and Blazer Development
have shown through their actions a history of
disregarding the welfare and safety of children.

How many children will be hurt or killed on Fite Road
because of Chris Richardson and Blazer Development ?

Chris Richardson and Blazer Development do not seem to care
if they make a dangerous situation for our children even more
dangerous – completely disregarding the guidance of the
community and public officials.

The increase of traffic and children on Fite Road (CR 91)
if the Tranquility Bay Apartments are built.

Chris Richardson and Blazer Development
have shown through their actions a history of
disregarding the welfare and safety of children.

Will the Tranquility Bay Apartment multi-family complex on
Tranquility Lake sandpit improve the quality of life for the
TDHCA Mission
To help
PearlandStatement:
community?
Texans achieve anNO!
improved quality of
life through the development of better
It will onlycommunities.
endanger the lives of children for the sake of Chris
Richardson and Blazer Development’s profits. If Chris
Richardson and Blazer Development were really concerned about
our community, they could donate this land to the City of Pearland
or a wildlife management organization as a much needed park or
wildlife sanctuary. This last winter, Tranquility Lake had several
hundred federally protected migratory waterfowl stay for several
months. I spotted mallards, coots, pintails, red heads, teal and
scaups on Tranquility Lake.

TDHCA Mission Statement: To help Texans achieve an
improved quality of life through the development of better
communities.

Ron Mayfield

Thank you,

Please, for the sake of my children and the hundreds
of other children in the area, reject the Tranquility
Bay Apartment 2004-027 application to build a multifamily complex on Tranquility Lake sandpit. Show
Chris Richardson and Blazer Development that our
children are more important than their profits.

TDHCA Mission Statement: To help Texans achieve an
improved quality of life through the development of better
communities.

May 13, 2004
TRANQUILITY BAY DEVELOPMENT
As the developer we have submitted Tranquility Bay to TDHCA for tax exempt bond financing
with 4% tax credits. We have been working with supporters as well as the opposition to our
development and we have tried to keep the elected officials informed as to the status of the
project, as well as details of what the proposed property will bring to the community. If you will
review the attached information I believe a reasonable person would see that the opposition does
not understand the quality of the property we will build or the local residents it will serve.
The City of Pearland is working on a 2004 Comprehensive Plan and in that plan they recognize
that local apartments that are stabilized, range in occupancy from 91%-100%. They state that the
percent of housing is 14% apartment’s, which is below nearby Friendswood and League City at
17% each. They site the fact that Houston is 45% multi-family and make a calculation that if all
the multi-family is developed in their chart on page 3 of their Draft Comprehensive Plan that
multi-family would rise to 22.5%. Their logic to control this is to possibly put a moratorium on
multi-family within the city limits of Pearland and consider a rezone of multi-family land to
other categories. Our property is in the ETJ of Brazoria County and is adjacent to Pearland and
does not fall under the jurisdiction of Pearland. It is noted that Shadow Creek Ranch PUD, just
west of Hwy. 288 has land set aside for 3,736 multi-family units to be developed over the next
several decades. It is interesting to note that Shadow Creek Ranch is not in the City of Pearland
nor is it in the Pearland School District and is actually in Alvin School District.
The City of Pearland has confirmed that it has no zoning rights over our parcel.
BRAZORIA MUNICIPAL UTILITY DISTRICT
The property relies on to MUD #1 for its sanitary sewer and water. We were in contact in the
early stages of the purchase process of this property with MUD #1 and confirmed that the
utilities would be in conjunction with our planned development. Our engineer, David Brown of
Brown & Lott confirmed with Jones and Carter that there is plenty of capacity but was informed
that the lift station in the Tranquility development would have to have the pump motors
increased in size to accommodate our property. We have addressed plan review comments from
Jones and Carter the MUD #1 district engineer.
DRAINAGE
Brazoria County drainage No. 4 has signed our preliminary plat. We are moving forward with
our Civil Engineer plans. The drainage design has the entire development including the other
apartments and commercial sites draining into Tranquility Lake which can hold many times the
amount of any storm on record for its current drainage area. If the lake ever does need any
amount of drainage there is a lift station to pump storm water planned for the end of Tranquility
Lake Blvd. The water will discharge to the North and then drains to 518 Rd. away from
Siverlake area. This lift station will be installed in conjunction with our development.
ROAD INFRASTRUCTURE
The County is active in road work and drainage projects. Recently eighty (80) road projects were
submitted for consideration and the list was reduced to twenty-seven (27), which are considered
to be higher priority. One key project is Bailey that will give residents of Silver Lake several
options to get out to 288 and the Beltway. Another road project where plans are basically
1

complete and ready for submission to the drainage district is Cullen Blvd. /CR865 this too would
improve traffic conditions for traffic going to 518.
PEARLAND INDEPENDENT SCHOOL DISTRICT
P.I.S.D. had written a letter in October 2003, which stated that they were not supportive of the
development but if approved they would educate all of the children that came to their district.
This of course is their mandate and our experience is no school district has ever welcomed
apartments or affordable housing but the good ones like Pearland do take the charge and educate
the youth. We have been in contact on several occasions with the School District and after
explaining the program and the income brackets between $26,400.00 - $37,740.00 and agree that
they too have personnel on their payroll that would fit this income. At the urging of
neighborhood opposition, another letter has been written by the School District. The School
District is very active in the area and is noted for high quality schools with a good opportunity
for education. They recognize the high growth that Pearland is projected to have in the coming
years. There are plans for at least two (2) New Elementary Schools to be built and the district
now controls a 40 acre tract (approximately 40 acres) of property at CR1128 and Bailey, which
is about ½ mile southeast of our development.
P.I.S.D. owns 30 acres on Old Alvin Rd. at the corner of where the McHard extension will come
through. They intend to bid out an Elementary School for that site in January 2005. This school
would be built to accommodate an additional 800 students. Projected completion date for the
new elementary school would be the Spring of 2006. This coincides with the lease up of
Tranquility Bay. See schedule below:
P.I.S.D. also has 15 acres between Silverlake Elementary and Silvercrest Elementary dedicated
to be a YMCA.
First Units Leasing:

Fully Leased

April 2005
May 2005
June 2005
July 2005
August 2005
September 2005
October 2005
November 2005
December 2005
January 2006
February 2006
March 2006
April 2006
May 2006
June

20
20
20
20
20
20
20
20
20
20
15
15
10
6
246 Total Units

2

Based on our experience and our management companies data the following is the number of
children estimated from 0-17 years of age.

Total Estimated No. Of Children

No. of Children
76
72
62
56
266

Ages
0-4
5-9
10-14
15-17

This does not take into consideration that some of our children already live in the school
district. Based on these numbers Tranquility Bay will not have a substantial impact on the
area P.I.S.D. Schools.
FIRE DEPARTMENT, LAW ENFORCEMENT AND EMS
These agencies should not be for or against a particular development and seem to be adhering to
that attitude by indicating they provide their services to the public in their area. Pearland Fire
Chief has been quoted as saying:
“The Pearland Volunteer Fire Department has no position for or against this proposed
development and none is expected to be issued. Any statements to the contrary are false and
unauthorized. Any information pertaining to matters such as this will be issued strictly, and only,
by the Chief of the Department”.
These comments are direct, straight forward and should not be considered a negative to the area
residents in any way. They are the facts. One Volunteer indicates that they have response time as
good as any in Houston.
We attended the TEFRA Meeting in good faith with a simple request that after a description
PowerPoint Presentation and explanation of what our property would be and asked that residents
keep an open mind and learn what this program really is. We were not treated with any respect
with regard to the comments. Several speakers were invited to explain several areas of the
program, and were basically booed off the podium and several residents of Pearland indicated
they would speak in favor but after seeing the attitude of the crowd when their name was called
did not come to the podium. At least one local resident that got up to speak in favor of
Tranquility Bay, asked the Silver Lake residents to go see what affordable housing is now verses
what their concept is and he also was booed off the podium.
ECONOMIC DEVELOPMENT
I’m confident that there are local residents who would benefit from our development. There are a
number of employees currently in the Pearland area that fit our income levels, along with the
School District and other local businesses and also an increasing number of national chain stores
and businesses that would benefit from having better housing at affordable prices in Pearland.

3

Companies such asHome Depot
Kohl’s
Randall’s Food
Circuit City
Walgreen
Kroger
Hallmark
Public Libraries
Banks
Title Companies

Wal-Mart
Linen’s & Things
Nextel
Best Buy
CVS Pharmacy
Blockbuster
Pearland Independent School District
The Parks Department
Medical Clinics
And various other County and City agencies

In conclusion we are confident Tranquility Bay will improve the chances of quality housing and
we can overcome various impediments fair housing.
Sincerely,
Chris Richardson
Blazer Building, Inc.

4

The Proposal

Tranquility Bay Apartments

Brazoria County
.3595
Special Road & Bridge
.06
Pearland ISD
1.8092
Brazoria Drainage Dist. #4
.14282
Brazoria County M.U.D. #1
.54
Total Tax Rate $ 3.00

The development will pay all ad
valorem taxes at the same rate as other
developments in Pearland, Brazoria
County.

Will the Developer Pay Taxes?

Comprised of 246 multi-family units

Community located at 4800 Fite Road

Tranquility Bay Apartments

Housing Tax Credits

Private Activity Tax-Exempt Bonds

Financial Incentive Programs

Developer builds market rate “A” quality
housing at a lesser cost to the resident.

Private Activity Bond Program

Provides equity to development to allow
Developer to charge lower than market
rates rents to individuals and families
below the AMFI

Housing Tax Credits

Affordable housing is privately built and
managed.

End Result

246 units for incomes at or below 60%
area median income ($26,400 – $37,740)
" 1 BR, $629
" 2 BR, $746
" 3 BR, $852

Who will live in Tranquility Bay
Apartments?

Orion Real Estate Management will be
the Management Company for this
Community.
Orion Manages 62 Properties comprised
of 12,092 units throughout Texas.
Blazer has extensive experience with
Orion.

Who will manage this
Community?

Family Finance & Home Ownership Training
Career Counseling
Workforce development training through
technology and other training mechanisms
Basic Skill Tutoring
ESL classes
GED preparation classes
Referral service for residents to contact other
social service needs

Services to be provided at
Tranquility Bay Apartments

Tranquility Bay Apartments will be a positive
economic impact on the entire area. For instance,
the National Association of Home Builders Housing
Policy Department described in a report in January
2003 that within the first year of building just 100
affordable units, local income will increase $4
million, local tax revenues will increase by
$700,000, 72 jobs will be created. The ongoing
annual effects are: $1.6 million in income,
$200,000 in tax revenues, and 33 jobs. These
effects are based on new consumer activity,
construction material, and construction and
management jobs.

Positive Economic Impact

Pool
Game/Recreation Room
Furnished Community
Room
Licensed Daycare
Facility (Resident Pays
for services on a sliding
scale)
Picnic Area
Laundry Room (Resident
pays for usage)

Computer Room
Public Restrooms
246 Attached Garages
Monitored Security in
each unit (Resident
pays for usage)
Perimeter Fence with
limited access gate
2 Play Grounds

Tranquility Bay On-Site
Amenities and Features

Forest View in The Woodlands, Texas
Timber Mill in The Woodlands, Texas
Park Yellowstone in Houston, Texas
Park at Cliff Creek in Dallas, Texas
Villas at Willow Springs in San Marcos, Texas
Park at Clear Creek in Hempstead, Texas
Plum Creek Townhomes in Houston, Texas
Timber Ridge in Houston, Texas
Windsor Gardens in Houston, Texas
Woodway Village Apartment Homes in Austin, Texas
Woodway Square Apartment Homes in Austin, Texas

Other Affordable Housing Complexes
Built by Blazer Residential

Thank you for your support.

MULTIFAMILY FINANCE PRODUCTION DIVISION
BOARD ACTION REQUEST
June 10, 2004

Action Item
Presentation, Discussion and Possible Approval of Senior Managing and Co-Managing Underwriting Firms for
the Multifamily Mortgage Revenue Bond Transactions.
Requested Action
Approve or Deny the Recommended List Below.
Background
At the April 10, 2003 TDHCA Board meeting, the Board approved the Request for Qualifications (RFQ) for
Investment Banking Firms. Department staff published the RFQ in the Texas Register, the Bond Buyer and the
Texas Market Place to solicit the expertise of Investment Banking Firms to facilitate the underwriting needs for
the multifamily bond transactions. The Department currently has Thirteen (13) Senior Managers and three (3)
Co-Managers on the approved multifamily list (see attached list). The Department received information from
three (3) investment banking firms that were on the approved list however the approval time had expired and the
firms were removed from the list. Two are being recommended to be added back on the approved list as Senior
Managers and one is recommended to be added back to the approved list as a Co-Manager.

The Department staff recommends the following Investment Banking Firms be added to the Multifamily Bond
Approved Underwriters List:

Estrada Hinohosa
Raymond James & Assc.
Red Capital Markets, Inc

Co-Manager
Senior Manager
Senior Manager

Add to the approved list
Add to the approved list
Add to the approved list

Recommendation
The Board approve the recommended Investment Banking Firms be added to the Multifamily Bond Approved
Underwriters list.
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Senior Managing Underwriters
for Multifamily Transactions
Stern Brothers & Co. (9/11/03)
Contact: Terrance M. Finn
8000 Maryland Avenue, Suite 1020
St Louis, MO 63105-3752
Phone: (314) 727-5519
Fax: (314) 727-7313
M.R. Beal & Company (9/11/03)
Contact: Bernard B. Beal
67 Wall Street, Suite 1701
New York, NY 10005
Phone: (212) 983-3930
Fax: (212) 983-4539
JP Morgan Securities, Inc. (9/11/03)
Contact: Anthony Snell
2200 Ross Avenue, 8th Floor
Dallas, TX 75201
Phone: (21) 496-5722
Fax: (214) 965-3577
A.G Edwards & Sons, Inc (9/11/03)
Contact: Nora Chavez
One North Jefferson
St. Louis, Missouri 63103
Phone: (314) 955-3616
Fax: (314) 955-7371
Citigroup Global Markets (5/13/04)
Contact: Michael Toth
390 Greenwich Street, 2nd Floor
New York, NY 10013
Phone: (212) 723-5697
Fax: (212) 723-8581

Revised: 05/13/2004

Newman & Associates (5/13/04)
Contact: John M. Kuykendall
1801 California, Suite 3700
Denver, CO 80202
Phone: (303) 293-8500
Fax: (303) 296-6804
George K. Baum & Co. (9/11/03)
Contact: Guy E. Yandel
717 Seventeenth Street, Suite 2500
Denver, CO 80202
Phone: (303) 292-1600
Fax: (800) 722-1670
Merchant Capital, L.L.C. (9/11/03)
Contact: John Rucker, III
250 Commerce, Suite 36104
Montgomery, Alabama 36101
Phone: (334) 834-5100
Fax: (334) 269-0902
Banc of America Securities 1/13/04
Contact: Lawrence Soule
9 West 57th, 6th Floor
New Yoark, NY 10019
Phone: (212) 847-6351
Fax: (212) 933-2268

Morgan Keegan (9/11/03)
Contact: Mark C. O'Brien
5956 Sherry Lane, Suite 1900
Dallas, TX 75225
Phone: (214) 365-5524
Fax: (214) 365-5563
Berean Capital, Inc (9/11/03)
Contact: Riley Simmons, II
14001 Dallas Parkway, Suite 1200
Dallas, Texas 75240
Phone: (972) 934-6512
Fax: (972) 934-6513
National Alliance Capital, LLC (9/11/03)
Contact: Stephen Lipkin
1800 Valley view Lane, Suite 300
Dallas, Texas 75234
Phone: (469) 522-4443
Fax:
First Albany Corporation 1/13/04
Contact: R. David Potter
4801 Woodway Drive, Suite 300 East
Houston, Texas 77056
Phone: (713) 964-2634
Fax: (713) 964-2763
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Co-managing Underwriters
for Multifamily Transactions
Advest, Inc.
Contact: Cathy Bell
One Rockefeller Plaza, 20th Floor
New York, NY 10020
Phone: (212) 484-3825
Fax: (212) 484-3813

Revised: 05/13/2004

Melvin Securities
Contact: Michael Gagnon
111 West Jackson Blvd., Suite 2110
Chicago, IL 60604
Phone: (312) 941-0050
Fax: (312) 341-5168

Texas Department of Housing
and Community Affairs

Southwestern Capital Markets
Contact: Robert Rodriguez
140 E. Houston, Suite 201
San Antonio, TX 78205
Phone: (210) 344-9101
Fax: (210) 344-6527
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MULTIFAMILY FINANCE PRODUCTION DIVISION
BOARD ACTION REQUEST
June 10, 2004

Action Item
Presentation, Discussion and Possible Approval of Qualified Trustees for the Multifamily Mortgage Revenue
Bond Transactions.
Requested Action
Approve or Deny the addition of Zion First National Bank to the list of Approved Trustees.
Background
At the April 10, 2003 TDHCA Board meeting, the Board approved the Request for Qualifications (RFQ) for
qualified institutions to serve as Trustees for the multifamily bond issues and/or refundings. Department staff
published the RFQ in the Texas Register, the Bond Buyer and the Texas Market Place to solicit institutions to
serve in the role of Trustee. The Department currently has five (5) approved trustees on the list. The five
Trustees currently on the approved list: Wells Fargo Bank Texas, N.A.; Bank One, Texas, N.A.; JP Morgan
Chase Bank of Texas; Wachovia Bank, National Association and The Bank of New York (Dallas office).The
Department received a proposal from one (1) trustee institution. The Zion First National Bank has no multifamily
housing experience in Texas, does not have an office in Texas and is not being recommended by staff.

Institution
Zion First National Bank

Role
Trustee

Requested Action
Not recommended

Recommendation
The Board not approve the addition of the Zion First National Bank to the Multifamily Bond Approved Trustee
list.
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Approval of Private Mortgage Insurance Subsidy for Expanded Approval Program

This item has been pulled from the agenda.

21

MULTIFAMILY FINANCE PRODUCTION DIVISION
BOARD ACTION REQUEST
June 10, 2004
Action Item
Appeal of determination of two 2004 Housing Tax Credit (HTC) Applications.
Requested Action
Issue determinations on each of the two appeals.
Background and Recommendations
I. The Pineywoods Community Development, #04066
This Applicant was originally sent a notice on May 6, 2004, notifying the applicant that their
application was being terminated for not providing sufficient documentation to the Department
that initial approval of zoning was in place by April 1, 2004. The requirement in the QAP clearly
states that “No later than April 1, 2004 (or for Tax Exempt Bond Developments no later than 14
days before the Board meeting where the credits will be committed), the Applicant must submit
to the Department written evidence that the local entity responsible for initial approval of zoning
has approved the appropriate zoning and that it will recommend approval of appropriate zoning
to the entity responsible for final approval of zoning decisions (city council or county
commission).”
The applicant provided evidence by that date that the Director of Planning and Zoning was going
to recommend the rezoning to the Planning and Zoning Commission, but did not provide
evidence that the Planning and Zoning Commission had indeed approved it and was
recommending it for further approval by the City Council. Upon receipt of the Department’s
determination, the applicant submitted an appeal to the Executive Director on May 12, 2004,
disputing the determination. They argued that the Director of Planning and Zoning has authority
to make recommendation to the City Council and therefore, that his recommendation satisfied
the requirement. However, even in the letter provided from the City of Orange it is clear that a
recommendation does not go directly from the Director of Planning and Zoning to the City
Council, but goes through the Planning and Zoning Commission. On June 1, 2004, staff
contacted the City of Orange and confirmed that a rezoning request must go through the
Planning and Zoning Commission prior to being considered by the City Council. Therefore, the
letter from the Director of Planning and Zoning was insufficient to meet the requirement. On
May 25, 2004, the Executive Director responded to the appeal stating that the zoning
requirement in the QAP had still not been satisfied. The applicant submitted an appeal to the
Board on May 27, 2004.
Relevant documentation related to this appeal is provided behind the Board Action Request.
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Applicant:
Site Location:
City/County:
Regional Allocation Category:
Set-Aside:
Population Served:
Region:
Type of Development:
Units:
Credits Requested:

Pineywoods Orange HOME Team Ltd.
Scattered Sites in the East Town Section of Orange
Orange / Orange County
Rural
Nonprofit
General Population
5
New Construction
36
$411,155

Staff Recommendation:

The Executive Director denied the original appeal. Staff is
recommending that the Board deny the appeal of the
termination.
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II. The Brentwood Apartments, #04267
This Applicant was originally sent a notice on April 12, 2004, notifying the applicant that 10
points were being deducted from their application. The deduction of points is based on
§50.9(g)(3)(G) of the 2004 QAP which gives points to a development located in an “exurban”
area which is more explicitly outlined in the QAP: if “the development is located in an
incorporated city that is not a Rural Area but has a population no greater than 100,000 based on
the most current available information published by the United States Bureau of the Census as of
October 1 of the year preceding the applicable program year.” Aldine City is not a Rural Area
and has a population less than 100,000 and therefore was included in a Department-generated list
of communities eligible for these points prior to the application deadline. However, after further
review the Department determined that Aldine City is not incorporated. Therefore, in spite of
inclusion on the original list, the development is not eligible for these points. Upon receipt of the
Department’s determination, the applicant submitted an appeal to the Executive Director on
April 12, 2004, disputing the determination. On May 3, 2004, the Executive Director responded
to the appeal confirming that the QAP’s reference to “incorporated city” must be adhered to and
thus denying the appeal request.
It should be noted that due to a typographical error, staff was unable to confirm that the appeal
response dated May 3 was ever received by the applicant, so a subsequent letter indicating the
same language was reissued on May 26, 2004. The applicant submitted an appeal to the Board on
May 25, 2004 in anticipation of our re-issuance of the letter.
Relevant documentation related to this appeal is provided behind the Board Action Request.
Applicant:
Site Location:
City/County:
Regional Allocation Category:
Set-Aside:
Population Served:
Region:
Type of Development:
Units:
Credits Requested:

Langwick/Hardy, Ltd.
Northwest corner of West Hardy Rd. and Langwick
Aldine City / Harris County
Urban/Exurban
General
Elderly
6
New Construction
100
$799,000

Staff Recommendation:

The Executive Director denied the original appeal. Staff is
recommending that the Board deny the appeal of the point
reduction.
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Primrose at
Pasadena
Apartments

04428

Pasadena

Dallas

Location

Issuer

City of Dallas
HFC
Southeast Texas
HFC

* This Development has one Employee Occupied Unit.

The Masters

Name

04425

Development
No.

248

144

Total
Units

248

144

LI
Units

$20,415,939

$12,314,736

Total
Development

$12,330,000

Applicant
Proposed
Tax
Exempt
Bond
Amount
$7,400,000

$783,565

$511,061

Requested
Credit
Allocation

$783,565

$500,879

Recommended
Credit
Allocation

Staff is recommending board approval of staff recommendations for the issuance of two (2) four percent (4%) Tax Credit Determination Notice with
other issuers for tax exempt bond transaction known as:

Recommendation

Request review and board determination of two (2) four percent (4%) tax credit applications with other issuers for tax exempt bond transactions.

Action Item

Housing Tax Credit Program
Board Action Request
June 10, 2004

MULTIFAMILY FINANCE PRODUCTION DIVISION
BOARD ACTION REQUEST
June 10, 2004

Action Item
Presentation, Discussion and Possible Approval for the issuance of Housing Tax Credits for The Masters
Apartments.
Summary of the Transaction
The application was received on March 5, 2004. The Issuer for this transaction is the City of Dallas HFC. The
development is to be located at 1180 N. Masters Drive in Dallas. The development will consist of 144 total units
targeting families, with all affordable. The site is currently properly zoned for such a development. Because the
City of Dallas is a municipality that has more than twice the state average of units per capita which is a violation
under §50.5(a)(7) of the 2004 Qualified Allocation Plan and Rules, the applicant was required (under the QAP) to
obtain a resolution from the city council acknowledging the concentration and authorizing an allocation of tax
credits. The resolution was recommended and approved by the city council on May 12, 2004. The Department has
received one letter of support from an elected official, Rep. Jesse W. Jones and no letters in opposition. The bond
priority for this transaction is:

Priority 1A:

Set aside 50% of units that cap rents at 30% of 50% AMFI and
Set aside 50% of units that cap rents at 30% of 60% AMFI
(MUST receive 4% Housing Tax Credits)

Priority 1B:

Set aside 15% of units that cap rents at 30% of 30% AMFI and
Set aside 85% of units that cap rents at 30% of 60% AMFI
(MUST receive 4% Housing Tax Credits)

Priority 1C:

Set aside 100% of units that cap rents at 30% of 60% AMFI (Only for projects
located in a census tract with median income that is greater than the median
income of the county MSA, or PMSA that the QCT is located in.
(MUST receive 4% Housing Tax Credits)

Priority 2:

Set aside 100% of units that cap rents at 30% of 60% AMFI
(MUST receive 4% Housing Tax Credits)

Priority 3:

Any qualified residential rental development.

Recommendation
Staff recommends the Board approve the issuance of Housing Tax Credits for The Masters Apartments.
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HOUSING TAX CREDIT PROGRAM

2004 HTC/TAX EXEMPT BOND DEVELOPMENT PROFILE AND BOARD SUMMARY
Texas Department of Housing and Community Affairs

Development Name: The Masters Apartments

TDHCA#: 04425

DEVELOPMENT AND OWNER INFORMATION
Development Location: Dallas
QCT: Y
DDA: N
Development Owner:
The Masters Apartments, LP
General Partner(s):
The Masters Apartments I, LLC, 100%, Contact: Granger MacDonald
Construction Category: New
Set-Aside Category:
Tax Exempt Bond Bond Issuer: City of Dallas HFC
Development Type:
Family
Annual Tax Credit Allocation Calculation
Applicant Request: $511,061
Eligible Basis Amt:
$500,879
Annual Tax Credit Allocation Recommendation: $500,879
Total Tax Credit Allocation Over Ten Years: $ 5,008,790

Equity/Gap Amt.:

PROPERTY INFORMATION
Unit and Building Information
Total Units: 144
HTC Units: 144
% of HTC Units: 100
Gross Square Footage:
143,300
Net Rentable Square Footage: 140,244
Average Square Footage/Unit: 974
Number of Buildings:
10
Currently Occupied:
N
Development Cost
Total Cost: $12,314,736
Total Cost/Net Rentable Sq. Ft.: $87.81
Income and Expenses
Effective Gross Income:1 $1,181,148
Ttl. Expenses: $568,831
Net Operating Inc.:
Estimated 1st Year DCR: 1.25
DEVELOPMENT TEAM
Consultant:
Not Utilized
Attorney:
J. Micheal Pruitt
Accountant:
To Be Determined
Market Analyst: Butler Burgher
Contractor:
G. G. MacDonald, Inc.
PUBLIC COMMENT2
From Citizens:
# in Support: 0
# in Opposition: 0

Manager:
Architect:
Engineer:
Lender:
Syndicator:

TTC: N

$592,208

$612,317

Alpha Barnes Real Estates Services
Archon Corp.
Hunter Associates Texas, Ltd.
Boston Capital Corp.
Wachovia Securities

From Legislators or Local Officials:
Sen. Royce West, District 23 - NC
Rep. Jesse W. Jones, District 110 - S
Mayor Laura Miller - NC
Jerry Killingsworth, Director, Housing Dept., City of Dallas; Consistent with the
local Consolidated Plan.

1. Gross Income less Vacancy
2. NC - No comment received, O - Opposition, S - Support
04425 Board Summary for June 10.doc

6/2/2004 10:04 AM

HOUSING TAX CREDIT PROGRAM - 2004 DEVELOPMENT PROFILE AND BOARD SUMMARY

CONDITION(S) TO COMMITMENT
1. Per §50.12( c ) of the Qualified Allocation Plan and Rules, all Tax Exempt Bond Project Applications
“must provide an executed agreement with a qualified service provider for the provision of special
supportive services that would otherwise not be available for the tenants. The provision of such services
will be included in the Declaration of Land Use Restrictive Covenants (“LURA”).
2. Should the terms and rates of the proposed debt or syndication change, the transaction should be reevaluated and an adjustment to the credit amount may be warranted.

DEVELOPMENT’S SELECTION BY PROGRAM MANAGER & DIVISION DIRECTOR IS BASED ON:
Score
Utilization of Set-Aside
Geographic Distrib.
Tax Exempt Bond.
Housing Type
Other Comments including discretionary factors (if applicable).

Robert Onion, Multifamily Finance Manager

Date

Brooke Boston, Director of Multifamily Finance Production Date

DEVELOPMENT’S SELECTION BY EXECUTIVE AWARD AND REVIEW ADVISORY COMMITTEE IS BASED
ON:
Score
Utilization of Set-Aside
Geographic Distrib.
Tax Exempt Bond
Housing Type
Other Comments including discretionary factors (if applicable).

____________
Edwina P. Carrington, Executive Director
Chairman of Executive Award and Review Advisory Committee

Date

TDHCA Board of Director’s Approval and description of discretionary factors (if applicable).

Chairperson Signature:

_________________________________
Elizabeth Anderson, Chairman of the Board

6/2/2004 10:04 AM
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_____________
Date

04425

TEXAS DEPARTMENT of HOUSING and COMMUNITY AFFAIRS

MULTIFAMILY UNDERWRITING ANALYSIS
DATE:

PROGRAM:

May 25, 2004

FILE NUMBER:

4% HTC

04425

DEVELOPMENT NAME

The Masters Apartments
APPLICANT
Name:

The Masters Apartments, L.P.

Type:

For Profit

Address:

1180 N. Masters Drive

City:

Dallas

Zip:

75217

Phone:

(830)

Contact:

Granger MacDonald

TX

State:

257-5323

Fax:

(830)

257-3168

PRINCIPALS of the APPLICANT/ KEY PARTICIPANTS
Name:

The Masters Apartments I, LLC

(%):

.01

Title:

Managing General Partner

Name:

John Wolcott

(%):

N/A

Title:

33% Member of MGP; 33%
owner of Developer

Name:

Resolutions Real Estate Services, Inc.

(%):

N/A

Title:

33% Member of MGP; 33%
owner of Developer

Name:

G.G. MacDonald, Inc.

(%):

N/A

Title:

33% Member of MGP; 33%
owner of Developer

Name:

Dallas Masters Builders, LLC

(%):

N/A

Title:

Developer

PROPERTY LOCATION
Location:

1180 N. Masters Drive

City:

Dallas

QCT
County:

DDA

Dallas

75217

REQUEST
Amount

Interest Rate

Amortization

Term

$511,061

N/A

N/A

N/A

Other Requested Terms:

Annual ten-year allocation of housing tax credits

Proposed Use of Funds:

New Construction

Property Type:

Multifamily

RECOMMENDATION

RECOMMEND APPROVAL OF AN LIHTC ALLOCATION NOT TO EXCEED $500,879
ANNUALLY FOR TEN YEARS SUBJECT TO CONDITIONS.
CONDITIONS

1. Should the terms and rates of the proposed debt or syndication change, the transaction should be reevaluated and an adjustment to the credit amount may be warranted.
REVIEW OF PREVIOUS UNDERWRITING REPORTS

No previous reports.

