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ATTACHMENT D 

  



4/2/2014

Party Requesting Verification

Tax Parcel Identification Number

Agency: TCAD
Parcel ID: 225799

Zoning Classification(s)

MF-3-NP

Zoning Case Number(s)

C14-02-0024, C14-2007-0007

Zoning Ordinance Number(s)

020418-Z-6, 20070809-057

This letter was produced by the City of Austin Communication Technology Management Department on behalf of the
Planning and Development Review Department.

I, Ben Vanderford, of the Communications and Technology Management Department for the City of Austin, do
hereby certify that the above information reflects the data and records on file in this office.

For Address Verification visit:
http://austintexas.gov/addressverification

To access zoning ordinance documentation visit:
http://austintexas.gov/edims/search.cfm

To access zoning overlay documentation (Land Development Code Chaper 25-2 Division 6) visit:
http://austintexas.gov/department/austin-city-code-land-development-code
http://austintexas.gov/department/zoning

For questions concerning zoning compliance or any development criteria contact the Development Assistance
Center of the City of Austin at (512) 974-6370.

This letter is to verify that the parcel listed is covered by the listed zoning classification on the
date the letter was created.

    758907

Look up ordinances at http://austintexas.gov/edims/search.cfm

Look up case info at https://www.austintexas.gov/devreview/a_queryfolder_permits.jsp

Find definitions at http://www.austintexas.gov/page/zoning-districts

Name: The Mulholland Group, LLC
Mailing Address:
    141-07 20th Ave. Suite 507
    Whitestone, NY 11357

CITY OF AUSTIN - ZONING VERIFICATION LETTER



 

 

 

 

 

 

 

 

ATTACHMENT E 

  



ITEM 8: DEVELOPMENT TEAM AND CAPACITY/SKILLS   
 

The Mulholland Group, LLC (TMG) / DEVELOPER 
See the Developer Capacity narrative under Item 11 for more on TMG. 
 
TMG Management, LLC / PROPERTY MANAGEMENT 
See the Developer Capacity narrative under Item 11 for more on TMG Management. 
 
F&B Development & Construction / GENERAL CONTRACTOR 
Frank Fuentes is one of the four-member management team that has positioned F & B as a leader 
in commercial, multifamily and residential construction in Central Texas. His vision and leadership 
have helped the company grow exponentially since it was founded in 2003. The company, 
subsidiaries and the partners have a combined bonding capacity of $150,000,000. Mr. Fuentes has 
been listed among the Top 100 Latino Businessmen since 1999 and in 2000, and he received the 
Hispanic Achievement Award for Business Entrepreneurship from Hispanic Business Magazine. Mr. 
Fuentes is one the founders of the U.S. Hispanic Contractors Association, and has continued to lead 
the organization as its chairman. Until recently, he was a member of the Board of Adjustment for 
the City of Austin for almost 12 years, six of which he served as chair. He was appointed to the 
Advisory Board of Small Business for the U.S. Department of Energy in 2005. Fuentes resides in 
Austin 
 
Martin Barrera, AIA / ARCHITECT 
Martin Barrera, Architect, was founded in 2006. Mr. Barrera offers a broad spectrum of architectural 
services, with a focus on sustainable Design and Urban Development. Over the years, many of Mr. 
Barrera’s projects have been focused on children and education. From his work on an environmental 
learning center for disadvantaged urban youth, to Escuelita del Alma’s successful relocation, to his 
role as Co-Vice President of the Maplewood Elementary PTA, Martin’s commitment to children and 
education is evident. 
 
Mr. Barrera is the past Planning and Zoning Committee Chair of the Cherrywood Neighborhood 
Association, and frequently participates in design charrettes and competitions that have community 
impact, such as the Gus Garcia Park Ideas Competition and the Texas Grow Home Competition that 
generated ideas for dozens of emergency housing designs for future hurricane victims. 
 
Garcia Design Inc. / LANDSCAPE ARCHITECT 
Garcia Design Inc. was established in 1996 as a Texas corporation and has been in continuous 
operation in Austin, Texas since that time. The firm has extensive experience in the following areas 
of design: (1) Parks, Recreations and Open Space; (2) Commercial and Residential Land 
Development; (3) Landscape Architectural Design for Schools, Institutions and Cultural Facilities; 
and (4) Site & Landscape Design for Transportation & Transit Facilities. Mr. Garcia has several years 
of professional experience having been licensed to practice since 1985. Garcia Design, Inc. has the 
technical ability to handle small and large projects from feasibility analysis, conceptual design, 
construction plans and specifications, permits/code compliance through construction 
administration. 
 
