
Texas Department of Housing and Community Affairs

Governing Board

Board Action Request

File #: 456 Agenda Date: 12/7/2023 Agenda #:

Presentation, discussion, and possible action regarding a Material Amendment of the Housing
Tax Credit Application of HTC #23013 The Laurel at Blackhawk.

RECOMMENDED ACTION
WHEREAS, in 2023 the Board awarded 9% housing tax credits for the new
construction of The Laurel at Blackhawk (the Development), an Elderly
Development in Houston, Harris County, as a single, three-story, elevator-served
building containing 120 units on a 5.46 acre site;
WHEREAS, substantial increases in the cost of insurance, construction loan
interest and permanent loan interest have made the Development financially
infeasible as originally proposed, the applicant proposes to reduce costs by
downsizing the Development from 120 units to 105 units by eliminating 15
market rate units while leaving in place all 89 of the originally proposed tax
credit units and 16 of the original 31 market rate units;
WHEREAS, the downsizing will reduce the Development’s Net Rentable Area by
12.1%, from 94,804 square feet to 83,291 square feet, Common Area will decline
by 7.1%, from 32,292 square feet to 30,016 square feet, and residential density
will decrease by 12.7%, from 22.0 units per acre to 19.2 units per acre;
WHEREAS, the proposed changes do not affect the number, unit mix, square
footage or rent restrictions of the tax credit units, the changes reduce the
original 17 one-bedroom and 14 two-bedroom market rate units to 8 units each;
WHEREAS, the Common Areas of the Development are reduced in size by
eliminating 11% of the breezeway and stair areas, 5% of the maintenance area
and 3% of the amenity center, the grille house areas increase in size by 16% and
a 317 square foot amenity porch and 354 square foot delivery parcel area are
added to the Development;
WHEREAS, the effects of the changes are presented to the Board for evaluation
under §2306.6712(d), particularly with respect to any negative effects from


a modification of the number of units or bedroom mix of units;
 a reduction of three percent or more in the square footage of the units or
common areas;
 a modification of the residential density of the development of at least
five percent; and
 any other modification considered significant by the board;
NOW, therefore, it is hereby
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File #: 456 Agenda Date: 12/7/2023 Agenda #:

RESOLVED, that the requested Material Amendment of the Application for The
Laurel at Blackhawk is approved as presented to this meeting, and the Executive
Director and his designees are each authorized, directed, and empowered to
take all necessary action to effectuate the foregoing.

BACKGROUND
The Laurel at Blackhawk in Houston, Harris County, received a 9% HTC award in 2023 for the
new construction of 120 multifamily units for elderly tenants in one three-story, elevator served
building on a 5.76 acre site, with 120 units restricted to rents for tenants within the 30% to 60%
range of Area Median Gross Income and 31 market rate units. On September 20, 2023, the
Owner submitted a request for approval of a Material Amendment of the Application that
reduced the number of units from 120 to 105 thereby increasing the cost per unit by 21.8%
from $194,206 to $236,510.
In its treatment of amendments of the application, Tex. Gov’t Code §2306.6712 specifies six
changes as material alterations and includes “any other modification considered significant by
the Board” as a seventh material alteration. The following bullets discuss the alterations that
the statute specifies as material alterations as such material alterations relate to the currently
proposed amendment.

 There is not a significant modification of the site plan [§2306.6712(d)(1)]. The
layout and building footprint of the site do not change substantially. The changes
do not violate the Rules and would not have affected the scoring of the
application or the recommendation for an award.

 There is a modification of the number of units and bedroom mix of units
[§2306.6712(d)(2)], but the changes do not affect the tax credit units. The total
number of income and rent restricted units remains at 53-1BR/1bath units + 36-
2BR/2bath units = 89 units. The numbers of units restricted to 30%, 50% and
60% incomes and rents in the amendment are the same as in the Application.
The number of market rate units decreases from 17-1BR/1bath units to 8-
1BR/1bath units and from 14-2BR/2bath units to 8-2BR/2bath units.

 There is a reduction of more than three percent in the square footage of the
units and Common Area [§2306.6712(d)(4)]. The NRA as originally proposed in
the application was 94,804 square feet. As amended the NRA is 83,291 square
feet. The decrease in NRA is 12.1%. The Common Area [§11.1(d)(22)] as
amended, 30,016 square feet, is approximately 7.1% less than the original
Common Area, 32,292 square feet. As stated in the amendment request, the
decrease in Common Area is entirely due to changes in the areas of corridors
and stairs. Amenity related Common Area reportedly increased by 562 square
feet.

 There is not a significant modification of the architectural design [§2306.6712(d)
(5)] in that the Development remains a single rectangular three-story building
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ringed by a parking lot and enclosing a landscaped space. The amended building
plan does not violate the Rules and would not have affected the scoring of the
application or the recommendation for an award.

 There is a modification of the residential density of the development of at least
five percent [§2306.6712(d)(6)]. The residential density decreases by 12.7% from
22.0 units per acre to 19.2 units per acre.

 Regarding any other modification considered significant by the Board
[§2306.6712(d)(7)], there is an decrease in the total construction contract of
$1,990,806, from $17,207,229 at application to $15,216,423 as amended. Total
development cost decreased by $1,840,350, from $26,673,923 at application to
$24,833,573 as amended. The tax credits requested remain the same in the
amendment as at application, $2,000,000. As reported in the amendment
request, a 71% increase in insurance expense, an increase of approximately 1%
in the interest rate of the construction loan, and an increase of approximately
0.65% in the interest rate of the permanent debt financing resulted in total lost
proceeds from debt financing of approximately $1,596,000.