TEXAS DEPARTMENT of HOUSING and COMMUNITY AFFAIRS

MULTIFAMILY UNDERWRITING ANALYSIS
DEVELOPMENT SPECIFICATIONS
IMPROVEMENTS
Total
Units:

144

# Rental
Buildings

Net Rentable SF:

10

140,244

# Common
Area Bldgs

Av Un SF:

2

# of
Floors

973.9

2

Age:

N/A

Common Area SF:

N/A

Vacant

3,056

/

at

Gross Bldg SF:

/

143,300

STRUCTURAL MATERIALS

Wood frame on a post-tensioned concrete slab on grade, 40% masonry/brick veneer and 60% Hardiplank siding
exterior with wood trim, wall covering with drywall interior wall surfaces with 9 foot ceilings. The roofing will
be constructed using composite shingles.
APPLIANCES AND INTERIOR FEATURES

Carpeting & vinyl flooring, range & oven, hood & fan, garbage disposal, dishwasher, refrigerator, fiberglass
tub/shower, washer & dryer connections, ceiling fans, laminated counter tops, and individual water heaters.
ON-SITE AMENITIES

3,056 SF community building with activity room, management offices, fitness & laundry facilities, kitchen,
restrooms, computer center, central mailroom, swimming pool, and equipped children's play area. Limited
access gates are also planned for the site.
Uncovered Parking:

162

spaces

144

Carports:

spaces

0

Garages:

spaces

PROPOSAL and DEVELOPMENT PLAN DESCRIPTION

Description: The Masters Apartments is a proposed new construction of 144 units of mixed income housing to
be located in southeast Dallas. The Masters is a relatively dense development with 19.16 units per acre. The
project is to be comprised of 10 residential buildings as follows:
! One Type A Building with 4 one-bedroom/one-bath units and 12 two-bedroom/two-bath units;
! Three Type B Buildings with 16 two-bedroom/two-bath units;
! Four Type C Buildings with 8 one-bedroom/one-bath units, and 8 three-bedroom/two-bath units; and
! Two Type D Buildings with 8 three-bedroom/two-bath units.
Based on the site plan the apartment buildings are distributed evenly throughout the property. The community
building and swimming pool are located near the front entrance of the site. The 3,056-square foot community
building is planned to have the management office, a community room, exercise room, mail room, computer
room, kitchen, restrooms, public telephones, laundry and maintenance facilities.
Architectural Review: The building elevations are both attractive and functional. The buildings are to be
average in quality two-story construction with pitched, composition shingle roofs, and should be in excellent
condition upon completion of construction.
Supportive Services: The Applicant is contracting with Texas Interfaith Housing Corporation to provide
supportive services programs to tenants. The Texas Workforce Commission will also coordinate some tenant
services for the development. The tenant services to be provided are money management, credit counseling,
financial planning assistance, energy conservation, health, nutrition and safety.
Schedule: The Applicant anticipates construction to begin in July of 2004, to be completed in July of 2005, to
be placed in service in July of 2005, and to be substantially leased-up in May of 2006.
SITE ISSUES
SITE DESCRIPTION
Size:

7.5698

Flood Zone Designation:

acres

329,740
Zone X

square feet

Zoning/ Permitted Uses:

Status of Off-Sites:

MF-2(A) Multifamily
District

Partially Improved

SITE and NEIGHBORHOOD CHARACTERISTICS

Location: The site is a rectangular-shaped parcel located in the southeast area of Dallas, approximately 10
2

TEXAS DEPARTMENT of HOUSING and COMMUNITY AFFAIRS

MULTIFAMILY UNDERWRITING ANALYSIS

miles from the central business district. The site is situated on the east side of Masters Drive.
Adjacent Land Uses:
! North: multifamily residential, commercial and retail (predominantly 1970’s)
! South: single family residential (1950’s)
! East: multifamily residential and commercial (1980’s)
! West: single family residential (1960’s) and retail/commercial
Site Access: Access to the site is from the west along Masters Drive. The development is to have two entries
from Masters Drive which is a six-lane, median divided road with turn lanes. Masters Drive is a major
north/south thoroughfare in the Primary Market Area (PMA), which from the site leads north to Military
Parkway which changes to Town East Boulevard, before it intersects with US 80 to go east to IH 635 or to go
north to IH 30 via Gus Thomason Road. Freeway access is less than 2 miles from the site.
Public Transportation: Public transportation is within 50 feet of the site.
Shopping & Services: The site is across the street from one major grocery/pharmacy; is within 1/2 mile of
other grocery/pharmacies and shopping centers, and a variety of other retail establishments and restaurants.
Schools, churches, hospitals and health care facilities are located within a short driving distance from the site.
Site Inspection Findings: TDHCA staff performed a site inspection on March 9, 2004 and found the location
to be acceptable for the proposed development.
HIGHLIGHTS of SOILS & HAZARDOUS MATERIALS REPORT(S)

A Phase I Environmental Site Assessment report dated February 4, 2004 was prepared by Alpha Testing, Inc.
which concluded that no evidence of recognized environmental conditions exist in connection with the site.
POPULATIONS TARGETED

Income Set-Aside: The Applicant has elected the 40% at 60% or less of area median gross income (AMGI)
set-aside, although as a Priority 1a private activity bond lottery development the Applicant has elected the 50%
at 50% and 50% at 60% option.
MAXIMUM ELIGIBLE INCOMES
1 Person
2 Persons
3 Persons
4 Persons
5 Persons
6 Persons
60% of AMI

$27,960

31,920

35,940

39,900

43,080

46,260

MARKET HIGHLIGHTS

A market feasibility study dated March 23, 2004 was prepared by Butler Burgher, Inc. (Market Analyst) and
highlighted the following findings:
Definition of Market/Submarket “The Primary Market Area (PMA) is defined as the portions of the City of
Dallas, Mesquite, and Balch Springs that are located south of IH 30, west of IH 635, and north and east of US
175” (p.59).
Population: The estimated 2003 population of the PMA was 128,280 and is expected to increase by 7.03% to
approximately 137,292 by 2008. Within the primary market area there were estimated to be 39,877 households
in 2003.
Total Local/Submarket Demand for Rental Units: The Market Analyst calculated a total demand of 5,287
qualified households in the PMA, based on the current estimate of 39,877 households, the projected annual
growth rate of 1.37%, renter households estimated at 40.5% of the population, income qualified households
estimated at 52.55%, and an annual renter turnover rate of 60% (p. 77). The Market Analyst used an income
band of $0 to $41,490. The Underwriter refined this income band to $18,480 to $41,490 which resulted in a
somewhat more conservative demand calculation as follows:
ANNUAL INCOME-ELIGIBLE SUBMARKET DEMAND SUMMARY
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Market Analyst
Type of Demand
Household Growth
Resident Turnover
TOTAL ANNUAL DEMAND

Units of
Demand
192
5,095
5,287

% of Total
Demand
3.64%
96.36%
100%

Underwriter
Units of
Demand
59
3,172
3,231

% of Total
Demand
1.8%
98.2%
100%

Inclusive Capture Rate: The Market Analyst calculated an inclusive capture rate of 9.42% based upon a
supply of unstabilized comparable affordable units of 498 divided by a demand of 5,287. The Underwriter
calculated an inclusive capture rate of 15.4%. Both estimates include Gateway Village (96 tax credit units),
Prairie Commons (56 tax credit units), and the proposed but not yet approved Sphinx of Delafield (204 tax
credit units). This is a slightly higher rate, but still acceptable.
Local Housing Authority Waiting List Information: “The Dallas Housing Authority administers 5,762
public housing units along with 16,006 active Section 8 vouchers. There are currently 9,606 households on the
public housing waitlist along with 14,911 households on the Section 8 waitlist. It takes approximately two
years to clear the waitlist, due, in part, to a lack of funding. New applications to the waiting list are being
accepted. Housing Authorities and HUD generally limit the total percentage of vouchers in a subsidized
property to 30%” (p. 72).
Market Rent Comparables: The Market Analyst surveyed six comparable apartment projects totaling 1,718
units. “All of the comparables selected are located outside the subject’s primary market area; as there has been
virtually no development of conventional multi-family communities in this area since 1990; however, they will
be competitive due to quality, amenities, and condition” (p. 81).
Unit Type (% AMI)
1-Bedroom (50%)
1-Bedroom (60%)
2-Bedroom (50%)
2-Bedroom (60%)
3-Bedroom (50%)
3-Bedroom (60%)

RENT ANALYSIS (net tenant-paid rents)
Proposed
Program Max
Differential
$539
$539
$0
$664
$664
$0
$642
$642
$0
$792
$792
$0
$738
$738
$0
$911
$911
$0

Market
$650
$650
$905
$905
$1,005
$1,005

Differential
-$111
$14
-$263
-$113
-$267
-$94

(NOTE: Differentials are amount of difference between proposed rents and program limits and average market rents, e.g., proposed rent =$500, program
max =$600, differential = -$100)

Submarket Vacancy Rates: “The new apartment projects surveyed as competition had occupancies ranging
from 83% to 94% with a mean of 89% (stabilized market properties). The HTC product had occupancies that
range from 92% to 98% with an average of 95%.
The South Dallas apartment submarket is averaging 82.5% occupancy overall but the 1990+ product is
indicating a higher 85.2% occupancy rate.
South Dallas lacks an adequate inventory of quality, affordable housing, however, the submarket has an ample
supply of poorly maintained, older complexes, which are deteriorating and do not offer quality housing choices.
Unfortunately this is the majority of supply in the subject’s immediate area. New development will spur
additional construction in the subject locale. The surveyed affordable comparables had a stabilized occupancy
level of 95%” (p. 89).
Absorption Projections: “Considering absorption levels experienced by newly constructed units in the area,
and based upon the subject’s unit mix, this property should experience strong absorption levels and should
maintain a consistent stabilized occupancy level. An encumbered absorption level of 20 units/month after
completion is reasonable for the subject, considering the demand in the market for newly developed, affordable
rental housing. Units are typically absorbed at a slower rate at the beginning of pre-leasing, and then at the
estimated average absorption rate upon completion of the property. According to the developer, the subject
development is scheduled to complete construction in July 2005. Based on these assumptions, the proposed
144 units should be absorbed to a stabilized 92.0% occupancy by November 2005, with encumbered rents” (p.
4).
4
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Known Planned Development: Currently there are two known planned unit developments in the Primary
Market Area, the first being Gateway Village Apartments, a proposed 96 unit HTC property, and the second
being the Sphinx at Delafield, a proposed 204 unit HTC property. The Gateway Village is to be located at
4600 Saint Francis Avenue, approximately 6 miles northwest of the subject, and the Sphinx at Delafield
Apartments are to be located at 8200 Hoyle Avenue, approximately 5 miles northwest of the subject. The
Prairie Commons, a Housing Tax Credit community with 72 two-story rental units (56 tax credit) was
completed in March 2004, and has not stabilized as of this date. This property is located approximately 3 miles
north of the subject on Military Drive.
Effect on Existing Housing Stock: “The addition of the subject units is not expected to impact the overall
vacancy rate of the submarket since the subject is expected to quickly lease-up to stabilization with occupancy
in the mid 90%s” (p. 89).
The Underwriter found the market study to provide sufficient information to complete this report and make a
funding recommendation.
OPERATING PROFORMA ANALYSIS

Income: The Applicant’s rent projections are the maximum rents allowed under HTC guidelines, and should be
achievable. Estimates of secondary income and vacancy and collection losses are reasonable and in line with
TDHCA guidelines; accordingly, the Applicant’s effective gross income estimate is comparable to the
Underwriter’s estimate.
Expenses: The Applicant’s total expense estimate of $3,950 per unit is 3.0% lower than the Underwriter’s
derived estimate, an acceptable deviation. However, the Applicant’s budget has two line items that deviate
significantly. The first item is general and administrative expenses in which the Applicant’s estimate is $24K
lower than TDHCA’s estimate, and the other is utility expense which is $19K higher than TDHCA’s.
Conclusion: The Applicant’s estimated income is consistent with the Underwriter’s expectations and total
operating expenses are within 5% of the database-derived estimate. Therefore, the Applicant’s NOI should be
used to evaluate debt service capacity.
In both the Applicant’s and the Underwriter’s income and expense estimates there is sufficient net operating
income to service the proposed first lien permanent mortgage at a debt coverage ratio that is within an
acceptable range of TDHCA underwriting guidelines of 1.10 to 1.30.
ACQUISITION VALUATION INFORMATION
ASSESSED VALUE
Land: (7.5698) acres

$165,200

Assessment for the Year of:

2003

Buildings:

N/A

Valuation by:

Dallas Central Appraisal District

Total Assessed Value:

$165,200

Tax Rate:

2.88

EVIDENCE of SITE or PROPERTY CONTROL
Type of Site Control:

Earnest Money Contract

Contract Expiration Date:

03/

Acquisition Cost:

$477,000

Seller:

30/

2005

Anticipated Closing Date:

06/

30/

2004

Other Terms/Conditions:

T.E. Frossard, Jr., Trustee

Related to Development Team Member:

No

CONSTRUCTION COST ESTIMATE EVALUATION

Acquisition Value: The site cost of $477,000 ($1.45/SF or $63,013/acre) is assumed to be reasonable since
the acquisition is an arm’s-length transaction.
Site Cost: The Applicant claimed sitework costs of $7,156 per unit.
Direct Construction Cost: The Applicant’s costs are more than 5% lower than the Underwriter’s Marshall &
Swift Residential Cost Handbook-derived estimate after all of the Applicant’s additional justifications were
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considered. This would suggest that the Applicant’s direct construction costs are slightly understated.
Interim Financing Fees: The Underwriter reduced the Applicant’s eligible interim financing fees by $56K to
reflect an apparent overestimation of eligible construction loan interest, to bring the eligible interest expense
down to one year of fully drawn interest expense.
The Applicant’s contractor’s and developer’s fees for general requirements, general and administrative
expenses, and profit all exceed the maximums allowed by TDHCA guidelines, and require a $163,995
reduction in eligible basis due to an overstatement of the fees in their schedule.
Conclusion: The Applicant’s total development cost estimate is within 5% of the Underwriter’s verifiable
estimate and is therefore generally acceptable. Since the Underwriter has been able to verify the Applicant’s
projected costs to a reasonable margin, the Applicant’s total cost breakdown as adjusted by the Underwriter is
used to calculate eligible basis and determine the HTC allocation. As a result an eligible basis of $10,822,803
is used to determine a credit allocation of $500,879, which is less than the Applicant’s request. The resulting
syndication proceeds will be used to compare to the gap of need using the Applicant’s cost to determine the
recommended credit amount.
FINANCING STRUCTURE
INTERIM TO PERMANENT FINANCING
Source:

Boston Capital Corporation

Contact:

$7,400,000

Principal Amount:

Thomas Dixon

6.0% estimated underwriting rate.

Interest Rate:

Additional Information:

40

Amortization:

yrs

18

Term:

yrs

$519,590

Annual Payment:

LOI

Commitment:

1st

Lien Priority:

Firm

Conditional

03

Commitment Date

04

2004

LIHTC SYNDICATION
Source:

Wachovia Securities

Address:

One Wachovia Center, 17 Floor

State:

NC

Net Proceeds:

Zip:

$4,241,380
LOI

Commitment

Tim McCann

Contact:
th

28288

City:

704

Phone:

Charlotte

374-3468

Fax:

Conditional

Date:

715-0046

83¢

Net Syndication Rate (per $1.00 of 10-yr LIHTC)
Firm

704

03/

03

2004

Additional Information:
APPLICANT EQUITY
Amount:

$673,356

Source:

Deferred Developer Fee

FINANCING STRUCTURE ANALYSIS

Permanent Financing: The tax-exempt bonds are to be issued by the Dallas Housing Finance Corporation and
purchased by Boston Capital Corporation. The permanent financing commitment is consistent with the terms
reflected in the sources and uses listed in the application.
LIHTC Syndication: The tax credit syndication commitment is consistent with the terms reflected in the
sources and uses of funds listed in the application.
Deferred Developer’s Fees: The Applicant indicates that deferred developer’s fees will reach $1,440,365
during the construction phase of the development, but will be $696,356 at the permanent loan stage.
Financing Conclusions: Based on the adjusted estimate of eligible basis, the HTC allocation should not
exceed $500,879 annually for ten years, resulting in syndication proceeds of approximately $4,156,881. This
amount is $84,499 less than the Applicant’s anticipated amount due to the reduction in the eligible basis
discussed above. The additional funds are likely to be sourced from additional deferral of developer fees for
total deferred developer fees of $757,855. The deferred developer fee should be repayable from project cash
flow within 6 years.
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DEVELOPMENT TEAM
IDENTITIES of INTEREST

The Applicant, Developer and General Contractor firms are all related entities. These are common relationships
for HTC funded developments.
APPLICANT’S/PRINCIPALS’ FINANCIAL HIGHLIGHTS, BACKGROUND, and EXPERIENCE

Financial Highlights:
! The Applicant and General Partner are single-purpose entities created for the purpose of receiving
assistance from TDHCA and therefore have no material financial statements.
! Resolution Real Estate Services, LLC a 33% owner of the General Partner submitted an unaudited financial
statement as of December 15, 2004 reporting total assets of 898K, consisting of $140K in cash, $700K in
receivables, $28K in machinery and equipment, and 30K in securities. Liabilities total $95K, resulting in a
net worth of $803K.
! G.G. MacDonald, Inc. a 33% owner of the General Partner submitted an unaudited financial statement as of
September 30, 2003 reporting total assets of $11.1M consisting of $39K in cash, $2.4M in receivables,
$165K in machinery and equipment, and $8.4M in other assets. Liabilities total just under $11M, resulting
in a net worth of $136K.
! Managing principals of the General Partner, J. Steve Ford, and G.G. MacDonald, Jr. submitted unaudited
personal financial statements as of December 15, 2003 and December 31, 2003 respectively and are
anticipated to be guarantors of the development.
! Co-Managing principal of the General Partner, John Wolcott submitted an unaudited person financial
statement as of January 30, 2004.
Background & Experience:
! The Applicant and General Partner are new entities formed for the purpose of developing the project.
! G.G. MacDonald, Inc., a principal of the General Partner has participated in 10 HTC housing developments
totaling 927 units since 1997.
! Resolution Real Estate Services, LLC, a principal of the General Partner has participated in 11 HTC and
mortgage revenue bond financed developments totaling 2,342 units since 1999.
SUMMARY OF SALIENT RISKS AND ISSUES

The Applicant’s direct construction costs differ from the Underwriter’s Marshall and Swift based estimate by
more than 5%.
Underwriter:

Date:

May 25, 2004

Date:

May 25, 2004

David Burrell

Director of Real Estate Analysis:
Tom Gouris
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The Masters Apartments, Dallas, HTC# 04425
Type of Unit

Number

Bedrooms

No. of Baths

Size in SF

Gross Rent Lmt.

Net Rent per Unit

Rent per Month

Rent per SF

Tnt Pd Util

Wtr, Swr, Trsh

HTC 50%

18

1

1

680

$623

$539

$9,702

$0.79

$84.00

$51.00

HTC 60%

18

1

1

680

748

650

11,700

0.96

84.00

51.00

HTC 50%

30

2

2

983

748

642

19,260

0.65

106.00

58.00

HTC 60%

30

2

2

983

898

792

23,760

0.81

106.00

58.00

HTC 50%

24

3

2

1,183

864

738

17,712

0.62

126.00

67.00

HTC 60%

24

3

2

1,183

1,037

911

21,864

0.77

126.00

67.00

TOTAL:

144

974

$831

$722

$103,998

$0.74

$107.17

$59.25

TDHCA

APPLICANT

INCOME

AVERAGE:
Total Net Rentable Sq Ft:

140,244

POTENTIAL GROSS RENT
Secondary Income

Per Unit Per Month:

$15.00

% of Potential Gross Income:

-7.50%

Other Support Income: (describe)

POTENTIAL GROSS INCOME
Vacancy & Collection Loss

Employee or Other Non-Rental Units or Concessions

EFFECTIVE GROSS INCOME
EXPENSES

$1,247,976
25,920
0
$1,273,896
(95,542)
0
$1,178,354

3

Comptroller's Region

$1,251,000
25,920
0
$1,276,920
(95,772)
0
$1,181,148

Dallas

IREM Region
$15.00

Per Unit Per Month

-7.50%

of Potential Gross Rent

% OF EGI

PER UNIT

PER SQ FT

PER SQ FT

PER UNIT

% OF EGI

General & Administrative

4.99%

$408

0.42

$58,751

$34,500

$0.25

$240

2.92%

Management

5.00%

409

0.42

58,918

59,617

0.43

414

5.05%

Payroll & Payroll Tax

10.45%

855

0.88

$123,120

119,000

0.85

826

10.07%

Repairs & Maintenance

6.32%

517

0.53

74,486

71,030

0.51

493

6.01%

Utilities

1.96%

160

0.16

23,040

42,600

0.30

296

3.61%

Water, Sewer, & Trash

5.39%

441

0.45

63,499

67,260

0.48

467

5.69%

Property Insurance

2.98%

243

0.25

35,061

33,600

0.24

233

2.84%

8.84%

723

0.74

660

8.04%

2.44%

200

0.21

95,000
28,800

0.68

Reserve for Replacements

104,112
28,800

0.21

200

2.44%

Other Expenses:

1.48%

121

0.12

17,424

17,424

0.12

121

1.48%

TOTAL EXPENSES

49.83%

$4,078

$4.19

$587,211

$568,831

$4.06

$3,950

48.16%

NET OPERATING INC

50.17%

$4,105

$4.22

$591,143

$612,317

$4.37

$4,252

51.84%

Boston Capital Corp.

41.46%

$3,393

$3.48

$3.70

$3,608

43.99%

0.00%

$0

$0.00

$488,590
0

$519,590

Additional Financing

$0.00

$0

0.00%

Additional Financing

0.00%

$0

$0.00

0

$0.00

$0

0.00%

NET CASH FLOW

8.70%

$712

$0.73

$102,554

$0.66

$644

7.85%

PER SQ FT

PER UNIT

% of TOTAL

$3.40

$3,313

3.87%

0.00

0

0.00%

Property Tax

2.88

DEBT SERVICE

AGGREGATE DEBT COVERAGE RATIO

1.21

RECOMMENDED DEBT COVERAGE RATIO

1.25

$92,727
1.18

CONSTRUCTION COST
Description

Factor

TDHCA

APPLICANT

% of TOTAL

PER UNIT

PER SQ FT

3.71%

$3,313

$3.40

$477,000

Off-Sites

0.00%

0

0.00

0

Sitework

8.01%

7,156

7.35

1,030,500

1,030,500

7.35

7,156

8.37%

Acquisition Cost

(site or bldg)

Direct Construction

$477,000

47.69%

42,584

43.72

6,132,135

5,602,950

39.95

38,909

45.50%

Contingency
General Req'ts

4.54%

2.53%

2,257

2.32

2,257

2.64%

3.28%

2,929

3.01

325,000
421,707

2.32

5.89%

325,000
421,707

3.01

2,929

3.42%

Contractor's G & A

2.00%

1.11%

995

1.02

143,253

220,569

1.57

1,532

1.79%

Contractor's Profit

5.89%

3.28%

2,929

3.01

421,707

421,707

3.01

2,929

3.42%

4.35%

3,889

3.99

3,889

4.55%

4,868

5.00

560,000
700,938

3.99

5.45%

560,000
700,938

5.00

4,868

5.69%

Indirect Construction
Ineligible Costs
Developer's G & A

1.92%

1.49%

1,334

1.37

192,049

192,049

1.37

1,334

1.56%

Developer's Profit

12.49%

9.71%

8,669

8.90

1,248,316

1,248,316

8.90

8,669

10.14%

Interim Financing

7.50%

6,694

6.87

964,000

964,000

6.87

6,694

7.83%

Reserves
TOTAL COST

1.89%

1,685

1.73

1,042

1.22%

$89,300

$91.69

150,000
$12,314,736

1.07

100.00%

242,665
$12,859,269

$87.81

$85,519

100.00%

65.90%

$58,849

$60.43

$8,474,302

$8,022,433

$57.20

$55,711

65.14%

Recap-Hard Construction Costs

SOURCES OF FUNDS

RECOMMENDED

Boston Capital Corp.

57.55%

$51,389

$52.77

0.00%

$0

$0.00

$7,400,000
0

$7,400,000
0

$7,400,000
0

Developer Fee Available

Additional Financing
HTC Syndication Proceeds

32.98%

$29,454

$30.24

4,241,380

4,241,380

4,156,881

% of Dev. Fee Deferred

Deferred Developer Fees

5.24%

$4,676

$4.80

673,356

673,356

757,855

Additional (excess) Funds Required

4.23%

$3,781

$3.88

544,533

0

0

$12,859,269

$12,314,736

$12,314,736

TOTAL SOURCES
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$1,411,670
54%
15-Yr Cumulative Cash Flow

$3,263,381.03
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MULTIFAMILY COMPARATIVE ANALYSIS (continued)
The Masters Apartments, Dallas, HTC# 04425
DIRECT CONSTRUCTION COST ESTIMATE

PAYMENT COMPUTATION

Residential Cost Handbook
Average Quality Multiple Residence Basis
CATEGORY

FACTOR

UNITS/SQ FT

Base Cost

PER SF

AMOUNT

$43.94

$6,162,844

Adjustments
Exterior Wall Finish

3.80%

$1.67

$234,188

Elderly/9-Ft. Ceilings

3.40%

1.49

209,537

0.00
(1.02)

0
(142,348)

2.00

280,488

Roofing
Subfloor
Floor Cover

Primary

$7,400,000

Amort

480

Int Rate

6.00%

DCR

1.21

Secondary

$0

Amort

Int Rate

0.00%

Subtotal DCR

Additional

Amort

Int Rate

Aggregate DCR

13,786

1.73

242,489

$605

324

1.40

196,020

Built-In Appliances

$1,650

144

1.69

237,600

Stairs/Fireplaces

$1,475

36

0.38

53,100

Secondary Debt Service

0.00
1.53

0
214,573

Additional Debt Service

Plumbing

Floor Insulation
Heating/Cooling

1.21

COMMENDED FINANCING STRUCTURE APPLICANT'S NO

$17.59

Porches/Balconies

1.21

$488,590
0
0
$123,727

Primary Debt Service

NET CASH FLOW

Garages/Carports

$8.18

28,800

1.68

235,584

Comm &/or Aux Bldgs

$63.40

3,056

1.38

193,738

Primary

$7,400,000

Amort

480

0.00

0

Int Rate

6.00%

DCR

1.25

57.88

8,117,813

Other:
SUBTOTAL
Current Cost Multiplier

1.03

Local Multiplier

0.90

1.74
(5.79)

TOTAL DIRECT CONSTRUCTION COSTS

$53.83

Plans, specs, survy, bld prmt

3.90%

Interim Construction Interest

3.38%

($2.10)
(1.82)

Contractor's OH & Profit

11.50%

(6.19)
$43.72

NET DIRECT CONSTRUCTION COSTS

243,534
(811,781)

Secondary

$0

Amort

0

Int Rate

0.00%

Subtotal DCR

1.25

$7,549,566
($294,433)
(254,798)

Additional

$0

Amort

0

Int Rate

0.00%

Aggregate DCR

1.25

(868,200)
$6,132,135

OPERATING INCOME & EXPENSE PROFORMA: RECOMMENDED FINANCING STRUCTURE (APPLICANT'S NOI)
INCOME

at

3.00%

POTENTIAL GROSS RENT
Secondary Income
Contractor's Profit
POTENTIAL GROSS INCOME
Vacancy & Collection Loss
Developer's G & A
EFFECTIVE GROSS INCOME
EXPENSES at

YEAR 1

YEAR 2

YEAR 20

YEAR 30

$1,251,000

$1,288,530

$1,327,186

YEAR 3

YEAR 4
$1,367,001

YEAR 5
$1,408,012

YEAR 10
$1,632,271

YEAR 15
$1,892,250

$2,193,636

$2,948,063

25,920

26,698

27,499

28,323

29,173

33,820

39,206

45,451

61,082

0

0

0

0

0

0

0

0

0

1,276,920

1,315,228

1,354,684

1,395,325

1,437,185

1,666,091

1,931,456

2,239,087

3,009,146

(95,772)

(98,642)

(101,601)

(104,649)

(107,789)

(124,957)

(144,859)

(167,932)

0

0

0

0

0

0

0

0

(225,686)
0

$1,181,148

$1,216,586

$1,253,083

$1,290,676

$1,329,396

$1,541,134

$1,786,597

$2,071,155

$2,783,460

4.00%

General & Administrative
Management

$34,500

$35,880

59,617

61405.666

$37,315

$38,808

$40,360

$49,104

$59,743

$72,686

$107,593

63247.83594

65145.27102

67099.62915

77786.86047

90176.29067

104539.0359

140491.7226

119,000

123,760

128,710

133,859

139,213

169,374

206,069

250,715

371,120

Repairs & Maintenance

71,030

73,871

76,826

79,899

83,095

101,098

123,001

149,649

221,518

Utilities

42,600

44,304

46,076

47,919

49,836

60,633

73,769

89,752

132,855

Water, Sewer & Trash

67,260

69,950

72,748

75,658

78,685

95,732

116,473

141,707

209,760

Insurance

33,600

34,944

36,342

37,795

39,307

47,823

58,184

70,790

104,787

Property Tax

95,000

98,800

102,752

106,862

111,137

135,215

164,509

200,151

296,272

Reserve for Replacements

28,800

29,952

31,150

32,396

33,692

40,991

49,872

60,677

89,817

Other

17,424

18,121

18,846

19,600

20,384

24,800

30,173

36,710

54,339

TOTAL EXPENSES

$568,831

$590,988

$614,014

$637,942

$662,808

$802,557

$971,970

$1,177,376

$1,728,553

NET OPERATING INCOME

$612,317

$625,597

$639,069

$652,734

$666,588

$738,577

$814,627

$893,779

$1,054,907

Payroll & Payroll Tax

DEBT SERVICE

$488,590

$488,590

$488,590

$488,590

$488,590

$488,590

$488,590

$488,590

$488,590

Second Lien

0

0

0

0

0

0

0

0

0

Other Financing

0

0

0

0

0

0

0

0

0

$123,727

$137,008

$150,480

$164,144

$177,998

$249,987

$326,037

$405,190

$566,317

1.25

1.28

1.31

1.34

1.36

1.51

1.67

1.83

2.16

First Lien Financing

NET CASH FLOW
DEBT COVERAGE RATIO
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LIHTC Allocation Calculation - The Masters Apartments, Dallas, HTC# 04425

CATEGORY

APPLICANT'S

TDHCA

APPLICANT'S

TDHCA

TOTAL

TOTAL

REHAB/NEW

REHAB/NEW

AMOUNTS

AMOUNTS

ELIGIBLE BASIS

ELIGIBLE BASIS

(1) Acquisition Cost

Purchase of land
Purchase of buildings

$477,000

$477,000

$1,030,500

$1,030,500

$1,030,500

$1,030,500

$5,602,950

$6,132,135

$5,602,950

$6,132,135

$220,569
$421,707
$421,707
$325,000
$560,000
$964,000
$700,938

$143,253
$421,707
$421,707
$325,000
$560,000
$964,000
$700,938

$132,669
$398,007
$398,007
$325,000
$560,000
$964,000

$143,253
$421,707
$421,707
$325,000
$560,000
$964,000

$192,049
$1,248,316
$150,000

$192,049
$1,248,316
$242,665

$1,411,670

$192,049
$1,248,316
$1,499,745

$12,314,736

$12,859,269

$10,822,803

$11,438,667

$10,822,803
130%
$14,069,644
100%
$14,069,644
3.56%

$11,438,667
130%
$14,870,267
100%
$14,870,267
3.56%

(2) Rehabilitation/New Construction Cost

On-site work
Off-site improvements
(3) Construction Hard Costs

New structures/rehabilitation hard costs
(4) Contractor Fees & General Requirements

Contractor overhead
Contractor profit
General requirements
(5) Contingencies
(6) Eligible Indirect Fees
(7) Eligible Financing Fees
(8) All Ineligible Costs

$1,411,670

(9) Developer Fees

Developer overhead
Developer fee
(10) Development Reserves
TOTAL DEVELOPMENT COSTS
Deduct from Basis:

All grant proceeds used to finance costs in eligible basis
B.M.R. loans used to finance cost in eligible basis
Non-qualified non-recourse financing
Non-qualified portion of higher quality units [42(d)(3)]
Historic Credits (on residential portion only)
TOTAL ELIGIBLE BASIS
High Cost Area Adjustment
TOTAL ADJUSTED BASIS
Applicable Fraction
TOTAL QUALIFIED BASIS
Applicable Percentage

TOTAL AMOUNT OF TAX CREDITS
Syndication Proceeds

0.8299

$500,879

$529,381

$4,156,881

$4,393,425

Total Credits (Eligible Basis Method)

$500,879

$529,381

Syndication Proceeds

$4,156,881

$4,393,425

Requested Credits

$511,061

Syndication Proceeds

$4,241,380

Gap of Syndication Proceeds Needed

$4,914,736

Credit Amount

$592,196

Street Atlas USA® 2004 Plus

The Masters Apartments
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Developer Evaluation
Project ID # 04425
LIHTC 9%

Name: The Masters Apartments

LIHTC 4%

HOME

BOND

No Previous Participation in Texas

HTF

City:

SECO

ESGP

Other

Members of the development team have been disbarred by HUD

National Previous Participation Certification Received:

N/A

Noncompliance Reported on National Previous Participation Certification:

Yes

No

Yes

No

Portfolio Management and Compliance
Projects in Material Noncompliance:
Total # of Projects monitored:

8

No

Yes

Projects grouped by score 0-9

Total # monitored with a score less than 30:

8

# of Projects:
8

10-19

0

0
20-29

# not yet monitored or pending review:

0
10

Program Monitoring/Draws
Not applicable

Review pending

No unresolved issues

Unresolved issues found

Unresolved issues found that warrant disqualification (Additional information/comments must be attached
Asset Management
Not applicable

Review pending

No unresolved issues

Unresolved issues found

Unresolved issues found that warrant disqualification (Additional information/comments must be attached
Reviewed by

Sara Carr Newsom

Date

4/5/2004

Multifamily Finance Production
Not applicable
Review pending
No unresolved issues
Unresolved issues found
Unresolved issues found that warrant disqualification (Additional information/comments must be attached)
Reviewed by

S Roth

Date

3 /31/2004

Single Family Finance Production
Not applicable
Review pending
No unresolved issues
Unresolved issues found
Unresolved issues found that warrant disqualification (Additional information/comments must be attached)
Reviewed by

Date

Community Affairs
Not applicable
Review pending
No unresolved issues
Unresolved issues found
Unresolved issues found that warrant disqualification (Additional information/comments must be attached)
Reviewed by

Date

Office of Colonia Initiatives
Not applicable
Review pending
No unresolved issues
Unresolved issues found
Unresolved issues found that warrant disqualification (Additional information/comments must be attached)
Reviewed by

Date

Real Estate Analysis (Cost Certification and Workout)
Not applicable
Review pending
No unresolved issues
Unresolved issues found
Unresolved issues found that warrant disqualification (Additional information/comments must be attached)
Reviewed by

Date

Loan Administration
Not applicable
No delinquencies found
Delinquencies found
Delinquencies found that warrant disqualification (Additional information/comments must be attached)
Reviewed by

Stephanie A. D'Couto

Executive Director:

Edwina Carrington

Date

3 /31/2004

Executed:

6/2/2004

MULTIFAMILY FINANCE PRODUCTION DIVISION
BOARD ACTION REQUEST
June 10, 2004

Action Item
Presentation, Discussion and Possible Approval for the issuance of Housing Tax Credits for Primrose at Pasadena
Apartments.
Summary of the Transaction
The application was received on March 5, 2004. The Issuer for this transaction is Southeast Texas HFC. The
development is to be located at the SWC of Pasadena Boulevard and Beltway 8 in Pasadena. The development will
consist of 248 total units targeting the elderly population, with all affordable. The site is currently properly zoned
for such a development. The Department has received no letters of support and no letters in opposition. The bond
priority for this transaction is:

Priority 1A:

Set aside 50% of units that cap rents at 30% of 50% AMFI and
Set aside 50% of units that cap rents at 30% of 60% AMFI
(MUST receive 4% Housing Tax Credits)

Priority 1B:

Set aside 15% of units that cap rents at 30% of 30% AMFI and
Set aside 85% of units that cap rents at 30% of 60% AMFI
(MUST receive 4% Housing Tax Credits)

Priority 1C:

Set aside 100% of units that cap rents at 30% of 60% AMFI (Only for projects
located in a census tract with median income that is greater than the median
income of the county MSA, or PMSA that the QCT is located in.
(MUST receive 4% Housing Tax Credits)

Priority 2:

Set aside 100% of units that cap rents at 30% of 60% AMFI
(MUST receive 4% Housing Tax Credits)

Priority 3:

Any qualified residential rental development.