Structure Development / CONSULTANT 
Structure Development, has 20 years of experience with affordable multifamily development 
programs including LIHTC, CDBG, HOME, and Section 202 and 811. As a result, Structure is 
knowledgeable of the requirements of affordable housing financing programs throughout the 
development cycle. 
 
CohnReznick / ACCOUNTANT 
The J.H. Cohn accounting firm was founded in 1919 and continued to grow and expand services 
through the twentieth century. In 1977 another firm, Reznick Fedder & Silverman, was established 
in Washington DC with a focus on real estate; after the creation of the federal low-income housing 
tax credit program in 1986, the firm proved itself as an established national leader in the affordable 
housing arena. In 2012 the two firms merged to become CohnReznick, the 11th largest accounting 
firm in the U.S. Today CohnReznick has offices from Boston to Los Angeles and provides a complete 
range of services to both public and private companies across numerous industries. 



Greystone & Company, Inc. / LENDER 
Greystone has been a real estate lending organization for over two decades. From their roots as a 
workout specialist for distressed FHA loans, they have continuously expanded their capabilities to 
become a full-service multifamily housing and healthcare facility lender. Their national team of 
professionals has built a strong, collaborative relationship with Fannie Mae, Freddie Mac and HUD, 
enabling them to move quickly and achieve the financing needs for the developer without costly 
delays. Greystone’s capital markets expertise enables them to deliver competitive pricing and 
superior execution, getting the most cost-effective results. 

 
CREA / EQUITY PROVIDER 
A subsidiary of City Financial Corp., Inc., CREA is a full-service tax credit syndicator that provides 
equity for affordable housing throughout the United States. Since its inception in 2001, it has raised 
more than $1.5 billion in investor equity, originated 211 transactions, developed 15,000 affordable 
homes, and has 183 properties under management. 
 
Front Steps / SUPPORTIVE SERVICES PROVIDER 
See the information provided under Item 15 for more about Front Steps. 
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ITEM 11: DEVELOPER CAPACITY 

The Mulholland Group, LLC 
The Mulholland Group, LLC (TMG) commenced business in late 1991 raising equity for low and moderate-
income projects, primarily in Texas, Virginia and New York State, through the sale of the Low Income 
Housing Tax Credit Program. TMG raised over $50 million dollars in equity to finance 820 units of housing 
in its first six years of operation. Soon after, TMG entered into a joint venture, which closed its first 
acquisition of nearly 6,000 units in 31 transactions within five states and eleven different submarkets. 
Properties TMG acquires generally range in quality from B and C type and are leased to low, moderate 
and middle-income persons. TMG acted as the general partner or managing member of the ownership 
entity for seventeen properties acquired using private activity bonds and tax credit equity. The remaining 
properties were acquired using tax-exempt 501(c)(3) Bonds, with TMG representing a non-profit owner 
under a long-term contract. Today TMG owns and operates 2,279 units of affordable and market rate 
housing. 

Royce Mulholland currently owns 100% of The Mulholland Group, LLC and serves as the President and 
CEO of the Mulholland Group, LLC, a national real estate company. In Mr. Mulholland's 25 years of 
experience, he has been involved in the financing of over 6,200 units of housing with a total development 
cost in excess of $430 million. Currently TMG is actively acquiring properties in four regions of the 
Country and anticipates closing 1,500 units a year over the next few years.  

TMG Management, LLC 
TMG launched its property management subsidiary, TMG Management, LLC, in January of 2013. Adding 
to twenty plus years as a developer and owner of multifamily affordable housing, TMG Management was 
founded with one mission, “to provide a superior community to our low income tenants.” TMG 
Management achieves this mission by putting the needs of its residents first. By demonstrating “we 
care,” we cultivate a “TMG Family Community.” TMG Management strongly believes that investing in 
improving the quality of life for tenants through diligent attention to customer service and maintenance 
of the property maximizes the economic value of properties to lenders and investors. 

TMG Management believes that the people on the ground are those that can make a difference. While 
TMG Management is a young company, it is already on the national forefront for implementing state-of-
the-art management technology through its agreement with Greystone Management Solutions, which 
provides certain property management support services, including financial record keeping and payroll 
services, for properties in TMG's management portfolio. This has enabled the company to improve 
customer service and property repair response times significantly by operating online and in real time. 
To complement this technology, TMG Management has committed significant capital to staff’s continuing 
education so that they may attain the highest level of certification and expertise in their fields. TMG 
Management has 32 employees, each of which hold a designation or certification in their field of 
expertise. Royce Mulholland is the sole owner and president of the company and Michael O'Donnell 
serves as the Chief Operating Officer. 

