


City of Austin, Texas 

Rental Housing Development Assistance Application 
August 2nd, 2019



August 1, 2019 
Mr. James May 

Community Development Manager 

Neighborhood Housing and Community Development 

James.May@austintexas.gov  

Re: Request for Proposal for Rental Housing Development Assistance Funds 

Dear Mr. May, 

We are most pleased on behalf of our development team to submit this request for the Diamond 

Forty-Two Development.  We are excited about the possibility of working with the City of 

Austin again on the proposed development.    

Diamond Forty-Two will provide an expansion of high quality, affordable, sustainable housing 

for families in the City of Austin in a location near the urban core and the mobility corridor.   

Diamond Forty-Two, a proposed $30.1M affordable, new construction apartment community, 

will be located at 5517 Jackie Robinson Road. This multi-family development will consist of 

approximately 150 units of which, 100% will be targeted as affordable housing near East MLK 

and 183.  

Diamond Forty-Two, LLC is applying for 4% housing tax credits from Texas Department of 

Housing and Community Affairs (TDHCA) in the 2020 application cycle to finance the 

development and construction of the property. This development is leveraging approximately 

$16MM in private activity bond funds through the sale of the tax credits for the creation of 

affordable housing in this emerging opportunity and high displacement risk neighborhood.  

With this letter, Diamond Forty-Two is requesting $3,000,000 in gap financing from the 

City of Austin in the form of loan of the General Obligation Bonds.  The loan is requested 

to have a 0% interest rate, be non-amortizing and have a 40 year term. 

Thank you for the opportunity to submit this request.  We look forward to answering any 

questions you may have.  Please contact Megan Lasch at megan@o-sda.com  or (830) 330-0762 

concerning this Request. 

Sincerely, 

Megan Lasch 

mailto:James.May@austintexas.gov
mailto:megan@o-sda.com


Project Summary Form

Use the City of Austin GIS Map to Answer the questions below

20) Estimated Sources and Uses of funds

500,000

13,840,732

2,164,335
2,258,774

3,806,220

3,340,970

30,831,031$           

Building Costs

Contractor Fees

Soft Costs

Financing

Developer Fees

Sit AmenitiesDeferred Developer Fee

Other

City of Austin

Total 30,831,031$           

1,558,961

Total

16) Is the property within 1/2 mile of an Imagine Austin Center or Corridor? No

17) Is the property within 1/4 mile of a High-Frequency Transit Stop? No

18) Is the property within 3/4 mile of Transit Service? Yes

19) The property has Healthy Food Access?  

3,000,000

10,272,070

16,000,000

Sources
Debt

Third Party Equity

Grant

2,700,000

2,220,000

Uses
Acquisition 

Off-Site

Site Work

No

15

3

5

Initiative

Continuum of Care UnitsAccessible Units for Mobility Impairments

Accessible Units for Sensory Impairments

51

0

0

0

# of Units # of UnitsInitiative

150

0

0

21

78

46

10

32

4

21

30

61 0

10

Total Units 0 43

No Restrictions

Up to 120% MFI

Up to 30% MFI

Up to 40% MFI

Up to 50% MFI

Up to 60% MFI

Up to 80% MFI

Acquisition and Pre-developmen

Income Level

Up to 20% MFI

Efficiency
One 

Bedroom

16

7

1) Project Name 2) Project Type 3) New Construction or Rehabilitation? 

6) Census Tract 7) Council District 

Two 

Bedroom

Three 

Bedroom 
Total

Four (+) 

Bedroom

4) Location Description (Acreage, side of street, distance from intersection) 5) Mobility Bond Corridor

10) Type of Structure 11) Occupied? 12) How will funds be used?

21.1 District 1 NORMAN EL

New Construction 

40 years

9) Affordability Period

NoMulti-family

Diamond Forty-Two 100% Affordable

6.149 ac. Located on the SEC of Jackie Robinson Rd and Delano St

Efficiency One Two Three Four (+) 

8) Elementary School

20

0

Total

Up to 60% MFI 0

Income Level

13) Summary of Rental Units by MFI Level

14) Summary of Units for Sale at MFI Level

15) Initiatives and Priorities (of the Affordable Units)

No Restrictions 0

Total Units 0 0

Up to 80% MFI 0

Up to 120% MFI

0 0 0 0



Start Date End Date
Site Control Sep‐19 Jan‐20
Acquisition Jun‐20
Zoning Oct‐19 Jan‐20
Environmental Review Sep‐19 Dec‐19
Pre‐Development Jul‐19 Jul‐20
Contract Execution Jul‐19
Closing of Other Financing Jul‐20 Jul‐20
Development Services Review Mar‐20 Jun‐20
Construction Jul‐20 Dec‐21
Site Preparation Jul‐20 Oct‐20
25% Complete Nov‐20
50% Complete Apr‐21
75% Complete Jul‐21
100% Complete Dec‐21
Marketing Apr‐21 Apr‐22
Pre‐Listing Apr‐21 Dec‐21
Marketing Plan Apr‐21 Dec‐21
Wait List Process Sep‐21 Apr‐22
Disposition Apr‐21 Jun‐22
Lease Up Apr‐21 Apr‐22
Close Out Apr‐21 Jun‐22

Development Schedule











Feb‐19 Aug‐19 Mar‐20 Sep‐20 Apr‐21 Oct‐21 May‐22 Dec‐22

Site Control
Acquisition

Zoning
Environmental Review

Pre‐Development
Contract Execution

Closing of Other Financing
Development Services Review

Construction
Site Preparation
25% Complete
50% Complete
75% Complete

100% Complete
Marketing
Pre‐Listing

Marketing Plan
Wait List Process

Disposition
Lease Up
Close Out



Total Project Cost
Requested AHFC 

Funds
Pre-Development
Appraisal 22,500
Environmental Review 37,000
Engineering 255,000
Survey 8,000
Architectural 280,000

Subtotal Pre-Development Cost $602,500 $0
Acquisition
Site and/or Land 2,700,000 2,700,000
Structures
Other (specify) 

Subtotal Acquisition Cost $2,700,000 $2,700,000
Construction
Infrastructure
Site Work 2,220,000 300,000
Demolition
Concrete 1,189,371
Masonry 1,502,236
Rough Carpentry 2,400,173
Finish Carpentry 2,319,619
Waterproofing and Insulation 364,505
Roofing and Sheet Metal 268,607
Plumbing/Hot Water
HVAC/Mechanical 1,821,739
Electrical 1,256,211
Doors/Windows/Glass 604,558
Lath and Plaster/Drywall and Acoustical
Tiel Work
Soft and Hard Floor
Paint/Decorating/Blinds/Shades 382,903
Specialties/Special Equipment 1,043,060
Cabinetry/Appliances 306,555
Carpet
Other (specify) 2,164,335 Total Contractor fees
Construction Contingency 881,194

Subtotal Construction Cost $18,725,066 $300,000
Soft & Carrying Costs
Legal 633,492
Audit/Accounting 56,000
Title/Recordin 290,000
Architectural (Inspections) 155,000
Construction Interest 1,816,000
Construction Period Insurance 280,110
Construction Period Taxes 323,891
Relocation
Marketing 925,000
Davis-Bacon Monitoring
Other (specify) 4,323,972

Subtotal Soft & Carrying Costs $8,803,465 $0

TOTAL PROJECT BUDGET $30,831,031 $3,000,000

HACA GC fee& FFE$345,397 + utility conn$100K+impact fees      

& Metals

and furnishings

Development Budget

Description

Specialties +Equip+site amenities,landscaping,playgrounds e

RE attny&Legal$225K+Closing costs&Legal$408,492

marketing$150K+rent up reserve$125K+Operating Reserve$

arch insp$70K+ConstrLnInsp$85k
ConstrInt$1,520K+LnOrigFee$200K+AustinHFCOrig fee$96K+  
HazLiab $51+Other(bldr risk etc)$229,110



INCOME YEAR 1 YEAR 2 YEAR 3 YEAR 4 YEAR 5 YEAR 10 YEAR 15
POTENTIAL GROSS ANNUAL RENTAL INCOME $2,087,016 $2,128,756 $2,171,331 $2,214,758 $2,259,053 $2,494,177 $2,753,773
Secondary Income $27,000 $27,540 $28,091 $28,653 $29,226 $32,267 $35,626
POTENTIAL GROSS ANNUAL INCOME $2,114,016 $2,156,296 $2,199,422 $2,243,411 $2,288,279 $2,526,444 $2,789,399
Provision for Vacancy & Collection Loss -$147,981 -$150,941 -$153,960 -$157,039 -$160,180 -$176,851 -$195,258
Rental Concessions $0 $0 $0 $0 $0 $0 $0
EFFECTIVE GROSS ANNUAL INCOME $1,966,035 $2,005,355 $2,045,462 $2,086,372 $2,128,099 $2,349,593 $2,594,141

EXPENSES
General & Administrative Expenses 54,750.00$                $56,393 $58,084 $59,827 $61,622 $71,436 $82,814
Management Fee 98,302$                     100,268$                   102,273$                   104,319$                   106,405$                   117,480$                   129,707$                   
Payroll, Payroll Tax & Employee Benefits 211,680$                   218,030$                   224,571$                   231,308$                   238,248$                   276,194$                   320,185$                   
Repairs & Maintenance 79,110$                     81,483$                     83,928$                     86,446$                     89,039$                     103,221$                   119,661$                   
Electric & Gas Utilities 30,000$                     30,900$                     31,827$                     32,782$                     33,765$                     39,143$                     45,378$                     
Water, Sewer & Trash Utilities 41,250$                     42,488$                     43,762$                     45,075$                     46,427$                     53,822$                     62,394$                     
Annual Property Insurance Premiums 51,000$                     52,530$                     54,106$                     55,729$                     57,401$                     66,543$                     77,142$                     
Property Tax 267,015$                   275,025$                   283,276$                   291,774$                   300,528$                   348,394$                   403,884$                   
Reserve for Replacements 37,500$                     38,625$                     39,784$                     40,977$                     42,207$                     48,929$                     56,722$                     
Other Expenses 18,000$                     18,540$                     19,096$                     19,669$                     20,259$                     23,486$                     27,227$                     
TOTAL ANNUAL EXPENSES $888,607 $914,282 $940,708 $967,907 $995,900 $1,148,649 $1,325,114
NET OPERATING INCOME $1,077,428 $1,091,073 $1,104,754 $1,118,465 $1,132,199 $1,200,944 $1,269,027

DEBT SERVICE
First Deed of Trust Annual Loan Payment $894,255 $894,255 $894,255 $894,255 $894,255 $894,255 $894,255
Second Deed of Trust Annual Loan Payment $0 $0 $0 $0 $0 $0 $0
Third Deed of Trust Annual Loan Payment $0 $0 $0 $0 $0 $0 $0
Other Annual Required Payment $0 $0 $0 $0 $0 $0 $0
Other Annual Required Payment $0 $0 $0 $0 $0 $0 $0
ANNUAL NET CASH FLOW $183,173 $196,818 $210,499 $224,210 $237,944 $306,689 $374,772
CUMULATIVE NET CASH FLOW $183,173 $379,991 $590,491 $814,701 $1,052,645 $2,414,227 $4,117,880
Debt Coverage Ratio 1.20 1.22 1.24 1.25 1.27 1.34 1.42

15 Year Rental Housing Operating Pro Forma (RHDA)
The pro forma should be based on the operating income and expense information for the base year (first year of stabilized occupancy using today’s best estimates of market rents, restricted rents, rental
income and expenses), and principal and interest debt service. The Department uses an annual growth rate of 2% for income and 3% for expenses. Written explanation for any deviations from these growth
rates or for assumptions other than straight-line growth made during the proforma period should be attached to this exhibit.



Project Name Diamond Forty-Two
Project Type 100% Affordable

Council District District 1
Census Tract 21.1

AHFC Funding Request Amount $3,000,000
Estimated Total Project Cost $30,831,031

High Opportunity No
High Displacement Risk YES
High Frequency Transit No

Imagine Austin No
Mobility Bond Corridor 0

SCORING ELEMENTS Description
UNITS

< 20% MFI 0 # of rental units at < 20% MFI
< 30% MFI 0 # of rental units at < 30% MFI

District Goal 0.00% % of annual goal reached with units
High Opportunity 0.00% % of annual goal reached with units

Displacement Risk 0.00% % of annual goal reached with units
High Frequency Transit 0.00% % of annual goal reached with units

Imagine Austin 0.00% % of annual goal reached with units
Geographic Dispersion 0.00% % of annual goal reached with units
Mobility Bond Corridor 0.00% % of annual goal reached with units

SCORE 0 % of Goals * 20
< 40% MFI 0 # of rental units at < 40% MFI
< 50% MFI 51 # of rental units at < 50% MFI

District Goal 7.20% % of annual goal reached with units
High Opportunity 0.00% % of annual goal reached with units

Displacement Risk 11.98% % of annual goal reached with units
High Frequency Transit 0.00% % of annual goal reached with units

Imagine Austin 0.00% % of annual goal reached with units
Geographic Dispersion 0.00% % of annual goal reached with units
Mobility Bond Corridor 0.00% % of annual goal reached with units

SCORE 3 % of Goals * 15
< 60% MFI 0 # of units for purchase at < 60% MFI
< 80% MFI 0 # of units for purchase at < 80% MFI

District Goal 0.00% % of annual goal reached with units
High Opportunity 0.00% % of annual goal reached with units

Displacement Risk 0.00% % of annual goal reached with units
High Frequency Transit 0.00% % of annual goal reached with units

Imagine Austin 0.00% % of annual goal reached with units
Geographic Dispersion 0.00% % of annual goal reached with units
Mobility Bond Corridor 0.00% % of annual goal reached with units

SCORE 0 % of Goals * 15
Unit Score 3 MAXIMUM SCORE = 350

INITIATIVES AND PRIORITIES 
Continuum of Care 5 Total # of units provided up to 100 per year

Continuum of Care Score 1 (total CoC Units/100 + HF Units/50)*20
Access to Healthy Food No Within 1 Mile of Healthy Food (City GIS)

Continuum of Care Weighted Score 0 Mobility, Access to Jobs, Community Institutions, Social Cohesion
2 Bedroom Units 21 Total Affordable 2 Bedroom units
3 Bedroom Units 10 Total Affordable 3 Bedroom units
4 Bedroom Units 0 Total Affordable 4+ Bedroom units

Multi-Generational Housing Score 12 Multi-bedroom Unit/Total Units * 20
TEA Grade 86 Elementary School Rating from TEA

Multi-Generational Housing Weighted Score 3 Educational Attainment, Environment, Community Institutions, Social Cohesion, Ec  
Accessible Units 18 mobiltiy and sensory units

Non-PSH, Non-Voucher Under 20% MFI 0 Total units under 20% MFI
Accessibility Score 7 Accessible Unit/Total Units * 20

Metro Access Service Yes Within 3/4 mile of fixed route transit
Accessibility Weighted Score 3 Housing Stability, Health, Mobility, Community Institutions

Initiatives and Priorities Score 26 MAXIMUM SCORE = 200
UNDERWRITING

AHFC Leverage 29% % of total project cost funded through AHFC request
Leverage Score 18 25 - (% leverage * 25)

AHFC Per Unit Subsidy $58,823.53 Amount of assistance per unit
Subsidy per unit score 18 ($200,000 - per unit subsidy)*25/$200,000

AHFC Per Bedroom Subsidy $32,608.70 Amount of assistance per bedroom
Subsidy per Bedroom Score 21 ($200,000 - per bedroom subsidy)*25/$200,000

Debt Coverage Ratio (Year 5) 1.27 Measured at the 5 Year mark
Debt Coverage Ratio Score 23.39195644 Minimum = 1.0; Maximum = 1.5; 1.25 = best score

Underwriting Score 80 MAXIMUM SCORE = 100
APPLICANT

FINAL QUANTITATIVE SCORE 109 THRESHOLD SCORE = 50 
Previous Developments

Compliance Score
Proposal

Supportive Services
Development Team
Management Team

Notes



Section 1 
Applicant Entity 
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a. Introduction 

 

 

O-SDA Industries, LLC and Saigebrook Development’s dedicated team includes Megan 
Lasch, Principal of O-SDA and  Development Manager, Lisa Stephens as Principal of 
Saigebrook and Team Lead, Abby  Penner and Alice Cruz as Development Associates for 
Diamond Forty-Two. In addition Sally Gaskin of SGI Ventures will serve as the consultant 
and Project Manager for this development.  The development team has built its 
reputation not as the biggest in the field, but as a premier affordable housing developer 
based on consistent quality, innovation in design and long-term viability of each 
development. Collectively, the development team has extensive experience in all 
aspects of housing development including market analysis, site selection and control, 
planning, design, construction, financing, management and compliance. O-SDA 
Industries and Saigebrook Development have not had any changes in its company name 
nor has it undergone reorganization since incorporating. More information about 
employees is included below.  

b. Certificate of Status 

Certifications of Name Reservation and Renewals are Attachment A. 

c. Applicant Capacity 

The Principals for Diamond Forty-Two, Megan Lasch and Lisa Stephens, have more than 
12 years of experience in developing, financing and operating construction projects, 
including affordable housing. They have secured and/or developed 25 allocations of 9% 
and 4% Housing Tax Credits in the last 10 application cycles in Texas and have helped to 
finance and close approximately 3,000 units in the southeastern United States. Ms. 
Lasch is the Owner and President of O-SDA Industries, LLC, a City of Austin 
MBE/WBE/Texas HUB certified real estate development firm. Saigebrook Development 
is a certified Women Owned Business by the Women’s Business Enterprise National 
Council as well as a State of Texas certified Historically Underutilized Business.  Sally 
Gaskin is the President of SGI Ventures, Inc., which is a Texas HUB certified real estate 
development firm. As both O-SDA and Saigebrook are both small firms Ms. Lasch and 
Ms. Stephens, have experience in project management, market analysis, site selection 
and control, planning and construction oversight, design, architecture and engineering, 
legal and accounting, various federal funding sources with an emphasis on performing 
these tasks on affordable housing projects.  

 

d. Statement of Confidence 

http://rds.yahoo.com/_ylt=A9G_bDn1iEhMtR8Af72jzbkF/SIG=12pltrrtd/EXP=1279908469/**http:/www.poster.net/cole-natalie/cole-natalie-circles-1-8500358.jpg
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O-SDA and Saigebrook firms have completed dozens of successful projects in a 
multitude of jurisdictions all across the State of Texas, with the vast majority of these 
projects not receiving any funds from the local jurisdiction. In recent years, some 
projects have received funding and coordination with local jurisdictions, including 
several with the Housing Authority of the City of Austin and NHCD. We feel the most 
appropriate Statement of Confidence is the positive experience City staff has had 
working on our developments. Two outside community letters are included in 
Attachment B, and more references can be made available, if needed.  

 

i. The total number of units provided by the identified development and the 
number of units at each level of affordability  

See Attachment B, O-SDA/Saigebrook have many projects, all of which are 
unique in the number and level of affordability of the units. O-SDA/Saigebrook 
has a great working relationship with City of Austin and has established an 
exemplary performance record. More references can be made available, if 
needed. 

ii. References to the timeliness of the project and if the schedule adhered to the 
proposed timeline  

See Attachment B, O-SDA/Saigebrook have many projects, all of which are 
unique in their timelines and potential delays experienced. O-SDA/Saigebrook 
has a great working relationship with City of Austin and has established an 
exemplary performance record. More references can be made available, if 
needed.  

iii. References to the cost estimate of the project, the public investment in the 
project, and the number of times the applicant requested funds for the project 
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See Attachment B, O-SDA/Saigebrook have many projects, all of which are 
unique in their costs, public investment, and number of times funds were 
requested. This development team has only requested additional funds for one 
City of Austin project, Elysium Grand.  This development was a very unique bond 
deal that includes more than 50% of the units at 30%-50% AMI and below which 
required additional funding and support. O-SDA has a great working relationship 
with City of Austin and has established an exemplary performance record. More 
references can be made available, if needed.  

e. Financial Capacity 

Provide narrative information on recent, similar, and successful experience in affordable 
housing development. Include experience using multiple fund sources and previous 
working history with the Austin Housing Finance Corporation, if any.  

See Attachment C, more references can be made available, if needed.  

i. Developer is a for-profit: Current financial statement was recently provided for 
a different project (The Abali). If additional information is needed please advise.  
 

ii. Developer is a for-profit: Proof of sufficient reserves or line of credit will be 
submitted upon request prior to award contract being executed.  

  



Diamond Forty-Two 6 
 

 

 

 

Section 2 

Development Team 
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Developer/Owners 

Megan Lasch 

Originally from Grove, Oklahoma, Ms. Lasch has twelve years of experience in the project 
management/consulting industry. Having received her Bachelor’s degree in Biosystems 
Engineering from Oklahoma State University, Ms. Lasch began her career as an engineering 
consultant where she helped design a variety of public and private 
development projects. Ms. Lasch is the Owner and President of O-SDA 
Industries, LLC, a City of Austin MBE/WBE/Texas HUB certified real estate 
development firm. Ms. Lasch is based in Austin, Texas and additionally serves 
as the project manager/consultant for all affordable housing developments 
with Saigebrook Developments. Ms. Lasch helps to manage all aspects of the 
project life cycle from site identification, TDHCA application, to managing 
third party consultants throughout the design process and ultimately to project completion. 
Ms. Lasch served as the Board Chair for Skillpoint Alliance, a non-profit providing technology 
based workforce training, a member of the Real Estate Council of Austin and was a finalist in 
the 2018 & 2019 Austin Under 40 Awards.  

Lisa Stephens 

Lisa Stephens is the Owner and President of Saigebrook Development, LLC, a 
WBE/Texas HUB certified real estate development firm. She has more than 
20 years of experience in developing, financing and operating affordable 
housing. Additionally, she has secured twenty allocations of 9% Housing Tax 
Credits in the last nine application cycles in Texas and has financed and 
closed approximately 5,000 units in the southeastern United States. Ms. 
Stephens was named by Affordable Housing Finance magazine as one of 

twelve 2009 "Young Leaders," a prestigious award honoring individuals under the age of 40 
who have been nominated by their peers and colleagues as the next generation of 
affordable housing and community development leaders.  Ms. Stephens received her BA in 
Accounting and Finance from the University of Florida and is certified by the U.S. Green 
Building Council as a LEED Green Associate.  She currently serves on the National Green 
Building Standards’ Green Advisory Council.    

Sally Gaskin 

Sally Gaskin is the President of SGI Ventures, Inc., a developer and tax credit/private activity 
bond consultant, and received her degree in accounting and business administration from 
Aquinas College in Grand Rapids, MI.  SGI Ventures, Inc. is a Texas HUB certified real estate 
development firm and is a former CPA and has been in the affordable housing industry since 
1996.  Ms. Gaskin is a founding board member and Past Board President of the Texas 
Affiliation of Affordable Housing Providers (“TAAHP”) and has a keen interest in energy 
efficiency and green building.  In 2008 SGI Ventures completed the development of CityView 
at the Park, a 72-unit affordable senior development located in Austin, TX.  CityView was 
awarded a 4-Star Green Building rating by Austin Energy, one of the first affordable 
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developments to earn that rating. In addition to CityView, Ms. Gaskin co-developed 7 other 
tax credit developments, with over 750 units.   

Jeff Piatt 

Jeff Piatt is an UT Austin Graduate with 24 years of experience in the construction industry. 
Jeff's 10 years of experience in Affordable multifamily housing started when he was hired at 
TDHCA in 2009 as an inspector. Jeff left TDHCA in 2011 in the executive position of 
Construction Manager Under the Disaster Recovery division for both Single and Multifamily 
construction. Jeff has extensive experience in the requirements of LIHTC and CDBG program 
requirements and specializes in providing guidance to be sure that both architectural plans 
and construction management create developments in compliance with all applicable 
regulations including Fair Housing Act Design Accessibility Requirements and 
program material and design requirements.  

Abby Penner 

Abby Penner is a graduate of Texas A&M University with a degree in Civil Engineering. She 
worked as an engineering consultant for 3 years where she helped design a variety of 
commercial and multi-family development projects. Abby has worked on most aspects of 
site design, permitting, and construction. After leaving her Civil Engineering firm, Abby 
joined the Saigebrook Development Team as a Development Associate. 

Alice Cruz 

Alice Cruz is a graduate of the University of North Dakota with a degree in Public 
Administration. She worked for the City of Fort Worth's Neighborhood Services Department 
for 6 years. Most of her work was focused housing and community development projects 
that utilized CDBG, HOME, ESG, HOPWA, HFC, and LIHTC funds. Alice has worked on most 
aspects of development, including funding applications, design process, overall project 
management, through to project closeout. After a short time with Fort Worth Housing 
Solutions, Alice joined the Saigebrook Development team, who is an Owner on this 
project. 

