Texas Department of Housing and Community Affairs

Governing Board

Board Action Request

File #: 1462 Agenda Date: 6/4/2026 Agenda #:

Presentation, discussion, and possible action regarding a Material Amendment to the Housing
Tax Credit Application for Oleanders at Broadway (HTC #21418)

RECOMMENDED ACTION

WHEREAS, Oleanders at Broadway (the Development) received a 4% Housing Tax Credit (HTC)
award in 2021 for the new construction of 348 units, of which 261 are low-income, of
multifamily housing for the general population in Galveston, Galveston County;

WHEREAS, The Oleanders at Broadway, LP (Development Owner or Owner) requests approval
to decrease the size of the Development site from 10.05 acres to 9.432 acres, which results in a
6.55% increase in residential density, going from 34.627 units per acre to 36.896 units per acre;

WHEREAS, the Owner is also requesting approval for a reduction in the Net Rentable Area from
328,267 square feet to 313,223 square feet, which represents a reduction of 15,044 square feet
(4.58% decrease) from the Net Rentable Area represented at Application;

WHEREAS, Board approval is required for a reduction of 3% or more in the square footage of
the units and for a modification of the residential density of at least 5% as directed in Tex. Gov't
Code §2306.6712(d)(4) and (6) and 10 TAC §10.405(a)(4)(D) and (F), and the Owner has
complied with the amendment requirements therein; and

WHEREAS, the requested changes do not materially alter the Development in a negative
manner, were not reasonably foreseeable or preventable by the Owner at the time of
Application, and would not have adversely affected the selection of the Application;

NOW, therefore, it is hereby

RESOLVED, that the requested material amendment of the Application for Oleanders at
Broadway is approved as presented at this meeting, and the Executive Director and his
designees are each authorized, directed, and empowered to take all necessary action to
effectuate the Board’s determination.

BACKGROUND

Oleanders at Broadway received a 4% Housing Tax Credit (HTC) award in 2021 for the new
construction of 348 units, of which 261 are low-income, of multifamily housing for the general
population in Galveston, Galveston County. Construction of the Development has been
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completed, and the cost certification documentation for the Development is currently under
review by the Department. In a letter dated April 9, 2026, Mona Purgason, the representative
for the Development Owner, requested approval for an increase in residential density and a
reduction of the Net Rentable Area.

The Owner requests approval to decrease the size of the Development site from 10.05 acres to
9.432 acres, which results in a 6.55% increase in residential density, going from 34.627 units per
acre to 36.896 units per acre. The acreage reflected in the original Application of 10.05 acres
was based on an estimated site area excluding rights-of-way, as the land use entitlement
process and preliminary plat approval were being pursued concurrently with the Application
process. Following construction completion, the City of Galveston (the City) imposed additional
infrastructure-related requirements that were subsequently completed in June 2025.
Thereafter, the City proceeded with the remaining plat approval process. The final Plat Map and
legal description formally established the final site acreage of 9.432 acres.

Additionally, the Net Rentable Area (NRA) has decreased from 328,267 square feet to 313,223
square feet, representing a decrease of 15,044 square feet or 4.58% from the Net Rentable
Area represented at Application. The amendment request letter states that the underwriting
report incorrectly identifies 328,267 square feet as the NRA and that per the plans submitted in
the Application, the Gross Square Foot Area for the Development was 337,253. The
amendment request letter further states that the submitted plans also show 309,884 square
feet as the NRA and that the development team did not notice the error in the underwriting
report and did not request a change. However, staff confirmed that, while the original
Application identified NRA of 309,884 square feet, there were subsequent revisions to the
Application ultimately reflecting NRA of 328,267 square feet as identified in the underwriting
report.

The changes to the residential density and Net Rentable Area do not materially alter the
Development in a negative manner and were not reasonably foreseeable or preventable by the
Owner at the time of Application. Staff has determined that these changes do not affect the
selection of the Application or the funding award. The final recommended HTC amount will be
determined upon finalization of the cost certification process.

Staff recommends approval of the requested material amendment to the Application.
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The Oleanders at Broadway, LP
100 N Broadway, Suite 100
St. Louis, MO 63102

April 9, 2026

Stephanie Givens

Asset Manager, Region 6

Texas Department of Housing & Community Affairs
221 E. 11" Street

Austin, TX 78707

Re:  The Oleanders at Broadway #21418 Request to Amend Acreage Size, Unit Density,
and Net Rentable Area Square Footage

Dear Ms. Givens,

Please accept this letter and the attached documentation on behalf of The Oleanders at
Broadway, LP, as a formal request for a material amendment pursuant to Section 10.405(a) of the
Post Award and Asset Management Requirements.