 Department staff are instructed by §2306.6712(e) to “consider whether the need
for modification proposed in the amendment was . . . reasonably foreseeable by
the applicant at the time the application was submitted” [§2306.6712(e)(1)] or
“preventable by the applicant” [§2306.6712(e)(1)]. As reflected by staff’s
analysis of the application prior to the award of tax credits, it is staff’s opinion
that the current need for modification was neither foreseeable nor preventable.

In staff’s judgement, the unforeseeable and unpreventable circumstances that created the need
for the changes proposed in this amendment request support a recommendation for approval.
The Development Owner has complied with the amendment requirements under 10 TAC
§10.405(a).
Staff recommends approval of the amendment request as presented herein.
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TDHCA Application #: Program(s):

Address/Location:

City: County: Zip:

-
-

9205 Wayfarer Ln

Houston Harris 77075

APPLICATION HISTORY

Real Estate Analysis Division
October 23, 2023

Addendum to Underwriting Report

23013 9% HTC

Laurel at Blackhawk

ALLOCATION
Previous Allocation RECOMMENDATION

Report Date PURPOSE
10/23/23 Underwriting Update
06/12/23 Original Underwriting Report

Rate Amort Term LienTDHCA Program Amount Rate Amort Term Amount

LIHTC (9% Credit) $2,000,000 $2,000,000

SET-ASIDES

CONDITIONS STATUS

TDHCA SET-ASIDES for HTC LURA
Income Limit Rent Limit Number of Units
30% of AMI 30% of AMI 9
50% of AMI 50% of AMI 36
60% of AMI 60% of AMI 44

Receipt and acceptance by Cost Certification:
Certification that testing for asbestos was performed on the existing structures prior to demolition,
and if necessary, a certification that any appropriate abatement procedures were implemented.

Should any terms of the proposed capital structure change or if there are material changes to the overall
development plan or costs, the analysis must be re-evaluated and adjustment to the credit allocation
and/or terms of other TDHCA funds may be warranted.

#23013 Laurel at Blackhawk Page 1 of 8 Printed: 10/23/23



Original Site Plan

Updated Site Plan

ANALYSIS

In June 2023, the development was awarded a 9% HTC allocation. Due to rising expenses and increasing
interest rates, the Applicant is requesting a material amendment that involves a restructuring of the deal to
ensure feasibility.  These increase in costs have created an approximate $1.6M financing gap.

The material amendment consists of:
-A reduction of total units from 120 to 105
-A reduction of Net Rentable Area by more than 3% (94,804 SF to 83,291 SF)
-A reduction of Common Area Square Footage by more than 3% (32,292 SF to 30,016 SF)
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Original Elevation

Updated Elevation

Operating Pro Forma

Development Cost

Sources of Funds

Underwriter:

Manager of Real Estate Analysis: Diamond Unique Thompson

Director of Real Estate Analysis: Jeanna Adams

Jeffrey Price

Applicant is now using 2023 rents.
Total income has been reduced by $171K, expenses have decreased by $54K, and NOI has decreased by
$116K. Although the number of units has decreased, insurance has increased by $45K, approximately
$535/unit from the original estimate.  Payroll was the biggest expense reduction by about $50K.

Total development costs have decreased by $1.8M with building costs decreasing by $1.4M. Soft costs
have increased.

The Applicant has overstated their new eligible financing costs by $299K.

The Citi construction loan has decreased to $18,995,963 with an interest rate of 8%. The permanent period
loan is now $5.4M with a 7.50%.

Underwriter recommends an annual tax credit allocation of $2,000,000 per the Applicant's request.

The total number of units is being reduced from 120 to 105. The number of affordable units and units per
AMGI band has not changed.  All 15 units taken out are market rate units.
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TDHCA Application #: Program(s):

Address/Location:

City: County: Zip:

Area:
Region:

-
-

Building Type:
Program Set-Aside:

Analysis Purpose:

Activity:
Elderly LimitationPopulation:

36
30% of AMI

Certification that testing for asbestos was performed on the existing structures prior to demolition, and if
necessary, a certification that any appropriate abatement procedures were implemented.

Amort

Urban
6

RECOMMENDATION

New Application - Initial Underwriting

Term

Should any terms of the proposed capital structure change or if there are material changes to the overall
development plan or costs, the analysis must be re-evaluated and adjustment to the credit allocation and/or terms of
other TDHCA funds may be warranted.

$2,000,000

Reconstruction

50% of AMI

Elevator Served

General

9205 Wayfarer Ln

Interest
RateAmount LienAmountTDHCA Program

Interest
Rate Amort

60% of AMI

930% of AMI
50% of AMI

TDHCA SET-ASIDES for HTC LURA
Income Limit

60% of AMI 44

Number of Units

SET-ASIDES

Real Estate Analysis Division
Underwriting Report

$2,000,000

June 12, 2023

Houston

CONDITIONS

Term

DEVELOPMENT IDENTIFICATION

23013 9% HTC

Receipt and acceptance by Cost Certification:

LIHTC (9% Credit)

Laurel at Blackhawk

Harris

ALLOCATION

REQUEST

77075

Rent Limit
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Low gross capture rate

RISK PROFILE

The Laurel at Blackhawk is a proposed new construction (single family residence to be demolished) development for
elderly persons located in the City of Houston at 9205 Wayfarer Lane. The development will feature 1- and 2-bedroom
units at 30%, 50%, and 60% of Area Median Income, as well as at market rates. The acquisition is an arms-length
transaction.