Recommendation
Staff recommends the Board approve the issuance of Housing Tax Credits for Primrose at Pasadena Apartments.
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HOUSING TAX CREDIT PROGRAM

2004 HTC/TAX EXEMPT BOND DEVELOPMENT PROFILE AND BOARD SUMMARY
Texas Department of Housing and Community Affairs

Development Name: Primrose at Pasadena Apartments

TDHCA#: 04428

DEVELOPMENT AND OWNER INFORMATION
Development Location: Pasadena
QCT: Y
DDA: N
Development Owner:
TX Pasadena Housing, LP
General Partner(s):
TX Pasadena Housing GP, LLC, 100%, Contact: Brian Potashnik
Construction Category: New
Set-Aside Category:
Tax Exempt Bond Bond Issuer: Southeast TX HFC
Development Type:
Elderly
Annual Tax Credit Allocation Calculation
Applicant Request: $783,565
Eligible Basis Amt:
$818,033
Annual Tax Credit Allocation Recommendation: $783,565
Total Tax Credit Allocation Over Ten Years: $ 7,835,650

Equity/Gap Amt.:

PROPERTY INFORMATION
Unit and Building Information
Total Units: 248
HTC Units: 248
% of HTC Units: 100
Gross Square Footage:
227,036
Net Rentable Square Footage: 221,448
Average Square Footage/Unit: 893
Number of Buildings:
6
Currently Occupied:
N
Development Cost
Total Cost: $20,415,939
Total Cost/Net Rentable Sq. Ft.: $92.19
Income and Expenses
Effective Gross Income:1 $1,801,104
Ttl. Expenses: $874,678
Net Operating Inc.:
Estimated 1st Year DCR: 1.10
DEVELOPMENT TEAM
Consultant:
Not Utilized

Manager:

Attorney:
Accountant:
Market Analyst:
Contractor:

Architect:
Engineer:
Lender:
Syndicator:

Shackelford, Melton & McKinley
Reznick, Fedder & Silverman
O'Connor & Assoc.
Affordable Housing Construction

PUBLIC COMMENT2
From Citizens:
# in Support: 0
# in Opposition: 0

TTC: N

$1,026,437

$926,426

Southwest Housing Management
Corp.
Beeler Guest Owens Architects, LP
To Be Determined
MMA Financial, LLC
MMA Financial, LLC

From Legislators or Local Officials:
Sen. Mario Gallegos, District 6 - NC
Rep. Robert Talton, District 144 - NC
Mayor John Manlove - NC
Miles G. Arena, Community Development Administrator, City of Pasadena;
Consistent with the local Consolidated Plan.

1. Gross Income less Vacancy
2. NC - No comment received, O - Opposition, S - Support
04428 Board Summary for June 10.doc
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HOUSING TAX CREDIT PROGRAM - 2004 DEVELOPMENT PROFILE AND BOARD SUMMARY

CONDITION(S) TO COMMITMENT
1. Per §50.12( c ) of the Qualified Allocation Plan and Rules, all Tax Exempt Bond Project Applications
“must provide an executed agreement with a qualified service provider for the provision of special
supportive services that would otherwise not be available for the tenants. The provision of such services
will be included in the Declaration of Land Use Restrictive Covenants (“LURA”).
2. Receipt, review, and acceptance of a current financial statement from Southeast Texas Housing Partners,
Inc.
3. Receipt, review, and acceptance of an ad valorem property tax exemption or reduced property taxes of at
least 50% by cost certification.
4. Should the terms and rates of the proposed debt or syndication change, the transaction should be reevaluated and an adjustment to the credit amount may be warranted.

DEVELOPMENT’S SELECTION BY PROGRAM MANAGER & DIVISION DIRECTOR IS BASED ON:
Score
Utilization of Set-Aside
Geographic Distrib.
Tax Exempt Bond.
Housing Type
Other Comments including discretionary factors (if applicable).

Robert Onion, Multifamily Finance Manager

Date

Brooke Boston, Director of Multifamily Finance Production Date

DEVELOPMENT’S SELECTION BY EXECUTIVE AWARD AND REVIEW ADVISORY COMMITTEE IS BASED
ON:
Score
Utilization of Set-Aside
Geographic Distrib.
Tax Exempt Bond
Housing Type
Other Comments including discretionary factors (if applicable).

____________
Edwina P. Carrington, Executive Director
Chairman of Executive Award and Review Advisory Committee

Date

TDHCA Board of Director’s Approval and description of discretionary factors (if applicable).

Chairperson Signature:

_________________________________
Elizabeth Anderson, Chairman of the Board

6/2/2004 10:03 AM
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TEXAS DEPARTMENT of HOUSING and COMMUNITY AFFAIRS

MULTIFAMILY UNDERWRITING ANALYSIS
DATE:

PROGRAM:

May 24, 2004

FILE NUMBER:

4% HTC

04428

DEVELOPMENT NAME

Primrose at Pasadena Apartments
APPLICANT
Name:

TX Pasadena Housing, L.P.

Type:

Address:

5910 North Central Expressway, Suite 1145

City:

Dallas

Zip:

75206

Phone:

(214)

Name:

TX Pasadena Housing GP, LLC

(%):

.01

Title:

Managing General Partner

Name:

Southeast Texas Housing Partners, Inc.

(%):

N/A

Title:

100% Owner of MGP

Name:

TX Pasadena Development, LLC

(%):

.01

Title:

Special Limited Partner

Name:

Brian Potashnik

(%):

N/A

Title:

100% Owner of SLP

Name:

Southwest Housing Development Co., Inc.

(%):

N/A

Title:

Developer

Name:

Brian Potashnik

(%):

N/A

Title:

100% Owner of Developer

Location:

PROPERTY LOCATION
SWC of Pasadena Boulevard and Beltway 8

City:

Pasadena

Contact:

Deepak Sulakhe

For Profit w/ Non-profit General Partner
State:

891-1402

(214)

Fax:

TX
987-4032

PRINCIPALS of the APPLICANT/ KEY PARTICIPANTS

County:

QCT

Harris

DDA

77503

Zip:

REQUEST
Amount

Interest Rate

Amortization

Term

$783,565

N/A

N/A

N/A

Other Requested Terms:

Annual ten-year allocation of low-income housing tax credits

Proposed Use of Funds:

New Construction

Property Type:

Elderly

RECOMMENDATION

RECOMMEND APPROVAL OF A HOUSING TAX CREDIT ALLOCATION NOT TO EXCEED
$783,565 ANNUALLY FOR TEN YEARS, SUBJECT TO CONDITIONS.
CONDITIONS

1.
2.
3.

Receipt, review, and acceptance of a current financial statement from Southeast Texas Housing
Partners, Inc.
Receipt, review, and acceptance of a ad valorem property tax exemption or reduced property taxes of
at least 50% by cost cert.
Should the terms and rates of the proposed debt or syndication change, the transaction should be reevaluated and an adjustment to the credit amount may be warranted.

TEXAS DEPARTMENT of HOUSING and COMMUNITY AFFAIRS

MULTIFAMILY UNDERWRITING ANALYSIS

REVIEW of PREVIOUS UNDERWRITING REPORTS

No previous reports.
DEVELOPMENT SPECIFICATIONS
IMPROVEMENTS
Total
Units:

248

# Rental
Buildings

Net Rentable SF:

6

221,448

# Common
Area Bldgs

Av Un SF:

1

# of
Floors

893

3

Age:

N/A

Common Area SF:

yrs

5,588

Gross Bldg SF:

227,036

STRUCTURAL MATERIALS

The structure will be wood frame on a post-tensioned concrete slab on grade. According to the plans
provided in the application the exterior will be comprised as follows: 25% stone veneer/75% stucco. The
interior wall surfaces will be painted or papered drywall. The pitched roof will be finished with asphalt
composite shingles.
APPLIANCES AND INTERIOR FEATURES

The interior flooring will be a combination of carpeting & ceramic tile. Each unit will include: range &
oven, hood & fan, garbage disposal, dishwasher, refrigerator, microwave oven, tile tub/shower, washer &
dryer connections, ceiling fans, laminated counter tops, cable, & 9-foot ceilings.
ON-SITE AMENITIES

A 5,588-square foot community building will include: activity room, management offices, fitness center,
kitchen, restrooms, computer/business center, and media room along with a swimming pool which will be
located near the entrance to the property. In addition, perimeter fencing with limited access gates is also
planned for the site. Each building will also have a elevator.
Uncovered Parking:

551

spaces

0

Carports:

spaces

Garages:

0

spaces

PROPOSAL and DEVELOPMENT PLAN DESCRIPTION

Description: Primrose at Pasadena is a relatively dense (16.26 units per acre) new construction development
of 248 units of affordable housing located in Pasadena which is approximately 13 miles southeast of the
Houston Business District. The development is comprised of six evenly distributed large elevator served
low-rise residential buildings as follows:
! Three Type B Buildings with twelve one-bedroom/one-bath units, twelve two-bedroom/one-bath units
and twelve two-bedroom/two-bath units;
! Two Type C Buildings with eighteen one-bedroom/one-bath units, six two- bedroom/one-bath units and
twenty-four two-bedroom/two-bath units;
! One Type C1 Building with eighteen one-bedroom/one-bath units, six two-bedroom/one-bath units and
twenty two-bedroom/two-bath units;
Supportive Services: The Applicant has contracted with Housing Services of Texas to provide supportive
services to tenants with the focus on enriching the lives of the families at the property with a special
emphasis on the needs of the elderly. The services will consist of: scheduled transportation, activity
coordination, spiritual wellness, exercise programs, food assistance programs, benefits counseling,
prescription program, health education programs, computer classes, outings and trips, meals on wheels, and
financial assistance. These services will be provided at no cost to tenants. The contract requires the
Applicant to provide, furnish, and maintain facilities in the community building for provision of the services,
plus pay $24,800 per year for these support services.
SITE ISSUES
SITE DESCRIPTION
Size:

15.25

acres

Flood Zone Designation:

664,290
Zone X

square feet

Zoning/ Permitted Uses:

Status of Off-Sites:

2

No zoning in Pasadena

Partially Improved

TEXAS DEPARTMENT of HOUSING and COMMUNITY AFFAIRS

MULTIFAMILY UNDERWRITING ANALYSIS
SITE and NEIGHBORHOOD CHARACTERISTICS

Location: The site is an irregularly-shaped parcel located at the southwest corner of Pasadena Boulevard
and Beltway 8, in Pasadena, Harris County.
Adjacent Land Uses:
! North: Pasadena Boulevard and a former Randall’s shopping center beyond
! South: single-family residential development
! East: Beltway 8 (Sam Houston Tollway) and a Cinemark theater beyond
! West: vacant parcel of land
Site Access: Access to the property is from the north along the feeder road to Beltway 8 or from the east or
west from Pasadena Boulevard. The development is to have one main entry off of the feeder road to Beltway
8 and a second entry off of Pasadena Boulevard. Access to Beltway 8 (Sam Houston Tollway) is
immediately east, which provides connections to all other major roads serving the Pasadena and Greater
Houston area.
Public Transportation: Public transportation is available in Pasadena. The location of the nearest stop was
not identified in the application materials.
Shopping & Services: “Numerous single-tenant and small neighborhood retail centers are scattered
throughout the neighborhood. Crossroads Shopping Center is located within the subject neighborhood near
the intersection of Spencer Highway and Red Bluff. Pasadena Plaza Shopping Center is located near the
intersection of Spencer Highway and Shaver.” (p.25)
Site Inspection Findings: TDHCA staff performed a site inspection on April 6, 2004 and found the location
to be acceptable for the proposed development.
HIGHLIGHTS of SOILS & HAZARDOUS MATERIALS REPORT(S)

A Phase I Environmental Site Assessment report dated April 8, 2004 was prepared by Alpha Testing, Inc.
and contained the following findings and recommendations: “This assessment has revealed no evidence of
recognized environmental conditions in connection with the Site.” (p. 20)
POPULATIONS TARGETED

Income Set-Aside: The Applicant has elected the 40% at 60% or less of area median gross income (AMGI)
set-aside, although as a Priority 1 private activity bond lottery development the Applicant has elected the
50% at 50% / 50% at 60% option.

1 Person
60% of AMI

$25,620

MAXIMUM ELIGIBLE INCOMES
2 Persons
3 Persons
4 Persons
$29,280

$32,940

$36,600

5 Persons

6 Persons

$39,540

$42,480

MARKET HIGHLIGHTS

A market feasibility study dated April 5, 2004 was prepared by Patrick O’Connor & Associates, L.P.
(“Market Analyst”) and highlighted the following findings:
Definition of Primary Market Area (PMA): “…..the subject’s PMA is generally defined as being bound
by the Houston Ship Channel to the north; Allen-Genoa and Genoa-Red Bluff Roads to the south, Red Bluff,
Luella and Georgia Roads to the east, and Scarborough and Allen-Genoa Road to the west.” (p. 24). This
area encompasses approximately 49 square miles and is equivalent to a circle with a radius of 3.9 miles.
Population: The estimated 2003 population of the PMA was 146,992 and is expected to increase by 6.3% to
approximately 156,272 by 2008. Within the primary market area there were estimated to be 48,254
households in 2003.
Total Primary Market Demand for Rental Units: The Market Analyst calculated a total demand of 528
qualified seniors households in the PMA, based on the current estimate of 48,695 households, the projected
annual growth rate of 2%, renter income-qualified households estimated at 11.3% of the population, targeted
3
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MULTIFAMILY UNDERWRITING ANALYSIS

seniors households estimated at 14.3%, and an annual renter turnover rate of 60 %. (p. 70). The Market
Analyst used an income band of $17,760 to $32,940.
ANNUAL INCOME-ELIGIBLE SUBMARKET DEMAND SUMMARY
Market Analyst
Underwriter
Type of Demand
Household Growth
Resident Turnover
Other Sources: Sources not accounted for
TOTAL ANNUAL DEMAND

Units of
Demand
11
467
48
526

% of Total
Demand
2%
89%
9%
100%

Units of
Demand
8
472
48
528

% of Total
Demand
2%
89%
9%
100%

Ref: p. 70

Inclusive Capture Rate: The Market Analyst calculated an inclusive capture rate of 64.47% based upon
526 units of demand and 339 unstabilized affordable housing in the PMA (including the subject) (p. 71).
The Underwriter calculated a comparable inclusive capture rate of 64.2% based upon a slightly higher
demand estimate of 528 units. Both capture rates are within the 100% tolerance for developments targeting
seniors.
Market Rent Comparables: The Market Analyst surveyed five comparable apartment projects totaling
1,054 units in the market area. “The majority of the apartment facilities in the subject’s primary market are
older, less appealing projects. It is our opinion that rental rates will show moderate increases over the next
few years. With continued demand and negligible new construction, the supply of available apartment
product is declining.” (p. 44)
RENT ANALYSIS (net tenant-paid rents)
Unit Type (% AMI)
1-Bedroom (50%)
1-Bedroom (60%)
2-Bedroom (50%) 950 SF
2-Bedroom (50%) 987 SF
2-Bedroom (60%) 987 SF

Proposed
$518
$633
$611
$611
$748

Program Max
$519
$634
$612
$612
$749

Differential
-$1
-$1
-$1
-$1
-$1

Est. Market
$695
$695
$865
$920
$920

Differential
-$177
-$62
-$254
-$309
-$172

(NOTE: Differentials are amount of difference between proposed rents and program limits and average market rents, e.g., proposed rent =$500,
program max =$600, differential = -$100)

Primary Market Occupancy Rates: “The overall occupancy rate for projects in this primary market area
was 90.23% as of March 2004. Occupancy rates for Class B projects were slightly higher at 91.90%.”
(p.
35)
Absorption Projections: “The subject property will achieve stabilized occupancy within eight to twelve
months following completion.” (p. 77)
Known Planned Development: “Based on our research, there is no affordable Seniors housing project
(other than the subject property) currently under construction or approved for construction in the subject’s
primary market.” (p. 76)
Effect on Existing Housing Stock: “Based on the high occupancy levels of the existing properties in the
market, along with the strong recent absorption history, we project that the subject property will have
minimal sustained negative impact upon the existing apartment market. Any negative impact from the
subject property should be of reasonable scope and limited duration.” (p. 77)
The Underwriter found the market study provided sufficient information on which to base a funding
recommendation.
4
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OPERATING PROFORMA ANALYSIS

Income: The Applicant’s chose to round the rents down for each unit; therefore, causing the gross rent
figure to be $2,062 less than the maximum rents allowed under HTC guidelines, and is achievable according
to the Market Analyst. It should be noted, that the Applicant plans to develop the complex with a central
water heating system and therefore the tenants will not be responsible for water heating utility costs.
Estimates of secondary income are in line with TDHCA’s underwriting guidelines. The Applicant utilized a
lower vacancy and collection loss rate of 7% that contributed to the $7.8K higher gross income estimate than
the Underwriter’s estimate. As a result of these differences the Applicant’s effective gross income estimate
is $7,822 greater than the Underwriter’s estimate.
Expenses: The Applicant’s total expense estimate of $3,359 per unit is greater than 5% below the
Underwriter’s estimate. Several of the Applicant’s line-item projections also varied significantly as
compared to the Underwriter’s estimates; in particular, general and administrative is $38.3K less. The
Underwriter discussed these differences with the Applicant but was unable to reconcile them even with
additional information provided by the Applicant. The Applicant also included a 50% property tax
exemption for which the property appears to be eligible as a result of the non-profit general partner. Due to
changes in the legislation however, taxing authorities have more ability in some jurisdictions to override this
legislated exemption. Without at least a 50% exemption, the transaction becomes significantly less feasible
and with no exemption the requested deferred developer fee would not be repayable in 15 years. Therefore
receipt review and acceptance of a property tax exemption or pilot reflecting at least a 50% exemption is a
condition of this report.
Conclusion: The Applicant’s total estimated operating expenses and net operating income (NOI) estimates
are not within 5% of the Underwriter’s estimates. Therefore, the Underwriter’s NOI will be used to evaluate
debt service capacity. Due primarily to the difference in estimated operating expenses, the Underwriter’s
estimated debt coverage ratio (DCR) of 1.07 is less than the program minimum standard of 1.10. Therefore,
it is likely that the maximum debt service for this development should be limited to $843,058 by a reduction
of the bond amount or extension of the amortization or a reduction in the interest rate. The Underwriter has
completed this analysis assuming a likely redemption of a portion of the bond amount resulting in a final
anticipated bond amount of $12,000,000.
ACQUISITION VALUATION INFORMATION
ASSESSED VALUE
Land: (15.25) acres

$583,390

Assessment for the Year of:

2003

Building:

N/A

Valuation by:

Harris County Appraisal District

Total Assessed Value:

$583,390

Tax Rate:

3.1274

EVIDENCE of SITE or PROPERTY CONTROL (5.42-acre tract)
Type of Site Control:

Unimproved Commercial Property Contract

Contract Expiration Date:

7/

Acquisition Cost:

$731,895.12

Seller:

4/

2004

Anticipated Closing Date:

8/

Other Terms/Conditions:

$5,000 Earnest Money

Howard Startzman, Trustee

2/

Related to Development Team Member:

2004

No

EVIDENCE of SITE or PROPERTY CONTROL (8.83-acre tract)
Type of Site Control:

Unimproved Commercial Property Contract

Contract Expiration Date:

7/

Acquisition Cost:

$538,488.72

Seller:

29/

2004

Anticipated Closing Date:

8/

Other Terms/Conditions:

$5,000 Earnest Money

Kenneth Bryon, Trustee

2/

Related to Development Team Member:

5

2004

No

TEXAS DEPARTMENT of HOUSING and COMMUNITY AFFAIRS
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EVIDENCE of SITE or PROPERTY CONTROL (1.0-acre tract)
Type of Site Control:

Unimproved Commercial Property Contract

Contract Expiration Date:

7/

Acquisition Cost:

$75,000

Seller:

29/

2004

Anticipated Closing Date:

8/

Other Terms/Conditions:

$2,500 Earnest Money

Samuel Jery

2/

2004

Related to Development Team Member:

No

CONSTRUCTION COST ESTIMATE EVALUATION

Acquisition Value: The site cost of $1,345,384 ($2.03/SF, $88,221/acre, or $5,425/unit), although
significantly higher than the tax assessed value of $583,390, is assumed to be reasonable since the
acquisition is a combination of several arm’s-length transactions.
Sitework Cost: The Applicant’s claimed sitework costs of $7,495 per unit are considered acceptable
compared to the safe harbor limit of $7,500 for multifamily projects.
Direct Construction Cost: The Applicant’s direct construction cost estimate is $147K or 2% lower than the
Underwriter’s Marshall & Swift Residential Cost Handbook-derived estimate, and is therefore regarded as
reasonable as submitted.
Fees: The Applicant’s contractor’s and developer’s fees for general requirements, general and
administrative expenses, and profit are all within the maximums allowed by TDHCA guidelines.
Conclusion: The Applicant’s total development cost estimate is within 5% of the Underwriter’s verifiable
estimate and is therefore generally acceptable. Since the Underwriter has been able to verify the Applicant’s
projected costs to a reasonable margin, the Applicant’s total cost breakdown is used to calculate eligible
basis and determine the HTC allocation. As a result, an eligible basis of $17,675,726 is used to determine a
credit allocation of $818,033 from this method. The resulting syndication proceeds will be used to compare
to the Applicant’s request and to the gap of need using the Applicant’s costs to determine the recommended
credit amount.
FINANCING STRUCTURE
INTERIM TO PERMANENT BOND FINANCING
Source:

MMA Financial, LLC
$12,330,000

Tax-Exempt Amount:

40

yrs

Term:

$866,242

Annual Payment:

Interest Rate:

6.5% underwriting rate

Interest only at 5.0% through construction

Additional Information:
Amortization:

Steve Napolitano

Contact:

42

yrs

LOI

Commitment:

1st

Lien Priority:

Firm

Commitment Date

4/

Conditional

9/

2004

GRANT FINANCING
Source:

City of Pasadena
$350,000

Principal Amount:

Annual Payment:

N/A

Miles G. Arena

N/A

Interest Rate:

The award of these funds are pending

Additional Information:
Amortization:

Contact:

yrs

$N/A

Term:

N/A

yrs

Commitment:

N/A

Lien Priority:

6

LOI

Firm

Conditional

TEXAS DEPARTMENT of HOUSING and COMMUNITY AFFAIRS
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TAX CREDIT SYNDICATION
Source:

MMA Financial, LLC

Address:

101 Arch Street

State:

MA

Net Proceeds:

City:

Zip:

$6,425,000

Commitment

LOI

Steve Napolitano

Contact:

02110

Phone:

(617)

Boston

439-3911

Fax:

Conditional

Date:

439-9978

82¢

Net Syndication Rate (per $1.00 of 10-yr LIHTC)
Firm

(617)

4/

9/

2004

Additional Information:
APPLICANT EQUITY
Amount:

$1,217,964

Source:

Deferred Developer Fee

FINANCING STRUCTURE ANALYSIS

Interim to Permanent Bond Financing: The tax-exempt bonds are to be issued by Southeast Texas
Housing Finance Corporation and will be underwritten by Newman & Associates and purchased by MMA
Financial. The permanent financing commitment is consistent with the terms reflected in the sources and
uses of funds listed in the application.
The Applicant has indicated that the city of Pasadena is prepared to award a grant to this development of
$350,000 however a firm commitment for such grant was not provided. Assuming the previously discussed
property tax exemption is granted the need for these city funds is diminished, though they will reduce the
anticipated need to defer developer fees.
HTC Syndication: The tax credit syndication commitment is generally consistent with the terms reflected
in the sources and uses of funds listed in the application.
Deferred Developer’s Fees: The Applicant’s proposed deferred developer’s fees of $1,217,964 amount to
53% of the total fees.
Financing Conclusions: Based on the Applicant’s estimate of eligible basis, the HTC allocation should not
exceed $818,033 annually for ten years, resulting in syndication proceeds of approximately $6,707,196, but
the Applicant’s requested credit amount of $783,565 annually for ten years is lower; therefore, the lower of
the two will be used. This results in syndication proceeds of $6,424,590. Based on the underwriting
analysis, the entire bond amount will not be available at conversion to permanent status and the difference of
$330,000 will need to be sourced from additional deferred developer’s fee. The Applicant’s deferred
developer fee will be increased to $1,991,349, which represents approximately 86% of the eligible fee and
which is not repayable in ten years, but should be repayable from cash flow within fifteen years. Should the
Applicant’s final direct construction cost exceed the cost estimate used to determine credits in this analysis,
additional deferred developer’s fee may be available to fund those development cost overruns.
DEVELOPMENT TEAM
IDENTITIES of INTEREST

The Applicant, Developer, General Contractor and Property Manager firms are all related entities. These are
common relationships for HTC-funded developments. The issuer is also related to the non-profit general
partner. While two is somewhat unusual it is not prohibited.
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APPLICANT’S/PRINCIPALS’ FINANCIAL HIGHLIGHTS, BACKGROUND, and EXPERIENCE

Financial Highlights:
! The Applicant and General Partner are single-purpose entities created for the purpose of receiving
assistance from TDHCA and therefore have no material financial statements.
! The Owner of the General Partner, Southeast Texas Housing Partners, Inc. a non-profit did not submit a
current financial statement; therefore, is a condition of this report.
! The Developer, Southwest Housing Development Company Inc., submitted an unaudited financial
statement as of February 20, 2004 reporting total assets of $22.6M consisting of $15.1M in current
assets, $1.6M in property and equipment in cash, and $5.8M in receivables. Liabilities totaled $10.1M,
resulting in a net worth of $12.5M.
! The principal of the Developer, Brian Potashnik, submitted an unaudited financial statement as of
December 31, 2003 and is anticipated to be guarantor of the development.
Background & Experience:
! The Applicant and General Partner are new entities formed for the purpose of developing the project.
! Brian Potashnik, the principal of the General Partner, listed participation in 20 HTC housing
developments totaling 4,499 units since 2000.
SUMMARY OF SALIENT RISKS AND ISSUES

!
!
!
!

The Applicant’s estimated operating expenses and operating proforma are more than 5% outside of the
Underwriter’s verifiable ranges.
The recommended amount of deferred developer fee cannot be repaid within ten years, and any amount
unpaid past ten years would be removed from eligible basis.
The anticipated ad valorem property tax exemption may not be received or may be reduced, which could
affect the financial feasibility of the development.
The significant financing structure changes being proposed have not been reviewed or accepted by the
Applicant, lenders, and syndicators, and acceptable alternative structures may exist.

Underwriter:

Date:

May 24, 2004

Date:

May 24, 2004

Carl Hoover

Director of Real Estate Analysis:
Tom Gouris
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MULTIFAMILY COMPARATIVE ANALYSIS
Primrose at Pasadena, Pasadena, HTC # 04428
Type of Unit

Number

Bedrooms

No. of Baths

Size in SF

Gross Rent Lmt.

