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Writer’s direct phone # (512) 475 -4065 

         Email: Shay.Erickson@tdhca.texas.gov 

Sara Hanback 
Tech Ridge ATX, LP 
San Antonio, Texas 
sara.hanback@embrey.com 
 
RE: The Upland   

 
Dear Sara Hanback, 
 

The Texas Department of Housing and Community Affairs (Department) received documentation on 
July 29, 2025, addressing the noncompliance identified during the review of the Audit Report submitted 
by Celine Williams on May 30, 2025. Corrective action was due on August 10, 2025.   

   The documentation submitted was sufficient to resolve the noncompliance finding related to the 
Household above the income limit for units 1222, 1420, 2103, 2201, 2221, 2310, 2315, 2417, 3300 and 
4203. These findings have been corrected. 

The documents submitted do not correct the following findings: 
• Household above the income limit affecting unit 2402: The Audit Report indicated that 

household income could not initially be determined because the file did not contain income 
verification documents for all household members. The Development has since provided 
documentation for all members; however, the Department determined that household 
income exceeded the applicable 80% limit of $80,640 for a two-person household at initial 
occupancy. This determination was based on annualizing the paystubs and the offer letter for 
full-time employment, which resulted in an income calculation of $84,752—exceeding the 
$80,640 threshold. The finding remains uncorrected. 

• Household above the income limit affecting unit 4314: The Audit Report revealed the 
household income could not be determined due to the household file not containing the 
required income verification documents. Development was advised to designate unit 4314 to 
a market unit and lease the next available unit to an 80% AMI household and submit for 
Department review a copy of the application, income and asset verifications, an executed 
Income Certification, lease contract and applicable lease addendums. The Development 
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replaced unit 4314 with unit 2318. The household file received for unit 2318 was incomplete, 
did not contain the lease contract and revealed the household income is $90,000 which 
exceeds the applicable 80% AMI limit of $74,960. The finding remains uncorrected. 
 

   Please note, in accordance with the Department’s PFC rule and the Texas Local Government Code 
Chapter 303, the Department will not accept or review any additional corrective action documentation 
resulting from this audit submission. 
 
   The next Audit report is due June 1, 2026, for reporting year ending December 31, 2025. 
 
   If you have any questions, please contact Shay Erickson toll free in Texas at (800) 643-8204, directly at 
(512) 475-4065, or email: shay.erickson@tdhca.texas.gov.   

 
Sincerely, 

 
Shay Erickson 
PFC Monitor 
 
 

CC:ashleym@livetheupland.com;karen.roebuck@embrey.com;victoria.perez@traviscountytx.gov; 
james.plummer@bracewell.com; lgolden@goldenstevens.com

mailto:ashleym@livetheupland.com
mailto:karen.roebuck@embrey.com
mailto:victoria.perez@traviscountytx.gov
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PFC ID: A25-227-0010

PFC User: 9/9/2020
Property Name: 5/30/2025

Address: 8/10/2025

Audit Report Review Date: 6/6/2025

PROPERTY  FINDINGS

Finding:

Unit #
Non-Compliance 
Date

Reason Correction Date

1222 1/31/2024

In accordance with Section 3(c) of the Regulatory Agreement, the 
following items are acceptable to determine income eligibility: (1) 
pay stubs for the most recent four-week period; (2) income tax 
returns for the most recent two tax years; (3)  conduct a 
consumer credit search; (4) obtain an income verification from 
the applicant's current employer; (5) obtain an income 
verification from the Social Security Administration; or (6) if the 
applicant is unemployed, does not have income tax returns or is 
otherwise unable to provide other forms of verification as 
required above, obtain another form of independent verification.

The household reported income was being received from 
employment on the application but file does not contain any 
income verification documents. Auditor reports income cannot be 
determined or verified. 

Corrected 
7/29/2025

Finding:

Unit # Non-Compliance Date Reason Correction Date

1420 11/1/2024

In accordance with Section 3(c) of the Regulatory Agreement, the 
following items are acceptable to determine income eligibility: (1) 
pay stubs for the most recent four-week period; (2) income tax 
returns for the most recent two tax years; (3)  conduct a 
consumer credit search; (4) obtain an income verification from 
the applicant's current employer; (5) obtain an income 
verification from the Social Security Administration; or (6) if the 
applicant is unemployed, does not have income tax returns or is 
otherwise unable to provide other forms of verification as 
required above, obtain another form of independent verification.