TMG Management currently operate four properties consisting of approximately 1,200 residential and 
LIHTC units. TMG Management’s commitment to mission and strategy are already paying dividends. In 
the first year of property management, TMG’s culture has started to take hold in its staff and 
communities. In addition to a better work force and a better community atmosphere, the TMG portfolio 
of properties increased revenue by approximately 10% while increasing occupancy by over 4%.  

Experience with Austin Housing Finance Corporation 
TMG currently owns another Austin property, The Palms on Lamar, a 476-unit community located at 
8600 North Lamar Boulevard that was recently renovated with LIHTC and AHFC financing. The Palms 
was successfully rehabilitated and placed in service by TMG and its economic performance has since 
exceeded the underwritten projections. The property is currently 98% leased with a waiting list for 
certain units.  

TMG also applied for AHFC funding in January 2014 for Cross Creek, a 200-unit rehabilitation 
development located at 1124 Rutland Drive. Like The Palms and Capitol Village, Cross Creek’s 
acquisition and renovations will be financed through AHFC funding and the 4% LIHTC program. The 
project is currently in the stages of review. 
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Unit Type Square Feet Units Average Rent Utility Allow Rent Increase
Max Gross 60% 

Rents
Max Gross 50% 

Rents New Rents Monthly Income
Eff 400 0 $519 $52 $70 $793 $591 $537 $0 

Eff 50% AMSI 400 42 $519 $52 $70 $793 $591 $537 $22,554 
1 BR/ 1 BA 650 0 $679 $63 $80 $849 $633 $696 $0 

1 BR/ 1 BA 50% AMSI 650 32 $679 $63 $80 $849 $633 $633 $20,256 
1 BR/ 1 BA 680 18 $689 $63 $80 $849 $633 $706 $12,708 
1 BR/ 1 BA 680 14 $689 $63 $80 $849 $633 $633 $8,862 
1 BR/ 1 BA 750 32 $709 $63 $80 $849 $633 $726 $23,232 
2 BR/1 BA 880 32 $825 $90 $110 $1,019 $628 $845 $27,040 

2 BR/ 1.5 BA 990 23 $850 $90 $110 $1,019 $628 $870 $20,010 
2 BR/ 2 BA 1084 38 $850 $90 $110 $1,019 $628 $870 $33,060 

2 BR/2.5 BA 1130 10 $910 $90 $109 $1,019 $628 $929 $9,290 
3 BA/2 BA 1380 8 $1,199 $115 -$68 $1,131 $0 $1,016 $8,128 

Total 249

$185,140 
 

Total Monthly Gross Potential Income $185,140 

Annual Gross Potential Rental Income $2,221,680 

 
Loss to Lease $22,217 1.00%
Vacancy $111,084 5.00%
Concessions (move-in & renewal) $0 0.00%
Non-Revenue, Bad Debt $22,217 1.00%

Total Losses  $155,518 7.00%  $155,518 
  

 Net Residential Income $2,066,162 

Bad Debt $0 
Damages $0 
Laundry Income $24,209 
Late Fees $0 
Utilities $170,571 
Lease Termination $0 
Application Fees $0 
Misc $96,516 
 Total Ancillary Income $291,296 $291,296 

 Total Effective Income $2,357,458 

Capital Village, 6855 E. Highway 290, Austin, TX

Total Monthly Income

Economic Losses

 Ancillary Income

Rental Plan
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Total Unit Cost Basis
ACQUISITION

Land $790,000 $3,173 $0
Structure $15,010,000 $60,281 $15,010,000

Total Acquisition $15,800,000 $63,454 $15,010,000

SOFT COSTS
Appraisal & Other Reports $14,000 $56 $14,000
Survey $20,000 $80 $20,000
Environmental Survey $14,000 $56 $14,000
Property Condition Report $14,000 $56 $14,000
Accounting/Cost Cert $10,000 $40 $0
Architect $175,000 $0 $175,000
Title and Recording Fees $65,000 $261 $65,000
Relocation Expense $75,000 $301 $75,000

Total Soft Costs $387,000 $851 $377,000

CONSTRUCTION COSTS
Residential $5,478,000 $22,000 $5,478,000
Bridge Loan Renovation $747,000 $3,000 $747,000
Construction Management Fee - TMG $217,730 $874 $217,730

Total Hard Costs $6,442,730 $25,874 $6,442,730

Total Development Cost $6,829,730 $27,429 $22,047,460

PROJECT RESERVES & DEVELOPER FEE
Developer Fee  (15%) $4,473,280 $17,965 $4,473,280
Initial Operating Reserve Fund $690,417 $2,773 $172,604
Working Capital $311,250 $1,250 $0
Reserve for Replacement $124,500 $500 $0