Net Rent per Unit

Rent per Month

Rent per SF

Tnt Pd Util

Wtr, Swr, Trsh

HTC ( 50%)

45

1

1

750

$571

$519

$23,337

$0.69

$52.39

$38.42

HTC ( 60%)

45

1

1

750

686

634

28,512

0.84

52.39

38.42

HTC ( 50%)

54

2

1

950

686

612

33,034

0.64

74.26

41.95

HTC ( 50%)

25

2

2

987

686

612

15,294

0.62

74.26

41.95

HTC ( 60%)

79

2

2

987

823

749

59,150

0.76

74.26

41.95

TOTAL:

248

AVERAGE:

893

$709

$642

$159,328

$0.72

$66.32

$40.67

TDHCA

APPLICANT

INCOME
Total Net Rentable Sq Ft:
POTENTIAL GROSS RENT
Secondary Income

221,448

Per Unit Per Month:

$11.83

% of Potential Gross Income:

-7.50%

Other Support Income: (describe)

POTENTIAL GROSS INCOME
Vacancy & Collection Loss

Employee or Other Non-Rental Units or Concessions

EFFECTIVE GROSS INCOME
EXPENSES

$1,911,934
35,206
0
$1,947,140
(146,035)
0
$1,801,104

Comptroller's Region

6
Houston

$1,909,872
35,206

$11.83

Per Unit Per Month

$1,945,078
(136,152)

-7.00%

of Potential Gross Rent

IREM Region

$1,808,926

% OF EGI

PER UNIT

PER SQ FT

PER SQ FT

PER UNIT

% OF EGI

General & Administrative

5.37%

$390

0.44

$96,651

$58,340

$0.26

$235

3.23%

Management

5.00%

363

0.41

90,055

90,445

0.41

365

5.00%

Payroll & Payroll Tax

11.22%

815

0.91

202,120

206,695

0.93

833

11.43%

Repairs & Maintenance

5.00%

363

0.41

90,031

92,231

0.42

372

5.10%

Utilities

2.79%

203

0.23

50,331

43,400

0.20

175

2.40%

Water, Sewer, & Trash

4.62%

335

0.38

83,189

84,000

0.38

339

4.64%

Property Insurance

3.07%

223

0.25

55,362

55,800

0.25

225

3.08%

6.46%

469

0.53

450

6.17%

2.75%

200

0.22

111,600
49,600

0.50

Reserve for Replacements

116,339
49,600

0.22

200

2.74%

Other Expenses: Supp.Serv.,Comp

2.28%

165

0.19

165

2.27%

48.56%

$3,527

$3.95

41,000
$833,111

0.19

TOTAL EXPENSES

41,000
$874,678

$3.76

$3,359

46.06%

NET OPERATING INC

51.44%

$3,736

$4.18

$926,426

$975,815

$4.41

$3,935

53.94%

Tax-Exempt Bonds

48.10%

$3,493

$3.91

$3.91

$3,493

47.89%

0.00%

$0

$0.00

$0.00

$0

0.00%

Additional Financing

0.00%

$0

$0.00

$866,242
0
0

$866,242

City of Pasadena - Grant

$0.00

$0

0.00%

NET CASH FLOW

3.34%

$243

$0.27

$60,184

$109,573

$0.49

$442

6.06%

Property Tax

3.1274

DEBT SERVICE

AGGREGATE DEBT COVERAGE RATIO

1.07

RECOMMENDED DEBT COVERAGE RATIO

1.10

1.13

CONSTRUCTION COST
Description

Factor

TDHCA

APPLICANT

% of TOTAL

PER UNIT

PER SQ FT

PER SQ FT

PER UNIT

% of TOTAL

Acquisition Cost (site or bldg)

6.56%

$5,546

$6.21

$1,375,384

$1,375,384

$6.21

$5,546

6.74%

Off-Sites

0.00%

0

0.00

0

0

0.00

0

0.00%

Sitework

8.87%

7,495

8.39

1,858,759

1,858,759

8.39

7,495

9.10%

Direct Construction

46.69%

39,446

44.18

9,782,608

9,635,576

43.51

38,853

47.20%

Contingency
General Req'ts

4.94%

2.74%

2,317

2.60

2,317

2.82%

3.29%

2,781

3.11

574,717
689,660

2.60

5.92%

574,717
689,660

3.11

2,781

3.38%

Contractor's G & A

1.97%

1.10%

927

1.04

229,887

229,887

1.04

927

1.13%

Contractor's Profit

5.92%

3.29%

2,781

3.11

689,660

689,660

3.11

2,781

3.38%

5.67%

4,792

5.37

4,792

5.82%

5,503

6.16

1,188,300
1,364,828

5.37

6.51%

1,188,300
1,364,828

6.16

5,503

6.69%

Indirect Construction
Ineligible Costs
Developer's G & A

1.86%

1.38%

1,162

1.30

288,290

0

0.00

0

0.00%

Developer's Profit

13.00%

9.63%

8,134

9.11

2,017,240

2,305,530

10.41

9,296

11.29%

Interim Financing

2.40%

2,031

2.27

503,638

503,638

2.27

2,031

2.47%

Reserves
TOTAL COST

1.86%

1,573

1.76

0

0.00%

$84,488

$94.62

0
$20,415,939

0.00

100.00%

390,066
$20,953,037

$92.19

$82,322

100.00%

65.98%

$55,747

$62.43

$13,825,291

$13,678,259

$61.77

$55,154

67.00%

Recap-Hard Construction Costs

SOURCES OF FUNDS

RECOMMENDED

Tax-Exempt Bonds

58.85%

$49,718

$55.68

1.67%

$1,411

$1.58

$12,330,000
350,000

$12,330,000
350,000

$12,000,000
0

Developer Fee Available

City of Pasadena - Grant
HTC Syndication Proceeds

30.66%

$25,908

$29.01

6,425,234

6,425,234

6,424,590

% of Dev. Fee Deferred

Deferred Developer Fees

5.81%

$4,911

$5.50

1,217,964

1,217,964

Additional (excess) Funds Required

3.01%

$2,540

$2.84

629,839

(3)

(0)

$20,953,037

$20,415,939

$20,415,939

92,744

GIC Income

TOTAL SOURCES

TCSheet Version Date 5/1/03
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1,991,349

86%
15-Yr Cumulative Cash Flow

$3,360,654.14
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MULTIFAMILY COMPARATIVE ANALYSIS (continued)
Primrose at Pasadena, Pasadena, HTC # 04428
PAYMENT COMPUTATION

DIRECT CONSTRUCTION COST ESTIMATE
Residential Cost Handbook
Average Quality Multiple Residence Basis
CATEGORY

FACTOR

UNITS/SQ FT

Base Cost

PER SF

AMOUNT

$42.85

$9,489,821

Adjustments
Exterior Wall Finish

2.00%

$0.86

$189,796

9-Ft. Ceilings

3.00%

1.29

284,695

Elderly

3.00%

1.29

284,695

0.00
(0.68)

0
(149,846)

2.00

442,896

Roofing
Subfloor
Floor Cover
Interior Halls
Plumbing
Built-In Appliances
Stairs

Primary

$12,330,000

Amort

480

Int Rate

6.50%

DCR

1.07

Secondary

$350,000

Amort

Int Rate

0.00%

Subtotal DCR

Additional

$6,425,234

Aggregate DCR

4.54

1,006,176

64

0.17

38,720

$1,650

248

1.85

409,200

$900

24

0.10

21,600

Secondary Debt Service

0.00
1.53

0
338,815

Additional Debt Service

0

0.00

0

Garages/Carports

1.07

RECOMMENDED FINANCING STRUCTURE:

30,158

$605

Heating/Cooling

Amort

Int Rate

$33.36

Floor Insulation

1.07

$843,058
0
0
$83,368

Primary Debt Service

NET CASH FLOW

Comm &/or Aux Bldgs

$59.29

5,588

1.50

331,296

Primary

$12,000,000

Amort

480

Elevators

$43,750

6

1.19

262,500

Int Rate

6.50%

DCR

1.10

58.48

12,950,364

1.75
(5.85)

388,511
(1,295,036)

Secondary

$350,000

Amort

0

Int Rate

0.00%

Subtotal DCR

1.10

Additional

$6,425,234

Amort

0

Int Rate

0.00%

Aggregate DCR

1.10

SUBTOTAL
Current Cost Multiplier

1.03

Local Multiplier

0.90

TOTAL DIRECT CONSTRUCTION COSTS

$54.39

Plans, specs, survy, bld prm

3.90%

Interim Construction Interest

3.38%

($2.12)
(1.84)

Contractor's OH & Profit

11.50%

(6.25)
$44.18

NET DIRECT CONSTRUCTION COSTS

$12,043,839
($469,710)
(406,480)
(1,385,041)
$9,782,608

OPERATING INCOME & EXPENSE PROFORMA: RECOMMENDED FINANCING STRUCTURE
INCOME

at

3.00%

POTENTIAL GROSS RENT
Secondary Income
Other Support Income: (describ
POTENTIAL GROSS INCOME
Vacancy & Collection Loss

YEAR 1

YEAR 2

YEAR 20

YEAR 30

$1,911,934

$1,969,292

$2,028,371

$2,089,222

$2,151,898

$2,494,640

$2,891,971

$3,352,588

$4,505,597

35,206

36,262

37,350

38,471

39,625

45,936

53,252

61,734

82,965

0

0

0

0

0

0

0

0

0

1,947,140

2,005,554

2,065,721

2,127,692

2,191,523

2,540,576

2,945,224

3,414,322

4,588,563

(146,035)

YEAR 3

(150,417)

YEAR 4

(154,929)

YEAR 5

(159,577)

YEAR 10

(164,364)

YEAR 15

(190,543)

(220,892)

(256,074)

(344,142)

0

0

0

0

0

0

0

0

0

$1,801,104

$1,855,138

$1,910,792

$1,968,115

$2,027,159

$2,350,033

$2,724,332

$3,158,248

$4,244,421

$96,651

$100,517

$104,538

$108,719

$113,068

$137,564

$167,368

$203,629

$301,421

90,055

92,757

95,540

98,406

101,358

117,502

136,217

157,912

212,221

202,120

210,205

218,613

227,358

236,452

287,680

350,006

425,836

630,342

Repairs & Maintenance

90,031

93,632

97,377

101,273

105,323

128,142

155,904

189,682

280,775

Utilities

50,331

52,345

54,438

56,616

58,881

71,637

87,158

106,041

156,966

Water, Sewer & Trash

83,189

86,516

89,977

93,576

97,319

118,403

144,056

175,266

259,436

Employee or Other Non-Rental
EFFECTIVE GROSS INCOME
EXPENSES at

4.00%

General & Administrative
Management
Payroll & Payroll Tax

55,362

57,576

59,880

62,275

64,766

78,797

95,869

116,639

172,655

116,339

120,993

125,833

130,866

136,101

165,587

201,462

245,109

362,822

Reserve for Replacements

49,600

51,584

53,647

55,793

58,025

70,596

85,891

104,500

154,685

Other

41,000

42,640

44,346

46,119

47,964

58,356

70,999

86,381

127,865

TOTAL EXPENSES

$874,678

$908,765

$944,188

$981,000

$1,019,256

$1,234,265

$1,494,930

$1,810,995

$2,659,187

NET OPERATING INCOME

$926,426

$946,373

$966,604

$987,115

$1,007,903

$1,115,768

$1,229,402

$1,347,252

$1,585,233

Insurance
Property Tax

DEBT SERVICE

$843,058

$843,058

$843,058

$843,058

$843,058

$843,058

$843,058

$843,058

$843,058

Second Lien

0

0

0

0

0

0

0

0

0

Other Financing

0

0

0

0

0

0

0

0

0

$83,368

$103,315

$123,546

$144,058

$164,845

$272,710

$386,344

$504,195

$742,176

1.10

1.12

1.15

1.17

1.20

1.32

1.46

1.60

1.88

First Lien Financing

NET CASH FLOW
DEBT COVERAGE RATIO
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LIHTC Allocation Calculation - Primrose at Pasadena, Pasadena, HTC # 04428
APPLICANT'S

TDHCA

APPLICANT'S

TDHCA

TOTAL

TOTAL

REHAB/NEW

REHAB/NEW

AMOUNTS

AMOUNTS

ELIGIBLE BASIS

ELIGIBLE BASIS

CATEGORY

(1) Acquisition Cost

Purchase of land
Purchase of buildings

$1,375,384

$1,375,384

$1,858,759

$1,858,759

$1,858,759

$1,858,759

$9,635,576

$9,782,608

$9,635,576

$9,782,608

$229,887
$689,660
$689,660
$574,717
$1,188,300
$503,638
$1,364,828

$229,887
$689,660
$689,660
$574,717
$1,188,300
$503,638
$1,364,828

$229,887
$689,660
$689,660
$574,717
$1,188,300
$503,638

$229,887
$689,660
$689,660
$574,717
$1,188,300
$503,638

$2,305,530

$288,290
$2,017,240
$390,066

$2,305,529

$288,290
$2,017,240
$2,327,584

$20,953,037

$17,675,726

$17,822,759

$17,675,726
130%
$22,978,444
100%
$22,978,444
3.56%

$17,822,759
130%
$23,169,587
100%
$23,169,587
3.56%

(2) Rehabilitation/New Construction Cost

On-site work
Off-site improvements
(3) Construction Hard Costs

New structures/rehabilitation hard costs
(4) Contractor Fees & General Requirements

Contractor overhead
Contractor profit
General requirements
(5) Contingencies
(6) Eligible Indirect Fees
(7) Eligible Financing Fees
(8) All Ineligible Costs

$2,305,529

(9) Developer Fees

Developer overhead
Developer fee
(10) Development Reserves

$20,415,939

TOTAL DEVELOPMENT COSTS
Deduct from Basis:

All grant proceeds used to finance costs in eligible basis
B.M.R. loans used to finance cost in eligible basis
Non-qualified non-recourse financing
Non-qualified portion of higher quality units [42(d)(3)]
Historic Credits (on residential portion only)
TOTAL ELIGIBLE BASIS
High Cost Area Adjustment
TOTAL ADJUSTED BASIS
Applicable Fraction
TOTAL QUALIFIED BASIS
Applicable Percentage

TOTAL AMOUNT OF TAX CREDITS
Syndication Proceeds

0.8199

$818,033

$824,837

$6,707,196

$6,762,989

Total Credits (Eligible Basis Method)

$818,033

$824,837

Syndication Proceeds

$6,707,196

$6,762,989

Requested Credits

$783,565

Syndication Proceeds

$6,424,590

Gap of Syndication Proceeds Needed

$8,415,939

Credit Amount

$1,026,437
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Applicant Evaluation
Project ID # 04428
LIHTC 9%

Name: Primrose @ Pasadena

LIHTC 4%

HOME

BOND

No Previous Participation in Texas

City: Pasadena
HTF

SECO

ESGP

Other

Members of the development team have been disbarred by HUD

Members of the application did not receive the required Previous Participation Acknowledgement
National Previous Participation Certification Received:

N/A

Noncompliance Reported on National Previous Participation Certification:

Yes

No

Yes

No

Portfolio Management and Compliance
Total # of Projects monitored:

Projects in Material Noncompliance

11

Yes
Projects
grouped
by score

# in noncompliance:
Projects not reported
in application

zero to nine: 11
ten to nineteen:

0

twenty to twenty-nine: 0

# monitored with a score less than thirty:

11

# not yet monitored or pending review:

12

Portfolio Monitoring

Yes
No

# of projects not reported

Not applicable

Not applicable

Review pending

Review pending

Review pending

No unresolved issues

No unresolved issues

No unresolved issues

Unresolved issues found

Issues found regarding late cert

Unresolved issues found

Unresolved issues found that
warrant disqualification
(Comments attached)

Issues found regarding late audit

Unresolved issues found that
warrant disqualification
(Comments attached)

Unresolved issues found that
warrant disqualification
(Comments attached)

Sara Newsom

Multifamily Finance Production

Date
Single Family Finance Production

Friday, May 28, 2004

Real Estate Analysis
(Cost Certification and Workout)

Not applicable

Not applicable

Not applicable

Review pending

Review pending

Review pending

No unresolved issues

No unresolved issues

No unresolved issues

Unresolved issues found

Unresolved issues found

Unresolved issues found

Unresolved issues found that
warrant disqualification
(Comments attached)

Unresolved issues found that
warrant disqualification
(Comments attached)

Unresolved issues found that
warrant disqualification
(Comments attached)

Reviewer S. Roth

Reviewer

Reviewer

Date

Date

5 /27/2004

Date

Community Affairs

0

Portfolio Administration/Analysis

Single Audit

Not applicable

Reviewed by

0

No

Office of Colonia Initiatives

Finacial Administration

No relationship

Not applicable

No delinquencies found

Review pending

Review pending

Delinquencies found

No unresolved issues

No unresolved issues

Unresolved issues found

Unresolved issues found

Unresolved issues found that
warrant disqualification
(Comments attached)

Unresolved issues found that
warrant disqualification
(Comments attached)

Reviewer

Eddie Fariss

Reviewer

Reviewer

Stephanie A. D'Couto

Date

5 /28/2004

Date

Date

5 /27/2004

Executive Director:

Edwina Carrington

Executed: ednesday, June 02, 2004

MULTIFAMILY FINANCE PRODUCTION DIVISION
BOARD ACTION REQUEST
June 10, 2004
Action Item
Requests for amendments to Housing Tax Credit (HTC) applications involving material changes.
Requested Action
Consider and approve or deny requests for amendments.
Background and Recommendations
Pertinent facts about the developments requesting amendments are summarized below.
Development No. 03134, Lilac Gardens Apartments
Summary of Request: Applicant requests approval to forego the (1) 90% AFUE furnaces, (2) storm windows and
(3) ridge vents that were threshold requirements in the 2003 QAP. The units are rented all-bills-paid. The
application’s costs and plans omitted the three items, as did the calculation of the tax credits awarded. The
buildings to be rehabilitated have evaporative coolers, windows with a horizontal sliding pane on either side of a
fixed pane, and flat roofs. (1) Because the subject property uses evaporative coolers for AC and evaporative
coolers need no supplementary air handlers, the existing furnaces have no cooling coils and, consequently, no
drains. If new 90% furnaces are installed, sewer drains, or outside drains, or both, would have to be retrofitted. (2)
The storm windows would have no benefit during the operation of the evaporative A/C system because windows
must be cracked to prevent the coolers from pressurizing the dwelling units and wearing out the motors. Storm
windows would require custom fitting to be mounted on the existing windows. (3) Ridge vents would require
complete reconstruction of the roofs. (2 & 3) Ridge vents would eliminate the existing Spanish/Southwestern
architectural style and storm windows would also detract from appeal.
Governing QAP
Applicant:
General Partner:
Principals/Contacts
Syndicator:
Construction Lenders:
Permanent Lender:
City/County:
Set-Aside:
Type of Development:
Units:
2003 Allocation:
Allocation per HTC Unit:
Other Funding:
Prior Board & Department Actions:
Underwriting Re-evaluation:

2003 QAP, Section 49.18(c)
Lilac Way, L.P.
Edgewater Group of El Paso, Inc.
Doug Gurkin (50%), Wooten Epps (50%)
Texas Housing Finance Corporation
JP Morgan Chase (IRP loan)
JP Morgan Chase
El Paso/El Paso
At Risk
Rehabilitation
148 LIHTC units
$685,609
$4,633
NA
Awarded credits in August of 2003
An evaluation by the Real Estate Analysis Division is pending.

Staff Recommendation: Because they concern threshold requirements, and therefore do not affect scoring, the
changes requested would not have directly affected the selection of the application for an award of tax credits.
However, the units are rented all-bills-paid; the amount of tax credits awarded was based on the absence of the
features that the applicant requests to be omitted; and the architectural style would be completely changed if the
request is denied, possibly damaging the appeal and feasibility of the development. Therefore, staff recommends
that the Board approve the applicant’s request, contingent on approval from the Real Estate Analysis Division and
on the applicant complying with the 2000 International Energy Conservation Code.

Development No. 04408, Hickory Manor Apartments
Summary of Request: Applicant requests approval to change the site plan and increase the number of units in the
development. The request results from the publication of a new FEMA floodplain map that includes roughly three
acres of the original site. The site area would be increased from 18.95 acres to 24.31 acres. Total units would also
increase by two. The number of three bedroom units would increase from 34 (18% of 188 total units) to 36 (19%
of 190 total units). The request is a material alteration in the application as defined by the QAP because it is a
modification of the number of units or bedroom mix.
Governing QAP
Applicant:
General Partner:
Principals/Contacts
Syndicator:
Construction Lenders:
Permanent Lender:
City/County:
Set-Aside:
Type of Development:
Units:
2003 Allocation:
Allocation per HTC Unit:
Other Funding:
Prior Board & Department Actions:
Underwriting Re-evaluation:

2004 QAP, Section 50.18(c)
OHC DeSoto I, Ltd.
Outreach Housing Corporation
Richard Shaw
WNC & Associates, Inc.
JP Morgan
Collateral Mortgage Capital, LLC
DeSoto/Dallas
General/Elderly
New Construction
188 LIHTC units
$579,425
$3,082
$8,200,000 tax exempt bonds, DeSoto Housing Finance Corporation
Awarded credits in March of 2004
An evaluation by the Real Estate Analysis Division is pending.

Staff Recommendation: The change would not have affected the selection of the application for an award of tax
credits and does not have any negative effects. Staff therefore recommends that the Board approve the applicant’s
request contingent on approval from the Real Estate Analysis Division.
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MULTIFAMILY FINANCE PRODUCTION DIVISION
BOARD ACTION REQUEST
June 10, 2004
Action Items
Requests for extensions to close construction loans.
Required Action
Approve or deny the requests for extensions associated with 2003 Housing Tax Credit
commitments.
Background
Pertinent facts about the developments requesting extensions are given below. The requests were
each accompanied by a mandatory $2,500 extension request fee.
Arbor Woods Apartments, HTC Development No. 03004
Summary of Request: Applicant is participating in the Voluntary Cleanup Program administered
by the Texas Commission on Environmental Quality (TCEQ). TCEQ requires environmental
sampling, not only on the subject site, but on adjoining properties. The applicant has been
delayed by obtaining approval from neighboring property owners. Final sampling was received
in the week ending May 15, 2004. The results of the sampling must be reported to TCEQ and to
the lenders for review and approval or recommendations for further action.
Applicant:
Arbor Woods Housing, L.P.
General Partner:
Arbor Woods Development, LLC
Principals/Interested Parties:
Cheryl and Brian Potashnik
Syndicator:
MMA Financial
Construction Lender:
Chase Manhattan Bank
Permanent Lender:
Midland Mortgage Investment Corporation
Other Funding:
Housing Services of Texas (a nonprofit formed by
principals of the applicant)
City/County:
Dallas/Dallas
Set-Aside:
General/Family
Type of Development:
New Construction
Units:
120 HTC and 31 market rate units
2003 Allocation:
$1,059,304 (original award of $1,078,956 reduced at
carryover)
Allocation per HTC Unit:
$8,828
Extension Request Fee Paid:
$2,500
Type of Extension Request:
Closing construction loan
Note on Time of Request:
Request was submitted on time
Current Deadline:
June 11, 2004
New Deadline Requested:
August 10, 2004
New Deadline Recommended:
August 10, 2004
Prior Extensions:
None
Reason for Request:
See summary above.
Staff Recommendation:
Approve extension as requested. Note that this
development was awarded a 2003 Forward Commitment in
2002 and therefore has had one full extra year to achieve
this stage of development.

Jefferson Davis Artist Lofts, HTC Development No. 03011
Summary of Request: Applicant requests the extension to better coordinate completion of the
environmental remediation on the site and to close various financing sources. Regarding the
environmental remediation, the lead paint abatement and asbestos removal work required by the
Department of Housing and Urban Development (HUD) began on April 12, 2004 and is
scheduled to take approximately 5-6 weeks. The lender is awaiting a certification of the
completion of all remediation prior to closing.
Applicant:
Jefferson Davis Artist Loft, LP
General Partner:
Artspace Houston, LLC (51%) & Avenue Jeff Davis, LLC
(49%)
Principals/Interested Parties:
Artspace Projects, Inc., the Minneapolis-based nonprofit
parent of the 51% GP; Avenue Community Development
Corporation, the Houston-based nonprofit parent of the coGP.
Syndicator:
Apollo Housing Capital
Construction Lender:
Southwest Bank of Texas (loan)
Historic Tax Credits
Permanent Lender:
Southwest Bank of Texas (loan)
Other Funding:
Houston Endowment, Inc. (sponsor loan)
Rockwell Fund, Inc. (sponsor loan)
The Brown Foundation (sponsor loan)
United States Environmental Protection Agency (grant)
City of Houston (loan)
Neighborhood Reinvestment Corporation (sponsor loan)
Fondren Foundation (sponsor loan)
Harris County (sponsor loan)
City/County:
Houston/Harris
Set-Aside:
General/Family
Type of Development:
New Construction
Units:
27 HTC and 7 market rate units
2003 Allocation:
$280,733
Allocation per HTC Unit:
$10,398
Extension Request Fee Paid:
$2,500
Type of Extension Request:
Closing construction loan
Note on Time of Request:
Request was submitted on time
Current Deadline:
June 11, 2004
New Deadline Requested:
August 10, 2004
New Deadline Recommended:
August 10, 2004
Prior Extensions:
None
Reason for Request:
See summary above.
Staff Recommendation:

Approve extension as requested.

Tigoni Villas Apartments, HTC Development No. 03136
Summary of Request: Applicant has notified the Department that while the construction loan is
approved by the lender, they are experiencing delays in loan closing. The Department is aware
that a lawsuit is in progress that may have influenced this request.
Applicant:
Tigoni Villas, L.P.
General Partner:
Lone Star Housing Corporation
Principals/Interested Parties:
Cathy Graugnard
Syndicator:
Key Investment Fund Limited Partnership, XII
Construction Lender:
Key Bank
Permanent Lender:
Key Bank
Other Funding:
HOME funds from City of San Antonio
City/County:
San Antonio/Bexar
Set-Aside:
General/Family
Type of Development:
New Construction
Units:
112 HTC and 28 market rate units
2003 Allocation:
$851,994
Allocation per HTC Unit:
$7,607
Extension Request Fee Paid:
$2,500
Type of Extension Request:
Closing construction loan
Note on Time of Request:
Request was submitted on time
Current Deadline:
June 11, 2004
New Deadline Requested:
July 11, 2004
New Deadline Recommended:
July 11, 2004
Prior Extensions:
None
Reason for Request:
See summary above.
Staff Recommendation:

Approve extension as requested.

Summit Senior Village Apartments, HTC Development No. 03159
Summary of Request: Applicant stated that delays have been caused by the amendment to the
site plan and building plans approved by the Board on October 9, 2003. That amendment
permitted the addition of 3 acres of land and the redesign of the building type and configurations
and was predicated upon a request from the City of Gainesville. After the amendment was
approved, the applicant obtained a carryover extension to purchase the additional land, perform
floodplain remediation and pursue a letter of map revision from FEMA. While those requests
enhanced the quality of the development, they have caused it to perform consistently 60 days
behind schedule. Furthermore, the applicant has selected HUD as its lender which has also
created several delays. The HUD office has indicated that the new deadline for closing requested
below should be sufficient.
Applicant:
MAEDC Gainesville Seniors, L.P.
General Partner:
MAEDC Gainesville GP, LLC
Principals/Interested Parties:
James French
Syndicator:
Lend Lease
Construction Lender:
Bank One
Permanent Lender:
Bank One
Other Funding:
NA
City/County:
Gainesville/Cooke
Set-Aside:
General/Elderly
Type of Development:
New Construction
Units:
68 HTC and 8 market rate units
2003 Allocation:
$476,268
Allocation per HTC Unit:
$7,004
Extension Request Fee Paid:
$2,500
Type of Extension Request:
Closing construction loan
Note on Time of Request:
Request was submitted on time
Current Deadline:
June 11, 2004
New Deadline Requested:
August 11, 2004
New Deadline Recommended:
August 11, 2004
Prior Extensions:
Carryover extended from 11/1/03 to 12/15/03
Reason for Request:
See summary above.
Staff Recommendation:

Approve extension as requested.

Jacinto Manor Apartments, HTC Development No. 03178
Summary of Request: The applicant is requesting the extension because they have applied to
HUD for a 221(d)(4) mortgage, but must still complete HUD’s final review. They anticipate that
the Firm Commitment will be filed by the end of May and that closing will occur by the first
week of August.
Applicant:
Jacinto Manor, Ltd.
General Partner:
Artisan/American Corporation (59%), Inland General
Construction Company (41%)
Principals/Interested Parties:
Elizabeth Young, Vernon Young
Syndicator:
PNC Bank
Construction Lender:
Davis-Penn Mortgage Company
Permanent Lender:
Davis-Penn Mortgage Company
Other Funding:
NA
City/County:
Jacinto City/Harris
Set-Aside:
General/Elderly
Type of Development:
New Construction
Units:
160 HTC and 40 market rate units
2003 Allocation:
$782,354
Allocation per HTC Unit:
$4,890
Extension Request Fee Paid:
$2,500
Type of Extension Request:
Closing construction loan
Note on Time of Request:
Request was submitted on time
Current Deadline:
June 11, 2004
New Deadline Requested:
August 31, 2004
New Deadline Recommended:
August 31, 2004
Prior Extensions:
None
Reason for Request:
See summary above.
Staff Recommendation:

Approve extension as requested.

The Manor at Jersey Village, HTC Development No. 03182
Summary of Request: The applicant is requesting the extension because they have applied to
HUD for a 221(d)(4) mortgage, but must still complete HUD’s final review. They anticipate that
the Firm Commitment will be filed by the end of May and that closing will occur by the first
week of August.
Applicant:
The Manor at Jersey Village, Ltd.
General Partner:
Artisan/American Corporation (51%), Inland General
Construction Company (49%)
Principals/Interested Parties:
Elizabeth Young, Vernon Young
Syndicator:
PNC Bank
Construction Lender:
Davis-Penn Mortgage Company
Permanent Lender:
Davis-Penn Mortgage Company
Other Funding:
NA
City/County:
Jersey Village/Harris
Set-Aside:
General/Elderly
Type of Development:
New Construction
Units:
160 HTC and 40 market rate units
2003 Allocation:
$782,354
Allocation per HTC Unit:
$4,890
Extension Request Fee Paid:
$2,500
Type of Extension Request:
Closing construction loan
Note on Time of Request:
Request was submitted on time
Current Deadline:
June 11, 2004
New Deadline Requested:
August 31, 2004
New Deadline Recommended:
August 31, 2004
Prior Extensions:
None
Reason for Request:
See summary above.
Staff Recommendation:

Approve extension as requested.

Village of Kaufman Apartments, HTC Development No. 03212
Summary of Request: The applicant has stated that the development is subject to the Mark-toMarket Program with HUD’s Office of Multifamily Housing Assistance Restructuring and they
are awaiting HUD’s issuance of a restructuring commitment. All necessary documents were
submitted to HUD in time for HUD to meet the scheduled issuance of a restructuring
commitment in March, 2004; however, HUD is still reviewing the information submitted and
must issue the commitment before the construction loan can be closed. The extended deadline
requested below is based on an estimate of the time to close supplied by HUD.
Applicant:
V.K. Affordable Housing, L.P.
General Partner:
Delphi Housing of Kaufman, Inc.
Principals/Interested Parties:
Dan O’Dea, Michelle Grant
Syndicator:
Paramount Financial Group
Construction Lender:
Davis-Penn Mortgage Company
Permanent Lender:
Davis-Penn Mortgage Company/HUD (assumption)
Other Funding:
NA
City/County:
Kaufman/Kaufman
Set-Aside:
General/At-Risk/Family
Type of Development:
New Construction
Units:
67 HTC units
2003 Allocation:
$193,806
Allocation per HTC Unit:
$2,893
Extension Request Fee Paid:
$2,500
Type of Extension Request:
Closing construction loan
Note on Time of Request:
Request was submitted on time
Current Deadline:
June 11, 2004
New Deadline Requested:
September 10, 2004
New Deadline Recommended:
September 10, 2004
Prior Extensions:
None
Reason for Request:
See summary above.
Staff Recommendation:

Approve extension as requested.

Fox Run Apartments, HTC Development No. 03213
Summary of Request: The applicant has stated that the development is subject to the Mark-toMarket Program with HUD’s Office of Multifamily Housing Assistance Restructuring and they
are awaiting HUD’s issuance of a restructuring commitment. All necessary documents were
submitted to HUD in time for HUD to meet the scheduled issuance of a restructuring
commitment in March, 2004; however, HUD is still reviewing the information submitted and
must issue the commitment before the construction loan can be closed. The extended deadline
requested below is based on an estimate of the time to close supplied by HUD.
Applicant:
F.R. Affordable Housing, L.P.
General Partner:
Delphi Housing of Orange, Inc.
Principals/Interested Parties:
Dan O’Dea, Michelle Grant
Syndicator:
Paramount Financial Group
Construction Lender:
Davis-Penn Mortgage Company
Permanent Lender:
Davis-Penn Mortgage Company/HUD (assumption)
Other Funding:
NA
City/County:
Orange/Orange
Set-Aside:
General/At-Risk/Family
Type of Development:
New Construction
Units:
68 HTC units
2003 Allocation:
$213,473
Allocation per HTC Unit:
$3,139
Extension Request Fee Paid:
$2,500
Type of Extension Request:
Closing construction loan
Note on Time of Request:
Request was submitted on time
Current Deadline:
June 11, 2004
New Deadline Requested:
September 10, 2004
New Deadline Recommended:
September 10, 2004
Prior Extensions:
None
Reason for Request:
See summary above.
Staff Recommendation:

Approve extension as requested.

Desert Breeze Apartments, HTC Development No. 03220
Summary of Request: Applicant has requested the extensions because Horizon City has annexed
the area containing the development since the time the application was submitted. Horizon City,
through the annexation, imposed zoning that was incompatible with the proposed development.
The applicant’s counsel has met with city representatives and there is concurrence that the
development will be able to move forward. However, the applicant is awaiting written
confirmation of this. Furthermore, because of the land use issue, due diligence reviews by the
lender and investor are not yet completed, although they believe the 90 day request will be
sufficient to get the zoning matter resolved and the loan and equity documents in place.
Applicant:
Desert Breeze, Ltd.
General Partner:
Housing & Economic Rural Opportunities, Inc., Managing
GP
Marvelous Light Corporation, Co-GP
Principals/Interested Parties:
James Millender, Sr./Ike Monty (general contractor)
Syndicator:
SunAmerica Affordable Housing Partners
Construction Lender:
AIG SunAmerica, Inc.
Permanent Lender:
AIG SunAmerica, Inc.
Other Funding:
NA
City/County:
Horizon City/El Paso
Set-Aside:
Rural/Nonprofit/Elderly
Type of Development:
New Construction
Units:
36 HTC units
2003 Allocation:
$359,018
Allocation per HTC Unit:
$9,973
Extension Request Fee Paid:
$2,500
Type of Extension Request:
Closing construction loan
Note on Time of Request:
Request was submitted on 5/14. Deadline was 5/12
Current Deadline:
June 11, 2004
New Deadline Requested:
September 9, 2004
New Deadline Recommended:
September 9, 2004
Prior Extensions:
None
Reason for Request:
See summary above.
Staff Recommendation:

Approve extension as requested.

REAL ESTATE ANALYSIS DIVISION
BOARD ACTION REQUEST
June 10, 2004

Action Items:
Request approval of an increase in the tax credit allocation amount for transactions with
4% Low Income Housing Tax Credits (LIHTC) associated with private activity tax
exempt mortgage revenue bonds for the following developments:
x 01401 Roseland Gardens (Dallas Housing Authority developer), new construction
asking for $3,188 in additional credits
x 00004T Carroll Townhome (Dallas Housing Authority developer), new
construction asking for $13,587 in additional credits

Required Action:
Approve the increase in credits as follows:
x 01401 Roseland Gardens: $3,188 for a total of $402,563
x 00004T Carroll Townhomes: $13,587 for a total of $265,305
In addition, staff requests approval of a waiver of the duplex ineligible building type
(2000 QAP §49.2(44)) for 0004T Carroll Townhomes.