The household’s application indicates it is comprised of two-
persons, both of whom receive income from employment. 
However, only one household member’s income was 
documented in the file. Auditor reports income cannot be 
determined as the income file is incomplete. 

Corrected 
7/29/2025

12217 N. IH 35 SVR NB, Austin, TX 78753 Corrective Action Due Date:

PROGRAM: PFC

TEXAS DEPARTMENT OF HOUSING AND COMMUNITY AFFAIRS

DETAIL FINDINGS AND CORRECTIVE ACTION 

Tech Ridge ATX, LP Regulatory Agreement Date:
The Upland Audit Report Received Date:

Household above the income limit 

Corrective Action

The owner may complete a retroactive income certification that 
completely and clearly documents the sources of income and assets 
for all household members that were in place at the time of the initial 
occupancy and apply income limits in effect on the move-in date. 
Submit for Department review a copy of the application(s), income 
and asset verifications and a new Income Certification form the time 
of move-in.  Or the owner has the option to complete a new current 
certification using current income and assets sources and current 
income limits.  Submit for Department review a copy of the 
application(s), income and asset verifications and a new Income 
Certification form.  If the household has moved out or is not income 
eligible, occupy the unit or another comparable unit on the property 
with a new qualified household.  Submit copies of the application(s), 
income and asset verifications, an executed Income Certification, lease 
contract and applicable lease addendums to the Department for 
review.

The owner may complete a retroactive income certification that 
completely and clearly documents the sources of income and assets 
for all household members that were in place at the time of the initial 
occupancy and apply income limits in effect on the move-in date. 
Submit for Department review a copy of the application(s), income 
and asset verifications and a new Income Certification form the time 
of move-in.  Or the owner has the option to complete a new current 
certification using current income and assets sources and current 
income limits.  Submit for Department review a copy of the 
application(s), income and asset verifications and a new Income 
Certification form.  If the household has moved out or is not income 
eligible, occupy the unit or another comparable unit on the property 
with a new qualified household.  Submit copies of the application(s), 
income and asset verifications, an executed Income Certification, lease 
contract and applicable lease addendums to the Department for 
review.

Household above the income limit 

Corrective Action
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Finding:

Unit # Non-Compliance Date Reason Correction Date

2103 6/8/2024

In accordance with Section 3(c) of the Regulatory Agreement, the 
following items are acceptable to determine income eligibility: (1) 
pay stubs for the most recent four-week period; (2) income tax 
returns for the most recent two tax years; (3)  conduct a 
consumer credit search; (4) obtain an income verification from 
the applicant's current employer; (5) obtain an income 
verification from the Social Security Administration; or (6) if the 
applicant is unemployed, does not have income tax returns or is 
otherwise unable to provide other forms of verification as 
required above, obtain another form of independent verification.

The tenant file does not contain consecutive paystubs, and the 
available paystubs are dated more than 120 days prior to the 
effective date of the Income Certification. Auditor reports income 
could not be determined or verified.

Corrected 
7/29/2025

Finding:

Unit # Non-Compliance Date Reason Correction Date

2201 5/15/2024

In accordance with Section 3(c) of the Regulatory Agreement, the 
following items are acceptable to determine income eligibility: (1) 
pay stubs for the most recent four-week period; (2) income tax 
returns for the most recent two tax years; (3)  conduct a 
consumer credit search; (4) obtain an income verification from 
the applicant's current employer; (5) obtain an income 
verification from the Social Security Administration; or (6) if the 
applicant is unemployed, does not have income tax returns or is 
otherwise unable to provide other forms of verification as 
required above, obtain another form of independent verification.

The household reported income was being received from 
employment on the application but file does not contain any 
income verification documents. Auditor reports income cannot be 
determined or verified. 

Corrected 
7/29/2025

Corrective Action

The owner may complete a retroactive income certification that 
completely and clearly documents the sources of income and assets 
for all household members that were in place at the time of the initial 
occupancy and apply income limits in effect on the move-in date. 
Submit for Department review a copy of the application(s), income 
and asset verifications and a new Income Certification form the time 
of move-in.  Or the owner has the option to complete a new current 
certification using current income and assets sources and current 
income limits.  Submit for Department review a copy of the 
application(s), income and asset verifications and a new Income 
Certification form.  If the household has moved out or is not income 
eligible, occupy the unit or another comparable unit on the property 
with a new qualified household.  Submit copies of the application(s), 
income and asset verifications, an executed Income Certification, lease 
contract and applicable lease addendums to the Department for 
review.