Lenders 

Lender Debt and Equity letters are in Attachment C and are subject to change.  

Attorneys 

Shutts & Bowen 

Robert Cheng is a partner in the Miami Office of Shutts & Bowen LLP, where he is a member 
of the Real Estate Practice Group. Robert concentrates his practice in real estate 
development and finance with a fair amount in affordable housing. He’s experienced in 
complex real estate transactions, including acquisition, development, construction and 
permanent loans. He frequently handles projects with multiple layers of debt financing from 
public and private sources and equity investments from low income housing tax credit 
syndicators.  
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Accountants 

Tidwell Group 

Tidwell Group was founded in 1997 and helps clients from project inception to completion. 
They provide expertise in tax, assurance and consulting services. And are known for several 
specialties, one of which is real estate and affordable housing.  

Architects 

Miller Slayton Architects 

The firm was started in fall of 2004 when Paul Miller and Paul Slayton combined their 
creative talent and many years of experience to establish a well-respected, professional 
business servicing a wide array of clientele. With licenses in several southeastern states, 
LEED certification and a strong technical understanding of the science of construction, they 
are well qualified to solve the challenges of a diverse range of projects with innovative and 
cost-effective design. The majority of the firm’s business is affordable housing throughout 
Texas. This development team has completed 36 projects with this architect and counting. 

Engineers 

TBD 

General Contractor and Sub-Contractors 

TBD after construction plans are more complete and able to be bid out. 

Consultants 

Sara Anderson 

S.Anderson is State of Texas WBE Certified business. She is well known across the State of 
Texas for being a premier low-income housing tax credit consultant, whose staff helps with 
everything from applications to development to completion. 

  



Section 3 
Property Management 

Team 
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a. Provide Curriculum Vitae for the Property Management Team highlighting experience 

in the management of affordable rental housing 

Accolade Property Management, Inc. specializes in the management of multifamily 
assets. The team of professionals at Accolade has produced superior results on all 
asset types. Whether a Class A+ in lease up or a Class C distressed asset, Accolade 
understands the dynamics of the marketplace and the factors that affect the correct 
positioning of an asset. Accolade embraces every asset individually and designs a 
business plan to maximize the value of the asset. The majority of Accolade’s 
portfolio are affordable housing products. Refer to Attachment D for copy of 
Accolade’s business resume, list of properties managed, and key principal resumes. 

b. Provide Compliance Reports issued by the NHCD or its representative, citing no open 
violations for properties located in the City of Austin and managed by the Property 
Management team. 

O-SDA Industries and Saigebrook Development certifies that it has no outstanding 
citations with any entity and is in good standing with TDHCA and all other funders. In 
addition, Accolade Property Management does not have any outstanding citations on 
any of the dozens of properties in its portfolio, across multiple states.  

c. If the CV includes developments outside the territorial boundaries of the City of 
Austin, please attach a Compliance Letter stating the number of properties managed 
by the team, number of years of management and citing no violations, issued by the 
appropriate department of the jurisdictional government. 

O-SDA Industries and Saigebrook Development certifies that it has no outstanding 
citations with any entity and is in good standing with TDHCA and all other funders. In 
addition, Accolade Property Management does not have any outstanding citations on 
any of the dozens of properties in its portfolio, across multiple states. Accolade has been 
managing affordable and market rate housing properties for 17 years.  

  



Section 4 
Project Proposal 
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a. Project Description 

Diamond Forty-Two is a proposed new construction, mixed income community to be located 

at 5517 Jackie Robinson Street in Austin. This 6.149-acre multi-family development will consist 

of 150 units of which 100% are considered affordable housing. 

  Unit Mix 

41 - 1bed/1bath units at 650 square feet  

63 - 2bed/2bath units at 850 square feet  

46 - 3bed/2bath units at 1050 square feet 

 

50% AMI 60% AMI 80% AMI 

51 units 78 units 21 units 

 

i. Describe the proposed tenant population, income levels, and services, if any, to be 
provided to or made available to residents. 

Tenant Population will be single persons and families with targeted at various levels of 
Area Median Income, 50%, 60%, and 80%. Therefore, 100% of this property will serve 
residents below the area median income. Services will be provided on-site and will 
evolve based on the tenants needs at any given time. Ex. Parenting classes, job skills 
classes, cooking classes, etc.  

On-site Amenities:  It is anticipated that common area amenities will include a fully 
furnished clubhouse with media room, fitness center, cyber lounge, children’s play area, 
community room, BBQ picnic area  and an outdoor community area with a pool. 

Resident Services: Resident services at the property will be determined as dictated by 
resident needs and desires.  This development team will work in concert with Accolade 
Property Management and local provider agencies to tailor onsite services that best fit 
Diamond Forty-Two’s residential needs. During the TDHCA application process, Diamond 
Forty-Two will obtain several letters of support from local non-profits and potential 
service providers to help jump-start the identification process. Diamond Forty-Two will 
partner with several community and non-profit organizations to provide services and 
skills training to all residents. Resident supportive services might include: scholastic 
tutoring with Boys & Girls Club, annual health fair & health screen services, health and 
nutrition courses with Texas W.I.C. program and/or the Sustainable Food Center, 
financial planning assistance & credit counseling, seminars and counseling services, 
annual income tax preparation, job training & computer proficiency classes. 

 

 

 



Diamond Forty-Two 14 
 

 

Unit Amenities:  Unit amenities will include a dishwasher, solid surface countertops in 
kitchen and bathrooms, high efficiency appliances and lighting, hard surface flooring,  
kitchen tile backsplash, and tile tub surrounds. 

Accessibility:  This Development will be designed to meet or exceed the accessibility 
requirements of the Federal Fair Housing Act as implemented by HUD.  All common 
spaces will be designed to all for accessibility to person with limited mobility.  
Additionally, at least 10% of the units (15 units) will be reserved for persons with 
disabilities  In accordance with RHDA Guidelines, a minimum of 10% of all units and all 
of the community amenity space will be designed and constructed to allow for 
accessibility to persons with limited mobility.  An additional 2% of the units will be also 
designed for hearing and visual disabilities.  

 

ADA features for the units will include, but are not limited, to: 

❖ All passage doors to be 36” wide 
❖ Knee space in both bathrooms (if applicable) for wheelchair access 
❖ Under counter knee space in kitchen for wheelchair access 
❖ 34” height countertop in bathroom and kitchen work area 
❖ All individual rooms are made fully accessible by providing adequate turn radius 
❖ Full accessible bathtub/shower combination  
❖ Strobe light alarms and doorbells for HV units 
❖ Temperature controlled water valves 
❖ Accessible light switches and outlets 

In addition, an accessible route will connect the accessible parking spaces to the 
accessible and adaptable first floor units, as well as the common area of the 
development.  As a further measure to ensure compliance, the Development will retain 
an Accessibility and Compliance Consultant to provide plan review and inspection 
services for compliance with the Texas Accessibility Standards (TAS), the Uniform 
Federal Accessibility Standards (UFAS), Fair Housing Act (FHA, and the International 
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Building Code (IBC) Chapter 11.  The scope of work for the review will include project 
registration with TDLR, technical assistance during the design phase, preliminary plan 
reviews, final plan review of the 100% CD Submittal, preliminary inspections, and a final 
construction inspection. 

❖ Green Building:  Even before the current emphasis on Green construction, 
mechanicals and appliances, the Development Team strived to promote energy 
and natural resource conservation in its communities.  These efforts have had a 
significant positive impact in the cost of operations, and the out of pocket costs 
of our residents.  The Team will commit to a minimum of a 1-Star Austin 
Energy Green Building rating for Diamond Forty-Two, as required by Austin’s 
S.M.A.R.T. Housing Program.  However, based on the Multifamily Rating 
Scorecard Planner, Diamond Forty-Two may be eligible for up to a 3- Star rating 
based on a preliminary assessment.  As stated in the S.M.A.R.T. Housing 
program, prior to filing of building permit applications and starting construction, 
the development must obtain a Conditional Approval from the Austin Energy 
Green Building Program, stating that the plans and specifications for the 
proposed development meet the criteria for a Green Building Rating.  Such 
efforts might include, but are not limited to: 

❖ Low, or no VOC paint 
❖ Use of Xeriscape landscape planting to reduce use of water resources 
❖ Attic insulation of R-30 or greater 
❖ Windows with a shading coefficient of .67 or greater 
❖ Energy conserving lighting 
❖ Low-Flow fixtures and water conserving faucets, shower heads, etc 
❖ High efficiency (1.28 gpf) toilets 
❖ Energy efficient appliances such as dishwashers and refrigerators 
❖ Use of fluorescent interior lighting and ceiling fans 
❖ Installation of formaldehyde free insulation 
❖ Healthy flooring materials 

 
i. Indicate the number of units reserved for Housing Choice Voucher holders 

(Section 8). 

No units will be reserved for tenants with Housing Choice Vouchers; however, 
tenants with vouchers will be accepted. 

ii. Indicate the number of units that are or will be made accessible and adaptable 
for persons with mobility, sight or hearing disabilities. 

15 units will be Mobility accessible and 3 will be Hearing/Visual accessible for a 
total of 18 units. The development will include a total of 82 units that will be 
Mobility accessible or adaptable.  The development plan includes 3 three story 
buildings with a total of 34 first floor units, plus 1 four story building, elevator 
served building, with a total of 48 units, for a total of 82 accessible/adaptable 
units. The development plan meets the minimum 10% mobility and 2% sensory 
requirement.  
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iii. If applicable, demonstrate the Project’s compatibility with current 
Neighborhood Plan. 

According to the East MLK Combined Neighborhood Plan the planned future use 
of the site is Mixed-Residential. The proposed 150-units allow for this future use 
to be actualized. The Developer has met with the East MLK Neighborhood Plan 
Contact Team and will continue communication throughout the project.  

iv. Summarize the key financials of the project, clearly indicating the total project 
cost, the amount and intended use of AHFC/NHCD funds being requested, and 
the amount(s) and provider(s) of other funding and the status of those funding 
commitments. 

Total project cost for Diamond Forty-Two is estimated to be approximately 
$30,831,031.  Funding for the development will come from several sources 
including:  an estimated $10,272,070 from TDHCA’s Low Income Housing Tax 
Credit program, $16,000,000 from 2020 Private Activity Bonds issued by Austin 
HFC, $3,000,000 from RHDA funds, and the remaining $1,558,961 from deferred 
developer fee.  RHDA funds will be used to purchase the land and pre-
development expenses. 

v. If the property is occupied by residents at the time of application submission, 
specify that along with the following additional information: Include details on 
the type of structure (multi-family or single-family), number and size of units 
in square feet. 

Not Applicable: The property is currently occupied by the land seller and does 
have one ±1,400 sf single-family structure and one ±1,000 sf barn on-site.  
Occupant will relocate upon purchase of land.  

vi. Indicate whether the project meets the requirements of the City’s Vertical 
Mixed-Use (VMU) Ordinance or is in a Planned-Unit Development (PUD) or 
Transit Oriented Development (TOD) or any other City of Austin density bonus 
program. 

Diamond Forty-Two will be using the new Affordability Unlocked Program for a 
density bonus. 

vii. Indicate how the project will meet S.M.A.R.T. Housing requirements. 

Safe: Diamond Forty-Two will be safe by utilizing on-site security cameras, 
encouraging one staff member (property manager or maintenance 
technician) to live on-site, and lastly by engaging with the community and 
police force. The development team has a history of engaging with 
Neighborhood Police Officers, lots of camera coverage, and additional 
security measures. which results in rave reviews from local Police Officers 
across the state. 
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Mixed Income: Diamond Forty-Two has 100% of its units reserved for 
households at various income levels, ranging from 50% AMI to 80% AMI, 
with the goal of creating a Mixed-Income community. 

Accessible: Diamond Forty-Two will have 18 units set aside for accessible 
units, which is over the minimum percentage for the 150 units. 15 units or 
10% of the units will be mobility accessible and 3 units will be sensory 
accessible. Additionally, 82 units will be adaptable, creating a very 
accessible property.  

Reasonably Priced: Diamond Forty-Two is reasonably priced as both TDHCA 
and the City of Austin will require units to be affordable to the household 
living in each unit for the entire Compliance and Extended Use period (35-40 
years). These requirements equate to the households paying no more than 
is reasonable for their income bracket.  

Transit Oriented: Diamond Forty-Two is located close to transit stops and is 
within walking distance to amenities such as neighborhood parks, a local 
elementary school and convenience stores. The site is near 183, which 
allows tenants easy, quick access to other parts of the city and helps keep 
the average commute to work between 15-30 minutes for the majority of 
neighborhood residents.  

 

b. Market Assessment 

A limited Market Study in the form of a Neighborhood Scout report is included as 
Attachment E with required citations below. In addition, we enlisted the assistance of 
Apartment Market Data to provide the market analysis for responses to Identification of 
Geographic Area-PMA, Pool of Eligible Tenants, Analysis of Competition, Assessment of 
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Market Demand, Evaluation of Effective Demand and Capture Rate, and Estimated 
Absorption.   Apartment Market Data analysis has been incorporated below. 

i. Evaluate general demographic, economic, and housing conditions including: 

1. Target Population and Area Demographic Makeup: 

The target population of the 150 unit, Diamond Forty-Two apartment community, is 

individuals and families with incomes of 50% to 80% of AMFI.   According to 

Neighborhood Scout, the neighborhood surrounding the property has a demographic 

makeup as follows: 

• Race and Ethnic: 23.8% White, 24.6% Black or African American, 2.4% Asian, 

15.5% Hispanic or Latino .3% American Indian or Alaskan Native  

• Median Household Income: $37,587  

• Average Market Rent: $1,477  

• Age: 17.6% are 18-29, 25.7% are 30-44, 24.7% are 45-64, 11.2% are 65 years 

and over.  

• Household Type: 23.2% one person, 16.1 married with child; 11.7 single 

parent with child; 1% same sex 

• Gender: 50.3% are male and 49.7% are female 

 

2. Overall Economic Conditions and Trends: 

The neighborhood surrounding Diamond Forty-Two has a median real estate price 

of $276,018, which is more expensive than 80.5% of the neighborhoods in Texas and 

63.1% of the neighborhoods in the U.S.  Also according to Neighborhood Scout, the 

average rental price is $1,477, which is higher than 72.6% of the neighborhoods in 

Texas. Neighborhood Scout reports that this neighborhood has a higher income 

than 68.4% of the neighborhoods in America, and with 30.6% of children living 

below the poverty line, the rate of childhood poverty is higher than the rate found 

in 76.7% of America’s neighborhoods. 

 

The average annual change in per capita income over the last 5 years is 10.4% 

compared to 2.3% for the nation. The average annual change in household income 

over the last 5 years is 3.8% compared to 2.0% for the nation. The average change in 

unemployment rate over the last 5 years is 0.0% for the neighborhood. 

 
Please see attached Neighborhood Scout Report for additional information on 

Economic Conditions and Trends for this neighborhood. 

 
It is important to note that while the information being provided is focused on the 

neighborhood surrounding Diamond Forty-Two, clients served by the development 

will come from surrounding Austin and Travis County.  The Primary Market Area 

(PMA) for this development is identified below in Section 3.ii. Geographic Area. 
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3. General Housing Conditions and Trends in the Community 

According to the Neighborhood Scout report, this is a suburban neighborhood (based on 

population density of 3,086 people/square mile) located in Austin, Texas. Real estate is 

made up primarily of single family homes (73.0%) and Apartment Complexes (18.5%). 

The neighborhood housing is primarily comprised of two bedroom (36.1%) and three 

bedroom (47.5%) units. 60.9% of units in the neighborhood are owner occupied. A 

majority of housing units (52.6%) were built before 1970.  

 

Home and apartment vacancy rates are 9.6% in this neighborhood, (as noted above, 

housing stock is primarily SFR, with apartments making up only 18.5%.  In addition, the 

majority was built before 1970). Neighborhood Scout analysis shows that this rate is lower 

than 46.4% of the neighborhoods in the nation, approximately near the middle range for 

vacancies. However, according to Apartment Market Data, comparable LIHTC apartments 

in the PMA reflect an average occupancy of 98.8%. It should be noted that the 

Neighborhood Scout data utilized a  a smaller geographic area in determining the 

neighborhood boundaries.   The PMA area utilized by Apartment Market Data for analysis 

of comparable properties, pool of eligible tenants, market demand, etc.  is much larger and 

was determined based on TDHCA LIHTC guidance.  The PMA included several LIHTC 

communities.  

 

For the neighborhood surrounding Diamond Forty-Two, Neighborhood Scout cites home 

value  appreciation of 57.77% over the past 5 years, and for the past 19 years has reflected 

appreciation gains among the highest in the Austin Metro Area, i.e. Neighborhood Scout 

reflects Austin Metro appreciation scores of 9 and 10 since 2000 (10 is the highest).  The 

average annual homeownership trend over the last five years has increased by 2.8%. The 

average rent price trend in the neighborhood over the last five years has increased by 

5.4%. 

 

Trends in the Community-Schools: 

 

It should be noted that Norman Elementary, the school that will serve K-5th grade residents 

of Diamond Forty-Two, is currently being completely rebuilt and will reopen in the fall of 

2021, just ahead of development completion.  The school is within walking distance of the 

development site. Norman Elementary is one of 17 schools in Austin ISD that is being 

rebuilt with funds from the 2017 Bond Modernization Project.  

 

In addition, we are very excited that a new public charter school, funded in part by the 

Michael and Susan Dell Foundation, is opening this fall, and is also within ¼ mile of the 

development.  The new school, IDEA Health Professions, is one of IDEA’s newest campuses, 

that will develop future healthcare leaders starting in the fall of 2019.  This will be IDEA’s 

first “diverse by design” school.  IDEA Health Professions is a Kinder through 2nd and 5th 

through 6th grade campus.  
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We believe that the 2 new schools near Diamond Forty-Two is very exciting and will be a 
significant draw for young families with elementary age children. 

 
ii. Identify the geographic area 

Diamond Forty-Two is located in census tract number 21.10 in the Jackie Robinson 

Neighborhood.  Please see attached Neighborhood Scout report for the neighborhood 

boundary outline, and also the schedule of census tracts and boundary outline of the 

PMA utilized in the analysis prepared by Apartment Market Data, LLC.    

 

In addition to obtaining market information from Neighborhood Scout, we enlisted the 

assistance of Apartment Market Data, LLC in determining the Primary Market Area 

(PMA):  The PMA utilized in determining Pool of Eligible Tenants, Competition and 

Market Demand is identified as:  

 

For this analysis, Apartment Market Data, LLC utilized a “primary market area” 

encompassing 24.74 square miles.  These boundaries follow the census tracts listed: 

Census Tracts Census Tracts Census Tracts Census Tracts 

484530003.06 484530003.07 484530004.01 484530004.02 

484530008.01 484530008.02 484530008.03 484530008.04 

484530009.01 484530009.02 484530010.00 484530021.04 

484530021.06 484530021.07 484530021.08 484530021.09 

484530021.10 484530021.11 484530021.12 484530021.13 

484530022.08 484530023.04 484530023.17  
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This area was used as it complies with the definition of a “Primary Market Area” (PMA) 

as defined by the Texas Department of Housing and Community Affairs (TDHCA).  The 

area shown on the map above, takes into consideration this area’s housing needs, 

demand draw, natural, political and manmade barriers, and the appropriate 

demographics of the area applicable to the demand for rental apartments. 

At the same time, the PMA was limited to a population of 99,262 and may not be 

inclusive of the entire area that the analyst expects the subject to draw the majority of 

its residents. 

 

iii. Quantify the  pool of eligible tenants – According to Apartment Market Data, LLC 
 
Income qualifications and maximum program rents are used to determine the income 

bands of the subject’s proforma rents.  To determine this, we calculated the minimum and 

maximum annual income a resident could earn and still quality for the following unit 

types.   Using these criteria, we developed the following table. 
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ELIGIBLE HOUSEHOLDS BY INCOME 

HH 50% of AMI 60% of AMI 80% of AMI 

Size min max min max min max 

1 $26,610  $33,150  $31,950  $39,780  $42,600  $53,040  

2 $26,610  $37,850  $31,950  $45,420  $42,600  $60,560  

3 $31,950  $42,600  $38,340  $51,120  $51,120  $68,160  

4 $31,950  $47,300  $38,340  $56,760  $51,120  $75,680  

5 $36,900  $51,100  $44,280  $61,320  $59,040  $81,760  

6 $36,900  $54,900  $44,280  $65,880  $59,040  $87,840  

 

CALCULATION OF REQUIRED INCOME 

 

Unit Type 

 

Income 

Type Subject Rent 

Utility 

Allowance Total Rent Max. Rent 

Annual 

Income 

Req. 

Annual 

Income Cap* 

          

1-1 50%  $       803   $              84   $          887   $         887   $  26,610   $   37,850  

1-1 60%  $       981   $              84   $       1,065   $      1,065   $  31,950   $   45,420  

1-1 80%  $    1,336   $              84   $       1,420   $      1,420   $  42,600   $   60,560  

        

2-2 50%  $       960   $            105   $       1,065   $      1,065   $  31,950   $   47,300  

2-2 60%  $    1,173   $            105   $       1,278   $      1,278   $  38,340   $   56,760  

2-2 80%  $    1,599   $            105   $       1,704   $      1,704   $  51,120   $   75,680  

        

3-2 50%  $    1,101   $            129   $       1,230   $      1,230   $  36,900   $   54,900  

3-2 60%  $    1,347   $            129   $       1,476   $      1,476   $  44,280   $   65,880  

3-2 80%  $    1,839   $            129   $       1,968   $      1,968   $  59,040   $   87,840  

* Based on 2.0 persons per bedroom 
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With the implementation of income restrictions, the primary renter profile will have an 

income from $26,610 to $87,840, which represents 48.6% of 1-6 person renter 

households in the area.  There are currently 8,690 income qualified renter households 

living in the Primary Market Area. 

INCOME BANDING OF THE 
PRIMARY QUALIFIED RENTER HOUSEHOLDS 

SUBJECT # OF PERCENT 

$ 26,610  -  $ 29,999 826 4.2% 

$ 30,000  -  $ 39,999 1,859 9.5% 

$ 40,000  -  $ 49,999 1,920 9.8% 

$ 50,000  -  $ 59,999 1,295 6.6% 

$ 60,000  -  $ 74,999 1,805 9.2% 

$ 75,000  -  $ 87,840 985 5.0% 

   

 Primary Qualified Households 8,690 44.4% 

         HISTA Data 

 
iv. Analyze the competition-Prepared by Apartment Market Data, LLC 

Diamond Forty-Two is a 100% Workforce housing development serving residents with 

incomes from 50% to 80% of AMFI.  

 
The current supply of affordable housing in this market is less than demand.   

 
The overall occupancy for HTC projects reported in the market is 98.8%.   

 
CURRENT INVENTORY OF SURVEYED PROPERTIES 

 

UNIT 

TYPE 

# OF 

UNITS 

OCCUPIED

UNITS 

AVG. 

RENT 

AVG. 

SIZE 

AVG. 

$ PSF OCCUPANCY% 

       

1 BR 542 539  $    834.21  625  $  1.335  99.4% 

2 BR 617 606  $ 1,062.03  923  $  1.151  98.2% 

3 BR 302 298  $ 1,193.49  1,119  $  1.067  98.7% 

OVERALL 1,461 1,443  $ 1,004.69  853  $  1.178  98.8% 
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v. Assess the market demand-Prepared by Apartment Market Data, LLC 
The MapInfo demographics estimate the demand growth for new rental units to be 398 
units per year.  The HISTA data suggests that the growth for new rental units will be 356 
units per year.  Finally, the employment growth methodology suggests that the primary 
market area will absorb 658 units per year. For the employment growth methodology, our 
forecast is based on annual employment growth of 3.0%. 

 

Evidence suggests that LIHTC projects tend to derive most of their demand from 

households already living in the area.  We found 8,690 renter households living in the 

Primary Market Area that are income qualified.  Thus in our mind, this project is feasible 

even without additional growth in the number of renter households. 

 

vi. Evaluate the effective demand and the capture rate-Prepared by Apartment Market 
Data, LLC 
To perform the capture rate calculation, we use the data that we have compiled from our 

previous analysis to determine the total number of income qualified households that the 

subject is designed to accommodate.  The following table is used to calculate the total 

demand for the subject’s units. 