Background:
Since 2001 the Qualified Action Plan (QAP) has included a provision for tax credits
associated with private activity bonds which states that a determination notice issued by
the Department and any subsequent IRS Form(s) 8609 will reflect the amount of tax
credits for which the project is determined to be eligible, and the amount of credits
reflected may be greater than or less than the amount set forth in the determination
notice, based upon the Department’s and the bond issuer’s determination as of each
building’s placement in service date.
The requested action requires the Board to act upon two cases which involved the new
construction of Roseland Gardens (101 units) and Carroll Townhomes (71 units), both
located in Dallas and developed by the Dallas Housing Authority. The applicants were
previously approved for credits in the amount of $399,375 and $251,718, respectively.
With the current request the applicant cited unpredicted increases in direct construction
costs. The underwriting addendums have confirmed that rehabilitation cost increase is
the primary reason for the increase.
The waiver for Carroll Townhomes is requested due to the Applicant’s inclusion of a
duplex building which was considered in the 2000 QAP as an ineligible building type
(2000 QAP §49.2(44)) Since Bond Review Board rules require that 100% of the
development be tax credit restricted in order to receive an allocation of bonds, the
ineligibility of two units place in question the developments original eligibility for the
bonds. Staff recommends the Board waive the ineligible building type requirement under
the waiver authority of the 2004 QAP. The Development Owner has also agreed to
Board action Jun 10 2004increase credits.doc

reduce their request based on excluding the prorated cost of the ineligible building type
units from eligible basis costs. The exclusion of these costs from eligible basis will not
affect the number of units restricted under the Housing Tax Credit program. The
exclusion of these costs from basis will also provide an accounting for the increase in
costs for items that were, at least in part, within the Applicant’s control.

Recommendation
Staff recommends approval of the requested action.
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TEXAS DEPARTMENT of HOUSING and COMMUNITY AFFAIRS

MULTI FAMILY CREDIT UNDERWRITING ANALYSIS 2nd ADDENDUM
DATE:

PROGRAM:

5/25/2004

FILE NUMBER:

4% LIHTC

01401

DEVELOPMENT NAME

Roseland Gardens
APPLICANT
Name:

Type:

Roseland Fellowship, L.P.

Address:

City:

3939 Hampton Road

Zip:

75212

Contact:

For Profit

(214)

Municipal

Other

State:

Dallas

Phone:

Lester Nevels

Non-Profit

951-8327

Fax:

(214)

Texas
951-8800

PRINCIPALS of the APPLICANT
Name:

Urban Options, Inc.

(%):

.01

Title:

Managing General Partner

Name:

Dallas Housing Authority (DHA)

(%):

N/A

Title:

Parent of MGP

Name:

AMTAX HOLDINGS 2001-P, LLC

(%):

.9999

Title:

Limited Partner

PROPERTY LOCATION
Location:

2255 North Washington Avenue

City:

Dallas

QCT
County:

DDA
Zip:

Dallas

75212

REQUEST
Amount

Interest Rate

Amortization

Term

$3,188

N/A

N/A

N/A

Description:

4% tax credits in addition to 2001 award of $399,375 for a total allocation of $402,563 annually

Proposed Use of Funds:

New Construction

Property Type:

Multifamily

RECOMMENDATION

RECOMMEND APPROVAL OF AN INCREASED HOUSING TAX CREDIT ALLOCATION
NOT TO EXCEED A TOTAL OF $402,563 ANNUALLY FOR TEN YEARS.

2nd ADDENDUM

In conjunction with submission of a cost certification packet for the development, Roseland Fellowship has
requested a tax credit allocation of $3,188 annually in addition to the allocation of $399,375 received in 2000
for a total allocation of $402,563. With respect to tax credits allocated in association with tax exempt bonds,
the QAP provides that if the Development Owner requests more tax credits at cost certification than were
approved by the Board in the original Determination Notice, additional documentation is required, including:
a detailed narrative of the exceptional and unforeseeable circumstances necessitating the request for
additional credits; a detailed breakdown of the cost overrun line items of the Development; a statement
supported with documentation for proof that the increases in development costs were beyond the developer’s

TEXAS DEPARTMENT of HOUSING and COMMUNITY AFFAIRS

CREDIT UNDERWRITING ANALYSIS 2nd ADDENDUM

control; and other items as may be necessary for a complete review and evaluation of the request.
In response to a request for the required additional information, the Development Owner submitted a letter
with an explanation for the increase in total costs and eligible basis from estimates at application. As the
letter states, “The most substantive increases were in site improvement, construction costs, and Developer’s
fees.” An unforeseen need to regrade the site after demolition work and additional electrical costs are noted,
as well as increased costs due to installation of external dryer vents and laundry doors in order to meet City
codes.
The Development Owner originally requested credits of $336,496 annually, but increased the request to
$386,458 annually at application. Although costing by the Underwriter did not support the total development
costs estimate provided by the Development Owner at application, several contractor bids for the
development were submitted showing a much higher cost than both the Underwriter’s and the Development
Owner’s estimates. The development’s eligible basis based on the lowest of the contractor bids qualified it
for the committed $399,375 in annual tax credits.
As at application, the Underwriter has been unable to verify the development’s direct construction costs
based on the submitted architectural drawings and Marshall & Swift costing methods. The first addendum to
the underwriting report indicates bids for construction ranged from a low of $6,091,703 to $6,433,573 in
2001. The actual cost of $6,452,201, although at the high end, is supported by the initial bids.
The actual eligible basis of $9,054,467, certified to by a public accountant, supports an increase in tax credits
to a total of $402,562. However, in order for the Underwriter to recommend an increase in the tax credit
allocation, the development’s gap driven need for syndication proceeds must also support the requested
additional tax credits. The gap analysis is difficult in this case due to the development’s rent subsidy and
unusual financing structure.
Tax-exempt private activity mortgage revenue bonds issued through the Dallas Housing Authority (DHA)
were used to finance the construction of the development. Series A bonds in the amount of $3,200,000
remain outstanding while Series B bonds of $3,225,000 will be repaid with tax credit equity and sponsor
subordinated loans with a remaining outstanding balance of $392,000. The sponsor subordinated loans
include funds from a HOPE VI Grant for comprehensive redevelopment of the Roseland Homes public
housing development and neighboring community. Up to $2,480,136 has been committed to the subject
development. In addition, Housing Options, Inc. has committed to providing a $500,000 loan at an interest
rate of 1.0% with principal and accrued interest due at the end of a 45-year term. Total DHA funding through
subsidiaries of $2,980,136 is available, but the current sources and uses indicates the Development Owner
plans to utilize only $2,590,551.
Due to the use of the grant funds to finance the development, the 100 tax credit units will be designated as
public housing units for a period of at least 40 years, while the remaining unit will be employee occupied.
The public housing units will be operated subject to conditions of the Applicable Public Housing
Requirements and, in this case, the ground lease with DHA. The Dallas Housing Authority will utilize a
HUD Annual Contributions Contract (ACC) to provide a monthly operating subsidy again through its
subsidiary, Housing Options Inc., via a regulatory and operating agreement with the Development Owner.
DHA will remain accountable to HUD and responsible for monitoring the Development Owner. The subsidy,
funded by HUD’s HOPE VI grant application program, will be the lesser of 90% of the operating funds
approved by HUD for the fiscal year or an amount equal to the estimated property expenses for the fiscal
year, as set forth in the approved operating budget, less the estimated property income for such period. At the
end of the fiscal year, any excess subsidy provided based on the actual property expenses will be reimbursed
to DHA or subsequent subsidy payments will be reduced. Therefore, with proper monitoring, the
development will operate at break-even, with no net operating income available to service debt.
The Development Owner has the right to prepay the grant-financed loan at anytime without penalty and, in
fact, the loan agreement indicates after all construction and development costs are paid, any remaining
permanent funds must be applied towards repayment of the $2,480,136 loan provided through DHA.
Therefore, the requested additional tax credits and resulting syndication proceeds would not result in excess
total sources of funds for the development.
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Director of Real Estate Analysis:
Tom Gouris

Lisa Vecchietti
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Date:

Date:

5/25/2004

5/25/2004

The Applicant’s operating proforma is more than 5% outside of the Underwriter’s verifiable range.
The lender and lessor of the property have an identity of interest with the Development Owner.

Underwriter:

x
x

In summary, the development cannot service additional debt based on the subsidy structure and any
additional source of permanent funds would be used to repay a portion of an existing loan that will accrue
interest until maturity. The development’s eligible basis supports the additional tax credits requested and it is
likely the funds repaid with the resulting syndication proceeds (estimated at $26,447) will be used to release
related party grant-funded financing on this property to finance additional DHA sponsored affordable
housing. Therefore, the Underwriter recommends approval of an additional tax credit allocation of $3,188
for a revised total annual housing tax credit allocation of $402,563.
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MULTIFAMILY COMPARATIVE ANALYSIS
Roseland Gardens, Dallas, HTC #01401 2nd ADDENDUM
Type of Unit

Number

Bedrooms

No. of Baths

Size in SF

Gross Rent Lmt.

Net Rent per Unit

Rent per Month

Rent per SF

Tnt Pd Util

Wtr, Swr, Trsh

50% TC

90

1

1

691

$623

$647

$58,230

$0.94

$69.00

$44.00

50% TC

10

2

1

832

748

830

8,300

1.00

80.00

51.00

EO

1

2

1

832

748

0

0

0.00

80.00

51.00

TOTAL:

101

706

$637

$70.20

$44.76

INCOME

AVERAGE:

71,342

Total Net Rentable Sq Ft:

TDHCA 2001

POTENTIAL GROSS RENT
Secondary Income

Per Unit Per Month:

$5.00

Other Support Income: (describe)

POTENTIAL GROSS INCOME
Vacancy & Collection Loss

% of Potential Gross Income:

-7.50%

Employee or Other Non-Rental Units or Concessions

EFFECTIVE GROSS INCOME
EXPENSES

$659

$66,530

TDHCA 2004

COST CERT

$0.93
APPLICATION

$697,560
12,120
100,800
$810,480
(60,786)
0
$749,694

$798,360
6,060
0
$804,420
(60,332)
0
$744,089

$798,480
3,612
0
$802,092
(55,894)
0
$746,198

$826,200
0
0
$826,200
(61,968)
0
$764,232

3

Comptroller's Region

Dallas

IREM Region
$2.98

Per Unit Per Month

-6.97%

of Potential Gross Rent

% OF EGI

PER UNIT

PER SQ FT

PER SQ FT

PER UNIT

% OF EGI

General & Administrative

5.13%

$378

0.53

$20,148

$38,165

$25,760

$16,950

$0.36

$255

3.45%

Management

5.00%

368

0.52

37,485

37,204

37,310

42,700

0.52

369

5.00%

Payroll & Payroll Tax

12.17%

897

1.27

71,032

90,567

105,000

82,500

1.47

1,040

14.07%

Repairs & Maintenance

5.99%

441

0.62

41,310

44,580

51,700

65,800

0.72

512

6.93%

Utilities

2.92%

215

0.30

85,080

21,695

96,000

40,000

1.35

950

12.87%

Water, Sewer, & Trash

5.11%

377

0.53

54,252

38,050

18,000

50,125

0.25

178

2.41%

Property Insurance

2.40%

177

0.25

14,268

17,836

6,891

24,500

0.10

68

0.92%

Property Tax

0.00%

0

0.00
0.28

0
25,250

0.00%

200

0
25,000

0

2.71%

0
20,200

0.00

Reserve for Replacements

0
25,250

0.35

248

3.35%

6.01%

443

0.63

3,400

44,735

44,735

3,300

0.63

443

6.00%

TOTAL EXPENSES

47.44%

$3,495

$4.95

$352,226

$353,033

$410,396

$351,125

$5.75

$4,063

55.00%

NET OPERATING INC

52.56%

$3,872

$5.48

$397,468

$391,056

$335,802

$413,107

$4.71

$3,325

45.00%

Series A

34.96%

$2,576

$3.65
$0.45

$260,135
31,867

$353,572
0

34.86%

$316

$260,135
31,867

$2,576

4.28%

$278,713
0

$3.65

Series B

$0.45

$316

4.27%

Series B

0.00%

$0

$0.00

2,525

0

0

5,000

$0.00

$0

0.00%

NET CASH FLOW

13.31%

$981

$1.39

$116,230

$99,054

$43,800

$54,535

$0.61

$434

5.87%

Other Expenses:

DEBT SERVICE

AGGREGATE DEBT COVERAGE RATIO

1.41

1.34

RECOMMENDED DEBT COVERAGE RATIO

1.23

1.34

1.15

1.15

CONSTRUCTION COST
Description

Factor

TDHCA 2001

TDHCA 2004

COST CERT

APPLICATION

% of TOTAL

PER UNIT

PER SQ FT

PER SQ FT

PER UNIT

% of TOTAL

0.00%

$0

$0.00

$0

$0

$0

$0

$0.00

$0

0.00%

Off-Sites

0.00%

0

0.00

0

0

0

0

0.00

0

0.00%

Sitework

6.05%

4,526

6.41

227,891

457,108

457,108

227,891

6.41

4,526

4.80%
67.82%

Acquisition Cost

(site or bldg)

Direct Construction

60.63%

45,351

64.20

3,959,740

4,580,501

6,452,201

6,091,703

90.44

63,883

Contingency
General Req'ts

0.00%

0.00%

0

0.00
2.63

169,110
211,657

0.00%

1,856

0
187,502

0

2.48%

0
187,502

0.00

3.72%

169,110
211,657

2.63

1,856

1.97%

Contractor's G & A

1.21%

0.81%

604

0.86

67,211

61,047

61,047

67,211

0.86

604

0.64%

Contractor's Profit

3.72%

2.48%

1,856

2.63

251,258

187,502

187,502

67,211

2.63

1,856

1.97%

4.25%

3,177

4.50

427,202
599,639

3.37%

6.44

320,887
459,376

3,177

4,548

320,887
459,376

4.50

6.08%

427,202
599,639

6.44

4,548

4.83%

Indirect Construction
Ineligible Costs
Developer's G & A

2.00%

1.60%

1,198

1.70

150,000

121,035

0

150,000

0.00

0

0.00%

Developer's Profit

13.00%

10.41%

7,789

11.03

380,000

786,728

1,131,017

380,000

15.85

11,198

11.89%

Interim Financing

3.40%

2,547

3.61

488,658

257,206

257,206

488,658

3.61

2,547

2.70%

Reserves
TOTAL COST

1.80%

1,344

1.90

90,000
$8,970,282

0.00%

$105.89

0
$9,513,846

0

$74,798

135,724
$7,554,616

0.00

100.00%

90,000
$7,022,366

$133.36

$94,196

100.00%

72.45%

$54,195

$76.72

$5,473,660

$7,345,360

$102.96

$72,726

77.21%

Recap-Hard Construction Costs

SOURCES OF FUNDS

RECOMMENDED

Series A

42.36%

$31,683

$44.85

5.19%

$3,881

$5.49

$3,592,000
1,606,372

$3,200,000
392,000

$3,200,000
392,000

$3,592,000
1,606,372

$3,200,000
392,000

Developer Fee Available

Series B
DHA-Sponsored Subordinated Loans

34.29%

$25,649

$36.31

0

2,590,551

2,590,551

0

2,580,907

% of Dev. Fee Deferred

HTC Syndication Proceeds

44.10%

$32,983

$46.69

2,461,123

3,331,292

3,331,292

3,197,617

3,340,939

0%

Deferred Developer Fees

0.00%

$0

$0.00

550,000

0

0

0

0

-25.93%

($19,398)

($27.46)

Additional (excess) Funds Required

TOTAL SOURCES

TCSheet Version Date 5/22/03tg

(1,187,129)

(1,959,227)

$7,022,366

$7,554,616

Page 1

3

574,293

0

$9,513,846

$8,970,282

$9,513,846

$907,763

15-Yr Cumulative Cash Flow

$2,397,405.80

01401 2nd ADDENDUM with costing.xls Print Date6/3/2004 9:03 AM

MULTIFAMILY COMPARATIVE ANALYSIS (continued)
Roseland Gardens, Dallas, HTC #01401 2nd ADDENDUM
DIRECT CONSTRUCTION COST ESTIMATE

PAYMENT COMPUTATION

Residential Cost Handbook
Average Quality Multiple Residence Basis
CATEGORY

FACTOR

UNITS/SQ FT

Base Cost

PER SF

AMOUNT

$45.23

$3,227,154

Adjustments
Exterior Wall Finish

6.00%

$2.71

$193,629

Elderly

5.00%

2.26

161,358

9 ft. ceilings

3.75%

1.70
(0.51)

121,018
(36,206)

2.00

142,684

Subfloor
Floor Cover

Primary

$3,200,000

Amort

360

Int Rate

7.18%

DCR

1.50

Secondary

$392,000

Amort

360

Int Rate

7.18%

Subtotal DCR

1.34

Additional

$2,590,551

Aggregate DCR

5353

1.37

97,451

$605

0

0.00

0

Built-In Appliances

$1,650

101

2.34

166,650

Stairs

$1,775

9

0.22

15,975

Secondary Debt Service

0.00
1.53

0
109,153

Additional Debt Service

Plumbing

Floor Insulation
Heating/Cooling

1.34

RECOMMENDED FINANCING STRUCTURE:

$18.21

Porches/Balconies

Term

Int Rate

$260,135
31,867
0
$99,054

Primary Debt Service

NET CASH FLOW

$36.41

29,481

15.05

1,073,403

Common Area

$81.84

8,037

9.22

657,748

Primary

$3,200,000

Term

360

Elevators

$44,573

3

1.87

133,719

Int Rate

7.18%

DCR

1.50

85.00

6,063,737
Secondary

$392,000

Term

360

Int Rate

7.18%

Subtotal DCR

1.34

Additional

$2,580,907

Term

0

Int Rate

0.00%

Aggregate DCR

1.34

YEAR 15

Interior Corridors

SUBTOTAL
Current Cost Multiplier

1.03

Local Multiplier

0.90

2.55
(8.50)

TOTAL DIRECT CONSTRUCTION COSTS

$79.05

Plans, specs, survy, bld prmt

3.90%

Interim Construction Interest

3.38%

($3.08)
(2.67)

Contractor's OH & Profit

11.50%

(9.09)
$64.20

NET DIRECT CONSTRUCTION COSTS

181,912
(606,374)
$5,639,275
($219,932)
(190,326)
(648,517)
$4,580,501

OPERATING INCOME & EXPENSE PROFORMA: RECOMMENDED FINANCING STRUCTURE
INCOME

at

3.00%

POTENTIAL GROSS RENT

YEAR 1

YEAR 20

YEAR 30

$798,360

$822,311

$846,980

$872,390

$898,561

$1,041,679

$1,207,591

$1,399,929

$1,881,388

6,060

6,242

6,429

6,622

6,821

7,907

9,166

10,626

14,281

0

0

0

0

0

0

0

0

0

804,420

828,553

853,409

879,011

905,382

1,049,586

1,216,757

1,410,555

1,895,668

(60,332)

(62,141)

(64,006)

(65,926)

(67,904)

(78,719)

(91,257)

(105,792)

0

0

0

0

0

0

0

0

0

$744,089

$766,411

$789,403

$813,086

$837,478

$970,867

$1,125,501

$1,304,764

$1,753,493

$119,024

Secondary Income
Other Support Income: (describe
POTENTIAL GROSS INCOME
Vacancy & Collection Loss
Employee or Other Non-Rental U
EFFECTIVE GROSS INCOME
EXPENSES at

YEAR 2

YEAR 3

YEAR 4

YEAR 5

YEAR 10

(142,175)

4.00%

$38,165

$39,692

$41,279

$42,931

$44,648

$54,321

$66,090

$80,408

Management

37,204

38,321

39,470

40,654

41,874

48,543

56,275

65,238

87,675

Payroll & Payroll Tax

90,567

94,190

97,957

101,876

105,951

128,905

156,833

190,811

282,447

Repairs & Maintenance

44,580

46,363

48,218

50,146

52,152

63,451

77,198

93,923

139,029

Utilities

21,695

22,563

23,466

24,404

25,381

30,879

37,569

45,709

67,660

Water, Sewer & Trash

38,050

39,572

41,155

42,801

44,514

54,158

65,891

80,166

118,666

Insurance

17,836

18,549

19,291

20,063

20,865

25,385

30,885

37,577

55,623

0

0

0

0

0

0

0

0

0

20,200

21,008

21,848

22,722

23,631

28,751

34,980

42,558

62,997

General & Administrative

Property Tax
Reserve for Replacements

44,735

46,524

48,385

50,321

52,334

63,672

77,467

94,250

139,513

TOTAL EXPENSES

$353,033

$366,782

$381,070

$395,918

$411,348

$498,066

$603,188

$730,641

$1,072,633

NET OPERATING INCOME

$391,056

$399,629

$408,333

$417,167

$426,130

$472,801

$522,313

$574,123

$680,860

$260,135

$260,135

$260,135

$260,135

$260,135

$260,135

$260,135

$260,135

$260,135

31,867

31,867

31,867

31,867

31,867

31,867

31,867

31,867

31,867

0

0

0

0

0

0

0

0

0

$99,054

$107,628

$116,332

$125,166

$134,128

$180,800

$230,312

$282,121

$388,859

1.34

1.37

1.40

1.43

1.46

1.62

1.79

1.97

2.33

Other

DEBT SERVICE
First Lien Financing
Second Lien
Other Financing
NET CASH FLOW
DEBT COVERAGE RATIO
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LIHTC Allocation Calculation - Roseland Gardens, Dallas, HTC #01401 2nd ADDENDUM

CATEGORY

APPLICANT'S

TDHCA

APPLICANT'S

TDHCA

TOTAL

TOTAL

REHAB/NEW

REHAB/NEW

AMOUNTS

AMOUNTS

ELIGIBLE BASIS

ELIGIBLE BASIS

(1) Acquisition Cost

Purchase of land
Purchase of buildings
(2) Rehabilitation/New Construction Cost

On-site work
Off-site improvements

$457,108

$457,108

$457,108

$457,108

$6,452,201

$4,580,501

$6,452,201

$4,580,501

$61,047
$187,502
$187,502

$61,047
$187,502
$187,502

$61,047
$187,502
$187,502

$61,047
$187,502
$187,502

$320,887
$257,206
$459,376

$320,887
$257,206
$459,376

$320,887
$257,206

$320,887
$257,206

$1,131,017

$121,035
$786,728
$135,724

$1,131,017
$1,188,518

$121,035
$786,728
$907,763

$9,513,846

$7,554,616

$9,054,470

$6,959,516

$9,054,470
130%
$11,770,811
100%
$11,770,811
3.42%

$6,959,516
130%
$9,047,371
100%
$9,047,371
3.42%

(3) Construction Hard Costs

New structures/rehabilitation hard costs
(4) Contractor Fees & General Requirements

Contractor overhead
Contractor profit
General requirements
(5) Contingencies
(6) Eligible Indirect Fees
(7) Eligible Financing Fees
(8) All Ineligible Costs
(9) Developer Fees

Developer overhead
Developer fee
(10) Development Reserves
TOTAL DEVELOPMENT COSTS
Deduct from Basis:

All grant proceeds used to finance costs in eligible basis
B.M.R. loans used to finance cost in eligible basis
Non-qualified non-recourse financing
Non-qualified portion of higher quality units [42(d)(3)]
Historic Credits (on residential portion only)
TOTAL ELIGIBLE BASIS
High Cost Area Adjustment
TOTAL ADJUSTED BASIS
Applicable Fraction
TOTAL QUALIFIED BASIS
Applicable Percentage

TOTAL AMOUNT OF TAX CREDITS
Syndication Proceeds

0.8299

$402,562

$309,420

$3,340,928

$2,567,930

Total Credits (Eligible Basis Method)

$402,562

$309,420

Syndication Proceeds

$3,340,928

$2,567,930

Requested Credits

$402,563

Syndication Proceeds

$3,340,939

Gap of Syndication Proceeds Needed

$3,962,616

Credit Amount

$477,471

TEXAS DEPARTMENT of HOUSING and COMMUNITY AFFAIRS

MULTI FAMILY CREDIT UNDERWRITING ANALYSIS
DATE:

PROGRAM:

June 3, 2004

FILE NUMBER:

LIHTC

01401

DEVELOPMENT NAME

Roseland Gardens
APPLICANT
Name:

Type:

Roseland Fellowship, L.P.

Address:

City:

3939 Hampton Road

Zip:

75212

Contact:

For Profit

Municipal

State:

Dallas

Phone:

Mattye Jones

Non-Profit

(214)

951-8303

Fax:

(214)

Other

Texas
951-8800

PRINCIPALS of the APPLICANT
Name:

Urban Options, Inc.

(%):

.01

Title:

Managing General Partner

Name:

Enterprise SIC/Texas HFC

(%):

99.99

Title:

Limited Partner

GENERAL PARTNER
Name:

Type:

Urban Options, Inc.

Address:

City:

3939 N. Hampton Road

Zip:

75212

Contact:

For Profit

(214)

Municipal

State:

Dallas

Phone:

Barbara Cassel

Non-Profit

951-8349

Fax:

(214)

Other

Texas
951-8800

PROPERTY LOCATION
Location:

2000 Block of North Washington Avenue

City:

Dallas

QCT

County:

DDA
Zip:

Dallas

75204

REQUEST
Amount

Interest Rate

Amortization

Term

$336,496

N/A

N/A

N/A

Other Requested Terms:

Annual 10-year allocation of low-income housing tax credits

Proposed Use of Funds:

New Construction

Set-Aside:

4% LIHTC/Private Activity Bonds

SITE DESCRIPTION
Size:

1.854

acres

Flood Zone Designation:

80,760

square feet

Zone C

Status of Off-Sites:

Zoning/ Permitted Uses:

MF-2A (PD in process)

Partially Developed

TEXAS DEPARTMENT of HOUSING and COMMUNITY AFFAIRS

CREDIT UNDERWRITING ANALYSIS

DESCRIPTION of IMPROVEMENTS
Total
Units:

101

# Rental
Buildings

# Common
Area Bldngs

1

Bedrooms
1

11

2

Av Un SF:

Multifamily

Property Type:

# of
Floors

Number
90

71,342

Net Rentable SF:

0

4

Age:

Other Rms

706

N/A

yrs

N/A

Bathrooms
1

Size in SF
691

1

832

36,686*

Common Area SF:

SFR Rental

Vacant:

Elderly

at

/

108,028

Gross Bldng SF

Mixed Income

/

Special Use

* 5,309sf resident accessible common areas; 1,896sf mechanical/storage space; 29,481sf other common areas, i.e. common hallways

CONSTRUCTION SPECIFICATIONS
STRUCTURAL MATERIALS

Steel stud frame on a post-tensioned concrete slab on grade, 75% stone/brick veneer/25% dryvit or stucco siding
exterior wall covering, drywall interior wall surfaces, composite shingle roofing with build-up rock
APPLIANCES AND INTERIOR FEATURES

Range & oven, hood & fan, garbage disposal, dishwasher, refrigerator, microwave, washer & dryer, ceiling fans,
individual water heaters, fireplaces, carpeting & vinyl flooring, steel tub, tile tub/shower walls, laminated counter tops,
three 4-stop elevator(s), & central heating & air conditioning
ON-SITE AMENITIES

Community/recreation room w/residential kitchen and common dining area, library/computer room, exercise area,
residence counsel office, public restrooms & telephone, perimeter fencing with limited access gate
74

Uncovered Parking:

spaces

N/A

Carports:

N/A

Garages:

spaces

OTHER SOURCES of FUNDS
INTERIM CONSTRUCTION or GAP FINANCING
Source:

Contact:

Bank of America

Principal Amount:

$6,425,000

N/A

Bond Buyer Revenue Bond Index + 150 bps, fixed at closing

Series A-tax exempt and Series B-taxable multifamily bonds; 0.35% fee for 6-mo. term extension

Additional Information:
Amortization:

Interest Rate:

Pat Nagler

Term:

yrs

2

yrs

Commitment:

None

Firm

Conditional

LONG TERM/PERMANENT FINANCING
Source:

Contact:

Bank of America

Principal Amount:

$3,579,000

Annual Payment:

30

Bond Buyer Revenue Bond Index + 150 bps, fixed at closing

Series A-tax exempt and Series B-taxable multifamily bonds; max financing at 1.15 DCR

Additional Information:
Amortization:

Interest Rate:

Pat Nagler

yrs

$353,572

Term:

30

yrs

Commitment:

Lien Priority:

1st

2

None
Commitment Date

Firm
/

Conditional
/

spaces
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LONG TERM/PERMANENT FINANCING
Source:

Contact:

Housing Options, Inc.

Principal Amount:

Additional Information:

55

Amortization:

Interest Rate:

$1,606,372

Annual Payment:

Mattye Jones

0.5%

Sponsor Subordinated Loan; principal and interest due and payable at maturity
Term:

yrs

55

Lien Priority:

Residual

None

Commitment:

yrs

Firm

Commitment Date

2nd

12/

Conditional

12/

2000

LIHTC SYNDICATION
Source:

Contact:

Enterprise (ESIC)/Texas Housing Finance Corporation
th

Address:

11824 28 Street

State:

Texas

Net Proceeds:

City:

Zip:

Phone:

77510

None

Additional Information:

Santa Fe
Fax:

925-6767

Net Syndication Rate (per $1.00 of 10-yr LIHTC)

$2,684,319

Commitment

(409)

Diana Helms-Morreale

Firm

Conditional

(409)

925-2384

.83¢

Date:

/

/

Based on annual LIHTC allocation of $324,389 with applicable percentage rate of 3.59%

APPLICANT EQUITY
N/A

Amount:

Source:

N/A

VALUATION INFORMATION
APPRAISED VALUE
Land Only:
Appraiser:

$404,000

11/

Date of Valuation:

CB Richard Ellis

City:

Dallas

Phone:

(972)

18/

2000

458-4888

ASSESSED VALUE
Land:

$242,277

Assessment for the Year of:

Building:

(now demolished)

Valuation by:

Total Assessed Value:

$246,727

2000

Dallas Central Appraisal District

EVIDENCE of SITE or PROPERTY CONTROL
Contract for Lease

Type of Site Control:

12/

Contract Expiration Date:
Acquisition Cost:
Owner:

$

100

31/

2001

Anticipated Closing Date:

Other Terms/Conditions:

Dallas Housing Authority

5/

30/

2001

$5,500 total lease ($100/year, 55 years)
Related to Development Team Member:

Yes

REVIEW of PREVIOUS UNDERWRITING REPORTS

No previous reports.
PROPOSAL and DEVELOPMENT PLAN DESCRIPTION

Description: Roseland Gardens is a proposed new construction project of 101 units of affordable elderly
housing located in Dallas. The project consists of 90 1-BR/1-BA units, and 11 2-BR/1-BA units in one fourstory building. The site plan shows an L-shaped building configuration with units spread out over the entire
3
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building. There is common area on all four floors consisting of the following: ground floor common area of
2,121sf includes a main lobby, two leasing offices and a reception area, public restrooms and mailboxes;
second floor common area of 816sf includes a library and computer room, third floor common area of 788sf
includes an exercise room, lounge and resident council office; and the fourth floor common area of 1,584sf
includes a kitchen, two dining rooms and public restrooms. There is no laundry facility available, but each
unit is equipped with washer/dryer connections. The application indicates that each unit has a washer/dryer.
There is proposed to be three elevators to access each floor, one in the center of the building, by each
common area and one at either end of the building.
Existing Subsidies: The application indicates that the project will receive federal assistance in the form of
HUD Section 8 rental assistance.
Supportive Services: The Applicant has contracted with the Housing Authority of the City of Dallas to
provide the following supportive services to tenants: fellowship for seniors; recreational facilities; health care
and nutritional programs and clinics; library and computer facilities and services. These services will be
provided both on-site and at the nearby Roseland Homes Community Center. The contract indicates an
annual fee of $100 for this service; however, this expense was not reflected in the Applicant’s operating
expense budget. A fee of $40 per hour will be charged for requested services not listed in the contract.
These services will be provided at no cost to tenants.
Schedule: The Applicant anticipates construction to begin in April of 2001, be completed by July of 2002,
to be placed in service and substantially leased-up by October of 2002.
POPULATIONS TARGETED

Income Set-Aside: The Applicant has elected the 40% at 60% or less of area median gross income (AMGI)
set-aside. The application reflects that 99% of the units will be reserved for households earning 60% or less
of AMGI. The employee occupied unit is not identified as a tax credit unit. The Applicant has indicated that
the employee occupied unit will be rent restricted to 30% of 50% AMGI, per priority one requirements of the
Texas Bond Review Board. In addition, as a priority one private activity bond project, all of the units will be
rent restricted at not more than the 50% of the AMGI limit. The Applicant expects to serve residents within
the lower range incomes based on a significant operating subsidy to be provided by Section 8.
Special Needs Set-Asides: Five units (5%) will be set-aside for handicapped/developmentally-disabled
tenants.
Compliance Period Extension: The Applicant has also elected to extend the compliance period an
additional ten years.
MARKET HIGHLIGHTS

A market feasibility study dated November 12, 2000, prepared by CB Richard Ellis, Inc., highlighted the
following findings:
Definition of Market/Submarket: “The market is comprised of the City of Dallas.” “The subject site is
located in the ‘Intown submarket’ as defined by M/PF Research, Inc. This submarket is bounded by
Interstates 35 and 30, Haskell, Ross, and Fitzhugh Avenues, and the Union Pacific railroad tracks.”
Total Regional Market Demand for Rental Units: “The regional demand for rental units is high, with an
average occupancy rate in the mid 90%.”
Total Local/Submarket Demand for Rental Units:

Type of Demand
Population/Household Growth
Resident Turnover
TOTAL ANNUAL DEMAND

DEMAND SUMMARY
Units of Demand
8,101
1,620
9,721

% of Total Demand
83%
17%
100%

Capture Rate: “At the subject’s 101 proposed units, the subject would have to capture at least 1.2% of the
8,101 households over 65 years of age.” Including the expected turnover of 1,620 households would further
reduce the capture rate to 1%.
Local Housing Authority Waiting List Information: “It was reported by the Dallas Housing Authority
4

Program
Maximum
$570
$683

RENT ANALYSIS
Market Rent
Proposed
Subject
$975
$684
$1,100
$729

Proposed
- Maximum
$114
$46

Proposed
- Market
-$291
-$371

5

Location: “The subject is located in Dallas and is in the south central portion of the Dallas Metroplex in
Dallas County. The site is a rectangularly-shaped parcel in the southeast quadrant of Central Expressway and
Washington Avenue, a short distance south of Lemmon Avenue, approximately 1.5 miles north of the central
business district. The site is situated on the South side of North Washington Avenue in the approximate 2000
block and on the north side of Carter Avenue.”
Population: “The estimated 1999 population of Dallas County was 2,072,435 and is expected to increase by
1% to approximately 2,175,773 by 2004.”
Adjacent Land Uses: Land uses in the overall area in which the site is located are mixed with vacant land,
older single-family dwellings, apartment complexes, and community service buildings. Adjacent land uses
include:
x North: City park and older single family dwellings
x South: Roseland vacant land to be redeveloped, and older single family dwellings
x East: Community services buildings, church and older single family dwellings
x West: New apartments and Central Expressway
Site Access: “Primary access is good to the subject neighborhood and is provided by Central Expressway
(U.S. 75), Woodall Rogers Freeway, Lemmon Avenue, Ross Avenue, Fitzhugh Avenue, Live Oak Street,
Gaston Avenue, Hall Street and Haskell Avenue.” “The Dallas/Fort Worth Metroplex is located at the hub of
four interstate highways.”