By way of background, Galveston Housing Authority (GHA) and McCormack Baron Salazar,
Inc. (MBS) received a 4% housing tax credit allocation in 2020 for The Oleanders at
Broadway (Oleanders), a proposed 348-unit development in Galveston, TX. Oleanders closed
construction financing in July 2021 and completed construction in June 2024. As part of land use
entitlements, Oleanders is a Planned Unit Development (PUD) with a Plat Map that was
recorded in December 2025.

Summary of Requested Amendment

There are two items in the requested material amendment. The first item deals with the
total development acres and unit density. The land survey submitted in the Oleander 2020 4%
LIHTC Application showed a total 11.483 acres that included the prior abandoned Right-of-
Ways. The development site without the Right-of-ways was estimated at 10.08 acres.

The land use entitlement required that Oleanders submit a Final Plat Map once the development
was constructed and complete. ~ With the replat, site acreage without the Right-of-Ways was
reduced to 9.432 acres. With the acreage reduction from 10.08 to 9.432 acres, the unit density
increases from 34.523 units/acre to 36.895 units/acre. The unit density increase is 6.87%,
which is more than the 5% allowed for administrative approval.

The second item deals with correcting the Net Rentable Area (NRA) for the Oleanders
at Broadway. The underwriting report lists 328,267 SF as the NRA; however, per the plans
submitted in the application, the Gross Square Foot Area for the development was 337,253. The
submitted plans also show 309,884 SF as the NRA. The development team did not notice the
error in the underwriting report and did not request a change. The NRA for the completed
development is 313,223 SF.



The Oleanders at Broadway, LP
100 N Broadway, Suite 100
St. Louis, MO 63102

Development Summary & Description of Request

Summary of The Oleanders on Broadway

The Oleanders at Broadway submitted an initial tax credit application in September 2020. The
project received a 4% tax credit reservation in April 2021. The Oleanders at Broadway is a 348-
unit development with a total of 261 low-income housing tax credit (LIHTC) units and 87
unrestricted units. Of the total LIHTC units, 174 are layered with public housing/RAD. The
development comprises a total of five (5) city blocks and restored the original street grid with the
construction of three (3) new streets. There is a total of seventeen (17) buildings, with five (5)
large podium buildings and twelve (12) townhome buildings.

Amendment Request
The material amendment respectfully requests Items One (1) and Two (2) listed below.

Item One requests a reduction in the acreage of the development site and an increase in the
residential unit density from 34.523 units/acre to 36.895 units/acre. The increase in residential
density is a result of reducing the site acreage from 10.08 acres to 9.432 acres. Attachment A is
the final Plat Map and legal description for The Oleanders submitted with the cost certification
package. The tax credit application used an estimate for site acreage without the Right of Ways
because the land use entitlements were sought concurrently, which included approval of a
preliminary plat map. The City of Galveston (City) Plat Map process has specific steps that must
be achieved prior to the approval and recordation of the final Plat Map, which is completed only
after the City’s formal acceptance of the public infrastructure. The acceptance of the infrastructure
takes place once construction is complete and any additional requirements are satisfied. Regarding
the Oleanders, the City of Galveston imposed subsequent requirements that were completed post
construction. Once this additional work was completed in June 2025, the City moved through its
process of issuing a staff report and officially accepting the public infrastructure via a Planning
Commission meeting on December 2, 2025. The final Plat Map timeline, which formalized the
site acreage and corresponding legal description, did not coincide with either the tax credit
application or cost certification submittals.

Item Two requests a correction in the Net Rentable Area (NRA)for the Oleanders from 328,267
SF to 313,223 SF. The NRA listed in the application’s architectural pages was 309,884 SF.
However, the underwriting report listed 328,267 SF. Attachment C shows the gross square feet at
337,243 SF. The development team did not catch the error while reviewing the underwriting report
or a correction would have been requested. As constructed, the NRA for the Oleanders at
Broadway is 313,223 SF. While the NRA is higher than indicated in the application, it is 15,044
lower than the NRA incorrectly used in the underwriting report. This represents a 4.58% reduction.
While this reduction is a result of a technicality, the NRA for the development is 7,325 SF or 2.39%
higher than initially indicated in the application.