ANNUAL INCOME-ELIGIBLE SUBMARKET DEMAND SUMMARY 

Income Qual. Demand* Units of Demand % of Total Demand 

2019 8,690 89.5% 

2020 & 2021 140 1.4% 

External Demand (10%) 883 9.1% 

TOTAL DEMAND – Year 1 9,712 100.0% 

* Income eligible without rental assistance 

Now that we know the total demand, we have to account for other affordable projects 

in the trade are that have not leased up and maintained a stabilized occupancy of 90% 

for the previous 12 months.  The following table is taken from the TDHCA database of 

affordable properties within the designated trade area. There are no other affordable 

projects to account for. 
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TDHCA Name of Project 

# of 

Units Distance Population 

Comparable 

Units 

      

TBD Subject 150 - Family 150 

16434 thinkEAST 182 1.2 mi Family 132 

17113 
The Jordan 

(Mueller) 
132 1.9 mi Family 118 

    TOTAL 400 

 

Based on the information taken table above, we calculate the inclusive capture rate for the 

subject to be as follows: 

 

 

 

 

The “Inclusive Capture Rate” above reflects only “income qualified” renter demand.  Additional 

demand comes from households living outside the PMA and households earning less than the 

minimum qualifying income, provided that the household has a housing voucher in-hand (i.e. 

Section 8 voucher).  This additional demand was not calculated in the figures above as it was not 

necessary to satisfy the capture rate threshold.   

vii. Estimate the absorption period - Prepared by Apartment Market Data, LLC  
Based on lease up rates of comparable projects in the Austin area, we estimate that the 

project would achieve a lease rate of approximately 20-25 of its units per month as they 

come on line for occupancy from construction.   

c. City of Austin Good Neighbor Policy 

i. Prior to submission of a RHDA Application, the developer must: Research the 
applicable City of Austin Neighborhood Plan for the area in which the project 
is to be located, if applicable. 

1.   If no Neighborhood Plan exists: 

Using written notice by letter or by flyer, notify: property owners with 
properties no less than 500 feet from the proposed development site; 
and registered neighborhood organizations whose boundaries include 
the proposed development site.  

Subject’s L/I Units  +  Other Previous L/I Units = Capture Rate 

     Total Units of Income Qualified Demand 

 

   400 Total L/I Units     = 4.1% Capture Rate 

9,712 Units of Demand 
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N/A:  the subject site is located within the East MLK Combined 
Planning Area.  The East MLK Combined Neighborhood Plan was 
adopted November 7, 2002.  The East MLK Neighborhood Planning 
Area Future Land Use Map was last updated on March 6, 2018.  The 
FLUM identifies the subject site’s future use as Mixed Residential, 
which is in alignment with the proposed use.  The current zoning of 
the site is SF3; a zoning application has been submitted to re-zone to 
MF2. 

ii. Submitted with this completed RHDA Application: 

1. The developer’s communication plan for engaging stakeholders and 
neighborhood organization.  
 
In general, the development team engages neighborhood associations and 
community leaders very early in the development process. Typically, 
presentations are done at the neighborhood association meetings and also at 
Neighborhood Contact Team meetings, and both are followed -up with 
subsequent update presentations as the development plans finalize.  
Neighborhood association feedback regarding design, colors, materials, 
parking, ingress, egress, etc. are just a few of the many topics discussed to 
help ensure community members’ voices are heard and the Developer is 
being a good neighbor. In addition, the Developer meets with local 
councilmembers and other interested parties to make them aware of the 
development and work with them to earn their support.  
 
Specifically, the Developer has reached out to the Jackie Robinson Acres 
Neighborhood Association and East MLK Neighborhood Plan Contact Team.  
On July 15, The Developer met with EMLK Contact Team to introduce the 
development, and the Jackie Robinson Acres Neighborhood Association 
president was also in attendance at the meeting. There was very positive 
discussion relating to the development. The Developer will attend the next 
Contact Team Meeting on August 19, and will continue meeting with both 
organizations throughout the application and development process. The 
Developer has also reached out directly to the neighborhood association and 
will meet with them at their next scheduled meeting.  NOTE:  The President of 
the Jackie Robinson Acres Neighborhood Association is also the Seller of the 
development site. 
 
Additional communications are attached  

 
2. Documentation of written notice provided to property owners and 

neighborhood organizations. 
 
Notices are in Attachment F.  On July 15, 2019, development representative 
Sally Gaskin and development consultant, Mike Martinez, met with the East 
MLK Neighborhood Contact Team to provide an introduction to the proposed 
development and rezoning application.  We are also on the Contact Team’s 
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August 19 agenda to provide an update on the status of the development’s 
RHDA and zoning applications.    In addition, to the East MLK Contact Team, 
the Developer has identified 3 neighborhood associations that also include 
the subject site within their boundaries.  Developer has sent a notification 
letter introducing the development, copies are included in Attachment F.  
 

• East MLK Combined Neighborhood Plan Contact Team 
o Ms. Angela Garza (Chair) 

• Jackie Robinson Acres 
o Mr. William D. Moseley (President) 

▪  

• Hog Pen NA 
o Ms. Ali A Ronder (President) 

• Lincoln Garden Association 
o Mr. Isaiah Sauls (President) 

 
 

3. A signed City of Austin Good Neighbor Checklist 
 
Signed City of Austin Good Neighbor Checklist is Attachment G. 
 

d. S.M.A.R.T Housing 

The SMART Housing Certification is Attachment H. 

e. Memorandum of Understanding (MOU) with the Ending Community Housing Coalition 
(ECHO) If proposal includes Continuum of Care (CoC) units, a MOU with ECHO including 
information on the type of CoC units planned. 

MOU with ECHO is in progress and we are committing to 5 units. A place holder for this 
MOU is included as Attachment I. 

f. General Services 

i. A description of the services to be provided to residents and/or clients 

Our plan is to engage one of the community organizations with the budgeted 
supportive service funds. Final terms of an agreement will occur before we 
close on our construction financing. As seen in our attached Proforma, we are 
projecting approximately $12,000 per year to be spent on services. These 
services may include parenting classes, health screenings, and how to eat 
healthy on a budget. 

ii. The number and types of residents/clients expected to be served annually. 

We anticipate an estimated 150 individuals and families to live at Diamond 
Forty-Two 73% of the development will multibedroom, with most of the units 
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being occupied by families. The services offered on-site will vary the target 
group based on what the need of our residents is at any given time. 

 

 

 

iii. Developer’s experience and qualifications in providing the services to be 
offered, if services are offered by the developer 

Each of our communities have a successful supportive service program 
tailored to the residents needs and management by Accolade Property 
Management. In addition, we will be contracting with an outside entity to 
provide on-site and social services above and beyond our normal program.  
 

iv. Description of the organization(s) providing the services and a memorandum 
of understanding or some other type of signed agreement that indicates the 
relationship between the developer and service provider, if the services are 
provided by an external organization.  
 
Sample MOU stating relationship between Developer and service provider, 
including description of services to be provided on-site is Attachment J. 

 
v. Resume of key personnel who will be actively involved in the delivery of 

services including information on certifications, licenses, years of 
experience, and education. 
 
Resumes of key personnel for service provider can be provided closer to 
contract of service provider execution, as these services are tailored to the 
needs of the tenants living at the property and may change; additionally, 
these service providers may need to hire new staff to have adequate coverage 
of Diamond Forty-Two’s site and so the employee may not be hired yet.  
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vi. Financial capacity of the Services provider: 
 

1. Identify sources and amounts of funds that will be or are expected to be 
utilized to provide supportive services for 3 years from the date of 
issuance of the Certificate of Occupancy. 
 
The source of funds for the service provider will be the project’s 
operating budget in the amount of $12,000 annually, with a 3% 
projected increase annually for the life of the compliance period. 
 

2. Include a services budget which reflects current and anticipated funding 
and expenses associated with the provision of services for three (3) 
years 
 
The budget showing supportive services is Attachment K; the exact 
expenses for this Budget will be determined by the Supportive Services 
Provider and will vary based on the needs of the residents. 
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Section 5 

Property 
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a. Map of the property 
 
Maps are included as Attachment L. 

i. High Opportunity Census Tracts 
ii. Tracts at risk of Displacement or Gentrification 

iii. Imagine Austin Centers and Corridors with 0.5 mile buffer 
iv. High-Frequency Transit Stops within 0.25 mile walk 
v. Transit Stops within 0.75 mile walk 

vi. Mobility Corridor within 0.5 mile buffer 
vii. Healthy food access with 1 mile buffer 

viii. 100 year Flood Plain 

b. Real Estate Appraisal 

In order to have this document be as accurate as possible, it will be provided prior to 
contract execution and closing. Tax assessments are greatly undervaluing the property 
as they are based on current vacant/underutilized improvements, rather than the 
proposed use. 

c. Zoning Verification Letter 

There is currently an application that is being prepared for the rezoning of this property 
from the current SF-3-NP zoning to MF-2-NP zoning. A copy of the signed application is 
included as Attachment M. The developer has already attended and presented at one 
Neighborhood Plan Contact Team meeting on July 15th. Once the zoning has been 
revised a copy of a zoning verification letter will be provided. 

d. Proof of Site Control 

i. Include evidence of site control such as a warranty deed or a current earnest 
money contract, and provide a real estate appraisal or current tax 
documentation that substantiates the value of the property.  
 
Evidence of site control is included Attachment N. 

 
ii. If there are existing structures, provide documentation from the taxing 

authority or another third-party source indicating the year the structure was 
built. 
 
Travis County Appraisal District documenting construction build dates is 
included as Attachment O. 

e. Phase I Environmental Site Assessment 

i. Applicants must provide a Phase I Environmental Site Assessment (ESA) report 
prepared by qualified environmental professionals.  
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Phase I ESA for Diamond Forty-Two will be provided on, or before, September 
17, 2019 (at least 1 week prior to the September 24, Housing Investment 
Committee meeting), confirming that no prohibitive, environmental hazards 
exist on or near the development site. 

 
ii. Applicants must provide mitigation strategies for concerns raised in the Phase 

I ESA report 
At this time there are no known environmental issues.  Should the Phase I ESA 
identify any conditions requiring mitigation, appropriate mitigation 
procedures will be utilized. 

 
iii. City of Austin’s Austin Resource Recovery Department provides free 

environmental assessments for eligible entities. 
 
Not Applicable as site is not a Brownfield.  
 

f. State Historical Preservation Officer Consultation 
 

 
Not Applicable-Buildings on-site are not older than 45 years. 
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Attachments: 
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Statement of Confidence 







PROPERTY TYPE , STYLE &
TENANT MIX UNIT TYPE UNIT TYPE/

SIZE (SF)
FINANCING
SOURCES

GREEN
CERTIFICATION

Pre-Development
Canova Palms
1717 Irving Blvd
Irving, Texas

New Construction
Senior

Affordable & Market 
Rate

30%. 50% & 60% AMI 

41 - 1BR
17 - 2 BR
Total: 58

1BR - 650 SF
2BR - 850 SF

LIHTC - 9% (TDHCA) 

Under Construction
Alton Plaza
202 Whaley Street
Longview, TX 75607

New Construction
Adaptive Reuse

Family
Affordable & Market 

Rate
30%. 50% & 60% AMI 

6 - 0BR
16 - 1BR
26 - 2 BR
Total: 48

0BR - 550 SF     
1BR - 650 SF
2BR - 850 SF

LIHTC - 9% (TDHCA) 

Aria Grand
IH35 & Woodland Drive
Austin, TX 78704

New Construction
Podium
Family

Affordable & Market 
Rate

30%. 50% & 60% AMI 

12 - 1 BR
30 - 2 BR
28 - 3 BR
Total:  70

1BR - 693 SF
2BR - 873 SF

3BR - 1050 SF

LIHTC - 9% (TDHCA) 

Edgewood Place
617 Clinic Drive
Longview, TX  75605

New Construction
Garden Style

Family
Affordable & Market 

Rate
30%. 50% & 60% AMI 

18 - 1BR
36 - 2BR
20 - 3BR
Total: 74

1BR - 700 SF
2BR - 855 SF

3BR - 1144 SF

LIHTC - 9% (TDHCA) 

Elysium Grand
3300 Oak Creek Drive
Austin, Texas

New Construction
Podium
Family

Affordable & Market 
Rate

30%. 50% & 60% AMI 

18 - 1 BR
53 - 2 BR
19 - 3 BR
Total: 90

0BR - 500 SF
1BR - 700 SF
2BR - 855 SF

3BR - 1140 SF    

LIHTC - 4% (TDHCA) 

Mistletoe Station
1916 Mistletoe Blvd.
Fort Worth, TX 76104

New Construction 
Garden Style &
Podium Style

Family
Affordable & Market 

Rate
30%, 50% & 60% AMI

 21 - 1 BR
67 - 2BR
22 - 3BR

Total: 110

1 BR - 700 Sft
2 BR - 850 SF

3 BR - 1150 SF

LIHTC - 9% (TDHCA) 

NOT AVAILABLE

Kaia Pointe
104 Bettie Mae Way
Georgetown TX 78633

New Construction
Garden Style

Family
Affordable & Market 

Rate
30%, 50% & 60% AMI

28 - 1 BR
56 - 2 BR
18 - 3 BR
Total: 102

1 BR - 705 SF
2 BR - 948 SF

3 BR - 1139 SF

LIHTC - 9% (TDHCA)
$13,530,000

Stillhouse Flats
2926 Cedar Knob Road
Harker Heights, TX 76548

New Construction 
Garden Style & 

Townhomes
Family

Affordable & Market 
Rate

30%, 50% & 60% AMI

22 - 1 BR
50 - 2 BR
24 - 3 BR
Total: 96

1 BR - 737/762 SF
2 BR - 93/958 SF
3 BR - 1159 SF

LIHTC - 9% (TDHCA)
$14,180,000
Local Government
Contribution NGBS

NOT AVAILABLE

LaMadrid Apartments
11320 Manchaca Road
Austin, TX 78748

New Construction 
Garden Style & 

Townhomes
Family

Affordable & Market 
Rate

30%, 50% & 60% AMI

18 - 1 BR
53 - 2 BR
24 - 3 BR
Total: 95

1 BR - 750 SF
2 BR - 950 SF

3 BR - 1150 SF   

LIHTC - 9% (TDHCA)
$13,380,000
City of Austin RHDA

NGBS GOLD

Barron's Branch
817 Colcord Ave
Waco, TX 76707

New Construction
Garden Style

Family
Affordable and Market 

Rate
30%, 50%, 60% AMI

30- 1 BR
86 - 2 BR
48 - 3 BR
4 - 4 BR

Total: 168

1 BR - 750 SF
2 BR - 975 SF

3 BR - 1175 SF
4 BR - 1298 SF

LIHTC - 9% (TDHCA)
$20,331,756

NGBS Silver

Art at Bratton's Edge
15405 Long Vista Dr 
Austin, TX 78727

New Construction
Garden Style

Family
Affordable and Market 

Rate
30%, 50%, 60% AMI

16 - 1 BR
46 - 2 BR
16 - 3 BR
Total: 78

1 BR - 750 SF
2 BR - 975 SF
3 BR - 1175SF

LIHTC - 9% (TDHCA) 

NGBS Bronze

DEVELOPMENTS COMPLETED



PROPERTY TYPE , STYLE &
TENANT MIX UNIT TYPE UNIT TYPE/

SIZE (SF)
FINANCING
SOURCES

GREEN
CERTIFICATION

Liberty Pass
17321 Lookout Road
Selma, TX  78154

New Construction
Garden Style

Family
Affordable and Market 

Rate
30%, 50%, 60% AMI

12 - 1 BR
62 - 2 BR
26 - 3 BR
4 - 4 BR

Total: 104

1 BR - 750 SF
2 BR - 975 SF
3 BR - 1175SF
4 BR - 1298 SF

LIHTC - 9% (TDHCA) 

NGBS Silver

Summit Parque
12777 Merit Drive
Dallas, TX 75251

New Construction
Mid-Rise
Family

Affordable and Market 
Rate

30%, 50%, 60% AMI

31 - 1 BR
49 - 2 BR
20 - 3 BR
Total: 100

1 BR - 750 SF
2 BR - 950 SF

3 BR - 1150 SF

LIHTC - 9% (TDHCA)
$14,870,000

NGBS Silver

Tupelo Vue
525 Avenue G NW
Winter Haven, FL 33881

New Construction
Garden Style

Family
Affordable and Market 

Rate
30%, 50%, 60% AMI

16- 1 BR
38 - 2 BR
16 - 3 BR
4 - 4 BR
Total: 70

1 BR - 651 SF
2 BR - 938/985 SF

3 BR - 1115 SF

LIHTC - 9% (FHFC)
$12,200,380

NGBS Bronze

Saige Meadows
13488 Hwy 69N
Tyler, TX 75706

New Construction
Garden Style

Family
Affordable and Market 

Rate
30%, 50%, 60% AMI

Flats:
22 - 1 BR
44 - 2 BR
4 - 3 BR

Townhomes:
6 - 2 BR

16 - 3 BR
Total: 92

1 BR - 706/760 SF
2 BR - 919 SF

2 BR TH - 1156 
SF

3 BR - 1085 SF
3 BR TH - 1440 

SF

LIHTC - 9% (TDHCA)
$11,870,348

NGBS Bronze

N/A

La Ventana 
2109 Texas 351 
Abilene, TX 79601   

New Construction
Garden Style

Family
Affordable and Market 

Rate
30%, 50%, 60% AMI

16 - 1BR
36 - 2 BR
28 - 3 BR
4 - 4 BR
Total: 84

1 BR - 849 SF
2 BR - 1102 SF
3 BR - 1303 SF
4 BR - 1561 SF

LIHTC - 9% (TDHCA)
$6,462,643

N/A

N/A

Amberwood Place
411 W Hawkins Pkwy
Longview, TX 75604

New Construction
Garden Style

Family
Affordable and Market 

Rate
30%, 50%, 60% AMI

12 - 1 BR
32 - 2 BR
32 - 3 BR
2 - 4 BR

Total Unit 78

1 BR - 849 SF
2 BR - 1102 SF
3 BR - 1303 SF
4 BR - 1561 SF

LIHTC - 9% (TDHCA)
$8,740,526

N/A

N/A

Tylor Grand
3702 Rolling Green Dr.
Abilene, TX 79606

New Construction
Garden Style

Family
Affordable

30%, 50%, 60% AMI

32 - 1 BR
64 - 2 BR
20 - 3 BR
4 - 4 BR

Total Unit 120

1 BR - 849 SFt  
2 BR - 1102 SFt   
3 BR - 1303 SFt   
4 BR - 1561 SFt   

LIHTC - 9% (TDHCA)
$13,914,133

N/A

N/A

The Roxton
307 N. Loop 288
Denton, TX  76209

Rehab
Garden Style

Family
Affordable & Market 

Rate
30%, 50% & 60% AMI

16 - 1 BR
86 - 2 BR
24 - 3 BR
Total: 126

1 BR - 613 SF
2 BR - 803 SF

3 BR - 1004 SF

LIHTC - 9% (TDHCA)
$14,500,717

NGBS Emerald

Pinnacle at North Chase      
3851 N. Broadway Avenue
Tyler, TX  75702

New Construction
Garden Style

Family
Affordable

30%, 50% & 60% AMI

32 -1 BR
64 - 2 BR
20 - 3 BR
4 - 4 BR

Total: 120

1 BR - 883 SF
2 BR - 1188 SF
3 BR -  1314 SF
4 BR - 1552 SF

LIHTC - 9% (TDHCA)
$12,596,114

N/A

Villages at Tarpon
Walton Village
Lemon Village
Pine Village
North Ring Village

Rehabilitation
Garden Style

Elderly

26 - 0 BR
69 - 1 BR
Total = 95

0 BR - 396/435 SF
1 BR - 

544/560/580 SF

LIHTC - 9% (FHFC)

N/A

DEVELOPMENTS COMPLETED



Attachment C 
Financial Capacity 

Lenders and Equity Letters 



 

 

August 1, 2019 
 
 
Ms. Lisa Stephens 
Saigebrook Development, LLC 
5501-A Balcones Drive, #302 
Austin, TX 78731 
 
 Re: Diamond Forty-Two  
  Austin, TX 
 
Dear Lisa, 
 
Red Stone Equity Partners, LLC (“Red Stone”) is pleased to be given an opportunity to submit a proposal 
on the Diamond Forty-Two (“Project”) located in Austin, Texas. This letter serves as an outline of the 
business terms regarding the acquisition of limited partnership interests in a to-be-formed Limited 
Partnership, (the “Partnership”) that will own the Project.  Red Stone or its designee (the “Limited 
Partner”) will acquire a 99.99% limited partner interest (the “LP Interest”) and a 0.001% special limited 
partner interest (the “SLP Interest”) in the Partnership.  The terms of this proposal are subject to 
ratification and countersignature by Red Stone’s investment committee as described below. 
Furthermore, this proposal is neither an expressed nor implied commitment by Red Stone or any of its 
affiliates to provide equity financing to the Project.  Any such commitment shall only be as set forth in 
a to-be-negotiated operating agreement and will be subject to, among other things, (i) satisfactory 
transaction structure and documentation, (ii) satisfactory due diligence, including third party reports 
and (iii) other standard conditions for transactions of this type as described more fully in Paragraphs 13 
and 14 below.   
 
1. Project Information.  The Partnership has been formed to acquire, own, develop and operate 

the Project, which is anticipated to be eligible to claim Low Income Housing Tax Credits 
(“Housing Credits”) under Section 42 of the Internal Revenue Code.  The Project will consist of 
150 residential units for rent to low-income families.  The Project will consist of 4 residential 
buildings located at 5517 Jackie Robinson Road, located in the City of Austin, Travis County, 
within the State of Texas.  Within the Project, all of the 150 units are expected to be Housing 
Credit compliant, with no additional units being designated as management units. 21 units are 
targeted towards the 80% AMI level and are utilizing income averaging.  The residential units mix shall 
reflect the detail below and shall conform to any other set-asides as required by the Texas 
Department of Housing and Community Affairs. The means for such conformance shall be 
reviewed by and be acceptable to Red Stone. 

 
 
 



 

 
Unit Type Number of Units Income Restrictions  

1 BR / 1 BA 20 50% AMI 
2 BR / 2 BA 21 50% AMI 
3 BR / 2 BA 10 50% AMI 
1 BR / 1 BA 16 60% AMI 
2 BR / 2 BA 30 60% AMI 
3 BR / 2 BA 32 60% AMI 
1 BR / 1 BA 7 80% AMI 
2 BR / 2 BA 10 80% AMI 
3 BR / 2 BA 4 80% AMI 

 
The construction and lease-up schedule expected for the Project, and upon which the credit 
pricing and deal terms are contemplated herein, are as follows: 

 
 
 
 
 
 
 

2. Project Ownership.  A to-be-formed entity, (the “General Partner”) will be a taxable, single 
purpose, bankruptcy remote entity with a 0.009% ownership interest in the Partnership.  Any 
change in the ownership of the General Partner shall be subject to Red Stone’s consent. The 
anticipated ownership structure and other key Project participants are set forth below.   
 

Entity Name Ownership Interest 
General Partner To-be-formed 0.009% 
Limited Partner RSEP Holding , LLC, or its designee 99.99% 
Special Limited Partner Red Stone Equity Manager, LLC, or its 

designee 
0.001% 

Developer O-SDA Industries, LLC (60%), and                   
Saigebrook Development, LLC (40%) 
 

 

Guarantors1 O-SDA Industries, LLC and Saigebrook 
Development, LLC and/or other entities 
acceptable to Red Stone 

 

General Contractor TBD  
Property Manager Accolade Property Management  

                                                           
1 The Guarantors will guarantee certain of the General Partner’s obligations set forth in Paragraph 7 herein, will 
do so on a joint and several basis, and will be subject to the review and approval of Red Stone. 
 
 

Closing Date June 30, 2020 
Completion Date September 30, 2021 
First Unit Leased September 30, 2021 
Last Unit Leased March 30, 2022 
Stabilized Operations  July 30, 2022 



 

 
3.  Tax Credits.   The Project expects to receive an allocation of 4% Housing Credits from the Texas 

Department of Housing and Community Affairs (the “Agency”) for the year 2020 in an annual 
amount of $1,116,641.  The total Housing Credits anticipated to be delivered to the Partnership 
is $11,166,410 (the “Projected Federal LIHTC”).  

 
4.       Capital Contribution.   Red Stone will acquire its Limited Partner Interest in the Partnership for 

a total capital contribution of $10,272,070, subject to adjustment in Paragraph 5 below.  This 
capital contribution is based on the following pricing: 
 

Credit Type Total amount LP amount Pricing Factor Equity 
Projected Federal LIHTC $11,166,410 $11,165,293 $0.92 $10,272,070 

Total $10,272,070 
 

The above pricing assumes 100% of residential depreciation being taken over 30 years; 100% of 
depreciation on site improvements being taken over 15 years; and 100% of depreciation on 
personal property being taken over 5 years.  The allocation of the depreciable line items is 
subject to Red Stone’s review and approval.  
 