Total Project Reserves $5,599,447 $22,488 $4,645,884

Total Project Costs $28,229,177 $113,370 $26,475,614

COST OF ISSUANCE
Permanent Loan

HUD Mortgage Insurance Premium $140,757 0.9% $0
HUD Inspection Fee $78,198 0.5% $78,198
HUD Exam Fee $46,919 0.3% $0
Greystone Financing Fee $234,594 1.5% $0
Bond Financing Fees $625,584 4.0% $0
Tax Credit Reservation/Application $25,000 0.9% $0
HUD OGC Origination Fee $156,396 1.0% $0
Capitalized Interest During Construction $798,694

$2,106,142

Bridge Loan
Bridge Lender  Legal $20,000 0.00% $0
Bridge Survey $25,000  $565 $25,000
Bridge Title & Recording $10,000 $40 $0
Bridge Finance Consultant $398,212 $1,599
Bridge TMG Legal $75,000 $75,000
Bridge Local Counsel $25,000 $25,000
Bridge Lender Due Diligence & Soft Costs $272,250
Bridge Lender Loan Fee $316,000
Bridge Rate Lock Fee $141,000

Total $1,282,462 $5,150 $203,198

LEGAL
TMG Real Estate Counsel - CHW $75,000 $301 $65,000
TMG Tax Credit Counsel - CHW $65,000 $261 $0
Bond Counsel $55,000 $221
Underwriter's Counsel $35,000 $141
Issuer's Counsel $20,000 $80
LP Counsel $45,000 $181 $45,000

Total $295,000 $1,185 $45,000

Total Uses of Funds $31,912,781 $128,164 $26,723,812

Development Budget
Capital Village, 6855 E. Highway 290, Austin, TX



5/15/14 1

Bridge Period
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16

Income Growth as % 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0%
2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029

Rental & Other Income $2,357,458 $2,427,269 $2,475,814 $2,525,330 $2,575,837 $2,627,354 $2,679,901 $2,733,499 $2,788,169 $2,843,932 $2,900,811 $2,958,827 $3,018,004 $3,078,364 $3,139,931 $3,202,730

Total Effective Income $2,357,458 $2,427,269 $2,475,814 $2,525,330 $2,575,837 $2,627,354 $2,679,901 $2,733,499 $2,788,169 $2,843,932 $2,900,811 $2,958,827 $3,018,004 $3,078,364 $3,139,931 $3,202,730

Management Fee $117,873 $109,227 $111,412 $113,640 $115,913 $118,231 $120,596 $123,007 $125,468 $127,977 $130,536 $133,147 $135,810 $138,526 $141,297 $144,123
Payroll and Related $292,575 $301,352 $310,393 $319,705 $329,296 $339,175 $349,350 $359,830 $370,625 $381,744 $393,196 $404,992 $417,142 $429,656 $442,546 $455,822
Administration $30,000 $30,900 $31,827 $32,782 $33,765 $34,778 $35,822 $36,896 $38,003 $39,143 $40,317 $41,527 $42,773 $44,056 $45,378 $46,739
Marketing $30,000 $30,900 $31,827 $32,782 $33,765 $34,778 $35,822 $36,896 $38,003 $39,143 $40,317 $41,527 $42,773 $44,056 $45,378 $46,739

Total Administration $470,448 $472,379 $485,458 $498,908 $512,739 $526,962 $541,589 $556,630 $572,099 $588,007 $604,368 $621,193 $638,498 $656,295 $674,598 $693,423

Security $13,276 $13,674 $14,085 $14,507 $14,942 $15,391 $15,852 $16,328 $16,818 $17,322 $17,842 $18,377 $18,928 $19,496 $20,081 $20,684
Maintenance Contracts $49,800 $51,294 $52,833 $54,418 $56,050 $57,732 $59,464 $61,248 $63,085 $64,978 $66,927 $68,935 $71,003 $73,133 $75,327 $77,587
Repair and Maintenance $105,825 $109,000 $112,270 $115,638 $119,107 $122,680 $126,361 $130,151 $134,056 $138,078 $142,220 $146,487 $150,881 $155,408 $160,070 $164,872

Total Maintenance & Operations $168,901 $173,968 $179,187 $184,563 $190,100 $195,803 $201,677 $207,727 $213,959 $220,377 $226,989 $233,798 $240,812 $248,037 $255,478 $263,142