The Oleanders at Broadway, LP
100 N Broadway, Suite 100
St. Louis, MO 63102

Reason and Good Cause for Amendment Request

While requesting a material amendment is not the development team’s preferred approach, it is
necessary given that only an estimated site acreage was available for the LIHTC application. As
mentioned above, the final legal description was not available until the Final Plat was recorded in
December 2025. The amendment will also allow for the correct legal description to be utilized in
the LURA. Lastly, the material amendment will also correct the Net Rentable Area for Oleanders.

Project Documents for Amendment Consideration
The listed documents are included for staff consideration.
1. Amendment Fee — A copy of the $2,500 check sent to TDCHA for payment of the
amendment fee.
2. Attachment A — Survey submitted in the Feasibility Study of the approved LIHTC
application.
3. Attachment B — Final and recorded Plat Map and legal description.
4. Attachment C — Architectural Project Data Sheet and Specifications and Building/Unit
Type Configuration Sheets from approved LIHTC application.
5. Attachment D — Oleander Underwriting Report.

GHA and MBS are proud that The Oleanders at Broadway achieved construction completion and
opened its doors to its first residents beginning in November 2024. We appreciate TDHCA's
consideration of these changes that will allow the LURA to be amended with the correct legal
description. If there are any questions or need further information, please do not hesitate to contact

Monique Chavoya at (210) 819-6494.

Sincerely,

Mona Purgason
Galveston Housing Authority
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as, the portions of Avenue H, Avenue |, and 52nd
Street lying between said Blocks in the City of
Galveston, Texas, based on the map in common use,
said tract being more particularly described by metes
and bounds on attached Exhibit "A".
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found on the ground this date.
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NOTES:

1) This property does lie within the 100 Year
Flood Plain as established by the Federal
Emergency Management Agency.

2) This property is subject to any restrictions
of record.

3) Bearings based on found Monumentation,
being an "X" ot the Center—Line of 53rd Street
on the Seawall, and o 1/2 inch rod at the
Northeast corner of Block 413.

4) Elevations are shown in feet above Mean Sea Level
NAVD ’88 Datum os tied to NGS Monument HGCSD 62.
5) Company: First American Title Insurance Company

GF No.: NCS-997150-STLO

ssue Date: February 3, 2020

6) Exception from Coverage:

Jtem 10h: Subsurface right—of-way and Easement in
favor of George Mitchell & Associates, Inc. filed in
Volume 2077, Page 800;

Item 10i: Terms, Conditions and stipulations in Galveston
Townsite Unit No. 1 Delcaration of Pool filed in Volume
2022, Page 628 and as affected by instruments filed in
Volume 210, Page 169 and Volume 2289, Page 247;
Jtem 10i: Terms, conditions and stipulations contained in
instrument filed in Clerk's File No. 8931025.

7) Underground electrical, gos, sanitary sewer, storm
sewer, and water utility lines, as shown hereon, are
based on observed paint stripes and pin flags, marked
by others, and observed above ground features.
Locations shown should be considered approximate ond
should be verified in the field prior to construction.

8) Sizes of trees, as shown hereon, are given in terms
of chest-high diameter.



THE OLEANDERS AT BROADWAY

BEING AREPLAT OF
BLOCKS TWO HUNDRED THIRTY-TWO (232), TWO HUNDRED NINETY—ONE
(291), TWO HUNDRED NINETY—TWO (292), THREE HUNDRED FIFTY—ONE
(351), AND THREE HUNDRED FIFTY-TWO (352), IN THE CITY OF
GALVESTON, TEXAS, ACCORDING TO THE MAP IN COMMON USE, ALONG
WITH THO:! PORTIONS OF AVENUE "H”, A 70.00 FEET RIGHT—OF—WAY;
AVENUE "I", A 70.00 FEET RIGHT—OF—WAY; AND 52ND STREET, AN
80.00 FEET RIGHT-OF—-WAY, AND THE ALLEYS WITHIN SAID BLOCK 232,
291, 292, 351, 352 ALL ABANDONED BY INSTRUMENT RECORDED IN
VOLUME 713, PAGE 699 OF THE DEED RECORDS OF GALVESTON
COUNTY, TEXAS, AND LYING BETWEEN SAID BLOCKS

OCTOBER, 2025
11.483 ACRES (500,200 SQ. FT.)