Red Stone will fund its capital contribution pursuant to the following schedule:  

 
 

A. 15% ($1,540,811) shall be paid upon the later of (a) the execution of the Operating  
Agreement, (b) receipt and approval of all due diligence items on Red Stone's due 
diligence checklist, (c) receipt by the Company of commitment for a non-recourse 
permanent loan acceptable to Red Stone, (d) receipt of commitments of the additional 
financing sources described in Paragraph 11, and (e) closing and initial funding of the 
construction loan. 

 
B. 15% ($1,540,811) upon the later of (a) satisfaction of the funding conditions described 

in (B) above, (b) receipt of temporary certificates of occupancy, (c) receipt of an 
architect’s certificate of lien-free substantial completion, and (d) September 30, 2021. 

 
D. 65% ($6,676,846) upon the later of (a) satisfaction of the funding conditions described 

in (C) above, (b) receipt of permanent certificates of occupancy, (c) receipt of the final 
cost certification from an independent certified public accountant, (d) repayment of the 
construction loan and funding of the Project’s permanent mortgage (or such condition 
will be met concurrently with the payment of this installment), (e) satisfaction of all 
funding conditions required for the permanent mortgage, including without limitation, 
three consecutive months of a 1.20 to 1.00 Debt Service Coverage ratio (“DSC”) and 90 
days of 90% occupancy,  (f) achievement of 100% qualified occupancy, (g) calculations 
of the preliminary adjusters have been prepared,  and (i) July 30, 2022. 

 



 

E. 5% ($513,604) upon the later of (a) satisfaction of the funding conditions described in 
(D) above, (b) achievement of Stabilized Operations, (c) receipt of IRS Form 8609s and 
a recorded extended use agreement, (d) receipt and review of an acceptable initial 
tenant file audit, (e) calculations of final adjusters have been prepared, and (f) October 
31, 2022. 

 
5. Adjusters. 
 

A. Increase or Decrease in Housing Credits. In the event that actual Housing Credits as 
determined by the cost certification and 8609s exceeds Projected Federal LIHTC, Red 
Stone will pay an additional capital contribution equal to the product of (i) $0.92 
multiplied by (ii) the difference between the actual Federal LIHTC and the Projected 
Federal LIHTC. In the event that actual Housing Credits as determined by the cost 
certification and 8609s are less than Projected Federal LIHTC, Red Stone’s capital 
contribution will be reduced by an amount equal to the product of (i) $0.92 multiplied 
by (ii) the difference between the Projected Federal LIHTC and the actual Federal LIHTC 
(“Adjustment Amount”).  If the Adjustment Amount exceeds the total of all unfunded 
capital contributions, then the General Partner will make a payment (which payment 
shall be guaranteed by the Guarantors) to the Partnership equal to the amount of such 
excess, and the Partnership will immediately distribute such amount to Red Stone as a 
return of its capital contribution.   
 

B. Timing of Housing Credit Delivery. In addition to the Adjustment Amount, Red Stone’s 
capital contribution will be similarly reduced in the event that the actual delivery of 
Housing Credits is slower than the anticipated schedule set forth in Paragraph 3.  The 
amount (the “Late Delivery Adjustment”) of this reduction will equal the product of (i) 
$0.55 multiplied by (ii) the difference in the Projected Federal LIHTC and actual Housing 
Credits for such years are less than the amounts shown in Paragraph 3.  Conversely, in 
the event that the actual delivery of Housing Credits exceeds the anticipated schedule 
set forth in Paragraph 3, Red Stone will pay an additional capital contribution (the “Early 
Delivery Adjustment”) equal to the product of (i) $0.55 multiplied by (ii) the difference 
between actual Housing Credits and the Projected Federal LIHTC.  Red Stone will pay 
such additional capital contribution at the funding of its final capital contribution 
installment. 

 
Notwithstanding the above, in no event will the net additional Capital Contribution to be paid 
by Red Stone exceed 5% of the total original Capital Contribution amount, and Red Stone will 
pay such additional Capital Contribution at the funding of its final capital contribution.  Such 
additional Capital Contribution will be used to pay any outstanding fees owed to Red Stone and 
then will be distributed in accordance with the provisions of Paragraph 10(B), below.  

 
6. Reserves.  The Partnership will fund the following reserves: 
 



 

A. Operating Reserve. The Partnership will fund and maintain an Operating Reserve to be 
funded from the fourth Capital Contribution in an amount of $650,000.  Any release of 
funds from the Operating Reserve will be subject to Red Stone’s consent.  Pursuant to 
Paragraph 10(B), the Operating Reserve will be replenished up to $650,000 (the 
“Minimum Balance”) from cash flow to the extent withdrawals are made.  The General 
Partner may draw up to 50% of the initial operating reserve balance prior to funding 
any obligation under the ODG. No further withdrawals may be made from the 
Operating Reserve until the Maximum ODG Amount (as defined in Paragraph 7(B) 
below) is funded by the General Partner, as required pursuant to Paragraph 7(B)(ii) 
below. To the extent the balance of the Operating Reserve is less than the Minimum 
Balance at the expiration of the ODG Period as described in Paragraph 7(B)(ii) below, 
the General Partner shall cause the Operating Reserve to be replenished back to the 
Minimum Balance and the ODG Period shall be extended until such Operating Reserve 
has been replenished. The Operating Reserve shall remain an asset of the Partnership 
and shall be subject to distribution in accordance with Paragraph 10(C) below, subject 
to the approval of any project lenders. 

B. Replacement Reserve.  The Project operating expenses will include the funding of a 
Replacement Reserve in the amount of $250 per unit or such other amount specified 
by the project lenders increasing by 3% per annum.  Any release of funds from the 
Replacement Reserve will be subject to Red Stone’s consent. 

7. Guarantees.   The Guarantors will guarantee the following obligations of the General Partner:   
 

A. Construction Completion Guarantee.  The Guarantors shall guarantee the General 
Partner’s obligation of lien-free completion of the Project in accordance with the plans 
and specifications approved by Red Stone for the amount set forth in the approved 
project development budget.  The Construction Completion Guarantee will provide that 
the Guarantors shall pay any amount in excess of the approved project development 
budget as well as any Project deficiency arising prior to Stabilized Operations (as 
defined in Paragraph 7(B) below).  Payments made under this guaranty will not 
constitute loans to the Partnership or capital contributions and no Guarantors will have 
any right to receive any repayment on account of such payments.   

B. Operating Deficit Guarantee.  The Guarantors will agree to advance to the Partnership 
any amounts required to fund operating deficits arising after the expiration of the 
Construction Completion Guarantee, if needed, as follows: 

(i) The guarantee shall be unlimited until the Project achieves “Stabilized 
Operations”.  Stabilized Operations is to be defined as the later to occur of (i) 
construction loan payoff and conversion to approved non-recourse permanent 
financing; and (ii) rental income generated from the Project is sufficient to pay 
all operating expenses of the Project, including, without limitation, all actual or 
anticipated mandatory debt service; real estate taxes; insurance premiums; 
management fees; and replacement and operating reserve deposits and 
maintain a debt service coverage ratio of not less than 1.20 to 1.00 for 3 



 

consecutive months after funding and commencement of amortization of the 
Project’s permanent loan.  To the extent applicable, if Project income is 
insufficient to enable the Project to attain the required debt service coverage 
necessary for the closing or conversion of all permanent loans, the Guarantors 
will agree to pay down the construction loan in an amount necessary to allow 
the Project to cause the closing or conversion of all permanent loans by the 
conversion date required by the lender(s).  Payments made under this 
guarantee will not constitute loans to the Partnership or capital contributions 
and no Guarantors will have any right to receive any repayment on account of 
such payments. 
 

(ii) Following (i) above, for a period of 60 months following the achievement of 
Stabilized Operations (the “ODG Period”), the amount shall be limited to 
$650,000 (the “Maximum ODG Amount”), and will be released provided the 
Project maintains a minimum of 1.20 to 1.00 debt service coverage ratio over 
each of the last consecutive 12 months of the ODG Period.  Any amounts so 
advanced will constitute interest-free loans (“Operating Deficit Loan”) 
repayable out of future available cash flow or out of available proceeds of a sale 
or refinancing described in Paragraph 10. 

C. Repurchase Guarantee.  The Guarantors will repurchase Red Stone’s interest upon the 
occurrence of certain events described in the Partnership Agreement.  

 
D. Housing Credit Shortfall and Recapture Guarantee.  In addition to the Housing Credit 

and Timing Adjusters set forth in Paragraph 5, if the actual amount of Housing Credits 
for any year is less than Projected Federal LIHTC set forth in Paragraph 3, as adjusted 
by Paragraph 5, the Guarantors will guarantee payment to the Limited Partner of an 
amount equal to the shortfall, or recapture amount, plus all applicable fees, penalties 
or other costs incurred by the Partnership and/or Red Stone as a result of such shortfall 
or recapture.  The Guarantors will pay, on an after-tax basis, the Limited Partner $1.00 
for each dollar of Housing Credits lost, plus any related interest or penalties.  
Notwithstanding the foregoing, the Guarantors shall not be responsible for loss or 
recapture of Housing Credits attributable to changes to the Code after the achievement 
of Stabilized Operations or that may be directly attributable to the transfer of the LP 
interest.   

 
F. Environmental Indemnification.  The Partnership and the Guarantors, jointly and 

severally, shall indemnify and hold harmless the Limited Partner from and against all 
claims, actions, causes of action, damages, costs, liability and expense incurred or 
suffered based upon a violation of environmental laws, or respecting the presence of 
environmental hazards. 

 
G. Guarantors.  The Guarantors will guarantee all of the General Partner’s obligations 

including those set forth above.  The Guarantors will maintain an aggregate minimum 
liquidity of $1,000,000 and a minimum net worth of $5,000,000.  The Guarantors will 



 

provide Red Stone with annual financial statements evidencing compliance with the 
liquidity and net worth covenants above.  

 
8. Construction.   The General Partner will arrange for a fixed or guaranteed maximum price 

construction contract in the anticipated amount of $15,679,537.  The General Partner shall 
cause lien-free completion to occur and shall provide either a payment and performance bond 
or letter of credit to secure the contractor’s obligations.  Red Stone may, in its sole discretion, 
engage a construction consultant to review plans and specifications and evaluate the 
construction progress by providing monthly reports to the Partnership. The cost of the 
construction consultant shall be borne by the Partnership. 

 
9. Fees.   The following fees will be paid by the Partnership for services rendered in organizing, 

developing and managing the Partnership and the Project. 
 

A. Developer Fee.  The Developer will earn a developer fee of $3,340,971.  The portion of 
the developer fee that will not be paid out of the Capital Contributions will be deferred 
and payable by the Partnership to the Developer as a distribution of net cash flow in 
accordance with Paragraph 10(B). The deferred amount is projected to be $1,558,961 
and will accrue interest at the rate of 5% per annum, or such other interest rate 
acceptable to tax counsel, in effect as of the placed-in-service date of the project.  The 
balance of the developer fee that is not projected to be permanently deferred is 
projected to be $1,782,010 (“Cash Development Fee”) will be paid out of the Capital 
Contributions in amounts not to exceed the following (each stated as a percentage of 
Cash Development Fee): 
 
 

Capital Contribution # Cash Development Fee Amount or % 
First Capital Contribution 25% 
Third Capital Contribution 25% 

Fourth and Fifth Capital Contribution 50% 
 
The deferred amount will be payable out of available cash flow and will mature on the 
15th anniversary of the placed-in-service date (“Maturity Date”). If the deferred portion 
of the developer fee has not been repaid upon the Maturity Date, the General Partner 
will be required to advance the Partnership the amount equal to the unpaid balance of 
the deferred amount. 
 

B.            Property Management Fee.   The property management fee will be the greater of 
$8,192/month or 5% of gross collected rents. The appointment of, and terms of the 
property management agreement, are subject to the prior approval of Red Stone.   
 

C.            Asset Management Fee.  The Partnership will pay Red Stone an annual asset 
management fee in an amount equal to $5,000 per annum.  The asset management fee 
will be paid annually and such fee shall accrue beginning on January 1, 2020, with the 



 

first payment due and payable on or before March 1, 2021, and each anniversary 
thereafter.  The asset management fee will increase annually by 3%. 

 
Incentive Management Fee.  An incentive management fee may be payable to the General Partner on 
an annual basis in an amount equal to 90% of net cash flow and not to exceed $15,000 per year.  
 
10. Distribution of Tax and Cash Benefits. 
 

A. Tax Benefits.  Tax profits, tax losses, and tax credits arising prior to the sale or other 
disposition of the Project will be allocated 99.99% to the Limited Partner, .001% to the 
Special Limited Partner and .009% to the General Partner.  The Limited Partner will have 
the right in its sole discretion to undertake a limited deficit restoration obligation at any 
time during the term of the Partnership. 
 

B. Net Cash Flow Distributions.  Distributions of net cash flow, as defined in the 
Partnership Agreement, but generally all cash receipts less cash expenditures (e.g., 
payment of debt service and property management fee), will be made as follows:  

 
(i) to the Limited Partner in proportion to any tax liability incurred by such 
partner; 
 
(ii) to the Limited Partner, to make any payment of any unpaid tax credit 
adjuster or any tax credit shortfall or other debts owed to the Limited Partner;  

 
(iii) to the Limited Partner as payment of any unpaid Asset Management 
Fee;  

 
 

(iv) to the payment of any unpaid developer fee, until such fee has been 
paid in full; 

 
(v) to replenish the Operating Reserve account to the Minimum Balance; 
 

 
(vi) to the payment of any debts owed to the General Partner;  

 
(vii) $15k to the payment of any incentive management fee, or such other 
amount as determined by and acceptable to tax counsel; and  

 
(viii) the balance, 90% to the General Partner, .001% to the Special Limited 
Partner, and 9.99% to the Limited Partner, or such other amount determined 
by and acceptable to tax counsel. 

 
C. Distributions upon Sale or Refinance.  Net proceeds resulting from any sale or refinance 

will be distributed as follows:  



 

(i) in accordance with subparagraphs 10B(i) through (iii) above; 
 
(ii) in accordance with subparagraphs 10B(v) through (vi) above; 

 
 

(iii) to the Limited Partner in an amount equal to any projected exit taxes: 
 

(iv) the balance, 90% to the General Partner, 9.999% to the Limited Partner, 
and 0.001% to the Special Limited Partner, or such other amount as determined 
by and acceptable to tax counsel.   

 
11. Debt Financing.   As a condition to funding the capital contribution described in Paragraph 4, 

the General Partner will deliver the loan commitments described below. The terms of these 
loans and/or financing sources are subject to Red Stone’s consent and all loans will be made 
directly from the lenders to the Partnership. 

 
A. Permanent Loan.  The Partnership expects to receive non-recourse permanent loan 

commitments in the maximum amounts, and with the terms set forth below:  
 

Name Loan Amount 
Hard / Soft 

Debt 
Interest 

Rate 
Term 
(mos.) 

Amort. 
(mos.) 

% of Cash 
Flow 

Conventional Loan $16,000,000 Hard-Amort 4.750% 480 480 N/A 
Local Government 

Loan 
$3,000,000 Soft 0.000% 480 480 N/A 

 

B. Construction Loan. In addition to the permanent financing sources described above, it is 
expected that the project will be financed with a first-lien position construction loan in the 
form of tax exempt bond proceeds in the maximum amount of $13,000,000 with an 
approximate interest rate of 5.75% and a term of no less than 24 months. 

 
12. Due Diligence, Opinions and Financial Projections.   The General Partner will satisfy all of Red 

Stone’s due diligence requirements, including an acceptable local law opinion. The Limited 
Partner’s tax counsel will provide the tax opinion. The Partnership will reimburse the Limited 
Partner an amount equal to $50,000 toward the costs incurred by the Limited Partner in 
conducting its due diligence review and for the costs and expenses of Red Stone’s counsel and 
in connection with the preparation of the tax opinion, and for the costs of Red Stone’s other 
third party reports.  Red Stone may deduct this amount from its first Capital Contribution.  The 
financial projections to be attached to the Partnership Agreement and that support the tax 
opinion will be prepared by Red Stone based on financial projections provided by the General 
Partner.  The General Partner financial projections will include eligible basis calculations, 
sources and uses, and cash flow statements.  

 



 

13. Partnership Closing.   Final Partnership closing will be contingent upon Red Stone’s receipt, 
review and approval in its sole discretion of all due diligence including the items set forth on its 
due diligence checklist to be delivered to the General Partner.  Final Partnership closing also is 
contingent upon (i) a satisfactory site visit conducted by Red Stone to determine overall market 
feasibility, including an analysis of proforma rents and expenses, (ii) Red Stone’s review and 
approval of all third party reports, and (iii) final approval of Red Stone’s investor.  Red Stone’s 
agreement to acquire the LP Interest on the pricing, terms and conditions contained in this 
letter are further based on the assumption that the Partnership closing will occur on or before 
the Closing Date set forth in Paragraph 1.  Terms and credit pricing herein shall be valid until 
the Closing Date.   

 
14. Exclusivity. Upon the execution of this Letter of Intent, the General Partner agrees to cease its 

efforts to obtain financing from other sources. This exclusive arrangement shall terminate 
should Red Stone notify the General Partner in writing that it does not intend to proceed with 
this investment any time prior to ratification by the Red Stone investment committee. This 
exclusive right shall terminate 45 days from the execution of the letter by the General Partner 
and Guarantor. 

 
Remainder of page left intentionally blank  



 

Please confirm your acceptance of the terms described in this letter by signing the enclosed counterpart 
and returning to us at the address set forth on the first page of this letter.   
 
        Sincerely, 
 
          
 
          
 
        By:       
        Name:  Andrew J. Foster 
        Title: Director 
 
 
The undersigned approves and accepts the terms of this letter agreement and agrees to work with Red 
Stone.  
 
GENERAL PARTNER:     GENERAL PARTNER: 
 
By:    _________________________   By:        
Its:    _________________________   Its:        
Date:  _________________________   Date:       
  
GUARANTOR:      GUARANTOR:   
 
By:    _________________________   By:        
Its:    _________________________   Its:        
Date:  _________________________   Date:       
 
 
 
 



 

 

 

 
 

TERM SHEET 
 

Multifamily Rental Developments with Rent Restrictions 

New Construction and/or Substantial Rehabilitation and/or Term Mortgages 

Tax-Exempt “Back-to-Back” Loan Structure 

Taxable Loan Structure 

 

Diamond Forty-Two 

 

July 31, 2019 

 

NOTE:  This Term Sheet constitutes a brief summary of certain, but not all transaction terms and conditions for 

discussion purposes only.  The summary that follows is subject to credit approval and does not constitute an offer or 

commitment. 

 

In connection with this Term Sheet, CITI will be acting solely as a principal and not as your agent, advisor or 

fiduciary.  CITI has not assumed a fiduciary responsibility with respect to this Term Sheet, and nothing in this 

transaction or in any prior relationship between you and CITI will be deemed to create an advisory, fiduciary 

or agency relationship between us in respect of this Term Sheet.  You should consider carefully whether you 

would like to engage an independent advisor to represent or otherwise advise you in connection with this Term 

Sheet, if you have not already done so.   
 

PRELIMINARY LOAN TERMS  

 

Transaction  

Summary: CITIBANK, N.A. (“CITI”) proposes to arrange a tax exempt construction/permanent loan 

to the City of Austin Housing Finance Corporation (the “Governmental Lender”).  The 

proceeds of the Loan to Governmental Lender shall fund an interim construction loan 

converting into a permanent mortgage loan (“Tax-exempt Loan”) by Governmental Lender 

to the Borrower for the Property described below. If required by Governmental Lender, a 

fiscal agent (“Fiscal Agent”) will be appointed and will be responsible for following the 

terms of the Tax-exempt Loan documents and administering funds held under the 

Construction Funding Agreement. 

 

 The Tax-exempt Loan will have two distinct phases: (1) Construction Phase - an initial 

phase during which funds will be fully advanced to Governmental Lender and loaned to 

Borrower (through a Fiscal Agent) on a “draw-down” basis. Payments on the Tax-

exempt Loan during the Interim Phase will be interest only.  (2) Permanent Phase - a 

subsequent phase when, upon completion of construction and achievement of stabilized 

operations, no additional funds will be available to Borrower. Payments during the 

Permanent Phase will include principal reduction payments as well as interest.   

 

 Additionally, CITI proposes to arrange a construction only taxable loan (the “Taxable 

Loan” and together with the Tax-exempt Loan, the “Loans”) in connection with the 

acquisition and construction of the Property described below. The Taxable Loan will only 

have a Construction Phase, during which funds will be funded on a drawdown basis and 

advanced to the borrower to fund project costs. Payments on the Taxable Loan during the 

Construction Phase will be interest only.   

 

Property: A to-be-constructed multifamily project containing 150 units located in Austin, TX. The 

property is commonly referred to as “Diamond Forty-Two” (“Property”). 
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Set-Asides: 34% of the units (51 units) are reserved for individuals or families whose income is no 

greater than 50% of Area Median Income (“AMI”); 52% of the units (78 units) are reserved 

for individuals or families whose income is no greater than 60% of AMI; and 14% of the 

units (21 units) are reserved for individuals or families whose income is no greater than 

80% of AMI.   

 

Applicant: Saigebrook Development 

 

Borrower: A single asset entity whose manager or general partner is the Applicant or an affiliate of 

Applicant.  Borrower entity, its constituent entities and its partnership (or partnership) 

agreement must be acceptable to CITI in all respects. 

 

LIHTC Investor/ 

Syndicator: If applicable, the Low Income Housing Tax Credit (“LIHTC”) Investor/Syndicator, the 

upper tier investor(s) and the terms and conditions of the partnership (or operating) 

agreement must be acceptable to CITI in all respects including, particularly, the timing and 

conditions to funding capital contributions.   

 

Guarantor(s): Megan Lasch and Lisa Stephens. The Guarantor(s)’ financial condition(s) must be 

acceptable to CITI in all respects. 

 

Subordinate Debt: If applicable, the sources of subordinate debt and the subordinate loan documents must 

be acceptable to CITI in all respects.  All subordinate debt must fund prior to Loans 

funding unless CITI approves other arrangements. 

 

Loan Security: First lien on land and any improvements, UCC filings for fixtures; assignment of all 

leases and rents; and, a first priority collateral assignment of all contracts, management 

agreements, and other agreements and all permits relating to the Property. Ground leases 

must be subordinate to CITI’s lien position unless the fee interest is owned by a 

government agency to ensure long-term affordability.  All income and rent restrictions 

will be subordinate to the CITI security instrument. 

 

Construction Phase  

Recourse Guarantees: Prior to conversion of the Tax-exempt Loan to the Permanent Phase (described below) and 

repayment of the Taxable Loan, the Loans will be fully recourse to the Borrower and to 

the Guarantor(s) and Completion and Repayment Guarantees are required from the 

Borrower and the Guarantor(s).   

 

Guarantees, 

Permanent Phase: None, except for industry standard carve outs (“Carve Outs”).  Carve Outs include 

guarantees against fraud, misrepresentation, bankruptcy and environmental issues.   

 

Environmental  

Indemnity: Borrower and Guarantor(s) will be liable for CITI’s standard environmental indemnity. 

 

Closing: Closing is subject to full satisfaction of CITI’s standard due diligence, underwriting and 

credit approval processes, and the execution and delivery of all required loan documents, 

delivery of opinions, payment of fees and other customary requirements. 

 

Closing Date (est.): Second Quarter 2020 
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CONSTRUCTION PHASE  

 

Tax-Exempt 

Construction Phase 

Loan Amount: An amount currently estimated to be $16,000,000, but in any event, combined with the 

Taxable Construction Phase Loan Amount, an amount not to exceed 80% of the costs 

covered through the Construction Phase. 

 

Taxable 

Construction Phase 

Loan Amount: An amount currently estimated to be $5,000,000, but in any event, combined with the Tax-

Exempt Construction Phase Loan Amount, an amount not to exceed 80% of the costs 

covered through the Construction Phase. 

 

Term: 24 months, plus two 6-month extension(s).  Fees for the extension(s) are indicated below 

under “Fees & Expenses”.  

 

Construction Phase  

Interest Rate –  

Tax-Exempt: A fixed rate equal to the sum of the 18 Year LIBOR Swap index plus a spread of 2.00%. 

Currently, the 18 Year LIBOR Swap index is 2.16% for a current indicative rate of 

4.16%. The rate does not include Issuer, Trustee, or miscellaneous third party fees. The 

rate will be committed at the time of closing of the Construction Phase financing. Pricing 

is based on current market conditions and is subject to change.  

