
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. 11th Street 
Austin, TX 78707 

Re: #21  Request to Amend Acreage Size  Unit Density

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. 
 
 
 
 
 