Household above the income limit 

Corrective Action

The owner may complete a retroactive income certification that 
completely and clearly documents the sources of income and assets 
for all household members that were in place at the time of the initial 
occupancy and apply income limits in effect on the move-in date. 
Submit for Department review a copy of the application(s), income 
and asset verifications and a new Income Certification form the time 
of move-in.  Or the owner has the option to complete a new current 
certification using current income and assets sources and current 
income limits.  Submit for Department review a copy of the 
application(s), income and asset verifications and a new Income 
Certification form.  If the household has moved out or is not income 
eligible, occupy the unit or another comparable unit on the property 
with a new qualified household.  Submit copies of the application(s), 
income and asset verifications, an executed Income Certification, lease 
contract and applicable lease addendums to the Department for 
review.

Household above the income limit 
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Finding:

Unit # Non-Compliance Date Reason Correction Date

2221 7/29/2024

In accordance with Section 3(c) of the Regulatory Agreement, the 
following items are acceptable to determine income eligibility: (1) 
pay stubs for the most recent four-week period; (2) income tax 
returns for the most recent two tax years; (3)  conduct a 
consumer credit search; (4) obtain an income verification from 
the applicant's current employer; (5) obtain an income 
verification from the Social Security Administration; or (6) if the 
applicant is unemployed, does not have income tax returns or is 
otherwise unable to provide other forms of verification as 
required above, obtain another form of independent verification.

The household’s application indicates it is comprised of two-
persons, both of whom receive income from employment. Only 
one household member’s income was documented in the file but 
the paystubs are dated more than 120 days prior to the effective 
date of the Income Certification. Auditor reports income cannot 
be determined as the income file is incomplete. 

Corrected 
7/29/2025

Finding:

Unit # Non-Compliance Date Reason Correction Date

2310 10/21/2024

In accordance with Section 3(c) of the Regulatory Agreement, the 
following items are acceptable to determine income eligibility: (1) 

pay stubs for the most recent four-week period; (2) income tax 
returns for the most recent two tax years; (3)  conduct a 

consumer credit search; (4) obtain an income verification from 
the applicant's current employer; (5) obtain an income 

verification from the Social Security Administration; or (6) if the 
applicant is unemployed, does not have income tax returns or is 

otherwise unable to provide other forms of verification as 
required above, obtain another form of independent verification.

The household’s application indicates it is comprised of two-
persons, both of whom receive income from employment. Only 
one household member’s income was documented in the file. 
Auditor reports household income cannot be determined or 

verified

Corrected 
7/29/2025

Finding:

Unit # Non-Compliance Date Reason Correction Date

2315 6/29/2023

In accordance with Section 3(c) of the Regulatory Agreement, the 
following items are acceptable to determine income eligibility: (1) 
pay stubs for the most recent four-week period; (2) income tax 
returns for the most recent two tax years; (3)  conduct a 
consumer credit search; (4) obtain an income verification from 
the applicant's current employer; (5) obtain an income 
verification from the Social Security Administration; or (6) if the 
applicant is unemployed, does not have income tax returns or is 
otherwise unable to provide other forms of verification as 
required above, obtain another form of independent verification.

The tenant file does not contain consecutive paystubs. Auditor 
reports income cannot be determined or verified.

Corrected 
7/29/2025

Household above the income limit 

Corrective Action

The owner may complete a retroactive income certification that 
completely and clearly documents the sources of income and assets 
for all household members that were in place at the time of the initial 
occupancy and apply income limits in effect on the move-in date. 
Submit for Department review a copy of the application(s), income 
and asset verifications and a new Income Certification form the time 
of move-in.  Or the owner has the option to complete a new current 
certification using current income and assets sources and current 
income limits.  Submit for Department review a copy of the 
application(s), income and asset verifications and a new Income 
Certification form.  If the household has moved out or is not income 
eligible, occupy the unit or another comparable unit on the property 
with a new qualified household.  Submit copies of the application(s), 
income and asset verifications, an executed Income Certification, lease 
contract and applicable lease addendums to the Department for 
review.

Household above the income limit 

Corrective Action

The owner may complete a retroactive income certification that 
completely and clearly documents the sources of income and assets 

for all household members that were in place at the time of the initial 
occupancy and apply income limits in effect on the move-in date. 