DEVELOPMENT TEAM
OWNERSHIP STRUCTURE

WEAKNESSES/RISKSSTRENGTHS/MITIGATING FACTORS

DEVELOPMENT SUMMARY

Raising expense environment with 1.16 DCR

Place Org Chart here
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Comments:
Provided parking of 155 spaces is compliant with requirements.

Place Site Plan Photo Only here.

DEVELOPMENT SUMMARY

Place Aerial Photo here

SITE PLAN
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*Common Area Square Footage as specified on Architect Certification

Development Site: acres Density: units/acre

Control Type:

Development Site: acres Cost: per unit

Seller:

Buyer:

Floors/Stories
Building Type

5.46

Total Units

Earnest Money Contract

15

33
Total 

Buildings

39 33

31,968

3
1c

33

No

33

BUILDING ELEVATION

Place Elevation here.

Units per Bldg

1d

Related-Party Seller/Identity of Interest:

BUILDING CONFIGURATION

94,804 Common Area (SF)*

Encore Residential, LLC

5.46

1 1

22.0

Total NRA (SF)

SITE CONTROL INFO

3

Avg. Unit Size (SF)

39
4

1a

33 120

1Number of Bldgs

Patricia French

15

1b

$2,125,000 $17,708

790 sf

1
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Flood Zone: Scattered Site?
Zoning: Within 100-yr floodplain?

Re-Zoning Required? Utilities at Site?
Year Constructed: Title Issues?

Current Uses of Subject Site:

Provider: Date:

Recognized Environmental Conditions (RECs) and Other Concerns:

Provider: Date:

Primary Market Area (PMA): mile equivalent radius

1,356

2/23/2023

SITE INFORMATION

One single family dwelling and one storage shed. The proposed development site currently includes one single
family residence that is owned by the seller and occupied by a relative of the seller. There is no lease and no rent is
paid.

No
Yes

No

2

Araiza Appraisal & Consulting

Testing for asbestos containing materials is recommended considering the structure on the subject property was
constructed in 1954.

MARKET ANALYSIS

The Murillo Company

HIGHLIGHTS of ENVIRONMENTAL REPORTS

A pipeline containing highly volatile liquid is located approximtely 1/4 mile south of the property. Records indicate
that the pipeline contains Liquefied Petroleum Gas.
According to Code of Federal Regulations (CFR) Part 51 Subpart C, liquified petroleum pipelines are an exception
to the requirement of needing to determine a “Blast zone” (i.e., acceptable separation distance). CFR Part 51
Subpart C states that the term “hazard” does not include pipelines for the transmission of hazardous substances, if
such pipelines are underground or comply with applicable federal, state, and local safety standards. The pipeline is
underground; therefore, we do not believe that it is appropriate to assess a “blast zone” for the pipeline.

sq. miles

3/24/2023

No Zoning
No

Unshaded X and Shaded X

NA

No

18

AFFORDABLE HOUSING INVENTORY

Total Developments

Average Occupancy 93%

Stabilized Affordable Developments in PMA
Total Units

7
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Aggregate DCR:

31,867

Relevant Supply ÷ Gross Demand = GROSS CAPTURE RATE

Senior Households in the Primary Market Area

Unstabilized Competitive Units

10% 
Ext

Potential Demand from Other Sources

Market Analyst
UNDERWRITING ANALYSIS of PMA DEMAND by AMGI BAND

411

AMGI Band 
Capture 

Rate

Market Analyst

44

10% External Demand

Assisted

Subject Affordable Units 89

141 36

GROSS DEMAND

4,111

Comp 
Units

1%0

RELEVANT SUPPLY

0

89

OVERALL DEMAND ANALYSIS

Total Households in the Primary Market Area

Demand

60% AMGI

50% AMGI 1,408

UNDERWRITING ANALYSIS of PMA DEMAND by UNIT TYPE

0

Subject 
Units

544

10% 
Ext

258

52.4%$633,676
B/E Rent:
UW Occupancy:

86.5%B/E Occupancy:

$546,683

HTC

4%16 0

Market Area:

44 0 2%

4,522

Urban

925

10%

Subject 
Units

Maximum Gross Capture Rate:

Potential Demand from the Primary Market Area

Demand

0

Population:

2.0%

9,801

Elderly 
Limitation

178

AMGI 
Band

Comp 
Units

Unit 
Capture 

Rate

Market Analyst

Unit Type

93 9

433

26 4

4%

1 BR/30%

6%

395

3%

2 BR/30%

440 028

40

20 0

1%

58

2 BR/50%

30% AMGI

1,778

2%

0

1 BR/60%

431 BR/50%

054

OPERATING PRO FORMA

$915
92.5% Property Taxes/Unit:

Controllable Expenses:
NOI: Avg. Rent: $980

$86,993

Expense Ratio:
Debt Service:

1.16 Program Rent Year:

Net Cash Flow:

SUMMARY- AS UNDERWRITTEN (Applicant's Pro Forma)

2 BR/60% 581

1%

16 0

5

$1,042

2022

$3,193
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Building Cost:

Credit Allocation Supported by Costs:

% Def

High Opportunity Index [9% only]

0.00%
$2,759,724

$102,235/unit

UNDERWRITTEN CAPITALIZATION

$2,125,000

Credit Allocation Supported by Eligible Basis

$26,673,923

$0.92

Citi

$2,039,326

Adjusted Eligible Cost

$987,4627.00%Contingency 

Rehabilitation Cost 

Conventional Loan
DescriptionFunding Source

Underwriter utilized Marshall & Swift’s “good” base cost adjusted for Covid cost increases, and increases for the
small number of units..