SITE and NEIGHBORHOOD CHARACTERISTICS

The project will receive a Section 8 project based contract; thus, the fair market rents under the Section 8
program of $647 for one-bedroom units and $830 for two-bedroom units should also be noted.
Submarket Vacancy Rates: “The comparable properties surveyed reported occupancy rates that averaged
93%, and all are currently in average to good condition…the overall apartment “Intown” submarket vacancy
rate is less, at approximately a 4.3% vacancy rate.”
Absorption Projections: “Considering the most recent trends in good leasing activity occurring at the newer
retirement projects, along with the results from the previous demand analysis, the most likely absorption
scenario is projected to include an estimated successful 50% pre-leasing (three months @ 16.8 units per
month) prior to construction completion and then to extend for approximately three months after construction
completion, in order to achieve a stabilized occupancy of 92.5%.” “In our opinion, the majority of the
subjects absorption will come from existing residents in the submarket and in the adjacent submarkets, that
are relocating/turnover from older, inferior complexes to the new subject units.”
Known Planned Development: The market analyst did not discuss any other planned developments.
Effect on Existing Housing Stock: “…the proposed subject complex, in light of the vacancy and absorption
rates for the applicable market area and submarket, is not likely to result in an unreasonably high vacancy
rate for comparable units within the area or submarket.”
Although the analyst did not factor in their estimated demand from turnover to calculate the project’s
capture rate and did not identify the effect of other potential new projects, the supportive information
provided was otherwise complete and thorough.

1-Bedroom
2-Bedroom

Unit Type

that there exists extensive waiting lists for good quality, affordable and government assisted housing in the
city. As of mid 2000, over 4,375 families were on such waiting lists for low-income housing and
approximately 4,673 families were on waiting lists for Section 8 units. The DHA indicated that there might
be some overlapping, if a family has applied to both programs.”
Market Rent Comparables: The market analyst surveyed 6 comparable apartment projects totaling 1,018
units in the market area. The project is proposed as an all-bills paid project and, therefore, gross program
rents are used in the following comparison.
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Public Transportation: Public transportation to the area is provided by DART (Dallas Area Rapid Transit).
Shopping & Services: “The Cityplace Market…contains popular stores such as Target, Office Max, Ross,
and MacFrugals.” “The large Baylor University Medical Center and adjacent medical clinics are located in
the southeast portion of the neighborhood.” “South of the subject neighborhood is Dallas’ Central Business
District, and to the Southeast is Deep Ellum, a former warehouse district, redeveloped with many nightclubs,
restaurants, and loft apartments.”
Special Adverse Site Characteristics:
“It was reported that a zoning Planned Development (PD) is being planned with the city for the overall larger
Roseland development that will include the subject. It was reported by the Dallas Housing Authority (DHA)
and it is a limiting condition of this report, that the PD will contain the necessary variance for a reduction in
the number of parking spaces required as well as for the necessary building height allowance increase to four
stories.”
Site Inspection Findings: A Credit Underwriting Division/TDHCA staff member performed a site
inspection on January 18, 2001 and found the location to be acceptable for the proposed development.
Overall linkage features are rated as average to good. The inspector noted the site is in an area with roads
and sidewalks in poor condition; however, as revitalization is in progress, these should be repaired.
HIGHLIGHTS of SOILS & HAZARDOUS MATERIALS REPORT(S)

A Phase I Environmental Site Assessment report dated November 30, 2000 was prepared by Afram
International Environmental Consultants and contained the following findings and recommendations:
Findings: The site assessment identified the property as consisting of several apartment buildings undergoing
demolition. “This assessment has revealed no evidence of recognized environmental conditions or potential
environmental concerns in connection with the subject property.”
Recommendations: “Based upon the findings of this assessment, Afram does not recommend any additional
investigations at this time.”
OPERATING PROFORMA ANALYSIS

Income: The submitted rent schedule reflects monthly gross rents of $684 for one-bedroom units and $729
for two-bedroom units. These rents are the maximum allowed under the LIHTC program limit for 60% of
AMGI. As stated above, participation in the tier one private activity bond lottery cap requires rents limited to
those affordable to households with incomes at 50% of AMGI. Therefore, the Underwriter has utilized $570
for one-bedroom units and $683 for two-bedroom units, the gross limits for affordability at 50% of AMGI for
the Dallas MSA. Because the residents will not be responsible for any utility payments, utility allowances
were not subtracted from the gross limits to calculate the net rents. The result is a potential annual gross rent
of $698K, which is $129K less than the Applicant’s estimate.
The Applicant’s Year One pro forma does not include secondary income. In contrast, the Department’s
analysis includes an underwriting guideline of $10 per unit per month in secondary income from project
operation and a $100,800 subsidy, based on excerpts from a draft Section 8 contract provided by the
Applicant. The Section 8 program allows projects to provide housing to households who would otherwise be
unable to afford even the LIHTC rent limits by funding the gap between the rents payable by the households
and Fair Market Rents based on proposed operating expenses of the project. According to the Internal
Revenue Code, Section 42(g)(2)(b)(i), gross rent “does not include any payment under section 8 of the
United States Housing Act of 1937 or any comparable rental assistance program…” The Texas
Administration Code, title 34 part 9 chapter 190 subchapter A (d)(1) indicates that for priority 1 bond
projects “the maximum allowable rents are restricted to 30% of 50% adjusted median family income, minus
an allowance for utility costs authorized under the federal Low Income Housing Tax Credit Program, for
100% of the units.” This seems to imply that the IRC will apply to determining the rental income achieved.
The Section 8 subsidy included in the underwriting estimate was calculated by annualizing the difference
between the 50% of AMGI rent limit and the Fair Market Rents quoted in the draft contract exerts. The
actual amount of the Section 8 subsidy may be greater since it will also pay up to the 50% rent limit for
residents who cannot afford that rent level. As a net result and because of the 60% rents used by the
Applicant, the Applicant’s effective gross income is $15K, or 2%, more than the Underwriter’s estimate.
Expenses: Overall, the Applicant’s total operating expense compared favorably to the Underwriter’s
6
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estimate. However, several of their line-item expenses varied significantly from the TDHCA databasederived estimates for projects of this size. In particular, utilities appear to be understated by 45K. This was
offset by overstated expenses of $11K, $24K and $10K for payroll, repairs and maintenance, and insurance
costs, respectively, for a total operating expense difference of only $1K.
Conclusion: The comparable total operating expense assumption and similar income estimates resulted in
net operating income estimates that differ by less than 5%, or $16K. The Applicant’s Year One pro forma
indicates a debt service of $354K and compliance fees of $5K for a debt coverage ratio (DCR) of 1.15. The
underwriting analysis includes a debt service calculated at $291K and compliance fees of $2.5K for an
aggregate DCR of 1.35. While the Applicant’s DCR is within the Department’s DCR guideline of 1.10 to
1.25, the Underwriter’s estimate is beyond this range. A DCR above the maximum guideline of 1.25
indicates that the project may be able to support additional debt. Exclusive of the Section 8 operating
subsidy, the underwritten DCR would be only 1.01.
CONSTRUCTION COST ESTIMATE EVALUATION

Land Value: Not applicable. Site control is in the form of a land lease for $100 annually over 55 years.
Site Work Cost: At $2,130 per unit, site work costs appear to be reasonable.
Direct Construction Cost: The Applicant’s direct construction costs are $886, or 22%, higher than the
Underwriter’s estimate despite significant adjustments by the Underwriter to account for exceptional
construction factors for this project. A 5% increase in base costs was included because this is an elderly
project. In addition, the Underwriter increased to good quality cost for resident accessible common areas to
compensate for the exceptional amenities provided. The Underwriter also included over $1M in additional
costs to account for other interior common areas, specifically the extensive interior air-conditioned common
hallways. Costs for three elevators in addition to three interior stairwells were included per the submitted
architectural plans. Finally, the higher than average ceilings also required a further increase of 4% of the
base cost. Even with these significant adjustments, the end result is a net direct construction cost estimate
that is $886K less than the Applicant’s proposed figure.
Fees: The Underwriter included the maximum contractor profit allowed under program guidelines to offset
the Applicant’s overstated general requirements and contractor’s general and administrative costs. In
addition, the proposed housing consultant fees included in indirect construction costs were added to the
proposed developer’s profit. This was done to ensure that the total submitted developer fees including
housing consultant fees are limited to the maximum permitted under program rules.
Other Costs: The Applicant estimated a reserve amount of $411,602, which is significantly greater than a
four-month operating and debt service reserve typically required, but this is less than the $736K called for
under the syndication agreement. The syndication agreement calls for a portion of the reserve to represent
one year’s operating expense plus debt service to mitigate the potential risk of the Section 8 contract expiring.
The Underwriter accepted the Applicant’s cost for this item.
Conclusion: Due to a higher direct construction cost estimate, the Applicant’s total development cost figure
is $858K, or 12%, higher than the Underwriter’s estimate. Because this difference is greater than 5%, the
Underwriter’s estimate will be used to determine eligible basis and the total need for funding.
FINANCING STRUCTURE ANALYSIS

The Applicant intends to finance the development with an interim to permanent loan, an additional
permanent loan, and syndicated LIHTC equity.
Interim to Permanent: Roseland Fellowship, LP has received a bond reservation of $6,425,000 to be issued
by Housing Options, Inc., an affiliate of the Housing Authority of the City of Dallas. As of the date of this
report, the percentage of Series A–tax-exempt and Series B–taxable bonds composing the total issue is
unknown. However, it is known that the Series A bonds will mature in 32 years, while the Series B bonds
will have an accelerated term of approximately seven years.
The reservation has lead to a proposal by Bank of America, dated March 15, 2001, to purchase the bonds
and provide interim financing not to exceed $6,425,000 and permanent financing not to exceed $3,579,000.
It is clearly stated that the amount of Series A and Series B bonds will be determined in the Bank’s
underwriting phase, which has not been completed. The loan term will mirror the Series A bonds with a 24month extendable construction period and a 30-year permanent period. The loan will bear a fixed rate of
7
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interest, established at closing and given by the Bond Buyer Revenue Bond Index plus a spread up to 150
basis points in the absence of credit support. The Applicant has indicated that they will not seek credit
enhancement. The proposal also states that the Bank’s loan commitment is not to exceed an amount that can
be supported at a 1.15 DCR using income and expense projections set forth in a Bank-approved appraisal.
Additional Permanent: The bond issuer, Housing Options, Inc., has also committed to providing a
permanent loan not to exceed $1,606,372, subordinated as a second lien to the Bank of America note.
Although the current commitment indicates a term of 55 years and an interest rate fixed at 0.5%, the
Applicant has proposed a change to a 45-year term to meet investor preference. Payments are to be made
from residuals with remaining principal and interest due at maturity.
According to a representative of the Applicant, the loan will be funded from developer fees earned by a
nonprofit group through past collaborations with the Housing Authority of the City of Dallas. The
organization has proposed returning the developer fees as a grant to the housing authority for future housing
development.
LIHTC Syndication: A proposal, dated December 8, 2000, includes a term sheet for purchase of the
requested tax credits by the Enterprise Social Investment Corporation and the Texas Housing Finance
Corporation. The term sheet indicates a purchase rate of $0.8275 per tax credit dollar and a pay-in schedule
as follows:
1. 22% at lower tier closing and evidence of permanent loan commitment;
2. 7% upon completion of construction and receipt of appropriate forms;
3. 13% upon 100% qualified occupancy, three consecutive months of break even and evidence that required
reserve funds have been established;
4. 7% accountant’s determination of actual tax credits for 2002, receipt of 2002 audit report and tax return;
5. 40% receipt of 2003 audit report and tax return; and
6. 11% receipt of 2004 audit report and tax return.
In addition, their estimated LIHTC allocation of $268,431 annually is limited to an increase of only
$20,000 annually. The syndicator will also require a Transitional Reserve of $600K (approximately one year
of operating costs plus must-pay debt service) to cover operations should the Section 8 Contract not be
renewed. In addition, an operating reserve of $164K will be required. These total reserve amounts appear to
be excessive for the market. The Applicant assumed a lesser amount would ultimately be required in their
development cost budget.
As stated above, the Underwriter’s development cost estimate was used to calculate the project’s basis
and maximum eligible LIHTC allocation of $304,860 annually, based on an underwriting applicable
percentage rate of 3.71% for the month of March. However, the syndication term sheet allows for the
purchase of low-income housing tax credits limited to an allocation of only $288,432 annually for total
proceeds calculated by the Underwriter at $2,386,486. Based on the commitment, additional credits over this
amount as requested, could not be utilized. Should a revised commitment that can utilize additional credits
be provided, this analysis and the conclusions herein may need to be revised.
Conclusion & Award Recommendation: The proposed sources of funds allow for infinite alternative
financing structures. Since the sponsor loan is being used to fill the gap and the Section 8 contract has not
been finalized, three scenarios are described below using the Underwriter’s total development cost estimate to
determine the project’s funding needs.
Recommended: This scenario follows the maximum 50% LIHTC limits for permanent financing of
$3,279,000 from Bank of America serviced at a 1.15 DCR without the Section 8 contract. This would
provide the closest comparison to a typical bond/tax credit financed project. In addition, the $1,606,372 from
Housing Options, Inc. as indicated in the submitted term sheet provided an overall DCR of 1.36 if the Section
8 contract is considered. The need for syndication proceeds would increase to $2,289,003 or a maximum
LIHTC allocation of $276,650 annually, $59,846 less than requested. This proposed structure could
potentially provide a DCR of 1.36, which is above the Department’s maximum guideline of 1.25. However,
the remaining uncertainty regarding the Section 8 contract and the term of the subordinated loan may reduce
the overall DCR.
Alternative I: Under this scenario, the Underwriter has assumed that the Bank of America proposal is not
limited to $3,579,000 in permanent financing as indicated in the submitted term sheet and that the permanent
8
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loan commitment may allow for financing up to the project’s bond reservation of $6,425,000. Taking into
consideration the Underwriter’s Year One pro forma and the Department’s maximum DCR guideline of 1.25
using maximum Fair Market rents, the project could support a loan of $3,970,315. This amount is also based
on an interest rate of 6.95% calculated using the maximum 150 basis points spread indicated in the term sheet
and a Bond Buyer Revenue Bond Index of 5.45% as of March 8, 2001. With the cash flow second lien
remaining at $1,606,372, the remaining gap in financing would be $1,534,686. The recommended LIHTC
allocation under this scenario would be a maximum of $185,482 annually. This figure is $151,014 less than
the Applicant’s request of $336,496 annually.
Alternative II: Again, the Underwriter has assumed that a commitment from Bank of America would offer
permanent financing up to the project’s bond reservation of $6,425,000. Disregarding the commitment for a
subordinated second lien from Housing Options, Inc., and allowing an annual LIHTC allocation of $288,432,
for maximum proceeds of $2,386,486 under the syndication term sheet, would indicate a need for $4,724,887
in permanent financing. The resulting debt service, based on the calculated interest rate of 6.95% as of
March 8, 2001, and the Underwriter’s Year One pro forma would provide a 1.05 debt coverage ratio. This is
below the Department’s DCR guideline of 1.10 to 1.25, and it is under the Bank of America’s limit of 1.15
for loan sizing. Therefore, the permanent debt was reduced to satisfy the 1.15 DCR and the remaining need
of $1,508,889 must come from Housing Options, Inc.
The actual annual allocation may need to be adjusted subsequent to receipt of commitments for actual
permanent loan amounts.
REVIEW of ARCHITECTURAL DESIGN

Exterior Elevations: The exterior elevation is simple with a varied roofline and balconies for each unit.
Both floor plans are of average size for market rate and LIHTC units. Each unit has a washer and dryer
closet, adequate storage and a well-planned kitchen. It appears that all units have been designed to be
convertible to accessible units as needed.
Amenities: The project is planned to have community rooms on each floor. These rooms include: a
congregate dining room with full kitchen, an exercise space, a library/computer center, and lounge.
IDENTITIES of INTEREST

The Applicant, developer, cost estimator, service provider, proposed site owner and subordinated lien
holder are all affiliates of the Housing Authority of the City of Dallas. The project attorney also serves as a
consultant.
APPLICANT’S/PRINCIPALS’ FINANCIAL HIGHLIGHTS, BACKGROUND, and EXPERIENCE

Financial Highlights: The Applicant and Urban Options, Inc. provided interim financial statements, dated
November 30, 2000, indicating no significant assets or liabilities. The, Housing Authority of the City of
Dallas, submitted an audited financial statement as of December 31, 1999 reporting total assets of $374M
consisting of general, special revenue, capital projects, enterprise, pension trust and other accounts.
Liabilities totaled $107M, resulting in a net worth of $266M.
Background & Experience: The Applicant is a new entity formed for the purpose of developing the project.
The General Partner has participated in 42 housing projects including bond-financed multifamily projects,
LIHTC projects, single-family homes, laundry facilities, and community centers.
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RECOMMENDATION

RECOMMEND APPROVAL SUBJECT TO THE FOLLOWING CONDITIONS:
1. Receipt, review, and acceptance of a permanent loan commitment;
2. Receipt, review, and acceptance of an executed syndication agreement;
3. Receipt, review, and acceptance of a complete and executed Section 8 contract indicating Fair
Market Rents of $647 for one-bedroom units and $830 for two-bedroom units; and
4. LIHTC allocation not to exceed $276,650 annually for ten years, subject to review should any of
the above conditions (1, 2, or 3) be inconsistent with the analysis herein.

Associate Underwriter:

Date:

June 3, 2004

Date:

June 3, 2004

Date:

June 3, 2004

Lisa Vecchietti
Credit Underwriting Supervisor:
Cari Bradley
Director of Credit Underwriting:
Tom Gouris

10

MULTIFAMILY FINANCIAL ASSISTANCE REQUEST: Comparative Analysis
Roseland Gardens, LIHTC #01401
Type of Unit

Number

Bedrooms

No. of Baths

Size in SF

Gross Rent Lmt.

Net Rent per Unit

Rent per Month

Rent per SF

Utilities

Wtr, Swr, Trsh

50% TC
EO

90
10
1

1
2
2

1
1
1

691
832
832

$570
683
683

$570
683
0

$51,300
6,830
0

$0.82
0.82
0.00

$69.00
80.00
80.00

$44.00
51.00
51.00

TOTAL:

101

AVERAGE:

706

$582

$576

$58,130

$0.81

$70.20

$44.76

TDHCA

APPLICANT

50% TC

INCOME & EXPENSE
POTENTIAL GROSS RENT
Secondary Income

Per Unit Per Month:

$10.00

Section 8 Subsidy

POTENTIAL GROSS INCOME
Vacancy & Collection Loss
% of Potential Gross Income:
Employee or Other Non-Rental Units or Concessions

EFFECTIVE GROSS INCOME
EXPENSES

-7.50%

% OF EGI

PER UNIT

PER SQ FT

General & Administrative

2.69%

$199

$0.28

Management

5.00%

371

0.53

Payroll & Payroll Tax

9.47%

703

1.00

$697,560
12,120
100,800
$810,480
(60,786)
0
$749,694

$826,200
0
0
$826,200
(61,968)
0
$764,232
$16,950
42,700
82,500
65,800
40,000
50,125
24,500
0
25,250
3,300
$351,125

0.05

33

0.43%

$4.92

$3,476

45.94%

$0.00

Per Unit Per Month

-7.50%

of Potential Gross Rent

PER SQ FT

PER UNIT

% OF EGI

$0.24

$168

2.22%

0.60

423

5.59%

1.16

817

10.80%

0.92

651

8.61%

0.56

396

5.23%

0.70

496

6.56%

0.34

243

3.21%

0.00

0

0.00%

0.35

250

3.30%

0.45%

34

0.05

TOTAL EXPENSES

46.98%

$3,487

$4.94

$20,148
37,485
71,032
41,310
85,080
54,252
14,268
0
25,250
3,400
$352,226

NET OPERATING INC

53.02%

$3,935

$5.57

$397,468

$413,107

$5.79

$4,090

54.06%

First Lien
Subornated Second Lien
Other
Compliance Fees

38.81%

$2,881

$4.08

46.27%

$0.00

$0.00

$0

0.00%

0.00%

$0

$0.00

$0.00

$0

0.00%

0.34%

$25

$0.04

$0.07

$50

0.65%

13.87%

$1,030

$1.46

$353,572
0
0
5,000
$54,535

$3,501

$0

$290,945
0
0
2,525
$103,998

$4.96

0.00%

$0.76

$540

7.14%

AGGREGATE DEBT COVERAGE RATIO

1.35

1.15

RECOMMENDED AGGREGATE DEBT COVERAGE RATIO

1.36

ALTERNATIVE I AGGREGATE DEBT COVERAGE RATIO

1.13

ALTERNATIVE II AGGREGATE DEBT COVERAGE RATIO

1.37

Repairs & Maintenance

5.51%

409

0.58

Utilities

11.35%

842

1.19

Water, Sewer, & Trash

7.24%

537

0.76

Insurance

1.90%

141

0.20

Property Tax
Reserve for Replacements

0.00%

0

0.00

3.37%

250

0.35

Other: Security/Supportive Services

NET CASH FLOW

CONSTRUCTION COST
Description

Factor

Acquisition Cost (site or bldng)
Off-Sites
Sitework
Direct Construction

% of TOTAL

PER UNIT

PER SQ FT

0.00%

$0

$0.00

0.00%

0

0.00

3.02%

2,130

3.01

55.68%

39,205

55.50

1.99%

1.17%

824

1.17

6.00%

3.52%

2,480

3.51

2.00%

1.17%

827

1.17

6.00%

3.52%

2,480

3.51

5.89%

4,149

5.87

4.65%

3,275

4.64

2.60%

2.11%

1,485

2.10

7.66%

6.22%

4,381

6.20

7.24%

5,099

7.22

5.79%

4,075

5.77

100.00%

$70,410

$99.68

First Lien
Subornated Second Lien
Syndication Proceeds

50.33%

$35,436

$50.17

22.59%

$15,905

$22.52

37.75%

$26,577

$37.63

Deferred Developer Fees
Additional (excess) Funds Required

0.00%

$0

$0.00

-10.66%

($7,508)

($10.63)

Contingency
General Requiremen
Contractor's G & A
Contractor's Profit
Indirect Construction
Ineligible Expenses
Developer's G & A
Developer's Profit
Interim Financing
Reserves
TOTAL COST
SOURCES OF FUNDS

TDHCA

TOTAL SOURCES
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APPLICANT

PER SQ FT

PER UNIT

% of TOTAL

$0
0
215,090
3,959,740

$0
0
215,090
4,845,697

$0.00

$0

0.00%

0.00

0

0.00%

3.01

2,130

2.70%

67.92

47,977

60.80%

83,174
250,490
83,497
250,490
419,040
330,776
150,000
442,500
514,975
411,602
$7,111,373

83,174
253,039
101,216
202,458
419,040
330,776
150,000
442,500
514,975
411,602
$7,969,567

1.17

824

1.04%

3.55

2,505

3.18%

1.42

1,002

1.27%

2.84

2,005

2.54%

5.87

4,149

5.26%

4.64

3,275

4.15%

2.10

1,485

1.88%

6.20

4,381

5.55%

7.22

5,099

6.46%

5.77

4,075

5.16%

$111.71

$78,907

100.00%

$3,579,000
1,606,372
2,684,319
0
(758,318)
$7,111,373

$3,578,972
1,606,372
2,784,222
0
1
$7,969,567

RCOMMENDED

ALTERNATIVE I

ALTERNATIVE II

$3,215,998
1,606,372
2,289,003
0
0
$7,111,373

$3,970,315
1,606,372
1,534,686
0
0
$7,111,373

$3,215,998
1,508,889
2,386,486
0
0
$7,111,373
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MULTIFAMILY FINANCIAL ASSISTANCE REQUEST(continued)
Roseland Gardens, LIHTC #01401
PAYMENT COMPUTATION

DIRECT CONSTRUCTION COST ESTIMATE
Residential Cost Handbook
Average Quality Multiple Residence Basis
CATEGORY

FACTOR

UNITS/SQ FT

PER SF

AMOUNT

$41.65

Base Cost
6.00%

Elderly

5%

Wall Height (9')

4%

Subfloor
Floor Cover
Plaster Interior
Plumbing

$0

0

Built-In Appliances

$1,550

101

Interior Stairs

$1,525

9

Elevators

$49,850

3

Resident Community

$77.21

5,309

Other Common Areas

$34.08

31,377

Floor Insulation
Heating/Cooling

SUBTOTAL
Current Cost Multiplier

1.01

Local Multiplier

0.91

TOTAL DIRECT CONSTRUCTION COSTS
Plans, specs, survy, bld prmts

3.90%

Interim Construction Interest

3.38%

Contractor's OH & Profit

11.50%

NET DIRECT CONSTRUCTION COSTS

$3,579,000

Term

360

Int Rate

7.18%

DCR

1.37

Secondary

$1,606,372

Term

660

Int Rate

0.50%

Subtotal DCR

1.37

$2,971,163

Adjustments
Exterior Wall Finish

Primary

$2.50
2.08
1.56
(1.96)

$178,270
148,558
111,419
(139,830)

1.82
0.00
0.00
2.19

129,842
0
0
156,550

0.19
0.00

13,725
0

First Lien
Second Lien

1.41
2.10
5.75
14.99

100,592
149,550
409,932
1,069,171

Other
Compliance

74.28
0.74
(6.68)
$68.33

5,298,941
52,989
(476,905)
$4,875,026

($2.66)
(2.31)
(7.86)
$55.50

($190,126)
(164,532)
(560,628)
$3,959,740

Additional

$0

Term

0

Int Rate

0.00%

Aggregate DCR

1.35

ALTERNATIVE FINANCING STRUCTURE:
RECOMMENDED

$255,459
33,413
0
2,525
$106,071

NET cash flow

ALT I

ALT II

315,377
33,413
0
2,525
$46,153

$255,459
31,385
0
2,525
$108,099

RECOMMENDED

$3,215,998

Term

360

Int Rate

6.95%

DCR on 50% rents

1.15

Second Lien

$1,606,372

All In DCR

1.36

ALT I

$3,970,315

Term

360

Int Rate

6.95%

Subtotal DCR

1.25

Second Lien

$1,606,372

All In DCR

1.13

ALT II

$3,215,998

Term

360

Int Rate

6.95%

DCR on 50% rents

1.15

Second Lien

$1,508,889

All In DCR

1.37

OPERATING INCOME & EXPENSE PROFORMA: ALT I FINANCING STRUCTURE
INCOME

at

3.00%

POTENTIAL GROSS RENT
Secondary Income
Section 8 Subsidy
POTENTIAL GROSS INCOME
Vacancy & Collection Loss
Employee or Other Non-Rental U
EFFECTIVE GROSS INCOME
EXPENSES at

YEAR 1

YEAR 2

YEAR 3

YEAR 4

YEAR 5

YEAR 10

YEAR 15

YEAR 20

YEAR 30

$697,560

$718,487

$740,041

$762,243

$785,110

$910,158

$1,055,122

$1,223,176

12,120

12,484

12,858

13,244

13,641

15,814

18,333

21,252

28,562

100,800

103,824

106,939

110,147

113,451

131,521

152,469

176,753

237,542

810,480

834,794

859,838

885,633

912,202

1,057,493

1,225,924

1,421,182

1,909,949

(60,786)

(62,610)

(64,488)

(66,423)

(68,415)

(79,312)

(91,944)

(106,589)

$1,643,846

(143,246)

0

0

0

0

0

0

0

0

0

$749,694

$772,185

$795,350

$819,211

$843,787

$978,181

$1,133,979

$1,314,593

$1,766,703

$62,835

4.00%

$20,148

$20,954

$21,792

$22,664

$23,571

$28,677

$34,890

$42,449

Management

37,485

38,609

39,768

40,961

42,189

48,909

56,699

65,730

88,335

Payroll & Payroll Tax

71,032

73,874

76,829

79,902

83,098

101,101

123,005

149,655

221,525

Repairs & Maintenance

41,310

42,963

44,681

46,469

48,327

58,798

71,536

87,035

128,833

Utilities

85,080

88,483

92,023

95,703

99,532

121,095

147,331

179,251

265,335

Water, Sewer & Trash

54,252

56,422

58,679

61,026

63,467

77,218

93,947

114,301

169,193

Insurance

14,268

14,839

15,433

16,050

16,692

20,308

24,708

30,061

44,498

0

0

0

0

0

0

0

0

0

25,250

26,260

27,310

28,403

29,539

35,939

43,725

53,198

78,746

General & Administrative

Property Tax
Reserve for Replacements

3,400

3,536

3,677

3,825

3,978

4,839

5,888

7,163

10,603

TOTAL EXPENSES

$352,226

$365,940

$380,192

$395,002

$410,392

$496,884

$601,729

$728,842

$1,069,904

NET OPERATING INCOME

$397,468

$406,244

$415,158

$424,209

$433,395

$481,296

$532,250

$585,750

$696,799

Other

DEBT SERVICE

$255,459

$255,459

$255,459

$255,459

$255,459

$255,459

$255,459

$255,459

$255,459

Subornated Second Lien

0

0

0

0

0

0

0

0

0

Other

0

0

0

0

0

0

0

0

0

2,525

2,626

2,731

2,840

2,954

3,594

4,372

5,320

7,875

139,484

148,160

156,969

165,910

174,982

222,244

272,419

324,972

433,466

1.54

1.57

1.61

1.64

1.68

1.86

2.05

2.25

2.65

First Lien

Compliance Fees
Cash Flow
AGGREGATE DCR
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LIHTC Allocation Calculation - Roseland Gardens, LIHTC #01401
APPLICANT'S

TDHCA

APPLICANT'S

TDHCA

TOTAL

TOTAL

REHAB/NEW

REHAB/NEW

AMOUNTS

AMOUNTS

ELIGIBLE BASIS

ELIGIBLE BASIS

CATEGORY

(1) Acquisition Cost

Purchase of land
Purchase of buildings
(2) Rehabilitation/New Construction Cost

On-site work
Off-site improvements

$215,090

$215,090

$215,090

$215,090

$4,845,697

$3,959,740

$4,845,697

$3,959,740

$101,216
$202,458
$253,039
$83,174
$419,040
$514,975
$330,776

$83,497
$202,458
$250,490
$83,174
$419,040
$514,975
$330,776

$101,216
$202,458
$253,039
$83,174
$419,040
$514,975

$83,497
$202,458
$250,490
$83,174
$419,040
$514,975

$150,000
$442,500
$411,602

$150,000
$442,500
$411,602

$150,000
$442,500

$150,000
$442,500

$7,969,567

$7,063,341

$7,227,189

$6,320,963

$7,227,189
130%
$9,395,345
100%
$9,395,345
3.71%
$348,567

$6,320,963
130%
$8,217,252
100%
$8,217,252
3.71%
$304,860

$2,884,046

$2,522,412

(3) Construction Hard Costs

New structures/rehabilitation hard costs
(4) Contractor Fees & General Requirements

Contractor overhead
Contractor profit
General requirements
(5) Contingencies
(6) Eligible Indirect Fees
(7) Eligible Financing Fees
(8) All Ineligible Costs
(9) Developer Fees

Developer overhead
Developer fee
(10) Development Reserves
TOTAL DEVELOPMENT COSTS
Deduct from Basis:

All grant proceeds used to finance costs in eligible basis
B.M.R. loans used to finance cost in eligible basis
Non-qualified non-recourse financing
Non-qualified portion of higher quality units [42(d)(3)]
Historic Credits (on residential portion only)
TOTAL ELIGIBLE BASIS
High Cost Area Adjustment
TOTAL ADJUSTED BASIS
Applicable Fraction
TOTAL QUALIFIED BASIS
Applicable Percentage

TOTAL AMOUNT OF TAX CREDITS
Syndication Proceeds

0.8274

RECOMMENDED
Annual Allocation

$276,650

Maximum Syndication Proceeds

$2,289,003

ALT I
Annual Allocation

$185,483

Maximum Syndication Proceeds

$1,534,686

ALT II
Maximum Annual Allocation allowed under Syndication Agreement

$288,432

Syndication Proceeds

$2,386,486

Phone:

(%):
(%):
(%):
(%):
(%):

75212

Supreme Development Corporation (SDC)
Dallas Housing Authority (DHA)
Chase Affordable Housing Fund, LP
Banc of America Fund IIIC Limited Partnership
THOF Dallas Fund, Ltd.