ot ®

PROPERTY DESCRITION:
A1 of bt cern 11483 acres trot o Jand siucted i e Ciy of Soeslon:
Golveston County, Texas, being_ail ks Two Hundred Thirty-two (232). Two
Fandred NnetyLone (3973 “Twa ‘Hurcved Ninetyvwe-- (295, Tros.-pundred
Fity—one (351). and Tres Hundred Fify—two (352). n the CITY OF GALYE

cording to 5 it those port
heans 7000 feat cght-of-woy: Averue "0 70, ~of—way:
o Sona Streel, an 8000 feet oot wiye and (ne eys' wihin scie. Bock
252,781, 292, 351, 352 ol ‘Goandonad by strument recorded i Votume 715,
Poge 695 of the Deed Records of Golvesion Counly, Texas, and lying between
309 blocks, s0id Lroct being more porticulary described by metes ang bounds a8
ollows:

BEGINNING ot the Southwest corner of soid Block 232, soid comer being the

intersection of the Zastern fine of S3rd Street, on 80.00 feet right-of-way, and
the Northern corner of Avenue " (n\w known os Broodway), o 150.00 feet
right—of-way. ond being marked by an X" cut in concrete;

THENCE North 1645700° West, olong the Eoster e of saig kg Street. o
dstance of 920,00 fou to. e tlorbment ccmer of both w34 Blck 392 ond of
the herein described_tract. said G

Eeat, dlong the Southern line of soid Avenue "G,
Northeast comer of both Block 351 ond of ‘the
ing on the Western line of 5ist Streel, and

i Rl
Seng e by 6 172 h 1ok

THENCE South 16°43'00° Eost, along the Western fine of said Sist Street, o
distance of 590.00 feet to the Southeost comer of soid Block 291, being the
asterty corner rein descrived said_comer being on the

Northem fine of said Avenue ", and being morked by an X" cut in concrete;

THENCE South T1700" Wesl, clong he Norhern ine of s Aven
Gatance of 380,00 feek to-the Sovireost comer.of suid Bieck 295, ‘heng o
el corner ot e henen denesinestrocn S ot s Joing o o1
Westem line of said 52nd Strest, and being morked by o 1/2 inch rod;

THENCE South 164300° Eost olong the Western fine of scid 52nd_Street, o

fonce o 330,00 et 1o the Soutnecst comer of both Block 232 and of ine
%, said comer olso being on the Norther fin

THENCE Soutr 73I700" West, long the Neriner ine of sad Aveve ',
distonce of feet to the PONT OF BEGRNING ond comtolning. wihin. scid
Soundores. o caeuated area ot 1483, ooy (500200 squore feet) of land,
more or fess.
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Land Surveying LLC.

|AVE. SUITE 8/ LEAGUE CITY, T 77573
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207072\

STATE OF TEXAS #

COUNTY OF GALVESTON it

KNOW ALL MEN BY THESE PRESENTS

ot Galveston Housing Authority, Mana Purgason, Executive Director of soid

ity, Galvest
Housing Authority, owner of that ceriain tract or parcel of land, bing and being situcted
b b . =i

shown thersor, and dssignate 30d replot “THE. OLEANDERS AT BROADWAY in the City of
Comeston. Saveston Coups T

STATE OF TEXAS [

COUNTY OF GALVESTON i

8025, persanaly aspeared
50id_Golveston Housing Authority, known to me to be
to.the foregoing instrument.

Before me, on this doy
 Executive

This is to certify that I, Stephen C. Biaskey. A Registered Professional Land Surveyor

of the Stote of Texcs, have platted the obove subdwision from on oclual survey on the
ground. and that oll Comers are properly marked ond that this plat correcty represents
Thot sirvey mode under my direction

2l

Stephen C. Bioskey
Land Surveyor No. 5856

Secrelry
Galveston Plonning

Plat Record

Professiona
585¢

STATE OF TEXAS @
COUNTY OF GALVESTON i

Roplo in e Ciy of Gaheston, Calveston County, Texas, as se forth on this

This
plat, hos been approved by the Galveston Planning Commissi

on this doy of 025.

S runesd Corninon “"‘““\

SWIE oF oS i
COUNTY OF GALESTON  {}

\, OWGHT . SULLVAN.  Courty Clo. Gavesion County. Texes, do herety corly thot

the wrtten instrument wos filed for record in my off

Tecemtae T s 0 Bl ocon, B«_ and ay recorded on
Deeembry 25

2025, ot 31U ociock, Pu. e
5

=
B i ber . Gaveston County Map Records.

Witness my hand ond seo! of office, ot Gaiveston, Texcs, the day and date last

above. written.

OWOHT 0. suvn, Couny clr
Gavestn Courty. T
/
™ 1 Deputy
nnee are.c



	1462
	1462 - Attachment - Amendment Request