LTC
INTERIM SOURCES

$605,643

7.00%

Amount

12%Hudson Housing Capital

PERMANENT SOURCES

$23,304,687

Amount

35

0%

Amort

Total Sources

$500

6.85%
City of Houston

Interest
Rate LTC

$7,250,000
TermDebt  Source

City of Houston

27%
Amort

35
0.0

6.85%
0%

15.0
$500 0 0.0 0.00% 00.00%

$18,398,160

Total $7,250,500

Total

$0.92

$7,250,500

4%

$26,673,923

69%
Rate

33%

% TC
$0.92

AmountEquity & Deferred Fees 

$19,423,423

UNDERWRITTEN

$19,423,423

$18,398,160

Total Sources

PROPOSED

The Laurel at Blackhawk Developers, LLC $1,025,263 $1,025,263

Building Cost 

$7,250,000Citi

Local Government Funds
HTC

UNDERWRITTEN

Term
Interest

Rate

15.0

Rate

$500

PROPOSED
% Def

33%

Amount
Hudson Housing Capital

$222,283/unit $26,673,923

$20,544,463

Rate

$2,113,167

$12,268,200

Amount

Undewriter utilized Applicant's market rents which are 6-7% lower than determined by the market study.

Total Development Cost

N/A

$15,320/unit

88%

$129.41/sf

Contractor Fee 

DEVELOPMENT COST EVALUATION

$389,265/acAcquisition 

$3,089,775

Deferred fee pays off in year 10 with a 15 year cumulative cash flow of $908k.

Soft Cost + Financing

Developer Fee 
Off-site + Site Work 

SUMMARY- AS UNDERWRITTEN (Applicant's Costs)

$23,688,280

Total Development Cost 

$8,229/unit

$1,838,400 $3,646,276

Reserves 

Qualified for 30% Basis Boost?

$17,708/unit
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Gap Analysis:

Possible Tax Credit Allocations:

Recommendation:

Underwriter:

Manager of Real Estate Analysis:

Manager of Real Estate Analysis: Gregg Kazak

Director of Real Estate Analysis: Jeanna Adams

Jeffrey Price

$19,423,423 
Determined by Eligible Basis

RECOMMENDATION

Needed to Balance Sources & Uses

Diamond Unique Thompson

Deferred Developer Fee
Repayable in

$19,423,423 

$2,111,453 

( 33% deferred)

$0.971

$1,025,263

$2,000,000 

$7,250,500 

10 years

Tax Credit Allocation $18,398,160 

Equity Proceeds

$2,000,000

Total Development Cost  

Gap in Permanent Financing
Permanent Sources (debt + non-HTC equity)

$2,039,326 

CONCLUSIONS

$18,759,927 

Annual Credits

Credit Price Sensitivity based on current capital structure

Annual Credits

$0.874

$26,673,923 

Minimum Credit Price below which the Development would be characterized as infeasible

Underwriter recommends an annual tax credit allocation of $2,000,000 per the applicant's request.

Equity Proceeds

$18,398,160 Requested by Applicant

Maximum Credit Price before the Development is oversourced and allocation is limited
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THE LAUREL AT BLACKHAWK, LP 
1500 N. Post Oak, Suite 190 

Houston, TX 77055
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Specifications and Amenities (check all that apply)

Single Family Construction SRO Transitional (per §42(i)(3)(B)) Duplex

Scattered Site Fourplex X > 4 Units Per Building Townhome

Development will have: X Fire Sprinklers X Elevators 2 # of Elevators 3500 Wt. Capacity

Free Paid Free Paid

Shed or Flat Roof Carport Spaces
Detached Garage
Spaces Detached Garage Spaces

Attached Garage Spaces 131 Uncovered Spaces Uncovered Spaces

Structured Parking Garage Spaces

100 % Carpet/Vinyl/Resilient Flooring 9' Ceiling Height

% Ceramic Tile Upper Floor(s) Ceiling Height (Townhome Only)

% Other Describe:

1a 1b 1c 1d

3 3 3 3
1 1 1 1 4

A1 1 1 655 10 6 3 6 25 16,375
A2 1 1 674 12 3 9 24 16,176
A3 1 1 777 2 4 2 8 6,216
A4 1 1 787 1 2 1 4 3,148
B1 2 2 924 9 18 9 36 33,264

B2&3 2 2 1,014 5 3 8 8,112

Totals 15 33 30 27 105 83,291

83,291

Common Area Square Footage (as specified on Architect Certification) : 30,016

The additional square footage allowed for Supportive Housing per 11.9(e)(2) is:

Use this number to calculate points for Supportive Housing under 11.9(e)(2) only if the conditions are met for the number above : 83,291

If a revised form is submitted, date of submission:

Total Sq. Ft
for Unit Type

Total # of
Residential
Buildings

SPECIFICATIONS AND BUILDING/UNIT TYPE CONFIGURATION
Unit types should be entered from smallest to largest based on "# of Bedrooms" and "Sq. Ft. Per Unit." "Unit Label" should correspond to the unit label or name used on the unit floor plan. "Building
Label" should conform to the building label or name on the building floor plan. The total number of units per unit type and totals for "Total # of Units" and "Total Sq. Ft. for Unit Type" should match the
rent schedule and site plan. If additional building types are needed, they are available by un hiding columns T through AD.