1935 California Drive
Dallas

Zip:

Name:
Name:
Name:
Name:
Name:

Location:
City:

APPLICANT

(214)

75204

Multifamily

CONDITIONS

ADDENDUM

Board acceptance of the Development Owner’s construction of an ineligible building type
(duplex) based on the 2000 QAP §49.2(44).
The total number of tax credit units will remain at 71, or 100% of all development units.

In conjunction with submission of a cost certification packet for the development, 71Carroll Place, LP
requested a tax credit allocation of $23,159 annually in addition to the allocation of $251,718 received in
2000 for a total allocation of $274,877. However, review of the development architectural plans revealed the
development residential buildings include a duplex. A duplex building was an ineligible building type under





RECOMMEND APPROVAL OF AN INCREASED HOUSING TAX CREDIT ALLOCATION
NOT TO EXCEED A TOTAL OF $265,305 ANNUALLY FOR TEN YEARS, SUBJECT TO
CONDITIONS.

RECOMMENDATION

Property Type:

New Construction

N/A

Term

Zip:

DDA

Proposed Use of Funds:

N/A

QCT

Limited Partner

Limited Partner

Limited Partner

Parent of MGP

Managing General Partner

951-8492

TX

Other

4% tax credits in addition to 2000 determination of $251,718 for a total allocation of $265,305 annually

N/A

$13,587

Amortization

Dallas

Title:

Title:

Title:

Title:

Title:

(214)

State:

Municipal

00004T

Description:

Interest Rate

Amount

REQUEST

County:

PROPERTY LOCATION

48.9951

26.007399

24.987501

N/A

0.01

Fax:

Non-Profit

FILE NUMBER:

951-8308

For Profit

Dallas

Carroll Townhomes

PRINCIPALS of the APPLICANT

Lester Nevels

City:

3939 N. Hampton Road

Address:
Contact:

Type:

71 Carroll Place, LP

Name:

HTC

DEVELOPMENT NAME

PROGRAM:

June 2, 2004

DATE:

MULTI FAMILY CREDIT UNDERWRITING ADDENDUM

TEXAS DEPARTMENT of HOUSING and COMMUNITY AFFAIRS

TEXAS DEPARTMENT of HOUSING and COMMUNITY AFFAIRS

CREDIT UNDERWRITING ADDENDUM

the 2000 QAP, §49.2(44). In addition, Bond Review Board rules require that 100% of the development is tax
credit restricted in order to receive an allocation of bonds and the ineligibility of two units would put in
question the developments original eligibility for the bonds. Under the 2004 QAP the restriction prohibiting
duplex construction has been eliminated. Though technically this request for additional credits has been made
in 2004, 4% credit/private activity bond developments requesting additional credits have historically been
held to the QAP for the year of the original determination notice. A potential solution to this predicament
suggested by TDHCA staff and accepted by the Applicant is to reduce the development’s eligible basis by a
prorata share of the eligible basis for the two units constructed in the ineligible building type. In addition the
TDHCA Board would have to either waive the ineligible building type requirement under the 2000 QAP or
accept this request under the 2004 QAP with a waiver of all requirements in conflict with the 2000 QAP
except the ineligible building type. The Development Owner resubmitted their request with the additional
credits reduced to $13,587, or a total of $265,305. The reduction is a direct result of excluding from eligible
basis costs associated with the two units housed in the ineligible building. The exclusion of these costs from
eligible basis should not affect the number of units restricted under the Housing Tax Credit program.
The Development Owner originally requested credits of $251,528 annually based on the anticipated gap in
need for permanent financing at application. The development’s original eligible basis qualified it for
$261,202 or $9,674 more in credit than the request. Moreover, the original underwriting supported the total
development costs estimate provided by the Development Owner at application.
In response to a request for required additional information under the current QAP, the Development Owner
submitted a packet with an explanation for the increase in total costs and eligible basis from estimates at
application. DHA’s past experience indicated the City of Dallas would allow a zoning variance for less
parking spaces than typically required for multifamily properties. Due to strong neighborhood opposition, a
request for such a zoning variance was denied and the Development Owner had to redesign the project at a
total cost of $231,375.59 in order to meet the minimum parking requirement. The fee negotiated for architect
and engineering after submission of application is $98,108 higher than anticipated. The Owner incurred
263A construction interest expense that was not included in the original budget. The interest expense is a
cost of funds other than interest on the interim loan and bridge loan/syndication proceeds during the
construction phase. This indirect cost is often understated or excluded at application.
The actual eligible basis of $5,777,137, certified to by a public accountant, supports the requested increase in
tax credits to a total of $265,305. As discussed above, the eligible basis was revised to exclude costs
associated with two units housed in an ineligible building type by reducing the development’s applicable
fraction, which was not entirely beyond the Applicant’s control. However, in order for the Underwriter to
recommend an increase in the tax credit allocation, the development’s gap driven need for syndication
proceeds must also support the requested additional tax credits. The gap analysis is difficult in this case due
to the development’s rent subsidy and unusual financing structure.
Tax-exempt private activity mortgage revenue bonds issued through the Dallas Housing Authority (DHA)
were used to finance the construction of the development up to the point that the Development Owner was
assured access to “4%” housing tax credits. Once the development qualified for the tax credits allocated in
association with the bonds, grant-funded loans with deferred interest and principle payments were used to
repay the bonds. This is an unconventional use of the private activity mortgage revenue bonds, but it does
not conflict with IRS code and in fact several private letter rulings with similar fact sets have confirmed the
IRS allowed repayment of bonds without an effect on associated housing tax credits.
The development is part of Phase II of the Dallas Housing Authority’s Roseland Homes revitalization. As of
April 2000, funds committed to this development include $4,644,637 in HOPE VI grant funds, which will be
provided in the form of a loan in the amount of $3,627,159 through DHA’s subsidiary, Housing Options, Inc.
The loan will accrue interest at a rate of 0.5% with payment of outstanding principle plus accrued and unpaid
interest due at the end of a 45 year term. It appears that Federal Home Loan Bank funds of $489,403 will be
provided to the Development Owner through a similar structure, but the note will accrue interest at 1.0%.
Therefore, the development will not be responsible for paying an annual debt service, but will be responsible
for repaying principal and accrued interest at maturity of the loans.
Due to the use of the grant funds to finance the development, all 71 units will be designated as public housing
2

TEXAS DEPARTMENT of HOUSING and COMMUNITY AFFAIRS

CREDIT UNDERWRITING ADDENDUM

units for a period of at least 40 years. The public housing units will be operated subject to conditions of the
Applicable Public Housing Requirements and, in this case, the ground lease with DHA. The Dallas Housing
Authority will utilize a HUD Annual Contributions Contract (ACC) to provide a monthly operating subsidy
again through its subsidiary, Housing Options Inc., via a regulatory and operating agreement with the
Development Owner. DHA will remain accountable to HUD and responsible for monitoring the
Development Owner. The subsidy, funded by HUD’s HOPE VI grant application program, will be the lesser
of 90% of the operating funds approved by HUD for the fiscal year or an amount equal to the estimated
property expenses for the fiscal year, as set forth in the approved operating budget, less the estimated
property income for such period. At the end of the fiscal year, any excess subsidy provided based on the
actual property expenses will be reimbursed to DHA or subsequent subsidy payments will be reduced.
Therefore, with proper monitoring, the development will operate at break-even, with no net operating income
available to service debt.
The Development Owner has the right to prepay the grant-financed loan at anytime without penalty and, in
fact, the loan agreement indicates after all construction and development costs are paid, any remaining
permanent funds must be applied towards repayment of the $3,627,159 loan provided through DHA.
Therefore, the requested additional tax credits and resulting syndication proceeds would not result in excess
total sources of funds for the development.
In summary, the development cannot service additional debt based on the subsidy structure and any
additional source of permanent funds would be used to repay a portion of an existing loan that will accrue
interest until maturity. The development’s eligible basis supports the additional tax credits requested and it is
likely the funds repaid with the resulting syndication proceeds (estimated at $126,346) will be used to release
related party grant-funded financing on this property to finance additional DHA sponsored affordable
housing. Therefore, the Underwriter recommends approval of an additional tax credit allocation of $13,587
for a revised total housing tax credit allocation of $265,305.
SUMMARY OF SALIENT RISKS AND ISSUES

•
•
•

The Applicant’s operating proforma is more than 5% outside of the Underwriter’s verifiable range.
The lender and lessor of the property have an identity of interest with the Development Owner.
The development includes an ineligible building type under the 2000 QAP.

Underwriter:

Date:

June 2, 2004

Date:

June 2, 2004

Lisa Vecchietti

Director of Real Estate Analysis:
Tom Gouris
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MULTIFAMILY COMPARATIVE ANALYSIS
Carroll Townhomes, Dallas, HTC #00004T ADDENDUM
Type of Unit

Number

Bedrooms

No. of Baths

Size in SF

Gross Rent Lmt.

Net Rent per Unit

Rent per Month

Rent per SF

Tnt Pd Util

Wtr, Swr, Trsh

<TC 60%

4

1

1

701

$748

$109

$436

$0.16

$84.00

$52.00

<TC 60%

3

1

1

707

748

109

327

0.15

84.00

52.00

<TC 60%

5

1

1

770

748

109

545

0.14

84.00

52.00

<TC 50%

2

2

1

950

748

131

262

0.14

106.00

58.00

<TC 50%

37

2

2

957

748

131

4,847

0.14

106.00

58.00

<TC 50%

5

2

2

978

748

131

655

0.13

106.00

58.00

<TC 50%

2

3

2

1,201

864

151

302

0.13

127.00

67.00

<TC 50%

9

3

2

1,211

864

151

1,359

0.12

127.00

67.00

<TC 50%

4

3

2

1,244

864

151

604

0.12

127.00

67.00

TOTAL:

71

AVERAGE:

975

$773

$132

$9,337

$0.13

$106.72

$58.89

TDHCA 2004

COST CERT

INCOME

Total Net Rentable Sq Ft:

69,251

TDHCA 2000

POTENTIAL GROSS RENT
Secondary Income

Per Unit Per Month:

$5.00

Other Support Income: (describe)

POTENTIAL GROSS INCOME
Vacancy & Collection Loss

% of Potential Gross Income:

APPLICATION

119,796
$232,172

$112,044
4,260
148,500
$264,804
(19,860)
0
$244,944

$140,724
3,600
225,000
$369,324
(27,699)
0
$341,625

$112,968
0
112,968
$8,472
0
119,796
$224,292

-7.50%

Employee or Other Non-Rental Units or Concessions

EFFECTIVE GROSS INCOME
EXPENSES

$112,968
8,520
121,488
$9,112

3

Comptroller's Region

Dallas

IREM Region
$4.23

Per Unit Per Month

-7.50%

of Potential Gross Rent

% OF EGI

PER UNIT

PER SQ FT

PER SQ FT

PER UNIT

% OF EGI

General & Administrative

8.91%

$308

0.32

$21,162

$21,836

$18,570

$10,050

$0.27

$262

5.44%

Management

11.78%

406

0.42

26,176

28,861

26,838

28,000

0.39

378

7.86%

Payroll & Payroll Tax

21.82%

753

0.77

47,129

53,444

51,587

57,000

0.74

727

15.10%

Repairs & Maintenance

16.87%

582

0.60

37,489

41,317

23,436

33,000

0.34

330

6.86%

Utilities

8.02%

277

0.28

8,770

19,655

55,716

22,250

0.80

785

16.31%

Water, Sewer, & Trash

13.41%

463

0.47

22,277

32,851

25,432

29,000

0.37

358

7.44%

Property Insurance

7.07%

244

0.25

13,640

17,313

5,100

17,250

0.07

72

1.49%

Property Tax

0.00%

0

0.00
0.26

11,297
14,200

0.00%

250

0
17,750

0

7.25%

0
17,750

0.00

Reserve for Replacements

11,297
14,200

0.26

250

5.20%

6.40%

221

0.23

2,250

15,680

15,680

2,250

0.23

221

4.59%

101.54%

$3,503

$3.59

$204,391

$248,706

$240,109

$224,297

$3.47

$3,382

70.28%

-1.54%

($53)

($0.05)

($5)

$1.47

$1,430

29.72%

First Lien Mortgage

0.00%

$0

$0.00
$0.00

$0
0

$0
0

0.00%

$0

$0
0

$0

0.00%

$0
0

$0.00

Additional Financing

$0.00

$0

0.00%

Additional Financing

0.00%

$0

$0.00

0

0

0

0

$0.00

$0

0.00%

NET CASH FLOW

-1.54%

($53)

($0.05)

$1.47

$1,430

29.72%

Other Expenses:

TOTAL EXPENSES
NET OPERATING INC

$27,782

($3,762)

$101,516

DEBT SERVICE

$27,782

($3,762)

AGGREGATE DEBT COVERAGE RATIO

n/a

n/a

RECOMMENDED DEBT COVERAGE RATIO

n/a

n/a

$101,516
n/a

($5)
n/a

CONSTRUCTION COST
Description

Factor

TDHCA 2000

TDHCA 2004

COST CERT

APPLICATION

% of TOTAL

PER UNIT

PER SQ FT

PER SQ FT

PER UNIT

% of TOTAL

0.00%

$0

$0.00

$0

$0

$0

$0

$0.00

$0

0.00%

Off-Sites

0.00%

0

0.00

0

0

0

0

0.00

0

0.00%

Sitework

7.14%

5,990

6.14

832,145

425,306

425,306

903,145

6.14

5,990

7.00%
52.12%

Acquisition Cost

(site or bldg)

Direct Construction

50.49%

42,384

43.45

2,871,339

3,009,297

3,164,888

2,803,532

45.70

44,576

Contingency
General Req'ts

0.00%

0.00%

0

0.00
2.78

91,370
215,782

0.00%

2,710

0
192,400

0

3.23%

0
192,400

0.00

5.60%

91,370
215,782

2.78

2,710

3.17%

Contractor's G & A

2.00%

1.15%

967

0.99

74,070

68,644

68,644

74,114

0.99

967

1.13%

Contractor's Profit

6.00%

3.46%

2,900

2.97

208,657

205,931

205,931

208,657

2.97

2,900

3.39%

11.21%

9,406

9.64

667,861
291,961

667,861
291,961

319,496
340,673

9.64

9,406

11.00%
4.81%

Indirect Construction
Ineligible Costs

4.90%

4,112

4.22

319,496
340,673

4.22

4,112

Developer's G & A

1.04%

0.86%

721

0.74

640,000

51,201

51,201

640,000

0.74

721

0.84%

Developer's Profit

12.98%

10.74%

9,014

9.24

0

640,000

640,000

0

9.24

9,014

10.54%

Interim Financing

6.06%

5,083

5.21

59,374

360,906

360,906

59,374

5.21

5,083

5.94%

Reserves
TOTAL COST

0.78%

656

0.67

391,962
$6,048,105

0.06%

$86.07

3,650
$6,072,748

51

$83,945

46,604
$5,960,111

0.05

100.00%

400,000
$6,052,906

$87.69

$85,532

100.00%

65.46%

$54,952

$56.34

$3,901,578

$4,057,169

$58.59

$57,143

66.81%

Recap-Hard Construction Costs

SOURCES OF FUNDS

RECOMMENDED

First Lien Mortgage

60.86%

$51,087

$52.38

8.21%

$6,893

$7.07

$3,708,721
2,339,384

$3,627,159
489,403

$3,627,159
0

$3,708,721
2,339,384

$3,027,247
489,403

Developer Fee Available

Additional Financing
HTC Syndication Proceeds

37.59%

$31,552

$32.35

0

2,240,208

2,240,208

0

2,467,090

% of Dev. Fee Deferred

4,801

205,381

205,381

0

Deferred Developer Fees
Additional (excess) Funds Required

TOTAL SOURCES

TCSheet Version Date 5/22/03tg

3.45%

$2,893

$2.97

-10.10%

($8,479)

($8.69)

(602,040)
$6,052,906

$5,960,111

Page 1

0
$6,072,748

0
89,009

$6,048,105

$6,072,748

$691,201
0%
15-Yr Cumulative Cash Flow

($367,984.02)

00004T ADDENDUM with costing.xls Print Date6/3/2004 9:52 AM

MULTIFAMILY COMPARATIVE ANALYSIS (continued)
Carroll Townhomes, Dallas, HTC #00004T ADDENDUM
DIRECT CONSTRUCTION COST ESTIMATE

PAYMENT COMPUTATION

Residential Cost Handbook
Average Quality Townhouse Basis
CATEGORY

FACTOR

UNITS/SQ FT

Base Cost

PER SF

AMOUNT

$50.01

$3,462,914

$1.26

$87,265

0.00

0

Adjustments
Exterior Wall Finish

2.52%

Elderly/9-Ft. Ceilings
Roofing
Subfloor
Floor Cover
Porches/Balconies
Plumbing

0.00
(1.00)

0
(68,905)

2.53

175,205

$16.36

707

0.17

11,567

$730

35

0.37

25,550

$2,175

71

Primary

$3,627,159

Term

Int Rate

0.50%

DCR

Secondary

$0

#DIV/0!

Term

Int Rate

Subtotal DCR

Additional

#DIV/0!

Term

$2,240,208

Int Rate

Aggregate DCR

#DIV/0!

RECOMMENDED FINANCING STRUCTURE:
$0
0
0
($3,762)

2.23

154,425

Stairs/Fireplaces

0.00

0

Floor Insulation
Heating/Cooling

0.00
1.96

0
135,732

Garages/Carports

0.00

0

Comm &/or Aux Bldgs

0.00

0

Primary

$3,027,247

Term

0

Other:

0.00

0

Int Rate

0.50%

DCR

#DIV/0!

57.53

3,983,753
Secondary

$489,403

Term

0

Int Rate

1.00%

Subtotal DCR

#DIV/0!

Additional

$2,240,208

Term

0

Int Rate

0.00%

Aggregate DCR

#DIV/0!

YEAR 15

YEAR 20

YEAR 30

Built-In Appliances

SUBTOTAL
Current Cost Multiplier

1.03

Local Multiplier

0.90

1.73
(5.75)

TOTAL DIRECT CONSTRUCTION COSTS

$53.50

Plans, specs, survy, bld prmt

3.90%

Interim Construction Interest

3.38%

($2.09)
(1.81)

Contractor's OH & Profit

11.50%

(6.15)
$43.45

NET DIRECT CONSTRUCTION COSTS

Primary Debt Service
Secondary Debt Service
Additional Debt Service

NET CASH FLOW

119,513
(398,375)
$3,704,890
($144,491)
(125,040)
(426,062)
$3,009,297

OPERATING INCOME & EXPENSE PROFORMA: RECOMMENDED FINANCING STRUCTURE
INCOME

at

3.00%

POTENTIAL GROSS RENT
Secondary Income
Other Support Income: (describe
POTENTIAL GROSS INCOME
Vacancy & Collection Loss

YEAR 1

YEAR 2

$112,044

$115,405

$118,867

$122,434

$126,107

$146,192

$169,477

$196,470

4,260

4,388

4,519

4,655

4,795

5,558

6,444

7,470

10,039

148,500

152,955

157,544

162,270

167,138

193,759

224,620

260,396

349,950

264,804

272,748

280,931

289,358

298,039

345,509

400,540

464,335

624,028

(19,860)

(20,456)

(21,070)

(21,702)

(22,353)

(25,913)

(30,040)

(34,825)

(46,802)

0

0

0

0

0

0

0

0

0

$244,944

$252,292

$259,861

$267,657

$275,686

$319,596

$370,499

$429,510

$577,226

$68,097

Employee or Other Non-Rental U
EFFECTIVE GROSS INCOME
EXPENSES at

YEAR 3

YEAR 4

YEAR 5

YEAR 10

$264,039

4.00%

$21,836

$22,709

$23,617

$24,562

$25,544

$31,079

$37,812

$46,004

Management

28,861

29,726

30,618

31,537

32,483

37,657

43,654

50,607

68,012

Payroll & Payroll Tax

53,444

55,582

57,805

60,118

62,522

76,068

92,548

112,599

166,674

Repairs & Maintenance

41,317

42,969

44,688

46,476

48,335

58,806

71,547

87,048

128,852

Utilities

19,655

20,441

21,259

22,109

22,993

27,975

34,036

41,409

61,296

Water, Sewer & Trash

32,851

34,165

35,532

36,953

38,431

46,758

56,888

69,213

102,452

Insurance

17,313

18,005

18,725

19,474

20,253

24,641

29,980

36,475

53,992

0

0

0

0

0

0

0

0

0

17,750

18,460

19,198

19,966

20,765

25,264

30,737

37,397

55,356

General & Administrative

Property Tax
Reserve for Replacements
Other
TOTAL EXPENSES
NET OPERATING INCOME

15,680

16,307

16,959

17,638

18,343

22,318

27,153

33,035

48,900

$248,706

$258,366

$268,403

$278,833

$289,671

$350,565

$424,355

$513,788

$753,633

($3,762)

($6,074)

($8,542)

($11,176)

($13,984)

($30,969)

($53,856)

($84,278)

($176,407)

DEBT SERVICE

$0

$0

$0

$0

$0

$0

$0

$0

$0

Second Lien

0

0

0

0

0

0

0

0

0

Other Financing

0

0

0

0

0

0

0

0

0

($3,762)

($6,074)

($8,542)

($11,176)

($13,984)

($30,969)

($53,856)

($84,278)

($176,407)

First Lien Financing

NET CASH FLOW
DEBT COVERAGE RATIO

#DIV/0!

TCSheet Version Date 5/22/03tg

#DIV/0!

#DIV/0!

#DIV/0!

#DIV/0!

Page 2

#DIV/0!

#DIV/0!

#DIV/0!

#DIV/0!
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LIHTC Allocation Calculation - Carroll Townhomes, Dallas, HTC #00004T ADDENDUM

CATEGORY

APPLICANT'S

TDHCA

APPLICANT'S

TDHCA

TOTAL

TOTAL

REHAB/NEW

REHAB/NEW

AMOUNTS

AMOUNTS

ELIGIBLE BASIS

ELIGIBLE BASIS

(1) Acquisition Cost

Purchase of land
Purchase of buildings
(2) Rehabilitation/New Construction Cost

On-site work
Off-site improvements

$425,306

$425,306

$425,306

$425,306

$3,164,888

$3,009,297

$3,164,888

$3,009,297

$68,644
$205,931
$192,400

$68,644
$205,931
$192,400

$68,644
$205,931
$192,400

$68,644
$205,931
$192,400

$667,861
$360,906
$291,961

$667,861
$360,906
$291,961

$667,861
$360,906

$667,861
$360,906

$51,201
$640,000
$3,650

$51,201
$640,000
$46,604

$51,201
$640,000
$762,890

$51,201
$640,000
$739,552

$6,072,748

$5,960,111

$5,777,137

$5,621,546

$5,777,137
130%
$7,510,278
97%
$7,249,781
3.66%

$5,621,546
130%
$7,308,010
97%
$7,054,529
3.66%

(3) Construction Hard Costs

New structures/rehabilitation hard costs
(4) Contractor Fees & General Requirements

Contractor overhead
Contractor profit
General requirements
(5) Contingencies
(6) Eligible Indirect Fees
(7) Eligible Financing Fees
(8) All Ineligible Costs
(9) Developer Fees

Developer overhead
Developer fee
(10) Development Reserves
TOTAL DEVELOPMENT COSTS
Deduct from Basis:

All grant proceeds used to finance costs in eligible basis
B.M.R. loans used to finance cost in eligible basis
Non-qualified non-recourse financing
Non-qualified portion of higher quality units [42(d)(3)]
Historic Credits (on residential portion only)
TOTAL ELIGIBLE BASIS
High Cost Area Adjustment
TOTAL ADJUSTED BASIS
Applicable Fraction
TOTAL QUALIFIED BASIS
Applicable Percentage

TOTAL AMOUNT OF TAX CREDITS
Syndication Proceeds

0.9299

$265,342

$258,196

$2,467,434

$2,400,980

Total Credits (Eligible Basis Method)

$265,342

$258,196

Syndication Proceeds

$2,467,434

$2,400,980

Requested Credits (May 2004)

$265,305

Syndication Proceeds

$2,467,090

Gap of Syndication Proceeds Needed

$2,556,099

Credit Amount

$274,877

TEXAS DEPARTMENT of HOUSING and COMMUNITY AFFAIRS

MULTI FAMILY CREDIT UNDERWRITING ANALYSIS
DATE:

PROGRAM:

03/02/00

FILE NUMBER:

LIHTC

00004T

DEVELOPMENT NAME

Carroll Townhomes
APPLICANT
Name:

71 Carroll Place, L.P.

Type:

Address:

3939 N. Hampton Road

City:

Zip:

75212

Contact:

Mattye Gouldsby Jones

For Profit

Non-Profit

Municipal

Dallas
(214)

Phone:

State:
951-8303

Fax:

(214)

Other

TX

951-8800

PRINCIPALS of the APPLICANT
Name:

Supreme Development Corporation (SDC)

(%):

0.01

Title:

Managing General Partner

Name:

Mattye Gouldsby Jones

(%):

N/A

Title:

President of SDC

Name:

Dallas Housing Authority (DHA)

(%):

99.99

Title:

Initial Limited Partner

Name:

Lori H. Moon

(%):

N/A

Title:

President & CEO of DHA

Name:

Barry Palmer

(%):

N/A

Title:

Project Consultant & Attorney

GENERAL PARTNER
Name:

Supreme Development Corporation

Type:

Address:

3939 N. Hampton Road

City:

Zip:

75212

Contact:

Mattye Gouldsby Jones

For Profit

Non-Profit

Municipal

Dallas
(214)

Phone:

State:
951-8303

Fax:

(214)

Other

TX

951-8800

PROPERTY LOCATION
Location:

1917 North Carroll Avenue

City:

Dallas

QCT
Dallas

County:

DDA
Zip:

REQUEST
Amount

Interest Rate

Amortization

Term

$251,528

N/A

N/A

N/A

Other Requested Terms:

Annual "4%" tax credit allocation

Proposed Use of Funds:

New construction

SITE DESCRIPTION
Size:

2.696

acres

Flood Zone Designation:

117,438

square feet

Zone C: areas of minimal flooding

Zoning/ Permitted Uses:
Status of Off-Sites:

MF-2(A)
Fully Improved

75204

TEXAS DEPARTMENT of HOUSING and COMMUNITY AFFAIRS

CREDIT UNDERWRITING ANALYSIS

DESCRIPTION of IMPROVEMENTS
Total
Units:

# Rental
Buildings

71

13

# Common
Area Bldngs

2 &3

Age:

N/A

yrs

Vacant:

Bedrooms
1

Other Rms
N/A

Bathrooms
1

Size in SF
700

44
15

2
3

N/A
N/A

1.5
1.5

950
1,200

Av Un SF:

Multifamily

Property Type:

# of
Floors

Number
12

68,200

Net Rentable SF:

0

961

0

Common Area SF:

SFR Rental

N/A

Gross Bldng SF

Elderly

Mixed Income

68,200
Special Use

CONSTRUCTION SPECIFICATIONS
STRUCTURAL MATERIALS

Wood frame on a post-tensioned slab on grade, masonry brick and hardboard exterior wall coverings with wood trim,
painted drywall interior finish, and a composition shingle roof.
APPLIANCES AND INTERIOR FEATURES

Range & oven with hood & fan, garbage disposal, refrigerator, washer & dryer, individual water heaters, tile
tub/shower, laminated counter tops, carpet & vinyl flooring, ceiling fans, and central air & heat utilizing a heat pump
system.
ON-SITE AMENITIES

As the subject is a proposed addition to Roseland Homes (an existing 608-unit project located 1 mile southwest of the
subject that will be demolished and newly constructed as a 152-unit project), the following amenities will be
reconstructed and shared with the proposed Carroll Townhomes and Monarch Townhomes: communtiy building with
recreation room, daycare facility, commercial kitchen, and laundry room; equipped playground area, indoor
basketball/volleyball court, and public telephone. Additionally, the proposed Carroll Townhomes will also have
perimeter fencing.
110

Uncovered Parking:

spaces

0

Carports:

Garages:

spaces

0

spaces

OTHER SOURCES of FUNDS
INTERIM CONSTRUCTION or GAP FINANCING
Source:

Chase Bank of Texas, N.A.

Principal Amount:

$3,200,000

N/A

Linda S. McMahon

To be set at closing; Equal to AAA-insured rate plus 45 basis points.

Interest Rate:

Tax-exempt mortgage revenue bonds

Additional Information:
Amortization:

Contact:

yrs

Term:

3

yrs

Commitment:

None

Firm

Conditional

INTERIM CONSTRUCTION or GAP FINANCING
Source:

Dallas Housing Authority; HOPE VI Funds

Principal Amount:

$1,335,825

N/A

Lori H. Moon

Long-term AFR

Interest Rate:

Monthly payments of interest only until the maturity date, at which time loan will convert to permanent
combined with an additional $2,373,644 of permanent debt funded to the project from Dallas Housing
Authority at terms set forth below

Additional Information:

Amortization:

Contact:

yrs

Term:

3

yrs

Commitment:

2

None

Firm

Conditional
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LONG TERM/PERMANENT FINANCING
Dallas Housing Authority; HOPE VI Funds

Source:

$3,709,469

Principal Amount:

N/A

55

Term:

yrs

N/A

Annual Payment:

0.5%

Interest Rate:

Comprised of the above-described interim loan plus an additional $2,373,644 in HOPE VI funds;
Interest will be accrued and be paid at the end of the full term. The Applicant provided this revised
commitment on March 3, 2000.