Submit for Department review a copy of the application(s), income 
and asset verifications and a new Income Certification form the time 
of move-in.  Or the owner has the option to complete a new current 

certification using current income and assets sources and current 
income limits.  Submit for Department review a copy of the 

application(s), income and asset verifications and a new Income 
Certification form.  If the household has moved out or is not income 
eligible, occupy the unit or another comparable unit on the property 
with a new qualified household.  Submit copies of the application(s), 

income and asset verifications, an executed Income Certification, lease 
contract and applicable lease addendums to the Department for 

review.

Household above the income limit 

Corrective Action

The owner may complete a retroactive income certification that 
completely and clearly documents the sources of income and assets 
for all household members that were in place at the time of the initial 
occupancy and apply income limits in effect on the move-in date. 
Submit for Department review a copy of the application(s), income 
and asset verifications and a new Income Certification form the time 
of move-in.  Or the owner has the option to complete a new current 
certification using current income and assets sources and current 
income limits.  Submit for Department review a copy of the 
application(s), income and asset verifications and a new Income 
Certification form.  If the household has moved out or is not income 
eligible, occupy the unit or another comparable unit on the property 
with a new qualified household.  Submit copies of the application(s), 
income and asset verifications, an executed Income Certification, lease 
contract and applicable lease addendums to the Department for 
review.
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Finding:

Unit # Non-Compliance Date Reason Correction Date

2402 9/1/2023

In accordance with Section 3(c) of the Regulatory Agreement, the 
following items are acceptable to determine income eligibility: (1) 
pay stubs for the most recent four-week period; (2) income tax 
returns for the most recent two tax years; (3)  conduct a 
consumer credit search; (4) obtain an income verification from 
the applicant's current employer; (5) obtain an income 
verification from the Social Security Administration; or (6) if the 
applicant is unemployed, does not have income tax returns or is 
otherwise unable to provide other forms of verification as 
required above, obtain another form of independent verification.

The household’s application indicates it is comprised of three-
persons, all of whom receive income from employment. Only one 
household member’s income was verified but the paystubs are 
not consecutive. Auditor reports income cannot be determined as 
the income file is incomplete. 

Uncorrected

Finding:

Unit # Non-Compliance Date Reason Correction Date

2417 9/27/2024

In accordance with Section 3(c) of the Regulatory Agreement, the 
following items are acceptable to determine income eligibility: (1) 
pay stubs for the most recent four-week period; (2) income tax 
returns for the most recent two tax years; (3)  conduct a 
consumer credit search; (4) obtain an income verification from 
the applicant's current employer; (5) obtain an income 
verification from the Social Security Administration; or (6) if the 
applicant is unemployed, does not have income tax returns or is 
otherwise unable to provide other forms of verification as 
required above, obtain another form of independent verification.

The tenant file only contains paystubs for a two-week period. 
Auditor reports income could not be determined or verified.

Corrected 
07/29/2025

The owner may complete a retroactive income certification that 
completely and clearly documents the sources of income and assets 
for all household members that were in place at the time of the initial 
occupancy and apply income limits in effect on the move-in date. 
Submit for Department review a copy of the application(s), income 
and asset verifications and a new Income Certification form the time 
of move-in.  Or the owner has the option to complete a new current 
certification using current income and assets sources and current 
income limits.  Submit for Department review a copy of the 
application(s), income and asset verifications and a new Income 
Certification form.  If the household has moved out or is not income 
eligible, occupy the unit or another comparable unit on the property 
with a new qualified household.  Submit copies of the application(s), 
income and asset verifications, an executed Income Certification, lease 
contract and applicable lease addendums to the Department for 
review.

Household above the income limit 

Corrective Action

The owner may complete a retroactive income certification that 
completely and clearly documents the sources of income and assets 
for all household members that were in place at the time of the initial 
occupancy and apply income limits in effect on the move-in date. 
Submit for Department review a copy of the application(s), income 
and asset verifications and a new Income Certification form the time 
of move-in.  Or the owner has the option to complete a new current 
certification using current income and assets sources and current 
income limits.  Submit for Department review a copy of the 
application(s), income and asset verifications and a new Income 
Certification form.  If the household has moved out or is not income 
eligible, occupy the unit or another comparable unit on the property 
with a new qualified household.  Submit copies of the application(s), 
income and asset verifications, an executed Income Certification, lease 
contract and applicable lease addendums to the Department for 
review.