Building
Configuration
(Check all that

Number of Parking
Spaces(consistent with
Architectural Drawings):

Floor Composition/Wall Heigh

DO NOT distinguish the HC or AV Units from other Units that are the same size/floor plan.

Net Rentable Square Footage from Rent Schedule:

Note: 10 TAC §11.9(e)(2) allows 75 square feet of Common Area per unit to be added to NRA for scoring only if the Development is Supportive Housing and
only if at least 50 square feet of each 75 square feet of the Common Area added is conditioned space.

Building Label

Number of Stories
Unit Type Number of Buildings

Unit
Label

# of
Bed
rooms

Number of Units Per Building Total # of
Units

# of
Bath
s

Sq. Ft.
Per Unit

9/25/2023 2:48 PM
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Utility Who Pays
Energy 
Source 0BR 1BR 2BR 3BR 4BR

Heating Tenant Electric 14.14 15.96
Cooking Tenant Electric 6.06 8.77

Other Electric Tenant 22.87 31.81
Air Conditioning Tenant Electric 18.55 25.71

Water Heater Tenant Electric 13.49 17.21
Water Landlord
Sewer Landlord
Trash Landlord

Flat Fee Tenant
Other Tenant

Total Paid by Tenant -$       76.0$     100.0$  -$       -$       

Other (Describe)

If a revised form is submitted, date of submission:

Approved by TDHCA 2/3/23

Source of Utility Allowance & 
Effective Date

HUD Utility Model Schedule 

Utility Allowances [§10.614]

Applicant must attach documentation to this form to support the “Utility Allowance” estimate used in completing the Rent 
Schedule provided in the Application. Where the Applicant uses any method that requires Department review, including 
applications for Direct Loan, such review must have been requested and submitted to compliance prior to submission of the 
Application. Please see 10 TAC §10.614(k). This exhibit must clearly indicate which utility costs are included in the estimate.
If tenants will be required to pay any other mandatory fees (e.g. renter's insurance) please provide an estimate, description and 
documentation of those as well. 

9/19/2023 11:09 AM



 

221 East 11th Street    P.O. Box 13941    Austin, Texas 78711-3941    (800) 525-0657    (512) 475-3800     

 
TEXAS DEPARTMENT OF HOUSING AND COMMUNITY AFFAIRS 

www.tdhca.state.tx.us 
Greg Abbott 
GOVERNOR 
 

 
 
 
 

BOARD MEMBERS 
Leo Vasquez, Chair 

Kenny Marchant, Vice Chair 
Brandon Batch, Member 

Anna Maria Farías, Member 
Holland Harper, Member 

Ajay Thomas, Member

February 3, 2023 
 

Writer’s direct phone # (512) 475 -3821 
         Email: cara.pollei@tdhca.state.tx.us 

Audrey Martin 
Purple Martin Real Estate 
Austin, TX   
audrey@purplemartinre.com 

RE: 2023 HTC Application – proposed site located in Houston, Texas HTC File#: 23013 

Dear Ms. Martin: 

The Texas Department of Housing and Community Affairs has received a request submitted for proposed a 2023 Housing 
Tax Credit (HTC), located in Houston, to calculate the utility allowance using the HUD Utility Schedule Model  in accordance 
with the 10TAC§10.614(k). This allowance is calculated based on the following representations:  

1. That the buildings are not HUD-Regulated; 
2. That the building(s) are not RHS assisted or have RHS assisted tenants; 
3. That the residents are financially responsible for electricity and that the utility is not paid to or through the owner 

of the building based on an allocation formula or RUBS; and, 
4. That the only building type is Apartments (5+ units). 

In accordance with Treasury Regulation §1.42-10, the utility allowance for those units occupied by Section 8 voucher 
holders remains the applicable Public Housing Authority utility allowance established from where the resident receives the 
assistance. 

Please see attached schedule dated February 3, 2023. This allowance can be used for underwriting purposes. If Owners 
want to change to a utility allowance other than what was used for underwriting the Owner must submit Utility Allowance 
documentation for Department approval, at minimum, 90 days prior to the commencement of leasing activities. The Owner 
is not required to review the utility allowances, or implement new utility allowances, until the building has achieved 90% 
occupancy for a period of 90 consecutive days or the end of the first year of the Credit Period (if applicable), whichever is 
earlier. 

If you have any further questions, please contact Cara Pollei toll free in Texas at (800) 643-8204, directly at (512) 475-3821, 
or email: cara.pollei@tdhca.state.tx.us.  

        
  Sincerely,
   
 

  Cara Pollei
        Senior Compliance Monitor 

Digitally signed by 
Cara Pollei 
Date: 2023.02.03 
13:15:03 -06'00'



Allowances for U.S. Department of Housing
Tenant-Furnished Utilities and Urban Development
and Other Services Office of Public and Indian Housing

Locality Green Discount Unit Type Date (mm/dd/yyyy)

The Laurel at Blackhawk None Larger Apartment Bldgs. (5+ units) 2/3/2023
Utility or Service Monthly Dollar Allowances

0 BR 1 BR 2 BR 3 BR 4 BR 5 BR
Space Heating Natural Gas

Bottled Gas
Electric Resistance $12.67 $14.14 $15.96 $17.78 $19.60 $21.42
Electric Heat Pump
Fuel Oil

Cooking Natural Gas
Bottled Gas
Electric $5.15 $6.06 $8.77 $11.47 $14.18 $16.89
Other

Other Electric $19.44 $22.87 $31.81 $40.76 $49.71 $58.66
Air Conditioning $15.77 $18.55 $25.71 $32.88 $40.05 $47.21
Water Heating Natural Gas