 

Construction Phase  

Interest Rate – 

Taxable: A variable rate equal to One Month LIBOR (which shall have a floor of 0.00%) plus a 

spread of 2.75%. Rate adjusts monthly. Currently, One Month LIBOR is trading at 

approximately 2.24%, for an all-in rate of 4.99%. The rate does not include Issuer, 

Trustee, or miscellaneous third party fees. The rate will be committed at the time of 

closing of the Construction Phase financing. Pricing is based on current market conditions 

and is subject to change. 

  

Interest Reserve: Calculated at the Construction Phase Interest Rate noted above, plus a cushion acceptable 

to CITI at time of final credit approval. Currently, CITI is underwriting with a cushion of 

1.00% on the Taxable piece only. The Interest Reserve will be sized based on an analysis 

of the projected draw schedule for the Loan from the closing of the Construction Phase 

financing through Conversion.  

 

Availability: Tax-exempt Loan proceeds will be fully advanced to the Fiscal Agent and then advanced 

to Borrower on a “draw down” basis upon receipt of a written request from Borrower, 

supported by documentation acceptable to CITI. Taxable Loan proceeds will be advanced 

to Borrower on a “draw down” basis upon receipt of a written request from Borrower, 

supported by documentation acceptable to CITI. Borrower will be required to submit a loan 

budget worksheet with each draw request tracking all Property sources and uses of funds.  

Draw requests limited to one per month.  

 

Loan in Balance: The Loans must remain “in balance” during the Construction Phase.  “In balance” means 

that (1) the funds available during the Construction Phase (from the Loans and all other 

debt and equity sources) are sufficient to complete the construction or rehabilitation of the 

Property and all other expenses reasonably expected to be necessary to achieve the 

conditions for conversion of the Tax-exempt Loan to the Permanent Phase; and (2) the 

sources available at Conversion are sufficient to pay down the Tax-Exempt Loan Amount 
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to the Permanent Phase Loan Amount and repayment of the Taxable Loan, along with any 

other funding requirements for Conversion.    

 

Amortization: None.  Payments on the Loans during the Construction Phase will be interest only. 

 

Tax-Exempt 

Prepayment and 

Yield Maintenance: Prepayment of Tax-exempt Loan principal amounts during the Construction Phase may be 

made without any prepayment premium. 

 

Voluntary prepayment of Tax-exempt Loan principal amounts during the Construction 

Phase, including those as a result of a Borrower default, may be made without prepayment 

fee or penalty unless the Construction Phase Loan Amount is reduced to less than the 

Permanent Phase Loan Amount (as defined below). 

 

If the prepayment reduces the Tax-exempt Loan amount to an amount less than the 

Permanent Phase Loan Amount, the Borrower shall pay the greater of: (i) 1% of the 

amount of the Tax-exempt Loan prepaid below 100% of the Permanent Phase Loan 

Amount; or (ii) CITI’s standard yield maintenance amount on the amount of the Tax-

exempt Loan prepaid below 100% of the Permanent Phase Loan Amount. 

 

In the event that a Tax-exempt Loan prepayment resulting from a Tax-exempt Loan 

resizing, as determined by CITI in its sole discretion, reduces the Tax-exempt Loan 

amount to an amount less than the Permanent Phase Loan Amount, the Borrower shall 

pay the greater of: (i) 1% of the amount of the Tax-exempt Loan prepaid below 90% of 

the Permanent Phase Loan Amount; or (ii) CITI’s standard yield maintenance amount 

on the amount of the Tax-exempt Loan prepaid below 90% of the Permanent Phase Loan 

Amount. 

 

Notwithstanding any of the above, in the event the amount of such prepayment would 

cause the Tax-exempt Loan amount to fall below 50% of the Permanent Phase Loan 

Amount, the Borrower shall be required to repay the Tax-exempt Loan in full plus the 

greater of: (i) 1% of the amount of the Tax-exempt Loan repaid below 90% of the 

Permanent Phase Loan Amount; or (ii) CITI’s standard yield maintenance amount on 

the amount of the Tax-exempt Loan repaid below 90% of the Permanent Phase Loan 

Amount.  

 

If Borrower prepays Tax-exempt Loan principal amounts through the application of 

insurance proceeds or a condemnation award, no prepayment fee shall be payable to CITI. 

 

Taxable 

Prepayment and 

Yield Maintenance: Prepayment of Taxable Loan principal amounts during the Construction Phase may be 

made without any prepayment premium. 

 

Budget and Contingencies: The budget for the Construction Phase, including all budget line items, is subject to CITI 

approval.  The budget shall include a hard cost contingency of no less than 5% of 

budgeted hard costs for new construction projects and no less than 10% of budgeted hard 

costs for rehabilitation projects.  The budget shall include a soft cost contingency of no 

less than 5% of budgeted soft costs, excluding 1) soft costs incurred prior to or in 

connection with closing; 2) interest reserve and bank fees; 3) capitalized operating 

reserve deposits and other costs that may be due in connection with Conversion for which 

specific sources are identified; and 4) developer fees.  
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General Contractor and 

Bonding Requirements: The general contractor and the construction contract must be acceptable to CITI.  CITI will 

require payment and performance bonds equal to 100% of the construction contract 

amount.  Surety issuing bonds must have an A.M. Best rating of “A/VIII” or better and 

must be acceptable to CITI in all other respects.  In lieu of bonds, CITI will accept a letter 

of credit (“LC”) equal to 10% of the hard cost budget.  LC provider must be rated “BBB” 

or better. 

 

Retainage: Construction contract will provide for a minimum retainage of 10% of each construction 

pay application until “substantial completion” (as defined in the Loan documents), unless 

there are other requirements under State law or unless other arrangements have been 

approved by CITI. No release of retainage is permitted for achieving 50% completion. All 

retained amounts will be released upon final, lien-free completion of construction, as 

approved by CITI.  

 

PERMANENT PHASE 

 

Permanent Phase 

Loan Amount: An amount currently estimated to be in the maximum amount of $16,000,000 or such other 

loan amount supported by CITI’s underwriting of the Property at the time of Conversion 

in accordance with CITI’s underwriting requirements including those listed below.   

 

Term/Amortization: 30/35. Payments will be interest only for the first 3 years of the Permanent Phase Term.  

 

Mandatory Prepayment: At the end of the 18th year of following the Closing Date, CITI, in its sole discretion, can 

require repayment of the Tax-exempt Loan in full (upon not less than six (6) months prior 

written notice).  

 

Yield Maintenance 

Period: From Closing until 6 months prior to the end of the 18th year following Closing. 

 

Permanent Phase 

Interest Rate: See Construction Period Interest Rate – Tax-Exempt above. 

 

Conversion to  

Permanent Phase 

Requirements: Conversion requirements include completion of construction and 90% physical 

occupancy of Project for three consecutive calendar months.  CITI will review the 

Property’s net operating income to determine the maximum Permanent Phase Loan 

Amount based on the Debt Service Coverage and Loan-to-Value noted below.  For 

purposes of this Term Sheet, the term “Construction Phase” means the period from the 

Closing Date through the day prior to the Conversion Date and the term “Permanent 

Phase” means the period from the Conversion Date (inclusive) through the maturity date 

(or earlier termination) of the Project’s permanent financing. 

 

Debt Service Coverage: A minimum of 1.15 to 1.00. 

 

Loan-to-Value: 90% of market value, based on restricted rents and inclusive of value of permanent below 

market financing (if applicable), assuming project rents on 80% or more of the units are 

discounted to a level at least 10% below market. Otherwise, 85%. 

 

 

Other Conversion 

Requirements: As may be required by Governmental Lender and/or permanent credit enhancer.  
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Replacement Reserve: Upon Conversion, Borrower will be required to fund a Replacement Reserve for each of 

the first five years following Conversion in a minimum amount of $250/unit/year for 

new construction projects or, for renovation projects, in an amount determined by a 

Physical Needs Assessment acceptable to CITI, but in a minimum amount of 

$250/unit/year.   For each successive five year period thereafter until Tax-exempt Loan 

maturity, the Replacement Reserve level will be determined by a new Physical Needs 

Assessment acceptable to CITI. 

 

Taxes and Insurance: Commencing upon Conversion, real estate taxes and insurance premiums must be 

escrowed with the Tax-exempt Loan servicer (“Servicer”) on a monthly prorated basis in 

an amount sufficient to enable the Servicer to pay (at least 30 days before due) all taxes, 

assessments, insurance premiums or other similar charges affecting the Property. 

 

POTENTIAL EARN-OUT 

 

Earn-out Amount: Any earn-out amount will be subject to CITI’s underwriting and an updated appraisal at 

the time of Conversion. In any event, the total earn-out size will not exceed $1,600,000. 

The earn-out will be subject to the same loan sizing criteria as the Permanent Phase Loan.  

The Earn-out Amount must be Tax-exempt.  

Earn-out 

Interest Rate: The rate on the earn-out will be set at Conversion and will be equal to the applicable LIBOR 

Swap rate at the time of Conversion plus a spread of 2.00%. The LIBOR Swap rate will be 

based on the remaining term of the loan at Conversion, e.g. a twenty year LIBOR Swap 

Rate will be used if there are twenty years left on the Permanent Phase Loan.  

 

OTHER 

 

Appraisal, Environmental, 

Plan/Cost Reviews: Appraisal and Plan/Cost Review reports will be commissioned and reviewed by CITI.  

CITI may rely upon environmental reports commissioned by Borrower if report is current 

(within 12 months) and CITI has been provided evidence of acceptable E&O insurance 

coverage carried by Borrower’s environmental consultant and a reliance letter in form 

acceptable to CITI. Otherwise, CITI will commission its own environmental report. 

Appraisal, environmental and plan/cost reviews must be acceptable to CITI in all respects. 

CITI reserves the right to either co-engage any vendor providing the foregoing services 

and/or to share the reports with a LIHTC Investor/Syndicator. 

 

Property Tax 

Abatements, Incentives: All documentation related to any tax abatement or tax incentives must be acceptable to 

CITI in all respects.  

 

Developer Fee: Any developer fee paid prior to conversion to the Permanent Phase shall be pre-approved 

by CITI in its sole discretion. 

 

FEES & EXPENSES 

 

Application Fee: $25,000, which amount shall be non-refundable (except as set forth in the “Exclusivity” 

section of the Preliminary Application, if applicable) and due and payable upon acceptance 

of a Loan Application.  This fee is applicable toward third party reports, loan underwriting 

and processing (in the minimum amount of $5,000), and CITI’s initial legal fees. Applicant 

is responsible for the payment of all reasonable costs incurred in connection with the 

underwriting, processing and/or closing of the Tax-exempt Loan (including CITI legal 

fees).   
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Origination Fee: A non-refundable Origination Fee equal to 1.00% of the Tax-Exempt Construction Phase 

Loan Amount and the Taxable Construction Phase Loan Amount; 1.00% of the Permanent 

Phase Loan Amount; and 1.00% of the Earn-out Amount (“Origination Fee”) shall be 

earned in full by CITI upon the closing of the Tax-exempt Loan, and is due and payable at 

that time.  

 

CITI Legal Fees (est): Estimated fees of CITI’s counsel for the initial closing is $90,000 and assumes no 

significant negotiation over CITI’s form documents.  A portion of the Application Fee will 

be applied to initial CITI counsel fees.  Applicant agrees to make a supplemental deposit 

to cover CITI’s counsel fees once the drafting of legal documentation commences, if 

requested. 

 

Course of Construction  

Inspections (est): $TBD/monthly report.  

 

Construction Term 

Extension Fee: The first extension will be offered free of charge and the second will be offered at a charge 

of 0.25% of the Tax-exempt and Taxable Construction Phase Loan Amount. 

 

Conversion Fee  

and Expenses: A Conversion fee equal to $10,000 will be charged by CITI. Other expenses, including 

insurance review, site inspection and loan servicer set-up fees are estimated to be $7,500.  

 

Other Costs:  Applicant is responsible for costs of survey, title insurance policy, hazard insurance policy, 

tax escrow fee and all other normal and customary loan closing expenses. 

 

Term Sheet 

Expiration Date: Fifteen (15) days after the date hereof, unless attached to a Preliminary Application letter. 
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This Term Sheet is provided for information purposes and is intended for your use only. Except in those jurisdictions where it is impermissible to 

make such a statement, CITI hereby informs you that this Term Sheet should not be considered as a solicitation or offer to sell or purchase any 

securities or other financial products. This Term Sheet does not constitute investment advice and does not purport to identify all risks or material 
considerations which should be considered when undertaking a transaction. CITI makes no recommendation as to the suitability of any of the 
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Accolade Property Management, Inc. 

CORPORATE OVERVIEW 

Accolade Property Management, Inc. is a real estate management firm headquartered in Irving, 

Texas with extensive property management experience across all product types.  Accolade 

Property Management’s principals believe that local market expertise and knowledge coupled with 

our proven management practices will result in the maximization of the returns on the investment.  

Founded in 2002, Accolade Property Management, Inc. was formed to provide third party clients 

with superior, results oriented management.  Accolade’s clients include developers, partnerships, 

individual investors, and financial institutions.   

Accolade Property Management, Inc. specializes in the management of multifamily assets.  The 

team of professionals at Accolade has produced superior results on all asset types. Whether a Class 

A+ in lease up or a Class C distressed asset, Accolade understands the dynamics of the 

marketplace and the factors that effect the correct positioning of an asset.  Accolade embraces 

every asset individually and designs a business plan to maximize the value of the asset. 



Accolade Property Management, Inc. 

CORPORATE BACKGROUND 

Formed in 2002 by one its principals, Accolade Property Management, Inc. to take advantage of an 

ever changing real estate market.  Accolade Property Management, Inc.  became a firm dedicated 

to its success by ensuring the success of its clients’ investments.  Ms. Stephanie Baker, managing 

partner, knew that her breadth of knowledge, marketing savvy and hands on experience with assets 

primarily in Texas, Florida  and New Mexico could create an organization strictly focused on 

superior property management services.  The genesis of the firm commenced by Ms. Baker hand 

selecting Accolade’s Key Management.  Accolade’s success is lead by professionals with 

extensive experience in Real Estate Management with over 150 years combined management 

expertise.  

Over the years the management team at Accolade has been effective in the management of new 

Class A+ developments with construction management and specialized marketing needs, as well 

as, assets that required significant physical rehabilitation.   



 

    
Accolade Property Management, Inc.  

 

CURRENT PORTFOLIO OF ASSETS 

Years # Year  

Asset Location Managed Units Built Type Occupancy

Amberwood Place Longview,TX 3 78 2014 LIHTC 99%

Art at Bratton's Edge Austin, TX 2 76 2016 LIHTC 98%

Ash Lane Euless,TX 16 250 1997 LIHTC-40/60 98%

Barron's Branch I and II Waco, TX 3 168 2015 New lease up 100%

Casa Bandera LasCruces, NM 4 232 2002 Market Rate 95%

Colonial Commons Ft. Myers, FL 3 332 2015 Market Rate-New Lease Up 100%

Cooper Glen Denton, TX 1 202 2005 Market 221(d) 4 95%

Dunedin Commons Dunedin, FL 1 320 2017 Market Rate- New Lease Up 80%

Fountains of Rosemead Dallas, TX 16 382 1997 LIHTC-40/60 95%

Garland Meadows Garland, TX 5 152 1996 LIHTC-40/60 98%

Gulf Breeze PuntaGorda,FL 9 171 2008 ACC/LIHTC-SHIP, BOND, RRLP 99%

High Range Village LasCruces,NM 18 144 1985 Market Rate-Rehab 94%

Kaia Point Georgetown, TX 1 96 2018 LIHTC Lease Up 30%

Lakes at Collier Commons Land O' Lakes, FL 9 252 2003 Market Rate 98%

Lakes of Eldorado McKinney, TX 15 220 1997 LIHTC-40/60 rehab 95%

La Madrid Austin, TX 1 95 2017 LIHTC-Lease Up 97%

La Ventana Abilene, TX 3 84 2014 LIHTC Lease Up 99%

Liberty Pass Selma, TX 3 104 2015 LIHTC Lease Up 100%

Norstar at Bear Creek Euless, TX 16 256 1998 Market Rate 95%

Oakridge Estates Tarpon Springs,FL 4 62 2011 ACC/LIHTC-Lease Up 100%

Palms of Pinellas Largo, FL 1 94 2018 Workforce Housing County fund 90%

Parkridge Place Abilene, TX 25 170 1982 AHDP-Rehab 96%

Pinnacle at North Chase Tyler, TX 3 120 2012 LIHTC-40/60 98%

Roxton Denton, TX 3 126 2013 LIHTC -40/60 92%

Saige Meadows Tyler, TX 3 92 2015 LIHTC Lease Up 100%

Silver Creek I N.RichlandHills, TX 17 216 1999 Market Rate 221(d)4 95%

Silver Creek II N.RichlandHills, TX 17 208 2001 Mkt Rate 221(d)4 94%

Stillhouse Harker Heights, TX 1 96 2017 LIHTC- Lease up 100%

Summit Irving, TX 16 267 2001 Market Rate 96%

Summit Parque Dallas, TX 2 100 2015 Mid-Rise Lease Up 97%

Sunrise Park Lake Wales, FL 5 72 2011 ACC/LIHTC Lease Up 100%

Tylor Grand Abilene, TX 2 120 2012 LIHTC-40/60 100%

Venetian Walk Venice, FL 4 61 2014 ACC/ LIHTC Lease Up 100%

Verandas I & II PuntaGorda,FL 1 120 2017 ACC/LIHTC Lease Up 100%

Villages at Tarpon Springs Tarpon Springs,FL 3 95 2015 Acq.Rehab LIHTC, RAD conversion 100%

Westchester I & II Grand Prairie, TX 14 316 2001-15Market Rate Lease Up 98%

TOTAL 5949  
 

 



   
Accolade Property Management, Inc.    

 

 

 

KEY MANAGEMENT 
 

 

Accolade Property Management, Inc.’s Key Management Team is a highly experienced team of 

professionals who have significant expertise in the components of property management.  Our 

team culminates years of experience in multifamily operational management, financial 

management and accounting, and physical maintenance.  Our Management Team understands the 

intricacies of the market and importance of highly specialized personnel to implement the business 

plan.  Accolade believes that its Management Team has endless capabilities to achieve the 

objectives and goals of its clients. 

 



 

STEPHANIE A. BAKER 

PRESIDENT 
 

BUSINESS EXPERIENCE 

 

 Present  ACCOLADE PROPERTY MANAGEMENT, INC. 

   President,  2002-Current 

 Serves as President and Chief Operating Officer 

 Responsible for the oversight of corporate management, marketing, 

accounting, operations and human resources 

 Responsible for development of new business for the corporation 

 Develops strategic business plans for clients for the management and 

marketing of their assets 

 Responsible for the coordination of accounting operations, budgeting 

and systems analysis on managed properties  

 Oversees the development of positioning strategies for properties being 

rehabilitated or properties in lease up 

 Directly involved in corporate marketing of services, development of 

strategic marketing plans for clients and in training for marketing and 

leasing 

 Developed Accolade Property Management, Inc. Policy and Procedure 

Manual and Operating Systems 

 

Prior  FOCUS ASSET MANAGEMENT GROUP, Inc. 

  President, 1992-2002 

 Served as President and Chief Executive Officer 

 Responsible for all corporate policies 

 Supervised corporate management, marketing, accounting, and human 

resources 

 Responsible for portfolio property management, marketing, accounting, 

and personnel 

 Responsible for the coordination of accounting operations, budgeting 

and systems analysis on managed properties and the corporation 

 Responsible the supervision of a portfolio of assets valued at 

$175,000,000 

 

  FOCUS ASSET MANAGEMENT GROUP, Inc. 

  Executive Vice President/Vice President Management Systems, 

  1989-1992 

 Served as Chief Operating Officer 

 Oversight of reporting functions to property owners 

 Supervised Regional Supervisors 

 Directly responsible for supervision of 75 employees 

 Responsible for assignment of $5 million in contracts 

 Developed and implemented the FAMG operating systems, automated 

onsite operations through computer systems 

 Created a Takeover Procedure for acquisition of new assets 

 

 



 

CRG Management, Inc. 

Regional Supervisor, 1986-1989 

 Responsible for supervision of 30 onsite employees at 5 assets 

 Develop marketing, budgeting, and operating plans for assets directly 

responsible 

 Trouble shooter for distressed assets, improving resident profiles, 

reducing delinquency balances, addressing physical liabilities 

 Supervised marketing and lease up on four assets 

 

 

EDUCATION 

 University of Texas, Arlington 

Bachelor of Business Administration with concentrations in  

Real Estate and Marketing 

 Certified Property Manager Candidate 

 Housing Credit Certified Professional 1999-Current 

 

CIVIC 

 Member National Association of Home Builders 

 Board Member, Residential Realty Group, a Texas non-profit dedicated 

to providing affordable housing 

 Board Member, Texas Apartment Association, Education Committee 

2002-current 

 President, Marsh Lane Apartment Owner’s Coalition 

 

AWARDS 

 Pillar of the Industry Award 2002- Best Loft Development 

 Pillar of the Industry Award 2002- Best Property Website 

 DBCA, Obelisk Award, New Initiatives, 2002 

 Charles L. Edson Excellence in Affordable Housing 2008 

(Awards awarded to assets directly supervised by Ms. Baker) 

 

 

 

 

 

 

 



 

 

BERT VERDUIN 

SENIOR VICE PRESIDENT/CONTROLLER 
 

BUSINESS EXPERIENCE 

 

 Present  ACCOLADE PROPERTY MANAGEMENT, INC. 

   Senior Vice President/Controller, 2002-Current 

 Supervision of accounting department includes oversight of accounts 

payable and receivables. 

 Responsible for monthly financial reporting to clients. 

 Responsibilities include preparation and review of annual budgets. 

 Directs and manages cash management and bank accounts. 

 Prepares financial reports for clients, as well as, Mortgage and 

Servicing Agencies including U.S. Department of H.U.D. and other 

governmental agencies. 

 Responsible for the Corporations financial statement and prepares tax 

returns for corporation.   

 Audits and reviews accounting procedures and systems utilized on 

properties managed.  Includes compliance analysis for Land Use 

Restrictions. 

 Oversight of day-to-day operations of human resources includes 

payroll, payroll reports and administration of retirement plan, cafeteria 

plan and other company benefits. 

 

 

Prior  FOCUS ASSET MANAGEMENT GROUP, INC. 

Controller, 1994-2002 

 Supervision of accounting department, including accounts payable, 

monthly reports and annual budgets.  Oversight of HR department, 

including payroll, payroll reports and administration of 401k and 125k 

plans. 

  

 

  STROBE MANAGEMENT SERVICES, INC. 

President, 1987-1994 

 As a Consultant, assisted property management firms in implementation 

of property management software and establishing procedures for 

accounting departments.  Evaluated onsite personnel and made 

recommendations on improving operations.   

 

 REALTY DEVELOPMENT CORP.  

Senior Vice President/Controller, 1982-1987 

 Oversight of day-to-day operations of property management firm, 

including supervision of clerical and accounting staff, regional property 

managers and onsite employees.  Implemented cash management 

system and prepared tax returns for partnerships and corporations.   



 

 

 

EDUCATION 

 University of North Texas – BBA – Finance  

 Certified Public Accountant 

 Texas Real Estate Broker, New Mexico and Georgia Real Estate Broker 

 Housing Credit Certified Professional (HCCP) 

 

COMPUTER SKILLS  
 Microsoft Word 

 Microsoft Excel 

 YARDI 

 Rent Roll 

 AOI Property Management Software 

 HUDManager 2000 

 QuickBooks Pro 

 



 

MANDY OWEN 

VICE PRESIDENT OPERATIONS 
 

BUSINESS EXPERIENCE 
 Present  ACCOLADE PROPERTY MANAGEMENT, INC. 

   Vice President,  2015-Current 

 Responsible for the oversight of day to day onsite operations  

 Develops strategic business plans for clients for the management and 

marketing of their assets 

 Responsible for budget forecasting and review of financial performance 

of the assets  

 Implements strategies for properties being rehabilitated or properties in 

lease up 

 Directly responsible for training the onsite teams and implementation of 

policies and procedures 

 Oversight of recruitment and cultivation of team members 

 

Prior  ORION REAL ESTATE SERVICES, INC. 

  Regional Vice President, 2009-2015 

 Served as Regional Vice President for Dallas region 

 Responsible for all regional policies 

 Responsible for portfolio property management, marketing, accounting, 

and personnel 

 Responsible for the coordination of accounting operations, budgeting 

and systems analysis on managed properties and the corporation 

 Responsible for the supervision of a portfolio of assets  

 

  MONTICELLO ASSET MANAGEMENT 

  Regional Supervisor, 2005-2009 

   

 Managed operations of 15 owner managed fee communities, 1200 units 

 Oversight of reporting functions to property owners 

 Directly responsible for supervision of 60 employees 

 Developed and implemented the site specific business plans 

 

SUNRIDGE MANAGEMENT 

Property Manager, 2001-2003 

 Responsible for 320 unit asset. 