Household above the income limit 

Corrective Action
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Finding:

Unit # Non-Compliance Date Reason Correction Date

3300 3/2/2024

In accordance with Section 3(c) of the Regulatory Agreement, the 
following items are acceptable to determine income eligibility: (1) 
pay stubs for the most recent four-week period; (2) income tax 
returns for the most recent two tax years; (3)  conduct a 
consumer credit search; (4) obtain an income verification from 
the applicant's current employer; (5) obtain an income 
verification from the Social Security Administration; or (6) if the 
applicant is unemployed, does not have income tax returns or is 
otherwise unable to provide other forms of verification as 
required above, obtain another form of independent verification.

The household’s application indicates it is comprised of three-
persons, all of whom receive income from employment.  Auditor 
reports file does not contain any income verification documents. 
Income cannot be determined or verified.

Corrected 
07/29/2025

Finding:

Unit # Non-Compliance Date Reason Correction Date

4203 11/15/2024

In accordance with Section 3(c) of the Regulatory Agreement, the 
following items are acceptable to determine income eligibility: (1) 
pay stubs for the most recent four-week period; (2) income tax 
returns for the most recent two tax years; (3)  conduct a 
consumer credit search; (4) obtain an income verification from 
the applicant's current employer; (5) obtain an income 
verification from the Social Security Administration; or (6) if the 
applicant is unemployed, does not have income tax returns or is 
otherwise unable to provide other forms of verification as 
required above, obtain another form of independent verification.

The tenant file does not contain consecutive paystubs. Auditor 
reports income cannot be determined or verified.

Corrected 
07/29/2025

Finding:

Unit # Non-Compliance Date Reason Correction Date

4314 8/7/2024

In accordance with Section 3(c) of the Regulatory Agreement, the 
following items are acceptable to determine income eligibility: (1) 
pay stubs for the most recent four-week period; (2) income tax 
returns for the most recent two tax years; (3)  conduct a 
consumer credit search; (4) obtain an income verification from 
the applicant's current employer; (5) obtain an income 
verification from the Social Security Administration; or (6) if the 
applicant is unemployed, does not have income tax returns or is 
otherwise unable to provide other forms of verification as 
required above, obtain another form of independent verification.

Paystubs in the file do not include the resident’s name and are 
not dated within one-hundred twenty days of the income 
certification. A second source of income was indicated on the 
application but was not verified. Auditor reported income cannot 
be determined or verified.

Uncorrected

Corrective Action

The owner may complete a retroactive income certification that 
completely and clearly documents the sources of income and assets 
for all household members that were in place at the time of the initial 
occupancy and apply income limits in effect on the move-in date. 
Submit for Department review a copy of the application(s), income 
and asset verifications and a new Income Certification form the time 
of move-in.  Or the owner has the option to complete a new current 
certification using current income and assets sources and current 
income limits.  Submit for Department review a copy of the 
application(s), income and asset verifications and a new Income 
Certification form.  If the household has moved out or is not income 
eligible, occupy the unit or another comparable unit on the property 
with a new qualified household.  Submit copies of the application(s), 
income and asset verifications, an executed Income Certification, lease 
contract and applicable lease addendums to the Department for 
review.

Household above the income limit 

Corrective Action

The owner may complete a retroactive income certification that 
completely and clearly documents the sources of income and assets 
for all household members that were in place at the time of the initial 
occupancy and apply income limits in effect on the move-in date. 
Submit for Department review a copy of the application(s), income 
and asset verifications and a new Income Certification form the time 
of move-in.  Or the owner has the option to complete a new current 
certification using current income and assets sources and current 
income limits.  Submit for Department review a copy of the 
application(s), income and asset verifications and a new Income 
Certification form.  If the household has moved out or is not income 
eligible, occupy the unit or another comparable unit on the property 
with a new qualified household.  Submit copies of the application(s), 
income and asset verifications, an executed Income Certification, lease 
contract and applicable lease addendums to the Department for 
review.

Household above the income limit 

Corrective Action

The owner may complete a retroactive income certification that 
completely and clearly documents the sources of income and assets 
for all household members that were in place at the time of the initial 
occupancy and apply income limits in effect on the move-in date. 
Submit for Department review a copy of the application(s), income 
and asset verifications and a new Income Certification form the time 
of move-in.  Or the owner has the option to complete a new current 
certification using current income and assets sources and current 
income limits.  Submit for Department review a copy of the 
application(s), income and asset verifications and a new Income 
Certification form.  If the household has moved out or is not income 
eligible, occupy the unit or another comparable unit on the property 
with a new qualified household.  Submit copies of the application(s), 
income and asset verifications, an executed Income Certification, lease 
contract and applicable lease addendums to the Department for 
review.

Household above the income limit 
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