Bottled Gas
Electric $11.46 $13.49 $17.21 $20.94 $24.66 $28.39
Fuel Oil

Water
Sewer
Trash Collection
Range/Microwave
Refrigerator
Other - specify

Total $64.49 $75.09 $99.46 $123.83 $148.20 $172.57
Total Allowance (Rounded Up) $65.00 $76.00 $100.00 $124.00 $149.00 $173.00



General & Administrative Expenses
Accounting $ 6,000
Advertising $ 3,000
Legal fees $ 5,000
Leased equipment $ 7,200
Postage & office supplies $ 2,000
Telephone $ 6,000
Other $
Other $
Total General & Administrative Expenses: 29,200$                                               

Management Fee: Percent of Effective Gross Income: 5.00% 58,029$                                               
Payroll, Payroll Tax & Employee Benefits

Management $ 70,000
Maintenance $ 45,000
Other $ 32,200
Other 

Total Payroll, Payroll Tax & Employee Benefits: 147,200$                                             
Repairs & Maintenance

Elevator $ 9,000
Exterminating $ 7,000
Grounds $ 9,000
Make-ready $ 12,500
Repairs $ 12,000
Pool $
Other $ 7,500
Other $

Total Repairs & Maintenance: 57,000$                                               

Electric $ 15,000
Natural gas $
Trash $ 12,500
Water/Sewer $ 50,000
Other $
Other $

Total Utilities: 77,500$                                               
Annual Property Insurance: Rate per net rentable square foot: $ 1.62 135,000$                                             
Property Taxes:

Published Capitalization Rate: Source:
Annual Property Taxes $ 110,000
Payments in Lieu of Taxes $

Total Property Taxes: 110,000$                                             
Reserve for Replacements: Annual reserves per unit: $ 250$                26,250$                                               
Other Expenses

Cable TV $
Supportive Services (Staffing/Contracted Services) $
TDHCA Compliance fees ($40/HTC unit) $ 3,560

$
$

Bond Trustee Fees (ALL Tax-Exempt Bond Developments; entry or explanation required) $
Issuer Ongoing Compliance Fees (entry or explanation required) $
Security $
Other $
Other $
Total Other Expenses: 3,560$                                                 

TOTAL ANNUAL EXPENSES Expense per unit: $ 6131 643,739$                                             
Expense to Income Ratio: 55.47%

NET OPERATING INCOME (before debt service) 516,833$                                             
Annual Debt Service

$ 436,909
$
$
$
$

TOTAL ANNUAL DEBT SERVICE Debt Coverage Ratio: 1.183 436,909$                                             
NET CASH FLOW 79,923$                                               

If a revised form is submitted, date of submission:

TDHCA Direct Loan Compliance Fees ($34/MDL unit)
TDHCA Bond Compliance Fees (TDHCA as Bond Issuer Only - $25/unit)

Citi

Comparable Properties
Comparable Properties

Maintenance Supplies

Utilities (Enter Only Property Paid Expense)
Comparable Properties

ANNUAL OPERATING EXPENSES

Benefits, Insurance, Payroll Taxes

9/19/2023 11:09 AM
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Total
Cost Acquisition New/Rehab.

ACQUISITION
Site acquisition cost 2,125,000
Existing building acquisition cost
Closing costs & acq. legal fees
Other (specify) - see footnote 1
Other (specify) - see footnote 1

Subtotal Acquisition Cost $2,125,000 $0 $0
OFF-SITES2

Off-site concrete 0
Storm drains & devices 0
Water & fire hydrants 0
Off-site utilities 0
Sewer lateral(s) 0
Off-site paving 0
Off-site electrical 0
Other (specify) - see footnote 1 0
Other (specify) - see footnote 1 0

Subtotal Off-Sites Cost $0 $0 $0
SITE WORK3

Demolition 
Asbestos Abatement (Demolition Only)
Detention 0
Rough grading 262,500 262,500
Fine grading 0 0
On-site concrete 262,500 262,500
On-site electrical 0 0
On-site paving 36,750 36,750
On-site utilities 606,375 606,375
Decorative masonry 0 0
Bumper stops, striping & signs 49,350 49,350
Other (specify) - see footnote 1 0

Subtotal Site Work Cost $1,217,475 $0 $1,217,475
SITE AMENITIES 
Landscaping 210,000 210,000
Pool and decking 63,000 63,000
Athletic court(s), playground(s) 0 0
Fencing 118,125 118,125
Other (specify) - see footnote 1 0

Subtotal Site Amenities Cost $391,125 $0 $391,125
BUILDING COSTS*:
Concrete 783,300 783,300
Masonry 0 0
Metals 131,250 131,250
Woods and Plastics 3,643,500 3,643,500
Thermal and Moisture Protection 199,500 199,500
Roof Covering 231,000 231,000
Doors and Windows 0 0
Finishes 1,792,875 1,792,875
Specialties 168,000 168,000
Equipment 283,500 283,500
Furnishings 0 0
Special Construction 0 0
Conveying Systems (Elevators) 220,500 220,500
Mechanical (HVAC; Plumbing) 2,097,375 2,097,375
Electrical 1,262,625 1,262,625

Includes Detention

Development Cost Schedule
Self Score Total: 137

This Development Cost Schedule must be consistent with the Summary Sources and Uses of Funds Statement.  All Applications must complete the Total Cost column. 
Direct Loan Applicants should review costs ineligible for reimbursement with Direct Loan funds in 10 TAC §13.3(e), while all HTC Applicants must complete the Eligible 
Basis columns and the Requested Credit calculation below:

TOTAL DEVELOPMENT SUMMARY
Scratch Paper/NotesEligible Basis (If Applicable)

ALL OFF-SITE COSTS REQUIRE 
DOCUMENTATION.  THOSE ENTERED 

IN BASIS REQUIRE MORE 
DOCUMENTATION!!!