Additional Information:

Amortization:

Lori H. Moon

Contact:

None

Commitment:

yrs

1st

Lien Priority:

Firm
12/

Commitment Date

Conditional
13/

1999

LIHTC SYNDICATION
Source:

Texas Housing Finance Corporation (THOF) / Enterprise
Social Investment Corporation (ESIC)

Address:

1145 West 5th Street

State:

TX

City:
78703

Zip:

None

Commitment

Austin

469-9059

Fax:

Net Syndication Rate (per $1.00 of 10-yr LIHTC)

$2,339,384

Net Proceeds:

(512)

Phone:

Diana Helms Morreale

Contact:

Firm

Conditional

(512)

469-9864

20/

1999

93¢

Date:

12/

THOF and ESIC will jointly acquire a 99.99% limited partnerhip interest in the Applicant

Additional Information:

APPLICANT EQUITY
$0

Amount:

N/A

Source:

VALUATION INFORMATION
APPRAISED VALUE
Land Only:

$575,000

Appraiser:

CB Richard Ellis

11/

Date of Valuation:
City:

Dallas

Phone:

(972)

30/

1999

458-4888

ASSESSED VALUE
N/A as property is currently tax-exempt

Land:

N/A

Assessment for the Year of:

EVIDENCE of SITE or PROPERTY CONTROL
Type of Site Control:

Ground Lease Contract

Contract Expiration Date:
Annual Rent:

$100

12/

31/

2000

Anticipated Closing Date:

Other Terms/Conditions:

04/

20/

2000

Applicant will lease subject property for a term of 55 years
from current owner, the Dallas Housing Authority

REVIEW of PREVIOUS UNDERWRITING REPORTS

No previous reports.
PROPOSAL and DEVELOPMENT PLAN DESCRIPTION

Carroll Townhomes is the proposed second phase of a redevelopment plan by the Dallas Housing
Authority in the greater Roseland neighborhood located in east Dallas. The proposed Monarch Townhomes
comprises the other piece of the second phase of redevelopment and it is concurrently being reviewed by
Underwriting staff as it too received a private activity cap tax-exempt bond allocation.
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The first phase consists of the demolition and new construction of Roseland Townhomes, originally
608 units, but when completed will house 152 units. Roseland Townhomes was awarded a low income
housing tax credit allocation during the 1999 “9%” LIHTC allocation round. Carroll Townhomes as
proposed will provide an additional 71 units of affordable housing and is comprised of 13 separate buildings
configured as 6 different building types, all of which will contain split-level townhomes. The Applicant has
indicated that the relocated tenants from Roseland Townhomes will be offered first option to rent at the
proposed Carroll Townhomes.
The Dallas Housing Authority will provide optional support services at no additional charge to the
residents. These services will include education services, family skills development, personal growth
opportunities, neighborhood advancement activities, and “fun and freedom” social activities. The annual fee
for these services will be $100 as well as an hourly rate of $40 for such additional services deemed
acceptable as set forth in the submitted supportive services contract. However, the Applicant did not
designate a line item in the submitted operating budget for support services. The proposed land lease
agreement is also in the amount of $100 per year and it is possible this number is inclusive of the support
services. A property management company has not yet been selected.
The Applicant anticipates construction to begin in May of 2000, construction to be completed by
July of 2001, and have substantial lease-up and stabilized occupancy achieved by December of 2001.
POPULATION SERVED

As this is a Tier I private activity, tax-exempt bond-financed project, all of the units proposed for
Carroll Townhomes will be designated tax credit units and subject to the LIHTC 50% rent restriction. The
Applicant has selected the 40% at 60% set aside which will require all units to be leased to households
earning 60% or less of the AMGI. In addition, all of the units will be designated as public housing units and
will be leased through the Dallas Housing Authority to persons on DHA’s applicant waiting list.
MARKET HIGHLIGHTS

CDS Market Research prepared a market study report dated December 9, 1999. Highlights of the
report include the following:
x “The subject property is located within the Intown Submarket as defined by M/PF Research. Of
noteworthy importance is that the subject property lies along the eastern side of the Central
Expressway and borders the East Dallas Submarket. The area located west of the Central
Expressway is in closer proximity to the CBD, and therefore is considered a superior location…The
subject Submarket simultaneously commands the highest [multifamily] rent in the Metroplex and
concurrently is initiating affordable housing for low-income families.” (p.22)
x “The existing base supply for the Intown Submarket is 6,871 multifamily units. The planned new
multifamily construction by the end of the second quarter 2000 total 2,137 units. The Submarket
absorption trend is similar to the Dallas market overall, indicating an increase in absorption from 570
units by 06/98 to 760 units by 06/99 (33% increase). The projected absorption by the second quarter
of 2000 is 1,730 units. Gross occupancy, however, is projected to decrease to approximately 89.8%,
as new construction is projected to outpace absorption levels.” (p.26)
x “There are approximately 501 low income (or assisted income) units in the Market Area located in 6
projects (627 units) representing 80% of the total (neighborhood survey). According to the CDS
survey, the average ‘gross’ occupancy of the ‘tax credit’ apartment sample is approximately
95%.”(p.23)
x “Once the Roseland Development (including the Carroll Avenue and Monarch Ave. extensions) are
constructed, it will add an estimated 280 subsidized units to the inventory, representing
approximately 37% of the neighborhood total. Income qualified residents in the Market Area total
24,234 for the 71 unit Carroll Avenue addition to the Roseland Townhome development.” (p.28)
x “Tenant demand will be generated from three sources, former tenants of the Roseland Home project,
normal neighborhood turnover, and new demand from the greater Dallas population. A minimum of
between one eighth and one quarter of the resident tenants of the 608 unit Roseland Home project
are expected to return or an estimated 115 tenants. Another 240 units, which compose a portion of
the neighborhood “tax credit” properties, are expected to “turnover” annually as a result of normal
4
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x

x

x

x

x

x

resident move-in and move-out. This is based on an industry standard of a turnover ratio of 50% and
501 subsidized units. An additional source of new tenants is the approximate 6 months to 2 years
waiting list of 24,234 of the Dallas Housing Authority.” (p.28)
“Ms. Annie Nelson with the Housing Authority of the City of Dallas, Texas reported that as of the
second quarter 1999 there were approximately 400 persons on the waiting list for disabled housing.”
(p.16)
“…the subject submarket’s (Intown) ‘market’ occupancy ranged from 92.5% in 06/99 to 96.6% in
06/97. Rental rate in the submarket grew from $1.11 in December of 1996 to $1.22 psf/mo. by June
of 1999, indicating an annual compound rate increase of 33.84%.”(p.22)
“The neighborhood survey includes 10 complexes comprising 1,232 units reported an overall ‘gross’
occupancy of approximately 95.97%. The Intown Submarket second quarter 1999 occupancy of
92.5% supports the neighborhood occupancy. Four of the ten properties surveyed (48%of the units)
were constructed after 1990 and 25% have been recently renovated. The linden Intown has recently
been completed and is 97% occupied.” (p.23)
“The total average rental rate for the subject property is $0.14 per square foot per month…The onebedroom units are estimated to be 82% below market rent, the two-bedroom one and one-half bath
unit floorplan rent is 82% below market rent and [the] three-bedroom units are 84% lower than
market rent for this floorplan.” (p.25)
“The proposed 71-unit Carroll Avenue addition of the proposed Roseland Townhomes project is not
likely to result in unreasonably high vacancy rates in the subject neighborhood. As of October 1999,
the existing government-assisted projects have a waiting list of approximately 4,524 people. The
waiting list for government-assisted rental units is 6 months to 2 years or more depending on
individual family needs. Occupancy rates of assisted and unassisted Market Area apartments are
typically in the mid 90s.” (p.5)
“A conservative absorption rate of new apartments units with 100% of the units at significantly
below market rent (competitive pricing) should be in the order of 30 to 40 units per month, taking
into consideration two months of preleasing activity. We have additionally taken into consideration
that the original 608-unit Roseland Homes complex will be demolished and the existing tenants will
have first option on occupancy in the new development.” (p.26)

The market analyst’s claim of an “industry standard” turnover ratio of 50% seems excessive in the
Underwriter’s opinion. However, considering the inherently high demand in the overall Dallas market that
presently exists and the displacement of existing Roseland tenants, the project should have no problem
locating potential tenants.
SITE and NEIGHBORHOOD CHARACTERISTICS

The subject property is comprised of five contiguous pieces of land totaling approximately 2.9 acres
located in the Roseland neighborhood in east Dallas in Dallas County. According to the U.S. Census
Bureau, the estimated population of Dallas was 1,075,894 as of July 01, 1998.
The immediate area surrounding the subject property is a residential neighborhood and the
surrounding area includes a mix of vacant land, multifamily and single family residences, retail and
commercial uses. Access to the various sites will be gained from California Street, Lafayette Drive, Carroll
Street, and Munger Street. The Central Expressway, located just ¾-mile southeast of the neighborhood,
provides excellent linkage to all of the other major traffic arteries in Dallas. Dallas Area Rapid Transit
(DART) provides public transportation throughout the city and there are numerous bus stops located in very
close proximity to the sites. Dallas Memorial Hospital is located less than ¼-mile from any of the sites and
the Baylor University Medical Center is located within a 1 ¼-mile radius. According to the market analyst,
the Dallas Central Business District is located approximately 1 mile away and various other retail facilities
are found in the immediate area (Target and Ross to name two). Additionally, J.W. Ray Elementary School
is located within the neighborhood as is the Cesar Chavez Learning Center, Project Head Start Day Care
Center, and numerous parks and playgrounds. Spence Junior High School and North Dallas High School are
both within 1 mile of the sites.
A site inspection was performed by TDHCA underwriting and LIHTC program staff on November
5
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30, 1999 and the site was found to be an acceptable location for the proposed project with average overall
linkages to the salient needs of the potential future tenants. The site appears to be level at grade and has no
obvious sitework requirements.
HIGHLIGHTS of SOILS & HAZARDOUS MATERIALS REPORT(S)

Afram International Environmental Consultants prepared a Phase I Environmental Site Assessment
report dated May 3, 1999 and an update on November 29, 1999. According to the report, the subject
property does lie within Flood Zone C, defined as areas of minimal flooding. The market analyst’s
conclusion was that no environmental conditions exist that currently adversely affect the site and no
additional investigation is recommended.
OPERATING PROFORMA ANALYSIS

The Dallas Housing Authority will utilize a HUD Annual Contributions Contract (ACC) to provide
an operating subsidy via a regulatory and operating agreement between the Applicant and DHA. The annual
subsidy is estimated to average $140.67 per unit per month and will allow the applicant to reduce the rents to
well below the LIHTC 50% limits. These subsidy funds are part of the HUD HOPE VI grant application
program, which provides for the redevelopment of the existing Roseland Townhomes and the surrounding
community. Without the subsidy, the significantly lower rents would not be possible because the project
would not generate sufficient income to cover the estimated operating expenses. The HUD ACC operating
subsidy will cover this operating loss and the proposed project’s effective net operating income (NOI) will
be $0. Since the regulatory agreement calls for reconciliation at the end of each year with any excess
subsidy being returned and any excess operating expense being paid, there is a guarantee that the project will
always break even. The Underwriter’s proforma indicates that the operating subsidy needed will grow over
time based on increases in expenses outpacing increases in income. The break even operating scenario is
made possible by the permanent HOPE VI debt which will accrue interest and carry a term of 55 years with
the $3.7M principal amount and $1.2M in accrued interest due at the end of the term. Thus an annual debt
service amount was not included on the Applicant’s 15-year proforma for this first lien HOPE VI loan and a
debt coverage ratio is not relevant to this analysis. Based on the related nature of the loan provider in this
case, the risk of foreclosure is unlikely.
The Applicant utilized utility allowances that are $8 to $22 lower than the most recent utility
allowance sheet available, but they provided documentation of the actual utility costs of an existing new
project in the area. To the extent the allowances used by the Applicant are incorrect, the net rents charged
may differ but they will be offset during the reconciliation of the operating subsidy budget. The Applicant’s
total operating expense budget appears to be overstated by $16K or 8.4% compared to the TDHCA databasederived estimate for comparably sized projects with a property tax exemption. Significant differences exist
in payroll and payroll tax, which is overstated by $10K; utilities are overstated by $12K and general and
administrative is understated by $10K. Again, these differences are not a significant concern, however, due
to the regulatory agreement discussed above. The Applicant also budgeted and documented $10,525 in
annual payments to the various taxing entities in lieu of property taxes.
CONSTRUCTION COST ESTIMATE EVALUATION

The Applicant claimed $12,872 per unit in sitework costs, which is substantially higher than the
TDHCA-acceptable range of $4,500 to $6,000 for sitework. The Applicant provided an architect’s scope of
work performed by James, Harwick + Partners to justify the extremely high site work costs. The scope of
work appears to be reasonable with the exception of one particular matter. The architect’s budget included a
line item for landscaping that totaled $168,857, or $2,378 per unit. The typical Underwriting guideline for
landscaping costs is $1K per unit inclusive of automatic irrigation, which would equate to approximately
$71K when this guideline is applied to the proposed project. When the $1K per unit landscaping cost
guideline is compared to the architect’s estimate, a difference of $97,857 exists, which seems excessive in
the Underwriter’s opinion. So for the purpose of estimating the project’s total construction cost, the
Underwriter reduced the landscaping costs to $71K, or an average of $1,000 per unit, resulting in total
sitework costs of $11,720 per unit.
The Applicant’s direct construction cost estimate is within 0.5% of the Underwriter’s Marshall &
Swift Residential Cost Handbook-derived estimate for two- and one-story townhome units. The Applicant’s
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total project cost estimate is 1% or $52K lower than the Underwriter’s (after the landscaping cost reduction
as discussed above) and is acceptable as submitted.
FINANCING STRUCTURE ANALYSIS

The Applicant intends to finance this project with: ctax-exempt private activity cap mortgage
revenue bonds issued through the Dallas Housing Authority; dsyndication proceeds from the “4%” low
income housing tax credits available with the issuance of tax-exempt private activity cap mortgage revenue
bonds; and ean interim to permanent loan provided by the Dallas Housing Authority utilizing HOPE VI
funds. The $3.2M in tax-exempt bonds will carry a three-year term and will be placed and initially
purchased by Chase Bank of Texas and used to fund the development’s construction in conjunction with a
$1.34M interim loan from DHA with a term of 3 years and a $397K portion of the syndication proceeds
provided by the Texas Housing Finance Corporation (THOF) and the Enterprise Social Investment
Corporation (ESIC). Upon occupancy of the project, DHA will assign a portion of its HUD ACC operating
subsidy to the partnership to subsidize rents for all 65 of the units to well below the LIHTC 50% limits. At
the end of the 3-year term, the $1.34M interim HOPE VI loan will convert to permanent and the city of
Dallas will fund an additional $2.37M amount of permanent HOPE VI debt to the project. Utilizing this
additional debt in conjunction with the balance of syndication proceeds not used to fund construction, the
Applicant will pay off the tax-exempt bonds. This is a rather unconventional use of the private activity cap
mortgage revenue bonds, and while it may be inefficient it does not appear to conflict with IRS code. In this
case, the bonds themselves are not required for the project’s permanent financing, but are a being utilized as
a tool to leverage construction funds and access “4%” tax credits in a non-competitive funding cycle.
As mentioned above in the operating proforma analysis section, the project will not produce any net
operating income with which to service this debt as a result of the HUD ACC operating subsidy.
Consequently, the Applicant is hedging on the belief that the project itself will be equal to or more than the
value of this permanent debt at the end of the 55-year term. This appears to be a reasonable conclusion, and
because of the related nature of the lender it would further be reasonable that the loan could be restructured
at that future date if needed.
Based on an eligible basis of $5,315,470, an increased applicable percentage rate of 3.78% (current
3.68% applicable percentage for March plus 10 basis points), a tax credit allocation of no more than
$261,202 per year is actually available. Due to the existing financing structure, however, the gap of funds
needed to complete this project is $2,338,636 resulting in a recommended credit amount of $251,718. This
recommended reduction in allocation will provide $190 less in credits and $748 less in syndication proceeds
than originally anticipated by the Applicant. This marginal difference is due to the fact that the Applicant
used $3,708,721 as the amount of HOPE VI funds in the submitted sources and uses chart instead of
$3,709,469, as set forth in the commitment letter from the city of Dallas. For the purpose of determining the
project’s gap of need, the Underwriter utilized the slightly larger HOPE VI loan amount as pledged in the
commitment letter.
The Underwriter also estimated the potential gap needed under a conventional loan/bond structure of
8% interest and a 30-year amortization and the maximum 50% LIHTC rents. This analysis reflects a
potential debt of $2.8M, which is less than the proposed DHA HOPE VI loan and therefore would result in a
larger gap than the gap resulting from the subject structure. Thus the inefficient short-term use of the private
activity tax-exempt bonds may be offset by the smaller tax credit amount needed due to the HOPE VI
funding.
REVIEW of ARCHITECTURAL DESIGN

The submitted architectural drawings detail uncomplicated elevations with exteriors of brick veneer
and hardboard siding along with a combination of hipped and gabled roofs.
There are three conventional floor plans offered by the Applicant. All are split-level townhomes of
above average size and all provide adequate interior closet space. In the one-bedroom/one-bath layout (700
square feet), entrance is gained into the living room, which is located on the ground floor with the kitchen.
The bedroom and one full bathroom are located on the second floor.
The two-bedroom/one-and-a-half-bath townhome (950 square feet) adds an additional bedroom to
the second floor and separates the two bedrooms with a full-size bathroom. A half-bathroom is added to the
ground floor. The three-bedroom/one-and-a-half-bath unit (1,200 square feet) simply adds a third bedroom
7
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to the second floor.
There are three handicapped-accessible floorplans that are flats located on the ground floor. These
units maintain the same square footage as the conventional split-level layouts. In addition, the smaller
handicapped-accessible units contain only one full bathroom while the 1,200 square foot layout houses two
full bathrooms. All are very efficiently designed, providing good separation of private spaces and common
spaces. These flats are located in the ends and corners of the buildings and have two adjacent split level
townhomes above them. Thus the townhomes above these units do not meet the Department’s definition of a
townhome, but as tax-exempt bond applications are not scored, this is not a factor taken into consideration
for this project.
IDENTITIES of INTEREST

All three members of the Board of Directors of the managing general partner of the Applicant,
Supreme Development Corporation, also serve as controlling officers of the Dallas Housing Authority, initial
limited partner of the Applicant. The Dallas Housing Authority also performed the project cost estimates
and is providing the operating subsidy and HOPE VI loans.
APPLICANT/PRINCIPALS FINANCIAL HIGHLIGHTS, BACKGROUND, and EXPERIENCE

The Applicant is a new entity formed solely for the purpose of developing Carroll Townhomes, and
thus any financial information submitted at this time would not be material.
The managing general partner, Supreme Development Corporation, submitted an unaudited financial
statement as of 12/15/99 reporting total assets of $1,000 in cash and stated liabilities of $1,000, resulting in
net worth of $0. The general partner is also a new entity as its certificate of incorporation is dated October 7,
1999. Supreme Development Corporation is a directly controlled subsidiary of the Dallas Housing
Authority.
The Dallas Housing Authority submitted an audited 1998 FYE statement dated 01/31/99 reporting
total assets of $173M. DHA has extensive experience developing affordable housing in the city of Dallas.
RECOMMENDATION

;

RECOMMEND APPROVAL SUBJECT TO THE FOLLOWING CONDITIONS:
x A tax credit allocation not to exceed $251,718 per year.

Underwriter:

Date:

March 09, 2000

Date:

March 09, 2000

Jason Bullmore
Director of Credit Underwriting:
Tom Gouris
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MULTIFAMILY FINANCIAL ASSISTANCE REQUEST: Comparative Analysis
Carroll Townhomes, #00004T
Type of Unit

Number

Bedrooms

No. of Baths

Size in SF

Gross Rent Lmt.

Rent per Month

Rent per SF

Tnt Pd Util

Wtr, Swr, Trsh

<TC 50%
<TC 50%

12
44
15

1
2
3

1
1.5
1.5

700
950
1,200

153
183
212

$108
132
154

$1,296
5,808
2,310

$0.15
0.14
0.13

$53.00
69.00
80.00

$37.00
44.00
51.00

TOTAL:

71

AVERAGE:

961

$184

$133

$9,414

$0.14

$68.62

$44.30

TDHCA

APPLICANT

<TC 50%

Net Rent per Unit

INCOME & EXPENSE
POTENTIAL GROSS RENT
Secondary Income

Per Unit Per Month:

$10.00

% of Potential Gross Income:

7.50%

$112,968
8,520
$121,488
9,112

POTENTIAL GROSS INCOME
Vacancy & Collection Loss
Rental Concessions
HUD ACC Rental Subsidy

EFFECTIVE GROSS INCOME
EXPENSES

119,796
$232,172

$112,968
0
$112,968
8,472
0
119,796
$224,292

PER SQ FT

PER UNIT

$10,050
28,000
57,000
33,000
22,250
29,000
17,250
11,297
14,200
2,250

$0.15

$142

4.48%

0.41

394

12.48%

0.84

803

25.41%

0.48

465

14.71%

0.33

313

9.92%

0.43

408

12.93%

0.25

243

7.69%

0.17

159

5.04%

0.21

200

6.33%

0.03

32

1.00%

$224,297

$3.29

$3,159

100.00%

$0.00

Per Unit Per Month

7.50%

of Potential Gross Rent

% OF EGI

PER UNIT

PER SQ FT

General & Administrative

9.11%

$298

$0.31

Management

11.27%

369

0.38

Payroll & Payroll Tax

20.30%

664

0.69

Repairs & Maintenance

16.15%

528

0.55

Utilities

3.78%

124

0.13

Water, Sewer & Trash

9.59%

314

0.33

Insurance

5.87%

192

0.20

Payments in Lieu of Taxes
Reserve for Replacements

4.87%

159

0.17

6.12%

200

0.21

Security

0.97%

32

0.03

$21,162
26,176
47,129
37,489
8,770
22,277
13,640
11,297
14,200
2,250

TOTAL EXPENSES

88.03%

$2,879

$3.00

$204,391

NET OPERATING INC

11.97%

$391

$0.41

$27,782

($5)

($0.00)

($0)

0.00%

Tax-exempt Bonds
Hope VI Loan

0.00%

$0

$0.00

0.00%

$0.00

$0.00

$0

0.00%

Syndication Proceeds

0.00%

$0

$0.00

$0.00

$0

0.00%

11.97%

$391

$0.41

$0
0
0
($5)

$0

$0

$0
0
0
$27,782

$0.00

0.00%

($0.00)

($0)

0.00%

NET CASH FLOW

AGGREGATE DEBT COVERAGE RATIO

N/A

ALTERNATIVE DEBT COVERAGE RATIO

N/A

% OF EGI

N/A

CONSTRUCTION COST
Description

Factor

Acquisition Cost (site or bldng)
Off-Sites
Sitework
Direct Construction
Contingency
2.47%
General Requireme 5.83%
Contractor's G & A
2.00%
Contractor's Profit
5.63%
Indirect Construction
Ineligible Expenses
Developer's G & A
13.70%
Developer's Profit
0.00%
Interim Financing
Reserves
TOTAL COST
SOURCES OF FUNDS
Tax-exempt Bonds
Hope VI Loan
Syndication Proceeds
Deferred Developer's Fee
Equity Shortfall (excess)

TOTAL SOURCES

TCSheet Version Date 1/13/00

% of TOTAL

PER UNIT

PER SQ FT

0.00%

$0

$0.00

0.00%

0

0.00

13.75%

11,720

12.20

47.44%

40,441

42.10

1.51%

1,287

1.34

3.56%

3,039

3.16

1.22%

1,043

1.09

3.45%

2,939

3.06

5.28%

4,500

4.68

5.63%

4,798

5.00

10.57%

9,014

9.38

0.00%

0

0.00

0.98%

836

0.87

6.61%

5,634

5.87

100.00%

$85,252

$88.75

0.00%

$0

$0.00

61.27%

$52,236

$54.38

38.65%

$32,949

$34.30

TDHCA

APPLICANT

PER SQ FT

PER UNIT

% of TOTAL

$0
0
832,145
2,871,339
91,370

$0
0
903,145
2,803,532
91,370

$0.00

$0

0.00%

0.00

0

0.00%

13.24

12,720

14.93%

41.11

39,486

46.35%

1.34

1,287

1.51%

215,782
74,070
208,657
319,496
340,673
640,000
0
59,374
400,000
$6,052,906

215,782
74,114
208,657
319,496
340,673
640,000
0
59,374
391,962
$6,048,105

3.16

3,039

3.57%

1.09

1,044

1.23%

3.06

2,939

3.45%

4.68

4,500

5.28%

5.00

4,798

5.63%

9.38

9,014

10.58%

$0
3,708,721
2,339,384
0
4,801
$6,052,906

$0
3,708,721
2,339,384
0
0
$6,048,105

0.00

0

0.00%

0.87

836

0.98%

5.75

5,521

6.48%

$88.68

$85,185

100.00%

RECOMMENDED

0.00%

$0

$0.00

0.08%

$68

$0.07

Page 1

$0
3,709,469
2,338,636

Max. Cost Guideline
$4,869,480

0
$6,048,105
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MULTIFAMILY FINANCIAL ASSISTANCE REQUEST(continued)
Carroll Townhomes, #00004T
DIRECT CONSTRUCTION COST ESTIMATE

PAYMENT COMPUTATION

Residential Cost Handbook
Average Quality Townhouse Basis
CATEGORY

FACTOR

UNITS/SQ FT

Base Cost

PER SF

AMOUNT

2.80%

Elderly
Roofing
Subfloor
Floor Cover
Plaster Interior
Plumbing
Built-In Appliances
Washer & Dryer

$555

31

$1,475

71

$990

71

Floor Insulation
Heat Pump System
Garages/Carports
Comm &/or Aux bldngs
Other:
SUBTOTAL
Current Cost Multiplier

1.08

Local Multiplier

0.94

TOTAL DIRECT CONSTRUCTION COSTS
Plans, specs, survy, bld prm 3.50%
Interim Construction Interes

7.00%

Contractor's OH & Profit

8.00%

NET DIRECT CONSTRUCTION COSTS

$0

Term

Int Rate

0.00%

DCR

0

$43.15

$2,942,490
Secondary

$3,708,721

Term

$1.21
0.00

$82,390
0

Int Rate

0.00%

Subtotal DCR

0.00
(1.86)

0
(126,852)

Additional

$2,339,384

Term

Int Rate

0.00%

Aggregate DCR

1.72
0.00
0.25
1.54
1.03

117,304
0
17,205
104,725
70,290

0.00
2.07
0.00
0.00
0.00
49.10

0
141,174
0
0
0
3,348,725

53.03
(2.95)
$50.08
($1.51)
(3.02)
(3.45)
$42.10

Adjustments
Frame

Primary

0

0

ALTERNATIVE FINANCING STRUCTURE:
$0
0
0
$27,782

Primary Debt Service
Secondary Debt Service
Additional Debt Service

NET CASH FLOW
Primary

$0

Term

Int Rate

0.00%

DCR

3,616,623
(200,924)
$3,415,700

Secondary

$3,708,721

Term

Int Rate

0.00%

Subtotal DCR

($102,987)
(205,974)
(235,399)
$2,871,339

Additional

$2,339,384

Term

Int Rate

0.00%

Aggregate DCR

0

0

0

OPERATING INCOME & EXPENSE PROFORMA: RECOMMENDED FINANCING STRUCTURE
INCOME

at

3.00%

POTENTIAL GROSS RENT

YEAR 1

YEAR 2

$112,968

$116,357

$119,848

$123,443

$127,146

$147,398

$170,874

$198,090

8,520

8,776

9,039

9,310

9,589

11,117

12,887

14,940

20,078

121,488

$125,133

$128,887

$132,753

$136,736

$158,514

$183,762

$213,030

$286,294

9,112

9,385

9,666

9,956

10,255

11,889

13,782

15,977

21,472

0

0

0

0

0

0

0

0

0

119,796

123,390

127,092

130,904

134,831

156,307

181,202

210,063

282,307

($7,420)

($7,642)

($7,871)

($8,108)

($8,351)

($9,681)

($11,223)

($13,010)

($17,485)

$21,162

$22,009

$22,889

$23,805

$24,757

$30,121

$36,646

$44,586

$65,998

Secondary Income
POTENTIAL GROSS INCOME
Vacancy & Collection Loss
Rental Concessions
Employee/Other Non-Rental Un
EFFECTIVE GROSS INCOME
EXPENSES at

YEAR 3

YEAR 4

YEAR 5

YEAR 10

YEAR 15

YEAR 20

YEAR 30
$266,216

4.00%

General & Administrative
Management

26,176

(1,091)

(1,265)

(1,467)

Payroll & Payroll Tax

47,129

49,015

50,975

53,014

55,135

67,080

81,613

99,295

146,980

Repairs & Maintenance

37,489

38,989

40,549

8,770

9,120

9,485

42,171

43,857

53,359

64,920

78,985

116,917

9,865

10,259

12,482

15,186

18,476

Water, Sewer & Trash

22,277

23,168

27,349

24,094

25,058

26,060

31,707

38,576

46,933

69,473

Insurance

13,640

Property Tax

11,297

14,186

14,753

15,343

15,957

19,414

23,620

28,737

42,538

11,749

12,219

12,708

13,216

16,079

19,563

23,801

Reserve for Replacements

35,231

14,200

14,768

15,359

15,973

16,612

20,211

24,590

29,917

44,285

2,250

2,340

2,434

2,531

2,632

3,202

3,896

4,740

7,017

$204,391

$184,482

$191,869

$199,553

$207,544

$252,563

$307,345

$374,004

$553,818

$27,782

($192,124)

($199,741)

($207,661)

($215,895)

($262,244)

($318,567)

($387,015)

($571,302)

Utilities

Other
TOTAL EXPENSES
NET OPERATING INCOME

(862)

(887)

(914)

(942)

(1,971)

DEBT SERVICE

$0

$0

$0

$0

$0

$0

$0

$0

$0

Second Lien

0

0

0

0

0

0

0

0

0

Other Financing

0

0

0

0

0

0

0

0

First Lien Financing

NET CASH FLOW
DEBT COVERAGE RATIO

TCSheet Version Date 1/13/00

$27,782

($192,124)

($199,741)

($207,661)

($215,895)

($262,244)

($318,567)

($387,015)

0
($571,302)

N/A

Page 2
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LIHTC Allocation Calculation - Carroll Townhomes, #00004T

CATEGORY

APPLICANT'S

REHAB/NEW

APPLICANT'S

TDHCA

REHAB/NEW

CONSTRUCTION

AMOUNT

AMOUNT

ELIGIBLE BASIS

ELIGIBLE BASIS

(1) Purchase of Land & Buildings
(2) Rehabilitation/New Construction Cost

On-Site work
Off-Site improvements

$903,145

$832,145

$903,145

$832,145

$2,803,532

$2,871,339

$2,803,532

$2,871,339

$74,114
$208,657
$215,782
$91,370
$319,496
$59,374
$340,673

$74,070
$208,657
$215,782
$91,370
$319,496
$59,374
$340,673

$74,114
$208,657
$215,782
$91,370
$319,496
$59,374

$74,070
$208,657
$215,782
$91,370
$319,496
$59,374

$640,000

$640,000

$640,000

$640,000

$391,962
$6,048,105

$400,000
$6,052,906

$5,315,470

$5,312,233

$5,315,470
130%
$6,910,111
100%
$6,910,111
3.78%
$261,202

$5,312,233
130%
$6,905,903
100%
$6,905,903
3.78%
$261,043

$2,426,748

$2,425,270

(3) Construction Hard Costs

New structures
Rehabilitation hard costs
(4) Contractor Fees & General Requirements

Contractor overhead
Contractor profit
General requirements
(5) Contingencies
(6) Eligible Indirect Fees
(7) Eligible Financing Fees
(8) All Ineligible Costs
(9) Developer Fees

Developer overhead
Developer fee
(10) Development Reserves
TOTAL DEVELOPMENT COSTS
Deduct from Basis:

All grant proceeds used to finance costs in eligible basis
B.M.R. loans used to finance cost in eligible basis
Non-qualified non-recourse financing
Non-qualified portion of higher quality units [42(d)(3)]
Historic Credits (on residential portion only)
TOTAL ELIGIBLE BASIS
High Cost Area Adjustment
TOTAL ADJUSTED BASIS
Applicable Fraction
TOTAL QUALIFIED BASIS
Applicable Percentage

TOTAL AMOUNT OF TAX CREDITS
Syndication Proceeds

Actual Gap of Need
Maximum Recommended Tax Credit Allocation

0.9291

$2,338,636
$251,718

EXECUTIVE SESSION
If permitted by law, the Board may discuss any item listed on this
agenda in Executive Session
OPEN SESSION
Action in Open Session on Items Discussed in Executive Session
REPORT ITEMS
Executive Directors Report

ADJOURN

22