 Supervised 10 employees 

 Develop marketing, budgeting, and operating plans  

 Oversight of rehab while maintaining occupancy 

 

EDUCATION 

 Certified Apartment Manager (CAM) 

 Certified Apartment Supervisor (CAPS) 

 Tax Credit Specialist (TCS) 

CIVIC 

 Board Member, Apartment Association of Tarrant County 



BRETT REYNOLDS 

VICE PRESIDENT  
 

BUSINESS EXPERIENCE 

 

 

Present  ACCOLADE PROPERTY MANGEMENT 

  Vice President, 2002-Present 

 Serves as Vice President of Physical Operations 

 Responsible for the oversight of the maintenance division and 

Physical Plant of the assets managed 

 Responsible for the development and implementation of the 

Capital Plans 

 Develops preventative maintenance plans and safety plans 

 Oversees risk management through training and physical 

inspections 

 Supervises all construction contracts or physical improvements 

 Leads due diligence, and punch out assignments 

 Reviews and analyzes service orders for quality assurance 

 Identifies physical problems or physical threats to the integrity of 

the assets 

 Developed Safety Program 

 Implemented OSHA requirements for all onsite teams 

 Reviews the Inventory Control for Parts and Supplies 

 

Prior  FOCUS ASSET MANAGEMENT GROUP, INC. 

  Vice President, 1989-2002 

 Responsible for the oversight of the Physical Plant 

 Punches Out New Construction 

 Reviews service orders 

 Develops Capital Plans 

 

CRG MANAGEMENT,  

Regional Maintenance Supervisor, 1985-1989 

 Oversight of maintenance teams on three assets 

 Responsible for physical integrity and service teams on all three 

assets 

 



LICENSES  

 Master Electrician License #TACLBO11673E 

 HVAC Contractor License/Includes E.P.A. 

 TRNCC Preventative Backflow Tester License 

 Mechanical Certification for Boilers 

 Pool Licenses in Multiple Jurisdictions 

 

EDUCATION 

 University of Texas at Arlington 

Major Engineering 

 Continuing Education Classes to Maintain all Licenses 



  

CONNIE S. NUNEZ 

REGIONAL MANAGER –NEW MEXICO 
  

BUSINESS EXPERIENCE 

 

 Present  ACCOLADE PROPERTY MANAGEMENT 

   Regional Supervisor/Property Manager, 2007 - Current 

 Supervisor three assets, 668 apartment units  

 Directly responsible for oversight and implementation of company 

policies in New Mexico region 

 Responsible for implementation of management and marketing plans 

for assets overseen 

 Hired and trained onsite teams at all three assets 

 Responsible for implementation of the operating budgets   

 Overseeing budget and systems application and daily management 

 Responsible for the supervision of 15 employees  

 Directly involved in the outreach marketing of market rate housing 

properties 

 Assisted in takeover and stabilization of acquired assets, hiring and 

training new staff 

 Implementing the marketing plans to diversify resident profiles away 

from student housing dependency 

 

Prior  ACCOLADE PROPERTY MANAGEMENT 

  Senior Property Manager, 2006 - 2007 

 Supervised 6 employees at two conventional assets  

 Prepared monthly financial reports and demographic surveys 

 Implemented an active “Inreach” community program 

 Processed and approved all prospective applicants   

 Assisted with troubled assets in the area of occupancy and reporting 

requirements   

 

  GREYSTAR REAL ESTATE PARTNERS 

Residential Manager/ Assistant Property Manager, 1999-2006 

 Supervised daily operations for two high-rise condominium 

communities totaling 360 units in Phoenix and property manager on 

176 multi-site assets in Las cruces 

 Improve relations with Management company and  residents by 

focusing on quality customer service  

 Assisted with the conversion of the units to condos 

 Maintained two set of property records 

 Assisted with high end assets with Marketing, Customer Service 

 

FOCUS ASSET MANAGEMENT 

       Residential Manager 1998-1999 

□ Operated 144 units  

□ Supervised 4 employees 

□ Administered the leases 



□ Implemented the marketing plan and management plan to achieve 95% 

or better occupancy 

 

EDUCATION 

 NMSU,  International Business Administration 

 Real Estate Academy, Real Estate Salesman Courses  

 NM Uniform Owner-Resident Relations Act Course  

 New Mexico Apartment Association, Fair Housing Courses 

 Various certificates from ongoing continuing education   

 

 

AWARDS 

 Manager of the Year  

 Property of the Year  

 White Glove Award 

 The Accolade Award 

 Most Improved Property 

 Marketing Team of the Year 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



MELISSA CROSS 

REGIONAL SUPERVISOR –FLORIDA REGION 
  

BUSINESS EXPERIENCE 

 

 Present  ACCOLADE PROPERTY MANAGEMENT, INC. 

   Regional Supervisor/Property Manager, 2008 - Current 

 Supervisor eleven assets, 1702 units,  two Market Rate assets and nine 

Mixed Finance projects layered with LIHC, Section 8 and ACC units  

 Directly responsible for oversight and implementation of company 

policies in Florida region 

 Responsible for implementation of management and marketing plans 

for assets overseen 

 Oversaw the lease up of 153 Senior units in 3 months, mixed finance  

 Oversaw the lease up of 182 unit asset over 6 months, mixed finance, 

RAD with relocation 

 Oversaw the lease up of 95 units within 7 months, mixed finance, RAD 

program with relocation  

 Hired and trained administrative staff in area of Tax Credit /Public 

Housing   

 Overseeing budget and systems application and daily management 

 Responsible for the supervision of 36 employees  

 Directly involved in the outreach marketing of affordable/ market rate 

housing properties 

 

Prior  MIDWEST PROPERTY MANAGEMENT 

  Assistant Property Manager, 2007 - 2008 

 Supervised 5 employees on 252 unit conventional asset 

 Responsible for accounts receivable, budgeting 

 Implemented an active “Inreach” community program 

 Processed and approved all prospective applicants   

 Responsible for resident retention program 

   

 

EDUCATION 

 Cayuga Community College, Business Administration 

 State University of New York Oswego  

 First Housing, Low Income Housing Tax Credit Compliance Courses  

 

Continuing Education Courses:  Fair Housing, Annual recertification educational courses in real 

estate, low income housing credits and property management 

 

AWARDS 

 Manager of the year 2009 

 Property of the year 2008 

 Marketing Team of the year 2011 

 Charles L. Edson Excellence in Affordable Housing 2008 

 Master Plan Award 2009 (from the city of Punta Gorda) 

 Pioneer in Housing Award Small Agency Award 2009 

 



 

DENA MORELAND 

COMPLIANCE DIRECTOR 

BUSINESS EXPERIENCE 

 

   Present ACCOLADE PROPERTY MANAGEMENT, INC. 

                Compliance Director, 2017-Current 

 

 Responsible for the Low Income Housing Tax Credit compliance and reporting for 

1,920 units in Texas and oversight of 1,570 units Florida, as well as, County Bond, 

HOME and SAIL programs 

 Responsible for the file review and approval of the Low Income Housing Tax 

Credit compliance  

 Review all move-in and renewal files on a monthly basis for all LIHTC units 

 Prepare and review all files for State and County Audits for Texas and Florida 

 Review and execute monthly and annual program reports for both state and county 

agencies 

 Responsible for on-site Tax Credit training and application of program 

 Responsible for Affirmative Marketing outreach for all Tax Credit projects located 

in Texas. 

 Maintain open and constructive communication with site staff  

 Responsible for review of compliance with lease up objectives in meeting investor 

expectations 

        Prior ALPHA BARNES 

                  Assistant Compliance Director, 2006-2016 

 Collaborate with the Director of Compliance in the design, implementation, 

and management in all areas of compliance, including firm policies and 

compliance with all federal, state, county and city regulations. 

 Review files for approval prior to move in, preparation for onsite file 

reviews, attend audits with monitoring agency and implement Rent/Income 

limits. 

 Implementing Utility Allowances as released from Housing Authorities as 

well as completing the HUD Model Schedule and Written Local Estimate 

annually. 

 Serve as the point of contact for auditing resident files to ensure compliance 

with the IRS Section 42 Program (HTC), BOND, HOME, NSP, HTF and 

AHP 

 Responding to correspondence from monitoring agencies in cases of non-

compliance that include evidence of action taken within the required 

deadline. 

 Responsible for initiation and implementation of compliance procedures, 

including updating all training materials as new regulations are released. Train 

onsite staff on how to implement program requirements. 
 Review and submit quarterly/annual Unit Status Reports to TDHCA and MDSI 
 Provide support to 21 communities with on-site visits. 

 Supervised 10 Compliance Specialists. 

                      Assistant Manager, 2003-2006 



 Oversaw daily administration of property and maintenance on a 144 HTC 
unit property. Supervised a staff of 4. 

 Responsible for all financial aspects of the property’s operations  

 Maintained compliance by completing preapproval application packets 

and full recertifications, created and executed initial lease and lease 

renewal documents. 

 Maintained program reports and internal tracking of compliance 
 Resolved resident conflicts and built relations with residents and vendors. 

 

 

 

   EDUCATION 

 Housing Credit Certified Professional (HCCP, accreditation) 

 Continuing Education Courses: Annual Fair Housing TDHCA Continuing 

Education for Compliance Programs 

 Richland Community College 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 



 

   
Accolade Property Management, Inc.   

 

 

 

 

MANAGEMENT PHILOSOPHY 

 
Accolade Property Management, Inc. manages through a proactive approach.  We believe 

after a careful analysis of the asset complimented by our knowledge of the marketplace, we 

can initiate a comprehensive business plan that will encompass: 

 

 Highly Specialized Personnel 

 Asset Specific Marketing Plan 

 Physical Maintenance Plan 

 Financial Reporting and Accounting  

 

 

Highly Specialized Personnel: 

 

Our Management Teams recruit and train personnel which exceeds the 

client’s expectations.  Accolade constantly recruits personnel through real 

time experiences on sites in the marketplace and through networking.  Once 

recruited, our personnel are trained in the most effective techniques for 

completing their tasks and in Fair Housing Laws.  Accolade conducts regular 

shops of their marketing teams and uses these to hone the leasing skills of our 

staffs and to assure continuity in operations.  Our Maintenance Team attends 

“hands-on” training with a Senior Maintenance Director.  The onsite 

management, marketing, and maintenance teams play a critical role in our 

success.  We believe firmly that with their intimate vantage of the asset and 

market, we can be most effective.   Our organization recognizes that in our 

competitive marketplace, well trained personnel are critical to attain the 

highest accolades. 

 



 

 

 

Asset Specific Marketing Plan: 

 

Mass Marketing has become a way of life in today’s competitive economy.  

However, Accolade believes that niche marketing is the key to success for 

multifamily assets.  Accolade begins the process by becoming students of the 

marketplace, the comparables, and the asset.  Knowledge of the product, 

identification of an effective pricing structure, identification of the Target 

Market is the foundation for the Marketing Plan.  Once these are identified, 

Accolade designs a marketing plan.  Accolade initializes the plan to include 

product preparation which includes the readiness of show units, presentation 

of product which includes the collateral material, and demonstration of 

product which includes our specialized leasing teams.   Additionally, if the 

asset is existing, a thorough review of the lease files will result in a resident 

profile to understand the current Target Market and the retention factor. The 

signage and onsite graphics are coordinated to support the marketing plan.  

Once the product and pricing strategies are identified, external advertising and 

marketing outreach strategies are designed.   Our marketing teams will be 

armed with concise marketing strategies to reach opinion leaders in their 

market.  Accolade’s Key Management is experienced in targeting the 

audience for the asset. 

With weekly review of the marketing results and quick adaptation to changing 

market indicators, Accolade has been very successful in the marketing of their 

assets managed.  

 

 

Physical Maintenance Plan: 

 

Upon engagement, Accolade will thoroughly inspect the property.  A unit by unit 

inspection will commence, as well as, an exterior inspection, an amenity and common area 

inspection, and a review of governmental records to determine improvements needed or 

code deficiencies.  Accolade’s management team are well versed in Building Codes, State 

Statutes, and ADA Act.  Through this intensive physical inspection, Accolade develops a 

maintenance plan and a capital plan for the asset.  Once the needs are identified, a scope of 

work is developed and bids are obtained to complete the scope.  The maintenance plan, 

capital plan, and the budget for implementation are presented to the client. 

 

On an ongoing basis, service orders are reviewed for continuity and to identify any trends 

in the repairs.  Accolade uses this data to value engineer and re-evaluate the maintenance 

plan if required.  Accolade’s Key Management recognizes that the Physical Plant is the 

foundation of the asset and its integrity is fundamental to the maximization of the 

investment. 

 



 

 

 

Financial Reporting and Accounting: 

 

Accolade effectively monitors the performance of their business plan through timely and 

accurate financial reporting.  Daily reporting generated by the onsite property management 

software to the Corporate Headquarters, allows proficient results.  Our full service 

accounting department is supervised closely by our Controller which is essential for 

accounting controls.  Budgets are prepared based on the business plan and the budgets are 

used as benchmarks of our success.  Accolade recognizes that our clients’ needs are 

different and provides flexibility in reporting through customization of financial reports.  

Utilizing YARDI property management software, upper management and owners can 

monitor real time operations through the World Wide Web.  Monitoring and accounting for 

some of our specialized assets requires specialty software to assist with monitoring and 

maintaining compliance.  Our systems are very effective in meeting our exceeding the 

quality assurance standards of our clients. 
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THE 5517 JACKIE ROBINSON ST NEIGHBORHOOD REAL ESTATE

AVERAGE HOME VALUES

MEDIAN HOME VALUE:
$276,018

MEDIAN REAL ESTATE TAXES:
$3,728 (1.4% effective rate)

NEIGHBORHOOD HOME PRICES

% OF HOMES

1.7%1.7%

0.0%0.0%

0.0%0.0%

4.8%4.8%

8.9%8.9%

39.9%39.9%

25.6%25.6%

14.6%14.6%

4.6%4.6%

NeighborhoodScout.com

> $1,314,000

$985,001 - $1,314,000

$657,001 - $985,000

$525,001 - $657,000

$394,001 - $525,000

$263,001 - $394,000

$131,001 - $263,000

$66,001 - $131,000

$0 - $66,000

0.0% 100.0%

Value Relative to Nation
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YEARS OF AVERAGE RENT NEEDED TO BUY AVERAGE HOME IN THIS NEIGHBORHOOD
15 YEARS AND 9 MONTHS

AVERAGE MARKET RENT

AVERAGE MARKET RENT:
$1,477 / per month

GROSS RENTAL YIELD:
6.57

MEDIAN MONTHLY RENT BY NUMBER OF BEDROOMS

$1,488$1,488 $1,455$1,455 $1,432$1,432

No DataNo Data

NeighborhoodScout.com

3 Beds or More 2 Beds or More 1 Bed Studio
$0

$250

$500

$750

$1,000

$1,250

$1,500

$1,750

Rent Relative to Nation
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SETTING

COASTAL LAKEFRONT FARMS

NEIGHBORHOOD LOOK AND FEEL

DENSLEY URBAN URBAN

SUBURBAN

3,086
PEOPLE/SQ. MILE

RURAL REMOTE

HOUSING MARKET DETAILS

AGE OF HOMES

% OF HOMES

16.3%16.3%

31.1%31.1%

45.2%45.2%

7.4%7.4%

NeighborhoodScout.com

2000 or Newer

1970 - 1999

1940 - 1969

1939 or Older

0.0% 100.0%

TYPES OF HOMES

% OF HOMES

73.0%73.0%

4.6%4.6%

3.4%3.4%

18.5%18.5%

0.6%0.6%

0.0%0.0%

NeighborhoodScout.com

Single-Family

Townhomes

Small Apt. Buildings

Apt. Complexes

Mobile Homes

Other

0.0% 100.0%

HOME SIZE

% OF HOMES

1.2%1.2%

5.9%5.9%

36.1%36.1%

47.5%47.5%

8.6%8.6%

0.7%0.7%

NeighborhoodScout.com

No Bedroom

1 Bedroom

2 Bedrooms

3 Bedrooms

4 Bedrooms

5 or more bedrooms

0.0% 100.0%

SPECIAL PURPOSE HOUSING

% OF HOMES

0.0%0.0%

0.0%0.0%

0.0%0.0%

0.0%0.0%

NeighborhoodScout.com

Incarcerated

College Dorms

Military Housing

Public Housing

0.0% 100.0%

5517 Jackie Robinson St, Austin, TX 78721
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HOMEOWNERSHIP

HOMEOWNERSHIP RATE

% OF HOMES

60.9%60.9%

39.1%39.1%

2.8%2.8%

6.8%6.8%

NeighborhoodScout.com

Owners

Renters

Seasonally Vacant

Vacant Year-Round

0.0% 100.0%

5517 Jackie Robinson St, Austin, TX 78721
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THE 5517 JACKIE ROBINSON ST NEIGHBORHOOD DEMOGRAPHICS

136 Vital Statistics. 0 Condition Alerts found.

LIFESTYLE

First Time Homebuyers

Very Good

Young Single Professionals

Fair

Retirement Dream Areas

Poor

Luxury Communities

Poor

Family Friendly

Poor

College Student Friendly

Poor

Vacation Home Locations

Poor

SPECIAL CHARACTER

Hip Trendy

Very Good

Walkable

Fair

Quiet

Poor

Urban Sophisticates

Poor

Nautical

Poor

84.1%

64.2%

38.7%

35.3%

32.0%

26.5%

0.0%

84.8%

63.7%

52.6%

35.6%

0.0%

5517 Jackie Robinson St, Austin, TX 78721
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AGE / MARITAL STATUS

AGE

NeighborhoodScout.com

Under 5 Years:
5.7%

5 To 17:
15.1%

18 To 29:
17.6%

30 To 44:
25.7%

45 To 64:
24.7%

65 Years And Over:
11.2%

MARITAL STATUS

NeighborhoodScout.com

Single:
41.7%

Married:
26.0%

Divorced:
14.2%

Widowed:
6.1%

GENDER RATIO

MALE 50.3%

49.7%
FEMALE

MILITARY & COLLEGE STATUS

% OF RESIDENTS

0.0%0.0%

3.3%3.3%

NeighborhoodScout.com

Active Military

Attending College

0.0% 100.0%

HOUSEHOLD TYPES

ONE PERSON HOUSEHOLDS

% OF RESIDENTS

23.2%23.2%

27.7%27.7%

NeighborhoodScout.com

This Neighborhood

Nation

0.0% 100.0%

SAME SEX PARTNERS

% OF RESIDENTS

1.0%1.0%

0.4%0.4%

NeighborhoodScout.com

This Neighborhood

Nation

0.0% 100.0%

MARRIED COUPLE WITH CHILD

% OF RESIDENTS

16.1%16.1%

20.6%20.6%

NeighborhoodScout.com

This Neighborhood

Nation

0.0% 100.0%

SINGLE PARENT WITH CHILD

% OF RESIDENTS

11.7%11.7%

10.8%10.8%

NeighborhoodScout.com

This Neighborhood

Nation

0.0% 100.0%

5517 Jackie Robinson St, Austin, TX 78721
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EMPLOYMENT INDUSTRIES

% OF RESIDENTS

14.2%14.2%

13.1%13.1%

12.4%12.4%

12.0%12.0%

7.9%7.9%

6.9%6.9%

6.9%6.9%

6.1%6.1%

5.8%5.8%

3.4%3.4%

3.0%3.0%

2.1%2.1%

2.0%2.0%

1.3%1.3%

1.1%1.1%

0.8%0.8%

0.8%0.8%

0.4%0.4%

0.0%0.0%

0.0%0.0%

NeighborhoodScout.com

Healthcare

Retail

Education

Professional, scientific, and technical services

Public Service

Transportation

Real estate

Utilities

Information Technology

Management

Accommodation

Construction

Other

Administration

Manufacturing

Agriculture

Wholesale

Arts

Finance

Mining

0.0% 100.0%

COMMUTE TO WORK

AVERAGE ONE-WAY COMMUTE TIME

% OF RESIDENTS

15.8%15.8%

57.3%57.3%

21.4%21.4%

4.1%4.1%

1.5%1.5%

NeighborhoodScout.com

Less than 15 minutes

15-30 minutes

30-45 minutes

45-60 minutes

Over 60 minutes

0.0% 100.0%

5517 Jackie Robinson St, Austin, TX 78721

Report date Monday, July 15, 2019
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MEANS OF TRANSPORT

NeighborhoodScout.com

Drives Alone:
85.2%

Carpool:
5.8%

Bus:
5.2%

Subway / Train:
0.0%

Bike:
1.3%

Walk:
0.7%

Work at Home:
5.8%

VEHICLES PER HOUSEHOLD

NeighborhoodScout.com

0 Vehicles:
3.9%

1 or 2 Vehicles:
62.0%

3 or More Vehicles:
34.0%

MIGRATION & MOBILITY

% OF RESIDENTS

22.0%22.0%

32.9%32.9%

12.2%12.2%

NeighborhoodScout.com

Moved Last Year

Born out of State

Foreign Born

0.0% 100.0%

RACE & ETHNIC DIVERSITY

DIVERSITY INDEX

86

(100 is the most diverse)

More diverse than 86% of U.S.

neighborhoods.

% OF RESIDENTS

23.8%23.8%

24.6%24.6%

0.3%0.3%

2.4%2.4%

0.0%0.0%

0.0%0.0%

48.9%48.9%

NeighborhoodScout.com

White

Black Or African American

American Indian And Alaska
Native

Asian

Native Hawaiian And Other
Pacific Islanders

Other Race / Two or More
Races

Hispanic Or Latino (Of Any
Race)

0.0% 100.0%

OCCUPATIONS

% OF EMPLOYED RESIDENTS 16 OR OLDER

29.2%29.2%

30.8%30.8%

17.0%17.0%

20.3%20.3%

2.6%2.6%

NeighborhoodScout.com

Executives, managers, & professionals

Sales and service workers

Office support workers

Factory workers & laborers

Farmers, foresters, & fishers

0.0% 100.0%

5517 Jackie Robinson St, Austin, TX 78721

Report date Monday, July 15, 2019
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ANCESTERIES & LANGUAGES SPOKEN

ANCESTRY (TOP 20)

% OF RESIDENTS

46.7%46.7%

7.7%7.7%

6.8%6.8%

6.0%6.0%

4.3%4.3%

3.7%3.7%

2.6%2.6%

1.5%1.5%

1.4%1.4%

1.1%1.1%

0.8%0.8%

0.7%0.7%

0.6%0.6%

0.5%0.5%

0.5%0.5%

0.5%0.5%

0.5%0.5%

0.5%0.5%

0.4%0.4%

0.4%0.4%

NeighborhoodScout.com

Mexican

Irish

German

U.S. or American

English

Sub. African

African

Scots-Irish

Italian

French

Polish

Canadian

Russian

Puerto Rican

Arab

Lebanese

Scottish

Norwegian

Welsh

Hungarian

0.0% 100.0%

LANGUAGES SPOKEN (TOP 20)

% OF RESIDENTS

65.2%65.2%

33.2%33.2%

1.4%1.4%

0.8%0.8%

0.5%0.5%

0.4%0.4%

0.2%0.2%

0.1%0.1%

0.1%0.1%

0.0%0.0%

0.0%0.0%

0.0%0.0%

0.0%0.0%

0.0%0.0%

0.0%0.0%

0.0%0.0%

0.0%0.0%

0.0%0.0%

0.0%0.0%

0.0%0.0%

NeighborhoodScout.com

English

Spanish

Italian

Polish

Chinese

Russian

Vietnamese

Native American

African

Urdu

Tagalog

Portuguese

Persian

Mon-Khmer

Korean

Japanese

Langs. of India

Greek

German/Yiddish

French

0.0% 100.0%

UNEMPLOYMENT RATE

% OF RESIDENTS

9.1%9.1%

3.8%3.8%

NeighborhoodScout.com

This Neighborhood

Nation

0.0% 100.0%

AVERAGE INCOME

PER CAPITA INCOME

$18,560$18,560

$31,177$31,177

NeighborhoodScout.com

This Neighborhood

Nation

5517 Jackie Robinson St, Austin, TX 78721
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MEDIAN HOUSEHOLD INCOME

$37,587$37,587

$57,652$57,652

NeighborhoodScout.com

This Neighborhood

Nation

EDUCATION

PERCENT WITH COLLEGE DEGREE

% OF RESIDENTS

22.3%22.3%

30.9%30.9%

NeighborhoodScout.com

This Neighborhood

Nation

0.0% 100.0%

PERCENT WITH ADVANCE DEGREE

% OF RESIDENTS

5.0%5.0%

11.8%11.8%

NeighborhoodScout.com

This Neighborhood

Nation

0.0% 100.0%

INCOME AND EDUCATION

Education level

H
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THE 5517 JACKIE ROBINSON ST NEIGHBORHOOD CRIME

67 Vital Statistics. 0 Condition Alerts found.

NEIGHBORHOOD CRIME DATA

TOTAL CRIME INDEX

25

(100 is safest)

Safer than 25% of U.S.

neighborhoods.