SEE 10 TAC §11.204(8)(E)(ii).

9/19/2023 11:09 AM



Detached Community Facilities/Building 52,500 52,500
Carports and/or Garages 0
Lead-Based Paint Abatement 0
Asbestos Abatement (Rehabilitation Only) 0
Structured Parking 0
Commercial Space Costs

Other (specify) - see footnote 1 0
Subtotal Building Costs $10,865,925 $0 $10,865,925

Before 11.9(e)(2)

TOTAL BUILDING COSTS & SITE WORK $12,474,525 $0 $12,474,525
(including site amenities)

Contingency 7.00% $873,216 873,216

TOTAL HARD COSTS $13,347,741 $0 $13,347,741
OTHER CONSTRUCTION COSTS %THC %EHC
General requirements (<6%) 6.00% 800,864 800,864 6.00%
Field supervision (within GR limit)
Contractor overhead (<2%) 2.00% 266,954 266,954 2.00%
G & A Field (within overhead limit)
Contractor profit (<6%) 6.00% 800,864 800,864 6.00%

TOTAL CONTRACTOR FEES $1,868,682 $0 $1,868,682

TOTAL CONSTRUCTION CONTRACT $15,216,423 $0 $15,216,423
Before 11.9(e)(2)

SOFT COSTS3

Architectural - Design fees 230,000 230,000
Architectural - Supervision fees 30,000 30,000
Engineering fees 200,000 200,000
Real estate attorney/other legal fees 95,000 95,000
Accounting fees 15,000 15,000
Impact Fees 192,810 192,810
Building permits & related costs 152,000 152,000
Appraisal 7,500 7,500
Market analysis 7,500 7,500
Environmental assessment 7,500 7,500
Soils report 25,000 25,000
Survey 25,000 25,000
Marketing 0
Hazard & liability insurance 400,000 400,000
Real property taxes 150,000 150,000
Personal property taxes 0
Tenant Relocation

Other (specify) - see footnote 1 0
Other (specify) - see footnote 1 0
Other (specify) - see footnote 1 0

Subtotal Soft Cost $1,537,310 $0 $1,537,310

If NOT seeking to score points under §11.9(e)(2), E96:E97 should remain BLANK.  True eligible cost should be entered in line items E83 and E87:E91.   If requesting 
points under §11.9(e)(2) related to Cost of Development per Square Foot, enter the true or voluntarily limited costs  in E96:E97 that produces the target cost per 
square foot in D96:D97.  Enter Requested Score for §11.9(e)(2) at the bottom of the schedule in D202.

Voluntary Eligible "Hard Costs" (After 11.9(e)(2))*
 Enter amount to be used to achieve desired score.

$0.00 psf

If NOT seeking to score points under §11.9(e)(2), E77:E78 should remain BLANK.  True eligible building cost should be entered in line items E33:E74. If requesting 
points under §11.9(e)(2) related to Cost of Development per Square Foot, enter the true or voluntarily limited costs  in E77:E78 that produces the target cost per 
square foot in D77:D78.  Enter Requested Score for §11.9e)(2) at the bottom of the schedule in D202.

Voluntary Eligible Building Costs (After 11.9(e)(2))*
Enter amount to be used to achieve desired score.

$130.46 psf $10,865,925

Individually itemize costs below:

9/19/2023 11:09 AM



FINANCING:
CONSTRUCTION LOAN(S)3

Interest 1,818,980 1,519,677
Loan origination fees 189,960 189,960
Title & recording fees 105,000 105,000
Closing costs & legal fees 120,000 120,000
Inspection fees 10,000 10,000
Credit Report 0 0
Discount Points 0 0
Loan Application 25,000 25,000
Other (specify) - see footnote 1 0
PERMANENT LOAN(S)
Loan origination fees 54,000
Title & recording fees 10,000
Closing costs & legal 30,000
Bond premium 0
Credit report 0
Discount points 0
Credit enhancement fees 0
Prepaid MIP 0
Conversion Fee and Expenses 17,500
Other (specify) - see footnote 1
BRIDGE LOAN(S)
Interest 0
Loan origination fees 0
Title & recording fees 0
Closing costs & legal fees 0
Other (specify) - see footnote 1 0
Other (specify) - see footnote 1 0
OTHER FINANCING COSTS3

Tax credit fees 75,000
Tax and/or bond counsel 10,000 10,000
Payment bonds
Performance bonds 0
Credit enhancement fees 0
Mortgage insurance premiums 0
Cost of underwriting & issuance 0
Syndication organizational cost 60,000
Tax opinion 10,000
Refinance (existing loan payoff amt)
Other (specify) - see footnote 1 0
Other (specify) - see footnote 1 0

Subtotal Financing Cost $2,535,440 $0 $1,979,637
DEVELOPER FEES3

Housing consultant fees4

General & administrative
Profit or fee 2,810,005 2,810,005

Subtotal Developer Fees 15.00% $2,810,005 $0 $2,810,005 15.00%
RESERVES
Rent-up - new funds 50,000
Rent-up - existing reserves*
Operating - new funds 559,395
Operating - existing reserves*
Replacement  - new funds
Replacement - existing reserves*
Escrows - new funds
Escrows - existing reserves*
Subtotal Reserves $609,395 $0 $0

TOTAL HOUSING DEVELOPMENT COSTS5 $24,833,573 $0 $21,543,375

*Any existing reserve amounts should
be listed on the Schedule of Sources.