Utilities $216,601 $223,099 $229,792 $236,686 $243,787 $251,100 $258,633 $266,392 $274,384 $282,615 $291,094 $299,827 $308,822 $318,086 $327,629 $337,458
Total Utilities $216,601 $223,099 $229,792 $236,686 $243,787 $251,100 $258,633 $266,392 $274,384 $282,615 $291,094 $299,827 $308,822 $318,086 $327,629 $337,458

Insurance $52,000 $53,560 $55,167 $56,822 $58,526 $60,282 $62,091 $63,953 $65,872 $67,848 $69,884 $71,980 $74,140 $76,364 $78,655 $81,014
Taxes $272,430 $280,603 $289,021 $297,692 $306,622 $315,821 $325,296 $335,054 $345,106 $355,459 $366,123 $377,107 $388,420 $400,073 $412,075 $424,437

Total Taxes and Insurance $324,430 $334,163 $344,188 $354,513 $365,149 $376,103 $387,386 $399,008 $410,978 $423,307 $436,007 $449,087 $462,559 $476,436 $490,729 $505,451

Replacement Reserve $74,700 $74,700 $74,700 $74,700 $74,700 $74,700 $74,700 $74,700 $74,700 $74,700 $74,700 $74,700 $74,700 $74,700 $74,700 $74,700

Total Expenses $1,255,080 $1,278,309 $1,313,325 $1,349,370 $1,386,474 $1,424,668 $1,463,985 $1,504,457 $1,546,120 $1,589,008 $1,633,157 $1,678,606 $1,725,391 $1,773,554 $1,823,134 $1,874,174

Net Operating Income $1,102,378 $1,148,959 $1,162,489 $1,175,960 $1,189,363 $1,202,686 $1,215,916 $1,229,042 $1,242,049 $1,254,924 $1,267,654 $1,280,221 $1,292,612 $1,304,810 $1,316,797 $1,328,555

Debt Service
Source:  

Interest ($951,750) ($798,694) ($798,694) ($798,694) ($796,599) (790,095) (783,249) (776,045) ($768,462) (760,481) (752,082) (743,242) (733,938) (724,146) (713,840) (702,993)
Principal $0 ($121,862) ($121,862) (121,862) (123,957) (130,462) (137,307) (144,512) (152,094) (160,075) (168,474) (177,314) (186,618) (196,410) (206,716) (217,563)

Total Debt Service ($951,750) ($920,556) ($920,556) ($920,556) ($920,556) ($920,556) ($920,556) ($920,556) ($920,556) ($920,556) ($920,556) ($920,556) ($920,556) ($920,556) ($920,556) ($920,556)

Cash Flow $150,628 $228,403 $241,932 $255,404 $268,807 $282,130 $295,360 $308,485 $321,493 $334,368 $347,097 $359,665 $372,056 $384,253 $396,240 $407,999

LSA Cash Flow Loan ($62,500)

Debt Service Coverage Ratio 1.16 1.25 1.26 1.28 1.29 1.31 1.32 1.34 1.35 1.36 1.38 1.39 1.40 1.42 1.43 1.44
   

Annual per unit expenses $5,040
Cap Rate 6.98%
Term 40
Interest Rate 5.13%

Economic Loss Schedule 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16
Gross Income from Rental Plan $2,221,680 $2,266,114 $2,311,436 $2,357,665 $2,404,818 $2,452,914 $2,501,973 $2,552,012 $2,603,052 $2,655,113 $2,708,216 $2,762,380 $2,817,627 $2,873,980 $2,931,460 $2,990,089 
Economic Loss Percentage 7.00% 6.00% 6.00% 6.00% 6.00% 6.00% 6.00% 6.00% 6.00% 6.00% 6.00% 6.00% 6.00% 6.00% 6.00% 6.00%
Economic Loss $155,518 $135,967 $138,686 $141,460 $144,289 $147,175 $150,118 $153,121 $156,183 $159,307 $162,493 $165,743 $169,058 $172,439 $175,888 $179,405 
Other Income $291,296 $297,122 $303,064 $309,126 $315,308 $321,614 $328,047 $334,608 $341,300 $348,126 $355,088 $362,190 $369,434 $376,822 $384,359 $392,046 
Net Effective Income $2,357,458 $2,427,269 $2,475,814 $2,525,330 $2,575,837 $2,627,354 $2,679,901 $2,733,499 $2,788,169 $2,843,932 $2,900,811 $2,958,827 $3,018,004 $3,078,364 $3,139,931 $3,202,730