NEIGHBORHOOD ANNUAL CRIMES

VIOLENT PROPERTY TOTAL

Number of Crimes 27 144 171

Crime Rate

(per 1,000 residents)
6.40 34.11 40.50

NEIGHBORHOOD VIOLENT CRIME

VIOLENT CRIME INDEX

22

(100 is safest)

Safer than 22% of U.S.

neighborhoods.

VIOLENT CRIME INDEX BY TYPE

MURDER

INDEX

RAPE

INDEX

ROBBERY

INDEX

ASSAULT

INDEX

29

100 is safest

8

100 is safest

23

100 is safest

25

100 is safest

VIOLENT CRIME COMPARISON (PER 1,000 RESIDENTS)

6.46.4

4.274.27 4.394.39

NeighborhoodScout.com

This Neighborhood Austin Texas
0

5

10

15

20

25

National Median:
4

MY CHANCES OF BECOMING A VICTIM OF A VIOLENT CRIME

1 IN 156

in this Neighborhood

1 IN 234

in Austin

1 IN 228

in Texas

5517 Jackie Robinson St, Austin, TX 78721

Report date Monday, July 15, 2019
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AUSTIN VIOLENT CRIMES

POPULATION: 950,715

MURDER RAPE ROBBERY ASSAULT
Report Total 26 840 993 2,199

Rate per 1,000 0.03 0.88 1.04 2.31

UNITED STATES VIOLENT CRIMES

POPULATION: 325,719,178

MURDER RAPE ROBBERY ASSAULT
Report Total 17,284 135,755 319,356 810,825

Rate per 1,000 0.05 0.42 0.98 2.49

NEIGHBORHOOD PROPERTY CRIME

PROPERTY CRIME
INDEX

26

(100 is safest)

Safer than 26% of U.S.

neighborhoods.

PROPERTY CRIME INDEX BY TYPE

BURGLARY

INDEX

THEFT

INDEX

MOTOR VEHICLE

THEFT

16

100 is safest

30

100 is safest

67

100 is safest

PROPERTY CRIME COMPARISON (PER 1,000 RESIDENTS)

34.1134.11 33.4433.44

25.6325.63

NeighborhoodScout.com

This Neighborhood Austin Texas
0

25

50

75

100

125

National Median:
24

MY CHANCES OF BECOMING A VICTIM OF A PROPERTY CRIME

1 IN 29

in this Neighborhood

1 IN 30

in Austin

1 IN 39

in Texas

5517 Jackie Robinson St, Austin, TX 78721
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AUSTIN PROPERTY CRIMES

POPULATION: 950,715

BURGLARY THEFT MOTOR VEHICLE THEFT
Report Total 4,414 25,288 2,090

Rate per 1,000 4.64 26.60 2.20

UNITED STATES PROPERTY CRIMES

POPULATION: 325,719,178

BURGLARY THEFT MOTOR VEHICLE THEFT
Report Total 1,401,840 5,519,107 773,139

Rate per 1,000 4.30 16.94 2.37

CRIME PER SQUARE MILE

125125
118118

2929

NeighborhoodScout.com

This Neighborhood Austin Texas
0

50

100

150

200

250

National Median:
31.1

5517 Jackie Robinson St, Austin, TX 78721
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THE 5517 JACKIE ROBINSON ST NEIGHBORHOOD SCHOOLS

SCHOOL RATING INFORMATION

SCHOOL QUALITY

23

(100 is best)

Better than 23% of U.S. schools.

ADDRESS SCHOOL QUALITY RATING

Address-Specific School Quality Rating. Rates the quality of the K-12 public

schools that serve this address.

SCHOOLS THAT SERVE THIS ADDRESS *

SCHOOL DETAILS GRADES QUALITY RATING COMPARED TO TX QUALITY RATING COMPARED TO NATION

Lbj High School

7309 Lazy Creek Dr

Austin, TX 78724

09-12 3 1

Norman Elementary School

4001 Tannehill Ln

Austin, TX 78721

PK-05 5 4

* Depending on where you live in the neighborhood, your children may attend certain schools from the above list and

not others. In some cases, districts allow students to attend schools anywhere in the district. Always check with your

local school department to determine which schools your children may attend based on your specific address and your

child's grade-level.

NEIGHBORHOOD EDUCATIONAL ENVIRONMENT

Adults In Neighborhood With College Degree Or Higher 22.3%

Children In The Neighborhood Living In Poverty 30.6%

THIS NEIGHBORHOOD IS SERVED BY 1 DISTRICT:

AUSTIN ISD

83,648
Students Enrolled in This District

130
Schools in District

14
Students Per Classroom

DISTRICT QUALITY COMPARED TO
TEXAS

5

(10 is best)

DISTRICT QUALITY COMPARED TO
U.S.

4

(10 is best)

5517 Jackie Robinson St, Austin, TX 78721

Report date Monday, July 15, 2019

Copyright © 2000-2018 Location, Inc®. All trademarks displayed in this report are property of Location, Inc®. 14

javascript:void(0);
javascript:void(0);
https://www.neighborhoodscout.com/tx/austin/schools/480894011844
https://www.neighborhoodscout.com/tx/austin/schools/480894000337
javascript:void(0);


Better than 49.5% of TX school districts. Better than 37.5% of US school districts.

Public School Test Scores (No Child Left Behind)

District State

NeighborhoodScout.com

Proficiency in Reading and Math Proficiency in Reading Proficiency in Math
0

10

20

30

40

50

School District Enrollment By Group

ETHNIC/RACIAL GROUPS THIS DISTRICT THIS STATE

White (non-hispanic) 27.4% 29.2%

Black 8.1% 12.9%

Hispanic 60.4% 53.4%

Asian Or Pacific Islander 4.0% 4.1%

American Indian Or Native Of Alaska 0.2% 0.4%

ECONOMIC GROUPS THIS DISTRICT THIS STATE

ECONOMICALLY DISADVANTAGED 56.9% 58.7%

FREE LUNCH ELIGIBLE 51.5% 52.7%

REDUCED LUNCH ELIGIBLE 5.4% 6.0%

Educational Expenditures

FOR THIS DISTRICT PER STUDENT TOTAL % OF TOTAL

Instructional Expenditures $5,625 $480,093,750 44.2%

Support Expenditures

Student $435 $37,127,250 3.4%

Staff $664 $56,672,400 5.2%

General Administration $73 $6,230,550 0.6%

School Administration $611 $52,148,850 4.8%

Operation $1,070 $91,324,500 8.4%

Transportation $350 $29,872,500 2.8%

Other $408 $34,822,800 3.2%

Total Support $3,611 $308,198,850 28.4%

Non-instructional Expenditures $3,477 $296,761,950 27.3%

5517 Jackie Robinson St, Austin, TX 78721

Report date Monday, July 15, 2019
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FOR THIS DISTRICT PER STUDENT TOTAL % OF TOTAL

Total Expenditures $12,714 $1,085,139,900 100.0%

5517 Jackie Robinson St, Austin, TX 78721

Report date Monday, July 15, 2019
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THE 5517 JACKIE ROBINSON ST TRENDS AND FORECAST

SCOUT VISION® SUMMARY

1 2 3 4 5

RISING STAR INDEX

Very Low

Appreciation Potential (3 years)

RATINGS: 1=Very Low 2=Low 3=Moderate 4=High 5=Rising Star

1 2 3 4 5

BLUE CHIP INDEX

Blue Chip

Past Appreciation and existing fundamentals

RATINGS: 1=Very Low 2=Low 3=Moderate 4=High 5=Blue Chip

SCOUT VISION Neighborhood Home Value Trend and Forecast

Forecast
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Neighborhood Trend and Forecast Regional Trend:Austin-Round Rock, TX Metro Area
NeighborhoodScout.com

Q1 2000 Q1 2002 Q1 2004 Q1 2006 Q1 2008 Q1 2010 Q1 2012 Q1 2014 Q1 2016 Q1 2018 Q1 2020 Q1 2…

2000 2005 2010 2015 2020

$0

$100,000

$200,000

$300,000

$400,000

SCOUT VISION® HOME VALUE TRENDS AND FORECAST

TIME PERIOD TOTAL APPRECIATION AVG. ANNUAL RATE
COMPARED TO

METRO*

COMPARED TO

AMERICA*

3 Year Forecast:

2019 Q2 - 2022 Q2
4.92%  1.61%  2 2

Latest Quarter:

2018 Q4 - 2019 Q1
-0.26%  -1.02%  6 2

Last 12 Months:

2018 Q1 - 2019 Q1
5.48%  5.48%  9 6

Last 2 Years:

2017 Q1 - 2019 Q1
14.32%  6.92%  9 7

Last 5 Years:

2014 Q1 - 2019 Q1
57.77%  9.55%  10 10

Last 10 Years:

2009 Q1 - 2019 Q1
109.64%  7.68%  10 10

Since 2000:

2000 Q1 - 2019 Q1
223.52%  6.55%  10 10

* 10 is highest

5517 Jackie Robinson St, Austin, TX 78721

Report date Monday, July 15, 2019
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KEY PRICE DRIVERS AT THIS LOCATION

Pros

Factors likely to drive home values upward over the next

few years or indicators of upward trends already

underway.

 Educated Population Trend

 Access to High Paying Jobs

Cons

Impediments to home value appreciation over the next

few years or indicators of negative trends already

underway.

 Real Estate Values Nearby

 Regional Housing Market

Outlook

 Crime

 School Performance

SCOUT VISION® PROXIMITY INDEX

1 2 3 4 5

PRICE ADVANTAGE OVER
SURROUNDING NEIGHBORHOODS

Strong Disadvantage

Price advantage score

RATINGS: 1=Strong Disadvantage 2=Disadvantage 3=Similar Price

4=Advantage 5=Strong Advantage

$190
Neighborhood price per sqft

$151
Average Nearby Home Price per sqft

1 2 3 4 5

ACCESS TO HIGH PAYING JOBS

Excellent

Jobs score

RATINGS: 1=Limited 2=Below Average 3=Average 4=Very Good

5=Excellent

JOBS WITHIN AN HOUR

WITHIN HIGH-PAYING* JOBS

5 minutes 790

10 minutes 6753

15 minutes 83606

20 minutes 231862

30 minutes 349855

45 minutes 404365

60 minutes 420454

*Annual salary of $75,000 or more

5517 Jackie Robinson St, Austin, TX 78721

Report date Monday, July 15, 2019
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SCOUT VISION® REAL ESTATE TRENDS AND FORECAST

AVG. ANNUAL HOMEOWNERSHIP TREND Over last 5 years

2.8%2.8%

-0.1%-0.1%

NeighborhoodScout.com

This Neighborhood

The Nation

-10

0

10

AVG. ANNUAL RENT PRICE TREND Over last 5 years

5.4%5.4%

2.5%2.5%

NeighborhoodScout.com

This Neighborhood

The Nation

-10

0

10

AVG. ANNUAL VACANCY TRENDS Over last 5 years

-0.5%-0.5%

-0.3%-0.3%

NeighborhoodScout.com

This Neighborhood

The Nation

-10

0

10

SCOUT VISION® CRIME TRENDS AND FORECAST

Total Crime
Total Property Crime
Total Violent Crime

NeighborhoodScout.com

2014 2019 2024
0x

0.5x

National Median

1.5x

2x

2.5x

SCOUT VISION® EDUCATION TRENDS AND FORECAST

AVG. ANNUAL CHANGE IN COLLEGE GRADUATES Over last 5 years

2.4%2.4%

0.2%0.2%

NeighborhoodScout.com

This Neighborhood

The Nation

-10

0

10

AVG. ANNUAL CHANGE IN K-12 SCHOOL PERFORMANCE Over last 5 years
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SCOUT VISION® ECONOMIC TRENDS AND FORECAST

AVG ANNUAL CHANGE IN PER CAPITA INCOME Over last 5 years
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AVG ANNUAL CHANGE IN HOUSEHOLD INCOME Over last 5 years
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AVG ANNUAL CHANGE IN UNEMPLOYMENT RATE Over last 5 years
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SCOUT VISION® DEMOGRAPHIC TRENDS

DISTANCE FROM LOCATION POPULATION 5 YEARS AGO CURRENT POPULATION PERCENT CHANGE

Half Mile 2,061 2,126 3.13% 

1 Mile 7,993 8,456 5.79% 

3 Miles 67,416 77,480 14.93% 

5 Miles 212,387 237,267 11.71% 

10 Miles 612,034 680,294 11.15% 

15 Miles 1,014,240 1,128,731 11.29% 

25 Miles 1,545,913 1,777,271 14.97% 

50 Miles 1,943,892 2,241,674 15.32% 

SCOUT VISION® REGIONAL HOUSING MARKET ANALYSIS

1 2 3 4 5

AUSTIN-ROUND ROCK, TX METRO
AREA REGIONAL INVESTMENT
POTENTIAL

Low

Regional Appreciation Potential (3yr)

RATINGS: 1=Very Low 2=Low 3=Moderate 4=High 5=Very High
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HOUSING AFFORDABILITY TRENDS: AUSTIN-ROUND ROCK, TX METRO
AREA
Years of average household income needed to buy average home

Y
e

a
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Metro
National

NeighborhoodScout.com
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3.5
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2.48
Region's Historical Low

3.84
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3.84
Current

REGIONAL 1 AND 2 YEAR GROWTH TRENDS

REGIONAL TREND LAST 2 YEARS COMPARED TO NATION* LAST 1 YEAR COMPARED TO NATION*

Population Growth
5.11%  10 2.50%  10

Job Growth
6.33%  10 1.68%  8

Income Trend (Wages)
14.52%  10 7.18%  10

Unemployment Trend
-0.38%  3 -0.02%  6

Stock Performance of Region's Industries
27.92%  9 5.06%  8

Housing Added
5.88%  10 3.17%  10

Vacancy Trend
-1.40%  8 0.24%  5

* 10 is highest

Disclaimer

Forecasts of potential occurrences or non-occurrences of future conditions and events are inherently uncertain. Actual

results may differ materially from what is predicted in any information provided by location inc. Nothing contained in or

generated by a Location Inc. Product or services is, or should be relied upon as, a promise or representation as to the

future performance or prediction of real estate values. No representation is made as to the accuracy of any forecast,

estimate, or projection. Location Inc. Makes no express or implied warranty and all information and content is provided
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"As is" without any warranties of any kind. Location inc. Expressly disclaims any warranty of accuracy or predictability,

and any warranty of merchantability and fitness for a particular purpose. Location Inc. Further disclaims any liability for

damages, loss, or injury arising out of the use this site and the data. All risks associated with using the site and the data

are borne by the user at user's sole cost and expense. By using the site you agree to our Terms of Use.
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Notable & Unique Neighborhood Characteristics

The way a neighborhood looks and feels when you walk or drive around it, from its setting, its buildings, and its flavor, can

make all the difference. This neighborhood has some really cool things about the way it looks and feels as revealed by

NeighborhoodScout's exclusive research. This might include anything from the housing stock to the types of households

living here to how people get around.

ABOUT THE 5517 JACKIE ROBINSON ST NEIGHBORHOOD

Real Estate Prices and Overview

This neighborhood's median real estate price is $276,018, which is more expensive than 80.5% of the neighborhoods in

Texas and 63.1% of the neighborhoods in the U.S.

The average rental price in this neighborhood is currently $1,477, based on NeighborhoodScout's exclusive analysis.

The average rental cost in this neighborhood is higher than 72.6% of the neighborhoods in Texas.

This is a suburban neighborhood (based on population density) located in Austin, Texas.

This neighborhood's real estate is primarily made up of medium sized (three or four bedroom) to small (studio to two

bedroom) single-family homes and apartment complexes/high-rise apartments. Most of the residential real estate is

occupied by a mixture of owners and renters. Many of the residences in this neighborhood are older, well-established,

built between 1940 and 1969. A number of residences were also built between 1970 and 1999.

Home and apartment vacancy rates are 9.6% in this neighborhood. NeighborhoodScout analysis shows that this rate is

lower than 46.4% of the neighborhoods in the nation, approximately near the middle range for vacancies.

The Neighbors

The Neighbors: Income

There are two complementary measures for understanding the income of a neighborhood's residents: the average and

the extremes. While a neighborhood may be relatively wealthy overall, it is equally important to understand the rate of

people - particularly children - who are living at or below the federal poverty line, which is extremely low income. Some

neighborhoods with a lower average income may actually have a lower childhood poverty rate than another with a higher

average income, and this helps us understand the conditions and character of a neighborhood.

The neighbors in the Ed Bluestein Blvd / Hudson St neighborhood in Austin are lower-middle income, making it a below

average income neighborhood. NeighborhoodScout's research shows that this neighborhood has an income lower than

80.1% of U.S. neighborhoods. With 30.6% of the children here below the federal poverty line, this neighborhood has a

higher rate of childhood poverty than 76.7% of U.S. neighborhoods.

The Neighbors: Occupations

What we choose to do for a living reflects who we are. Each neighborhood has a different mix of occupations

represented, and together these tell you about the neighborhood and help you understand if this neighborhood may fit

your lifestyle.
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In the Ed Bluestein Blvd / Hudson St neighborhood, 30.8% of the working population is employed in sales and service

jobs, from major sales accounts, to working in fast food restaurants. The second most important occupational group

in this neighborhood is executive, management, and professional occupations, with 29.2% of the residents employed.

Other residents here are employed in manufacturing and laborer occupations (20.3%), and 17.0% in clerical, assistant,

and tech support occupations.

The Neighbors: Languages

The most common language spoken in the Ed Bluestein Blvd / Hudson St neighborhood is English, spoken by 65.2% of

households. Some people also speak Spanish (33.2%).

The Neighbors: Ethnicity / Ancestry

Boston's Beacon Hill blue-blood streets, Brooklyn's Orthodox Jewish enclaves, Los Angeles' Persian neighborhoods.

Each has its own culture derived primarily from the ancestries and culture of the residents who call these neighborhoods

home. Likewise, each neighborhood in America has its own culture – some more unique than others – based on lifestyle,

occupations, the types of households – and importantly – on the ethnicities and ancestries of the people who live in the

neighborhood. Understanding where people came from, who their grandparents or great-grandparents were, can help

you understand how a neighborhood is today.

In the Ed Bluestein Blvd / Hudson St neighborhood in Austin, TX, residents most commonly identify their ethnicity or

ancestry as Mexican (46.7%). There are also a number of people of Irish ancestry (7.7%), and residents who report

German roots (6.8%), and some of the residents are also of English ancestry (4.3%), along with some Sub-Saharan

African ancestry residents (3.7%), among others. In addition, 12.2% of the residents of this neighborhood were born in

another country.

Getting to Work

How you get to work – car, bus, train or other means – and how much of your day it takes to do so is a large quality of

life and financial issue. Especially with gasoline prices rising and expected to continue doing so, the length and means

of one's commute can be a financial burden. Some neighborhoods are physically located so that many residents have

to drive in their own car, others are set up so many walk to work, or can take a train, bus, or bike. The greatest number

of commuters in Ed Bluestein Blvd / Hudson St neighborhood spend between 15 and 30 minutes commuting one-way to

work (57.3% of working residents), which is shorter than the time spent commuting to work for most Americans.

Here most residents (85.2%) drive alone in a private automobile to get to work. In addition, quite a number also carpool

with coworkers, friends, or neighbors to get to work (5.8%) and 5.2% of residents also ride the bus for their daily

commute. In a neighborhood like this, as in most of the nation, many residents find owning a car useful for getting to

work.
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Attachment F 
Neighborhood Notifications

and Meeting Agenda 



From: Sally Gaskin
To: Moseley_brothers@hotmail.com
Cc: Megan Lasch (megan@o-sda.com)
Subject: RE: Diamond Forty-Two, proposed 150 unit affordable apartment development located at 5517 Jackie Robinson

Road, Austin, TX 78721
Date: Thursday, August 1, 2019 11:35:00 AM

Mr. William D. Mosely, President
Jackie Robinson Acres Neighborhood Association
 
Dear Mr. Mosely,
 
Diamond Forty-Two, LLC, would like to let you know that we are working on a proposed 150 unit
affordable workforce housing apartment development that will be located within the boundaries of
the Jackie Robinson Acres Neighborhood Association.  We have just begun the process by submitting
a rezoning application for the site to MF-2-NP to allow apartments, as well as working on the site
plan and financing. 
 
We would appreciate the opportunity to meet with the neighborhood association at your next
meeting to introduce the proposed development, and then follow-up at future meetings to provide
updates and hear input from your members.  Please let us know when your next meeting is
scheduled.
 
Should you have any question in the interim, please do not hesitate to contact me.
 
Sincerely,

Sally Gaskin
Consultant, SGI Ventures, Inc.
Representative for Diamond Forty-Two, LLC
5501-A Balcones Drive, Suite 302
Austin, TX 78731
Phone:  (713)882-3233
Sally@SGIVentures.net

 
 
 

mailto:Sally@sgiventures.net
mailto:Moseley_brothers@hotmail.com
mailto:megan@o-sda.com
mailto:Sally@SGIVentures.net


From: Sally Gaskin
To: Ms. Angela Benavides Garza
Cc: Megan Lasch (megan@o-sda.com)
Subject: RE: Diamond Forty-Two, proposed 150 unit affordable apartment development located at 5517 Jackie Robinson

Road, Austin, TX 78721
Date: Thursday, August 1, 2019 12:00:00 PM

Ms. Angela Benavides Garza, Chair
East MLK Neighborhood Plan Contact Team
 
Dear Ms. Garza,
 
Thank you for providing the opportunity for Mike Martinez and I to introduce the proposed Diamond
Forty-Two development at the Contact Team’s July meeting.   As discussed, the development will be
an affordable, workforce housing apartment community.  To update you on progress since the
meeting, we have begun the process of rezoning the site to MF-2-NP to allow apartments and are
working on the site plan and financing. 
 
We would like to come back to the Contact Team to provide updates as our development plans
evolve as we sincerely value the input of the Contact Team members.  We will reach out to you to
get on your next meeting agenda.
 
Sincerely,

 
Sally Gaskin
Consultant, SGI Ventures, Inc.
Representative for Diamond Forty-Two, LLC
5501-A Balcones Drive, Suite 302
Austin, TX 78731
Phone:  (713)882-3233
Sally@SGIVentures.net

 
 
 

mailto:Sally@sgiventures.net
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From: Sally Gaskin
To: isaiahsauls@att.net
Cc: Megan Lasch (megan@o-sda.com)
Subject: RE: Diamond Forty-Two, proposed 150 unit affordable apartment development located at 5517 Jackie Robinson

Road, Austin, TX 78721
Date: Thursday, August 1, 2019 11:40:00 AM

Mr. Isaiah Sauls, President
Lincoln Garden Association
 
Dear Mr. Sauls,
 
Diamond Forty-Two, LLC, would like to let you know that we are working on a proposed 150 unit
affordable workforce housing apartment development that will be located within the boundaries of
the Lincoln Garden Association.  We have just begun the process by submitting a rezoning
application for the site to MF-2-NP to allow apartments, as well as working on the site plan and
financing. 
 
We would appreciate the opportunity to meet with the neighborhood association at your next
meeting to introduce the proposed development, and then follow-up at future meetings to provide
updates and hear input from your members.  Please let us know when your next meeting is
scheduled.
 
Should you have any question in the interim, please do not hesitate to contact me.
 
Sincerely,

Sally Gaskin
Consultant, SGI Ventures, Inc.
Representative for Diamond Forty-Two, LLC
5501-A Balcones Drive, Suite 302
Austin, TX 78731
Phone:  (713)882-3233
Sally@SGIVentures.net

 
 
 

Sally Gaskin
713-882-3233
 

mailto:Sally@sgiventures.net
mailto:isaiahsauls@att.net
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From: Sally Gaskin
To: hogpenna@gmail.com
Cc: Megan Lasch (megan@o-sda.com)
Subject: RE: Diamond Forty-Two, proposed 150 unit affordable apartment development located at 5517 Jackie Robinson

Road, Austin, TX 78721
Date: Thursday, August 1, 2019 11:38:00 AM

Ms. Ali A. Ronder, President
Hog Pen Neighborhood Association
 
Dear Ms. Ronder,
 
Diamond Forty-Two, LLC, would like to let you know that we are working on a proposed 150 unit
affordable workforce housing apartment development that will be located within the boundaries of
the Hog Pen Neighborhood Association.  We have just begun the process by submitting a rezoning
application for the site to MF-2-NP to allow apartments, as well as working on the site plan and
financing. 
 