0

9/19/2023 11:09 AM



Deduct From Basis:
Federal grants used to finance costs in Eligible Basis
Non-qualified non-recourse financing   
Non-qualified portion of higher quality units §42(d)(5)
Historic Credits (residential portion only)
Total Eligible Basis $0 $21,543,375
**High Cost Area Adjustment (100% or 130%) 130%
Total Adjusted Basis $0 $28,006,387
Applicable Fraction 84% 84%
Total Qualified Basis $23,450,234 $0 $23,450,234
Applicable Percentage6 4.00% 9.00%
Credits Supported by Eligible Basis $2,110,521 $0 $2,110,521

2,000,000$      

12 00#

#

Name of contact for Cost Estimate:
Phone Number for Contact:

If a revised form is submitted, date of submission:

Footnotes:
1 An itemized description of all "other" costs must be included at the end of this exhibit.

5 (HTC Only)  Provide all costs & Eligible Basis associated with the Development.

2 All Off-Site costs must be justified by a Third Party engineer in accordance with the Department's format provided in the Offsite Cost Breakdown form.

3 (HTC Only) Site Work expenses, indirect construction costs, developer fees, construction loan financing and other financing costs may or may not be included in 
Eligible Basis. Site Work costs must be justified by a Third Party engineer in accordance with the Department's format provided in the Site Work Cost Breakdown 
form.
4 (HTC Only)  Only fees paid to a consultant for duties which are not ordinarily the responsibility of the developer, can be included in Eligible Basis. Otherwise, 
consulting fees are included in the calculation of maximum developer fees.

Credit Request (from 17.Development Narrative)

Requested Score for 11.9(e)(2)

*11.9(e)(2) Cost Per Square Foot:  DO NOT ROUND! Applicants are advised to ensure that the figure is not rounding 
down to the maximum dollar figure to support the elected points.  

Vin Capital Resources, LLC
(713) 334-5514

50% Test for Bond Financing for 4% Tax Credits

Tax-Exempt Bond Amount Utilized

Land Cost (will pull from C13 or can be manually adjusted by 
applicant; any adjustment requires an explanation*) 2,125,000$                                                    

Depreciable Bldg Cost ** 21,543,375$                                                  

Aggregate Basis for 50% Test

Opportunity Index

* Enter Land Cost Explanation Here:

23,668,375$                                           

Percent Financed by Tax-Exempt Bonds 0.00%

The following calculations are for HTC Applications only.

**Depreciable building cost includes: Total construction contract, total building acquisition, total developer 
fee, plus eligible financing and soft costs.

9/19/2023 11:09 AM
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HUDSON HOUSING CAPITAL LLC 

630 FIFTH AVENUE, SUITE 2850  NEW YORK, NY  10111    TELEPHONE  212  218 4488    FACSIMILE  212  218 4467 

 

 

 

September 15, 2023 
 
Mr. J. Steve Ford 
The Laurel at Blackhawk, LP 
1500 North Post Oak Road, Suite 190 
Houston, TX 77055 
 
Re:    The Laurel at Blackhawk - Houston, TX 
 
Dear Steve: 
 
Thank you for providing Hudson Housing Capital with the opportunity to provide a letter of interest to purchase a 99.99% 
limited partnership interest in the entity that will own the project referenced above.  
 
Hudson is a New York City based tax credit syndicator committed to promoting and fostering the development of 
attractive affordable housing with high social impact.  Founded by industry veterans in 1998, Hudson places equity capital 
in high-quality tax credit developments around the country.  Our portfolio features a range of mixed-use, mixed-income 
and supportive housing developments in Texas and throughout the country.  
 
It is our understanding that the proposed development will consist of the new construction of 105 units for seniors. 
Eighty-nine (89) of the 105 units will qualify for Low Income Housing Tax Credits using and will be set aside for 
households with incomes at or below 30%, 50%, and 60% of AMI.  The remaining 16 units will be designated as market 
rate. All units will be underwritten assuming at 7.5% vacancy rate.   
 
You have estimated that the $2,000,000 of annual 9% Federal Tax Credits anticipated for the project would generate 
equity proceeds of approximately $18,398,160 based on pricing of $0.92 for the Federal Tax Credits. Additional capital 
sources are anticipated to include (i) construction period financing in the approximate amount of $18,995,963, (ii) a 
permanent loan in the approximate amount of $5,400,000 and (iii) a City of Houston contribution in the approximate 
amount of $500. 
 
The tax credit equity shall be contributed per the following schedule: 
 

Closing 15% 
Completion  65% 

Stabilization 15% 
8609 5% 

 
Additionally, please note that business terms including, but not limited to, completion, operating and rent-up guarantees, 
credit adjusters, and project reserves will be negotiated prior to Hudson committing to final pricing.  Syndication fees are 
anticipated to be approximately $40,000.   



Laurel at Blackhawk 
Equity Letter of Support 
September 15, 2023, Page 2 
 
 
We look forward to working with you on these projects and having the opportunity to leverage our experience in Texas 
and with the respective financing programs as we pursue an efficient development and closing process. Please keep us 
apprised of your progress. 
 

Sincerely, 
 
Hudson Housing Capital LLC 

By:  
       Joshua Lappen 
       Senior Vice President 
 

















Jeremy Bartholomew

Manager