Operating Budget
Capital Village, 6855 E. Highway 290, Austin, TX
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Mortgage $15,639,611
Limited Partner Equity $9,105,349
City of Austin $3,500,000
Deferred Development Fee $3,667,821
Total Sources $31,912,781

Acquisition $15,800,000
Renovation Costs $6,442,730
Soft Costs, Development Fee & Project Reserves $8,092,589
Financing & Legal Costs $1,577,462
Total Uses $31,912,781

Capital Village, 6855 E. Highway 290, Austin, TX

Sources & Uses

Uses

Sources
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 City of Austin Good Neighbor Policy Plan 
Capitol Village 

 

Neighborhood Plan 
 
Capitol Village is located within the boundaries of the University Hills/Windsor Park 
Neighborhood Plan area. We do not anticipate opposition to the proposed redevelopment of the 
property, as it will improve the condition and safety of the property. The Development Team has 
reviewed the Neighborhood Plan and believes the proposed rehabilitation of Capitol Village is 
not only consistent with the future land use map but also meets many of the plan objectives and 
addresses several housing concerns raised in the plan, particularly: 

• …A significant portion of housing in the planning area is multi-family...Most multi-family 
structures in the planning area are rented; and much of the lower-income population in 
the planning area lives in these structures. The potential loss of affordable housing due 
to redevelopment and property value increases is discussed in the Housing Chapter…(p. 
24) 

• Stakeholders also supported maintaining multi-family zoning of sites in multi-family use 
(i.e., sites with existing apartment buildings) as a means to preserve affordable housing 
in the neighborhood. (p. 38) 

• Homeowners and renters in the UHWP planning area feel strongly that property 
managers and multi-family property owners should comply with health and housing 
codes. Currently there are many rental structures in the area that need attention. In 
addition, crime is common in many apartment complexes in the area. (p. 65-66) 

• Objective: Preserve existing affordable housing and provide affordable rental housing 
opportunities through the redevelopment of existing multifamily structures within the 
UHWP planning area. (p. 69) 

• Objective: Support increased opportunities for affordable housing in the planning area. 
(p. 70) 

• Apartment complexes and other older rental housing in the planning area offer affordable 
housing options for middle and low income residents. The recommendations below aim 
to ensure existing affordable units are safe, well-maintained, and that all residents are 
treated with respect. (p. 71) 

• Objective: Address problems with property management and code enforcement at 
apartment complexes, rental properties, and select commercial properties and shopping 
centers in the planning area. (p. 71) 
 

Notification 
 
The Development Team prepared a letter that was sent to all neighbors within 500 feet of the 
property. This letter, which meets both City of Austin and Texas Department of Housing and 
Community Affairs notification requirements, was mailed on May 14, 2014 and is attached for 
reference. This letter included contact information for the appointed Single-Point-of-Contact 
(SPOC) who will serve as the Development Team Liaison. 



 
Pre-Application Engagement 
 
As explained in the Good Neighbor Policy Checklist, the purpose of a community engagement 
plan is to promote, “open, ongoing two-way communication between developers and 
neighbors,” in order to “prevent misunderstandings, facilitate prompt resolution of any 
inadvertent misunderstandings and provide a fair, thoughtful, dependable means of resolving 
differences.” The Capitol Village Development Team intends to abide by these guidelines and 
create a “positive, open dialogue between housing developers and neighbors” that will benefit 
all parties.  
 
Capitol Village Residents: 
Capitol Village is approximately 97% occupied. Although the property currently operates as de 
facto “affordable housing,” it does not receive any local, state, or federal funding. Consequently, 
the Developer is not required to cover relocation costs of the residents. Despite this, the 
Developer hopes to discuss the residents’ concerns and encourage existing residents who meet 
the income and background qualifications to return to the property once rehabilitated.  
 
Many residents have publicly expressed concerns regarding the safety and decency of the 
housing under the current owner and management company. TMG intends to improve not only 
the physical quality of the units through the rehabilitation of the property, but also the 
community and safety conditions with a hands-on management presence.  
 
The Development Team will notified the existing residents of Capitol Village as required by 
TDHCA. Following the submission of a competitive HTC application to TDHCA, the management 
company will schedule resident meetings to discuss the proposed rehabilitation of the property 
and answer any questions or concerns the residents may have. 
 
Neighborhood Organizations: 
The Development Team contacted NACD staff and consulted the online City of Austin Community 
Registry to identify any Neighborhood Associations with boundaries including the development 
site. The identified organizations include:  

• Windsor Park Neighborhood 
• Responsible Growth for Windsor Park 
• Windsor Park Neighborhood Plan Contact Team 

 
The Developer notified the above organizations and provided preliminary information about the 
project with a letter addressed to the organization’s community registry contact on May 14, 
2014. Following the submission of financing applications, the Developer will coordinate with 
these organizations to attend a scheduled meeting and present information to the organization’s 
members. At that time the team will identify a Single-Point-of-Contact (SPOC) from the 
neighborhood organization to serve as the counterpart liaison for exchanging information. 