We would appreciate the opportunity to meet with the neighborhood association at your next
meeting to introduce the proposed development, and then follow-up at future meetings to provide
updates and hear input from your members.  Please let us know when your next meeting is
scheduled.
 
Should you have any question in the interim, please do not hesitate to contact me.
 
Sincerely,

Sally Gaskin
Consultant, SGI Ventures, Inc.
Representative for Diamond Forty-Two, LLC
5501-A Balcones Drive, Suite 302
Austin, TX 78731
Phone:  (713)882-3233
Sally@SGIVentures.net
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NOTES TO FILE:  Diamond Forty-Two, proposed 150 unit development 
   Located at 5517 Jackie Robinson Road, Austin, TX 
 
FROM:   Sally Gaskin 

RE: Summary of introduction of proposed Diamond Forty-Two apartment 
community to EMLK Contact Team on July 15, 2019 

 

 

We learned on Thursday, July 11 that the EMLK Contact Team had a monthly meeting scheduled on 
Monday, July 15.  Mike Martinez reached out to Angela Garza, Contact Team Chair, to make her aware 
of the proposed development and requested a few minutes to speak at the meeting. 

• Note: Mike Martinez, is a former City Council Member, and also consultant for the 
development.  In addition, Mike lives in the EMLK Neighborhood planning district. 

• Sally Gaskin is a O-SDA development team member 
 

Ms. Garza, was very receptive and indicated that it was too late to add us onto the Agenda, but that she 
would introduce us at the beginning of the meeting and allow us to introduce the development. 

 

We arrived at the meeting a few minutes early and had a great opportunity to visit with Ms. Garza and 
several of the team members.  All were very excited about the proposed development, citing the critical 
need for affordable housing in the team’s geographic area, and also that the timing was particularly 
good in that another development proposed in the area would be tearing down units, and that our 
development would potentially offer those residents an affordable option within the neighborhood.  
Also, since that development is not expected to begin construction until sometime in 2021, it is possible 
that the Diamond Forty-Two would have units for them to immediately transition to. 

Once the meeting started, we were introduced and Mike Martinez and I provided an introduction of the 
proposed development that is expected to include 150 units of workforce housing serving residents at 
50% to 80% AFMI.  The contact members had questions that we answered in as much detail as we could 
given the initial stages of the development.  We discussed the fact that we would need to change the 
zoning from SF3 to most likely MF2.  It was also noted that the higher density is in alignment with the 
FLUM for the proposed development location as it anticipates higher density SFR and/or lower density 
MF2. 

We also committed to working with the Contact Team to gather their input and address any suggestions 
and/or concerns throughout the process.  The next EMLK Contact meeting is scheduled for August 19, 
and we plan to attend to provide an update on our progress.  

  





From: "Ms. Angela Benavides Garza" <msangelabgarza1@gmail.com> 
Date: July 11, 2019 at 7:18:50 PM MDT 
To: Mike Martinez <mike.martinez.atx@gmail.com> 
Subject: Re: contact team meeting 

Awesome to hear.   
 
On Thu, Jul 11, 2019, 5:23 PM Mike Martinez <mike.martinez.atx@gmail.com> wrote: 
Angela, 
 
Thanks so much for taking my call this evening. I look forward to seeing you on Monday evening at 7pm.  
 
We are in the VERY early stages of a possible affordable housing project within the East MLK Combined 
Neighborhood Plan. I won't be able to speak to specifics since we actually don't own the site yet and we 
don't know if the city will participate. What I can speak to is the previous projects that we have done 
and how we are planning something very similar on this site.  
 
I hope this information helps. Please let me know if you have any questions or if I can try to provide you 
with more information.  
 
Mike 
 
FYI - I live in the neighborhood too. I'm up in the northern section of the neighborhood plan in Senate 
Hills neighborhood off 51st.  
 
 
 
--  
Hon. Mike Martinez 
Senior Consultant 
J.L. Powers and Associates 
512-699-0920 
www.jlpowersandassociates.com  
 

mailto:msangelabgarza1@gmail.com
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Attachment G 
City of Austin Good Neighbor Checklist



City of Austin Good Neighbor Checklist

The Neighborhood Housing and Community Development Office (NHCD) offers a Good Neighbor
Policy to standardize process and identify expectations for all projects funded through the City of
Austin’s Rental Housing Development Assistance (RHDA) and Acquisition and Development (A&D)
programs. Applicants of these programs are required to prepare and begin implementing a
community engagement plan, including neighborhood notification activities. The community
engagement plan is required whether the application is for funding for new construction or
renovation of an existing building, regardless of whether there is a change in ownership.

A successful community engagement plan leads to open, ongoing two way communication
between developers and neighbors. This requires good faith efforts and cooperation by developers,
City officials and residents. A positive, open dialogue between housing developers and neighbors
can prevent misunderstandings, facilitate prompt resolution of any inadvertent misunderstandings,
and provide a fair, thoughtful, dependable means of resolving differences.

The following checklist of items is required of all applicants for funding:

(1) Preliminary Research
Review the Neighborhood Plan (if applicable)

(2) Neighborhood Notification
Notify property owners within at least 500 feet of the site and registered neighborhood

organizations with boundaries included in the proposed development site, using a written notice,
letter or flyer.

(3) Pre Application Engagement
Contact neighborhood organizations to provide current information about the project,

including any neighborhood association whose boundaries are included in the proposed
development site and Neighborhood Planning Contact Team (if applicable). (see full City of Austin
Good Neighbor Guidelines for more detailed information on what kind of information may be
appropriate to share)

Appoint a Single Point of Contact (SPOC) to serve as the liaison for exchanging information.

(4) Application requirements
Provide communications plan
Provide documentation showing the content of the notice, and proof of delivery
Provide signed copy of this checklist.

I have reviewed and completed all of the above checklist items required by the City of Austin’s
Good Neighbor Guidelines.

Signed printed name date

Megan Lasch

X
X

X

X

X

X

8-1-19



Attachment H
SMART Housing Certification 







Attachment H 
MOU with ECHO 

is in progress and we are committing to 5 CoC units.



Attachment J 
Sample MOU with Service Provider 





Attachment K 
Supportive Services Budget 

 
 

 



Diamond Forty‐Two 150 units  July 30, 2019
All Programs Must Complete the following:

INCOME YEAR 1 YEAR 2 YEAR 3 YEAR 4 YEAR 5 YEAR 10 YEAR 15
POTENTIAL GROSS ANNUAL RENTAL INCOME  $2,087,016 $2,128,756 $2,171,331 $2,214,758 $2,259,053 $2,494,177 $2,753,773
Secondary Income 27,000$                 27,540$                 28,091$                 28,653$                 29,226$                 32,267$                 35,626$                
POTENTIAL GROSS ANNUAL INCOME $2,114,016 $2,156,296 $2,199,422 $2,243,411 $2,288,279 $2,526,445 $2,789,399
Provision for Vacancy & Collection Loss ($147,981) ($150,941) ($153,960) ($157,039) ($160,180) ($176,851) ($195,258)
Rental Concessions $0
EFFECTIVE GROSS ANNUAL INCOME $1,966,035 $2,005,356 $2,045,463 $2,086,372 $2,128,099 $2,349,594 $2,594,141

EXPENSES
General & Administrative Expenses 54,750.00$            $56,393 $58,084 $59,827 $61,622 $71,436 $82,814
Management Fee 98,302$                 100,268$               102,273$               104,319$               106,405$               117,480$               129,707$              
Payroll, Payroll Tax & Employee Benefits 211,680$               218,030$               224,571$               231,308$               238,248$               276,194$               320,185$              
Repairs & Maintenance 79,110$                 81,483$                 83,928$                 86,446$                 89,039$                 103,221$               119,661$              
Electric & Gas Utilities  30,000$                 30,900$                 31,827$                 32,782$                 33,765$                 39,143$                 45,378$                
Water, Sewer & Trash Utilities 41,250$                 42,488$                 43,762$                 45,075$                 46,427$                 53,822$                 62,394$                
Annual Property Insurance Premiums 51,000$                 52,530$                 54,106$                 55,729$                 57,401$                 66,543$                 77,142$                
Property Tax 267,015$               275,025$               283,276$               291,774$               300,528$               348,394$               403,884$              
Reserve for Replacements 37,500$                 38,625$                 39,784$                 40,977$                 42,207$                 48,929$                 56,722$                
Supportive Services ($12k) and TDHCA Compliance Fees ($6k) 18,000$                 18,540$                 19,096$                 19,669$                 20,259$                 23,486$                 27,227$                
TOTAL ANNUAL EXPENSES $888,607 $914,282 $940,708 $967,906 $995,900 $1,148,648 $1,325,114
NET OPERATING INCOME $1,077,428 $1,091,074 $1,104,755 $1,118,466 $1,132,199 $1,200,945 $1,269,027

DEBT SERVICE
First Deed of Trust Annual Loan Payment $894,255 $894,255 $894,255 $894,255 $894,255 $894,255 $894,255
Second Deed of Trust Annual Loan Payment 0 0 0 0 0 0 0
Third Deed of Trust Annual Loan Payment
Other Annual Required Payment
Other Annual Required Payment
NET CASH FLOW $183,173 $196,819 $210,500 $224,211 $237,944 $306,690 $374,772
CUMULATIVE NET CASH FLOW $183,173 $379,992 $590,492 $814,702 $1,052,646 $2,448,645 $4,186,847
Debt Coverage Ratio 1.20 1.22 1.24 1.25 1.27 1.34 1.42

15 Year Rental Housing Operating Pro Forma

The pro forma should be based on the operating income and expense information for the base year (first year of stabilized occupancy using today’s best estimates of market rents, restricted rents, rental
income and expenses), and principal and interest debt service. The Department uses an annual growth rate of 2% for income and 3% for expenses. Written explanation for any deviations from these growth
rates or for assumptions other than straight‐line growth made during the proforma period should be attached to this exhibit.

15129
Rectangle



Attachment L 
Maps 



Attachment M 
Zoning Verification Letter

A copy of the submitted 
zoning application and 
receipt of submittal are 

included. 









ZONING 

Page 7 of 19 rev 11/21/2016 

APPLICATION FOR ZONING 

DEPARTMENT USE ONLY 

APPLICATION DATE FILE NUMBER(S) 

TENTATIVE ZAP/PC DATE TENTATIVE CC DATE 

CASE MANAGER CITY INITIATED YES NO 

APPLICATION ACCEPTED BY ROLLBACK YES NO 

PROJECT DATA 

OWNER’S NAME: Mgan Lasch (Owner's Agent) 

PROJECT NAME: Diamond Forty-Two 

PROJECT STREET ADDRESS (or Range): 5511-5519 Jackie Robinson 

Street  ZIP 78721 COUNTY: Travis 

AREA TO BE REZ 

Existing 

Zoning 

ONED: ACRES 6.14 

Existing 

Use 

9  OR SQ FT 

Tract # # of Acres/SF 
Max # of Res 

Units Per Acre 

SF-3-NP _ Undeveloped_ 201278 _ 1.02 _ _ 

SF-3-NP _ Undeveloped_ 201279 _ 1.04 _ _ 

SF-3-NP _ Residential _ 201280 _ 1.16 _ _ 
SF-3-NP
Proposed 

Zoning 
Prop 

Undevelope 
osed 

Use 

d 2012 

Tract # 

81 & 201282
Proposed # 

of Acres/SF 

1.44 and 1.47
Max # of Res 

Units Per Acre 

Proposed Total # 

of Units Per Acre 

MF-2-NP _ Multi-Family _ _ 6.15 _ _ _ 

_ _ _ _ _ _ 

_ _ _ _ _ _ 

Name of Neighborhood Plan: East MLK Combined Neighborhood Plan 

TAX PARCEL NUMBER(S): 

Cross street Direction 
 FROM ITS INTERSECTION WITH 

Frontage road (N,S,E,W) Frontage ft. 

Distance 

If project address cannot be defined, provide the following information: 

 ALONG THE SIDE OF APPROXIMATELY 

Is this zoning request to rezone a parcel that contains an existing mobile home park with five or more occupied 

units?** No If Yes, how many? 

Type of Residential Unit: SF, duplex, triplex, townhouse/condo, multi-family, manufactured home: Multi-Family 

Number of Proposed Residential units (if applicable): 150 If Yes, how many of the following: 

 1 Bedroom 43 Affordable 2 Bedroom 61 Affordable 

 3 Bedroom 46 Affordable 4 or more Bedroom Affordable Unknown 

** If 5 or more, tenant notification may be required and a certified form may be required with your application (LDC 25-1-712). 

Tenants must receive notification at least 270 days before the application is eligible for final ordinance readings by City Council. 

Unknown 

Is Demolition proposed? Yes 

If Yes, how many residential units will be demolished? 1  

Number of these residential units currently occupied**: 1 
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RELATED CASES 

NEIGHBORHOOD PLAN AMENDMENT (YES / NO) 

ACTIVE ZONING CASE (YES / NO) 

RESTRICTIVE COVENANT (YES / NO) 

SUBDIVISION (YES / NO) 

SITE PLAN (YES / NO) 

FILE NUMBER: 

FILE NUMBER: 

FILE NUMBER: 

FILE NUMBER: 

FILE NUMBER:  

PROPERTY DESCRIPTION 
(For the portion affected by this application) Provide either subdivision reference OR metes & bounds description. 

1. SUBDIVISION REFERENCE: Name:  Block(s)_____________ 

2. METES AND BOUNDS (Attach two copies of certified field notesFILE NUMBER:

DEED REFERENCE OF DEED CONVEYING PROPERTY TO THE PRESENT OWNER: 

VOLUME: PAGE: OR DOCUMENT # 

SQ. FT: or ACRES 

Is this a SMART Housing Project? Yes         No 
If residential, is there other Tax Credits or Local/State/Federal funding?    Yes         No 

OTHER PROVISIONS 

IS A VARIANCE TO THE SIGN ORDINANCE BEING REQUESTED?     Yes  No 
IS PROPERTY IN A COMBINING DISTRICT / OVERLAY ZONE?   Yes  No

TYPE OF COMBINING DIST/OVERLAY ZONE (NP, NCC, CVC,WO, etc) 
NATIONAL REGISTER DISTRICT?   Yes         No 
URBAN RENEWAL ZONE?    Yes         No 
IS A TIA REQUIRED?    Yes         No  TRIPS PER DAY:  

GRID NUMBER (S) 

WATERSHED: WS CLASS: 

WATER UTILITY PROVIDER: 

WASTEWATER UTILITY PROVIDER: 

ELECTRIC UTILITY PROVIDER:  

SCHOOL DISTRICT:   

OWNERSHIP INFORMATION 

TRUST TYPE OF OWNERSHIP   SOLE    COMMUNITY PROPERTY    PARTNERSHIP   CORPORATION  
If ownership is other than sole or community property, list the individuals, partners, principals, etc. below or attach a 
separate sheet. 

15129
Oval

15129
Oval

15129
Oval

15129
Oval

15129
Oval
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OWNER INFORMATION 

SIGNATURE:       

NAME:       

FIRM NAME:       

TELEPHONE NUMBER:  

STREET ADDRESS:       

  CITY/STATE/ZIP:       

AGENT / PRINCIPAL CONTACT (If applicable) 

SIGNATURE:       

NAME:       

FIRM NAME:       

TELEPHONE NUMBER:       

STREET ADDRESS:       

CITY/STATE/ZIP       

CONTACT PERSON:        TELEPHONE NUMBER: 

Megan Lasch

O-SDA Industries, LLC

(830) 330-0762

5501-A Balcones Drive #302

Austin, Texas 78731

Megan Lasch (830) 330-0762

dotloop verified
07/30/19 5:04 PM CDT
TW6F-7REJ-8CZQ-W7RRWilliam Moseley

William Moseley

512.695.2703

5517 Jackie Robinson St

Austin, Texas 78721

dotloop signature verification: dtlp.us/oA8Y-Jryg-lcYc

https://dtlp.us/oA8Y-Jryg-lcYc
https://dtlp.us/oA8Y-Jryg-lcYc
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SUBMITTAL VERIFICATION 

My signature attests to the fact that the attached application package is complete and accurate to the best of my 
knowledge. I understand that City staff review of this application is dependent upon the accuracy of the information 
provided and that any inaccurate or inadequate information provided by me/my firm/etc., may delay the review of this 
application. 

PLEASE   TYPE   OR   PRINT   NAME   BELOW   SIGNATURE   AND 
INDICATE FIRM REPRESENTED, IF APPLICABLE. 

Signature Date 

Name (Typed or Printed) 

Firm 

INSPECTION AUTHORIZATION 

As owner or authorized agent, my signature authorizes staff to visit and inspect the property for which this application is 
being submitted. 

PLEASE   TYPE   OR   PRINT   NAME   BELOW   SIGNATURE   AND 
INDICATE FIRM REPRESENTED, IF APPLICABLE. 

Signature Date 

Name (Typed or Printed) 

Firm 
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ACKNOWLEDGMENT FORM 
concerning 

Subdivision Plat Notes, Deed Restrictions 
Restrictive Covenants 

I, have checked the subdivision plat notes, 
(Print name of applicant) 

deed  restrictions,  and/or  restrictive  covenants  prohibiting  certain  uses  and/or  requiring  certain 
development restrictions i.e. height, access, screening etc. on this property, located at: 

(Address or Legal Description) 

If a conflict should result with the request I am submitting to the City of Austin due to subdivision plat 
notes, deed restrictions, and/or restrictive covenants, it will be m y responsibility to resolve it.  I 
also acknowledge that I understand the implications of use and/or development restrictions that 
are a result of a subdivision plat notes, deed restrictions, and/or restrictive covenants. 

I understand that if requested, I must provide copies of any and al l subdivision plat notes, deed 
restrictions, and/or restrictive covenants as information which may apply to this property. 

(Applicant's signature) (Date) 

POSTPONEMENT POLICY 
ON 

ZONING HEARINGS 

æ   Sets a postponement date and time at the City Council hearing so that renotification of residents and property owners is 
  not necessary. 

æ   Limits the time a hear ing can be pos tponed to two months for both proponents and opponent s, unless otherwise 
       approved by Council so that renotification of residents and property owners is not necessary. 
æ   Allows only one postponement for either side, unless otherwise approved by Council. 
æ   Requires that all requests for postponements be submitted in writing to the director of the Planning and Zoning 

Department at least one week prior to the scheduled Council meeting. The written request must specify reasons 
for the postponement. 

æ   The Director of the Planning and Zoning Department shall provide a recommendation regarding the validity of the
       postponement request as the Director deems appropriate. 
æ   Eliminates the automatic granting of a postponement of the first request. 
æ   Authorizes Council to consider requests that are not submitted timely. 

Council action December 12, 1996 
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EXHIBIT VIII 

EDUCATIONAL IMPACT STATEMENT (EIS) DETERMINATION 
PART A 

If your project is located in one or more of the following school districts, and requires Land 
Use Commission review; and meets one of the requirements listed below, an Educational 
Impact Statement is required. 

□ YES □ NO 100 or more single family units are proposed 

□ YES □ NO 200 or more multifamily units are proposed 

□ YES □ NO 100 or more multifamily units are proposed and a tax credit is 
requested 

□ YES □ NO project will demolish more than 50 residential existing units in a 
structure more than 20 years old 

Please check the appropriate school district(s). 

  Austin Independent School District 

  Leander Independent School District 

  Pflugerville Independent School District 

  Hays County Independent School District 

  Del Valle Independent School District 

  Round Rock Independent School District 

  Manor Independent School District 

If an Educational Impact Statement (EIS) is required, please complete the 
Educational Impact Analysis (EIA) Part B. 
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ZONING 

EDUCATIONAL IMPACT ANALYSIS FORM 
Part B 

OFFICE                                                                                                    USE                                                                                                                                                ONLY 

 

CASE  MANAGER:  

APPLICANT / AGENT:  

CASE  NUMBER:  

PROJECT  NAME:  

PROJECT  ADDRESS: 

PROPOSED  USE: 

EXISTING RESIDENTIAL UNITS 

Existing  number          of  Residential  Units: 

Number  of       existing  residential   units   to   be   demolished: 

Age   of   units   to  be    demolished: 

PROPOSED DEVELOPMENT 

Gross   Project  Acreage:  

Number   of l ots: 

Lots   per   acre: 

PROPOSED RESIDENTIAL UNITS

Proposed   number : of Residential Units: 

Size   of  proposed   units   in   square  feet   (specify  range): 

Number  of  bedrooms   per   unit: 

to 

15129
Typewritten Text
1 to 3 bedrooms
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ZONING 

ESTIMATED SELLING / RENTAL PRICE (EXISTING AND PROPOSED) 
Estimated selling price of units (specify range):  

Estimated   rental   rates   (if   applicable):

toRange   of  monthly   rental   rates   to   be  demolished: 

Estimated i ncrease  in   rental   rates   (specify  percentage  of i ncrease):

If   project   is  multifamily,   will   a  tax   credit   be   applied   for   as   part   of   the   Smart   HousingTM    Program?

Number   of   Certified  Affordable   Dwelling   Units   (Proposed   or   Existing) 

OFF-SITE FAMILY AMENITIES EXISTING WITHIN ONE MILE OF PROJECT 
(Open to the public – attach location plan) 

Recreation   Centers:

Public   Schools:

PARKLAND DEDICATION 
Parkland dedication required? □ YES □ NO

If yes, please indicate if applicant plans to request fee in lieu or provide parkland:

Fee: □ YES □ NO

Land: □ YES □ NO

ON-SITE FAMILY AMENITIES PROPOSED 
Will space be provided for childcare services?       YES □ NO □ Unknown at this time

Amount  of   open   space  required   in  acres:

Amount   of   open   space   provided   in   acres:

Other  proposed   amenities  (pools,   clubhouse,  recreation   area):

TRANSPORTATION LINKAGES 
Closest   Public   Transit   Location:  

Pedestrian / Bike  Routes:

Parks / Greenbelts:

□

to



One Texas Center | 505 Barton Springs Road, Austin, Texas 78704 | Phone: 512.978.4000 

Determination of 
Planning Commission or Zoning & Platting Commission 

Assignment 

I,  ______________________________________________________ , owner or authorized agent 

for the following project, 

 

Project Name: ____________________________________________________________________ 

Project Street Address: _____________________________________________________________  

Case Number:  ___________________________________________________________________  

Check One: 

       I have verified that this project does fall within the boundaries of an approved neighborhood plan or a proposed plan 
as defined in the City of Austin Land Development Code Section 25-1-46(D), see back of this page. Plan Amendment 
applications can be filed during February for planning areas on the west side of I.H.-35 or July for planning areas on the 
east side of I.H.-35. Please contact Maureen Meredith in Planning & Zoning Department at (512) 974-2695 or at 
maureen.meredith@austintexas.gov so she can determine if a plan amendment application is required with your 
rezoning case. Name of neighborhood plan: ____________________________________________________________ 
 

• Note: South Lamar Combined Planning Area (Barton Hills, Zilker, & Galindo) is a suspended planning area and 
no plan amendment application is required for zoning change applications. Zoning applications can be filed 
anytime of the year. 

 
      I have verified that this project falls within the East Riverside Corridor Plan. Zoning changes in this area do not 
require a plan amendment application and can be filed anytime of the year.  

 
Commission assigned: Planning Commission 

I have verified that this project does not fall within the boundaries of an approved neighborhood plan. 

Commission assigned: Zoning and Platting Commission 

 

I understand if I have not accurately determined if my project falls inside or outside the 

boundaries of an approved neighborhood plan, I may experience delays in processing my 

project through the appropriate commission. 

Owner or Agent Signature: _________________________________________________________________________   

Date:  ________________  
 
City of Austin | Determination of PC or ZPC Assignment 3/16/2017 | Page 1 of 2 

mailto:maureen.meredith@austintexas.gov


  
 
 
 
 
 
 

Memorandum 
 
To:  Intake Division 
 
From:  Maureen Meredith, Senior Planner 
  PAZ (512-974-2695) 
 
Date:  August 1, 2019 
 
Subject:  5511-5519 Jackie Robinson St. 
 
The above properties are located within the East MLK Combined Neighborhood Planning Area (MLK-
183). 
 
The applicant proposes a zoning change from SF-3-NP to MF-2-NP. 
 
Current land use on FLUM: Mixed Residential. 
 
Proposed land use through proposed zoning change: Mixed Residential. 
 
A plan amendment will NOT be required. 
 
Please call me if you have any questions. 
 
Maureen 
 
 

 



Attachment N
 Evidence of Site Control 

Executed Contract is Provided.
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