 



 
Application Requirements 
 
Communications Plan 
 
A Communications Plan has been prepared to guide interactions with the neighbors of the site 
and Neighborhood Associations with boundaries containing the site. The Plan is outlined below:  

• Review University Hills/Windsor Park Neighborhood Plan for compliance 
• Contact the NHCD staff to identify Neighborhood Associations and contacts 
• Send required notices under TDHCA and City of Austin programs 
• Following application submissions, hold a meeting with Capitol Village residents to gather 

input, discuss concerns, and answer questions regarding rehabilitation process 
• Following application submissions, engage and coordinate with the identified 

Neighborhood Associations to attend community meetings  
• Invite NHCD staff to attend meetings with Neighborhood Associations 
• Identify a Single Point of Contact (SPOC) for both the Development Team and the 

community organization 
• Provide monthly updates on development of project throughout rehabilitation 
• Invite neighbors and neighborhood associations to celebrate the opening of the property 

 
Content of the Notice and Proof of Delivery 
 
A copy of the notice mailed on May 14, 2014 and proof of delivery will be provided on request. 
 
Signed Copy of Good Neighbor Policy Checklist 
 
A signed copy of the Good Neighbor Policy Checklist has been provided. 
 

Ongoing Communication - Construction and Operation Periods 
 
As discussed above, the Developer will provide the engaged Neighborhood Associations with 
monthly updates throughout the rehabilitation of the property and will keep a line of 
communication open via the SPOC to answer questions or concerns. Once Capitol Village has 
been placed in service, the on-site property management staff will be available to receive any 
neighbor concerns and communicate them to the TMG executive staff.  

 



 
 
May 14, 2014 
             
Dear Neighbor:  
 
This letter serves to notify you that The Mulholland Group, LLC (TMG) will be applying for Housing Tax 
Credits through the Texas Department of Housing and Community Affairs (TDHCA) and Rental Housing 
Development Assistance through the City of Austin to finance the acquisition and rehabilitation of Capitol 
Village, located at 6855 E. Highway 290, Austin, TX 78723. 
 
Capitol Village is an existing multifamily apartment community comprised of 249 units. Rehabilitation will 
improve the property’s interior and exterior physical condition. Upon completion of the rehabilitation 
work, all 249 units, or 100% of the development, will serve qualifying residents at or below 60% of Area 
Median Income (AMI) for the Austin-Round Rock MSA. Twenty-five of the units, or 10% of the 
Development, will be Permanent Supportive Housing (PSH) units serving individuals at or below 30% of 
AMI. 
 
TMG currently owns and operates 2,279 units of affordable and market rate housing and has more than 
20 years of experience in real estate development. TMG’s affiliated property management company, TMG 
Management, strongly believes in improving the quality of life for residents through diligent attention to 
customer service and maintenance of the property. TMG will also work in partnership with Front Steps, a 
local non-profit, to provide decent and safe affordable housing at Capitol Village. Other examples of the 
partners’ Development include The Palms on Lamar, a 476-unit community located at 8600 North Lamar 
Boulevard. 
 
The Development Team intends to keep Capitol Village’s neighbors updated during the rehabilitation 
process. Following the submission of the financing applications we will coordinate to attend neighborhood 
association meetings in order to discuss the project and receive neighborhood input. We appreciate your 
cooperation and ask that you direct any questions to the designated single point of contact, Royce 
Mulholland, at: rmulholland@tmg-housing.com.   
              
Sincerely,          
 

          
         
Sarah Andre, Consultant to Capitol Village 
Structure Development  
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ATTACHMENT I 

 



ITEM 15: DESCRIPTION OF SUPPORTIVE SERVICES 
	
  

Tax Credit required services include notary services on site, computer literacy classes, health 
screening services, monthly social activities and referral sources for all residents of Cross 
Creek. Our management team is experienced in providing these services and will develop a 
package of services that meets the TDHCA criteria and responds to the specific desires of 
residents at Cross Creek. In addition to services provided to all residents, per our commitment 
under the TDHCA 4% Tax Credit Program, Front Steps will operate 25 units of Permanent 
Supportive Housing on site. 

	
  
Front Steps will provide on-site services to twenty-five residents who are in need of Permanent 
Supportive Housing. These are 100% chronically homeless, low-barrier beds based on HUD 
guidelines. Our MOU with Front Steps is under negotiation and will be forthcoming. 

	
  
Front Steps will provide intensive, individualized case management services. A case manager will 
provide in-home and community services: advocacy, crisis intervention, goal planning, 
counseling, skills training, financial management, treatment, weekly group facilitation and 
mental health support. Clients are assigned wrap-around team support in an “ACT” style team 
model, ensuring a seamless transition from homelessness. Staff meet twice weekly as a team, 
program manager meets weekly with each individual case manager. The on-call pager on 
rotates between staff on a weekly basis. 

	
  
Case Managers focus on assisting clients in increasing and accessing mainstream benefits, 
including but not limited to SSI/SSDI income, SNAP benefits and Medicaid. Initial engagement 
with residents begins with assessing needs and eligibility for mainstream benefits. Case 
Managers are SOAR trained and certified counselors for the Benefit Bank of Texas which will 
allow case managers and clients to apply for up to 9 main stream benefits with only one online 
application. 

	
  
Front Steps also partners with Austin Travis County Integral Care and Goodwill Employment 
Specialists exist to assist those clients who are interested in employment. Case Managers are 
also well versed in the Social Security Administration “Ticket to Work” program and the 
options for services through Department of Aging and Rehabilitative Services. Once clients 
have maintained housing for a reasonable period and are able to work these services are all 
offered and encouraged but not required. 

	
  
A Three Year Budget for Supportive Services for Twenty-five People is provided below. This 
does not include the leased units, valued at approximately $192,500 per year. Service dollars 
are not yet in place, but we are working with ECHO to identify the right sources and ECHO has 
committed to helping us make the services possible for this population. A support letter from 
ECHO, identifying service dollars for which they are applying, is attached. 

	
  
	
  

Three Year Budget for Twenty-five Units of PSH 
	
  

Front	
  Steps	
  Housing	
  Activities	
   Total	
  

Supportive	
  Services	
   $	
   60,000	
  
Operating	
  (Staff	
  –	
  3.0	
  FTEs)	
   $360,000	
  
HMIS	
  (2)	
  Licenses	
   $	
   3,600	
  
Travel	
   $	
   21,000	
  
Equipment/Supplies	
   $16,800	
  

16,400	
  Administrative	
  Costs	
   $	
   9,000	
  

Total	
  Budget	
   $470,400	
  



ABOUT FRONT STEPS: 
Front Steps is a nonprofit organization whose mission is to provide a pathway to hope through 
shelter, affordable housing and community education Front Steps manages the Austin Resource 
Center for the Homeless (ARCH), the Central Texas Recuperative Care Center, and the Keep 
Austin Housed AmeriCorps Program, as well as three HUD permanent supportive housing 
programs and Rapid Rehousing services. 
http://www.frontsteps.org 

 
Front Steps understands that individuals experiencing homelessness come from a wide range of 
backgrounds. As seasoned providers we recognize that each person’s diverse experiences, values, 
and beliefs will impact how he or she accesses homeless services. We also acknowledge the 
importance of recognizing that the cultural values of providers and service delivery systems 
have an effect on how services are delivered and accessed. We ensure that all consumers have 
equal access to services, regardless of ethnic, cultural, or linguistic backgrounds. Staff has 
access to a language line for translation, to case managers who are bilingual in Spanish and ASL 
and program documents are available in Spanish. Staff facilitates physical reasonable 
accommodations requirements such as ramps are provided by properties, program will assist 
with costs if necessary. 

 
Our Case Managers receive ongoing training the following areas: 

• SOAR Training 
• Self-Care (three part series) 
• Natural Lifemanship (Spirit Reigns) 
• Motivational Interviewing 
• Trauma Informed Care 
• Benefit Bank 
• Working with Resistant Clients 
• Mental Health First Aid 
• Gender and Sexual Diversity 
• Working with Diverse Populations 

 
Supportive services accessible to clients from Front Steps or through formal project 
agreements with partner agencies include: 

• Counseling 
• Education 
• Furniture 
• Health Care 
• Job Training/Employment Assistance 
• Mental Health Services/Therapeutic Counseling 
• Move-in Deposits 
• Substance Abuse treatment 
• Transportation 

 
Front Steps conducts ongoing internal file reviews and works closely with the ECHO HMIS 
Coordinator to improve our data collection quality. Our Service Point Coordinator at Front 
Steps has been an integral part of an increase in data quality. The key factor in increasing 
data quality is developing and implementing a Data Quality Plan for the agency. 
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