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August 25, 2025 

Teresa Morales 
Director of Multifamily Bonds and Administrator of 4% Housing Tax Credits 
Texas Department of Housing and Community Affairs 
221 East 11th Street 
Austin, Texas 78701 
 
 

Re: Bernicia Place Neighborhood Risk Factors 
 
Dear Ms. Morales, 
 
In accordance with 10 TAC §11.101(a)(3) I am writing to disclose the neighborhood risk factors for 
Bernicia Place, a proposed senior development in the Greater Old Spanish Trail (OST)/South Union area. 
The Development owner is requesting eligibility due to adjacency to census tracts with a violent crime 
rate over 18.00 per 1,000 persons. It is important to note that the violent crime rate for the subject census 
tract meets the Department’s threshold at 16.42 per 1,000 persons. This is a significant decrease from 
2024 in which the rate for the census tract was 23.2 per 1,000 persons.  

This letter, along with the supplemental attachments, should provide a clearer impression of the ongoing, 
and detailed efforts to address the issues in the Greater OST/South Union neighborhood.  
 
Overview 
 
Bernicia Place is located at the Southeast Quadrant of Old Spanish Trail and Scottcrest Drive, Houston, 
TX 77021. A map of the census tract is provided as Attachment A. The Development will surround the 
Southeast Transit Center, which will provide residents with easy access to Houston’s METRO bus system 
with multiple routes. This unique location will promote public transportation use and walkability. The 
Development is also near several amenities, such as being within one mile of multiple parks, pharmacies, 
and grocery stores. Bernicia Place is just 2 miles away from the Medical Center, a major job center. A 
map of the amenities is included as Attachment B.  
 
Neighborhood Risk Factors 
 
Poverty  
 
The QAP states that a Development Site located within a census tract that has a poverty rate above 40%, 
or 55% for Developments in regions 11 and 13, constitutes a Neighborhood Risk Factor. Bernicia Place is 
within Census Tract 48201313600, which has a poverty rate of 42.30% . A Resolution from the City of 
Houston acknowledging the high poverty rate and authorizing Bernicia Place to move forward is 
forthcoming. Pursuant to 11.101(a)(3)(E)(i) of the QAP, the aforementioned Resolution is sufficient and 
appropriate mitigation for Bernicia Place’s eligibility.  

Furthermore, the Development is within the OST/Almeda Corridors TIRZ #7, which provides a great 
opportunity for investment and revitalization to the area. In 2019 the proposed location was added within 
the TIRZ boundaries. It is clear that this area will begin to see significant redevelopment through 
concerted partnerships with the City of Houston. The Project Plan from 2019 outlines plans for housing 
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and infrastructure investment throughout the area. Notably, the plan states as one of its goals the 
“enhancement of a transportation network in the Zone to bolster economic development that is safe, 
efficient, and equitable for bicyclists, pedestrians, transit users, and motorists.” As a transit-oriented 
development, Bernicia Place helps progress this goal while providing affordable housing for residents. 
Additionally, the OST/Almeda TIRZ Fiscal Year 2024 budget that has been approved by the City is 
approximately $80 million. With the City of Houston committed to seeing the OST/Almeda area 
redevelop, high quality affordable housing is an invaluable part of the greater goal of ensuring prosperity 
for the area. Please see Attachment C for more on the City of Houston’s investments in the Old Spanish 
Trail/Almeda community.  
 
In addition, local organizations and advocates are actively engaging, serving, and working with members 
of the community to reduce the level of poverty and promote economic mobility. The neighborhood has 
access to the services of numerous organizations in the area that provide opportunities for upward 
mobility and assistance. Just within a two-mile radius, future residents of Bernicia Place are in proximity 
to four organizations, listed below:  
 

 Houston Area Urban League. Houston Area Urban League offers a variety of programs for both 
the individual and collective betterment of Black and marginalized communities, who have 
historically faced high levels of poverty in cities such as Houston. Examples of their initiatives 
towards alleviating poverty for underserved communities include housing and social services 
programs, workforce development & training programs, an Entrepreneurship Center, a Center for 
Social Justice & Education, health wellness programs, and educational programs.  

 Agape Development. Agape Development offers employment assistance such as resume writing, 
job search assistance, and interview practice. Other services include help with obtaining an ID or 
benefits. The organization is also a major advocate for bringing affordable housing into the area, 
building “community designed” homes below 80% AMI and providing individuals with an 
affordable short term rental option. The work that the organization does is a critical asset to the 
neighborhood as it helps residents have access to resources and opportunities that they otherwise 
would not have had.    

 Two other local programs that promote economic mobility and/or ease economic burdens that 
would otherwise enable poverty include South Union Community Development Corporation 
and Almighty Ministries, Inc.  
 

It should be noted that what all the organizations have in common is that they are rooted in empowering 
the local neighborhoods in a small-scale approach and directly engage with community members. For 
more information about the local nonprofits, please refer to Attachment D. 
 
Crime 

The violent crime rate is 16.42 per 1,000 persons for the census tract, according to Neighborhood Scout. 
Although the census tract’s crime rate meets the required threshold, there are two adjacent census tract 
boundaries within 500 ft of the site, the first of which has a violent crime rate of 28.37 (census tract 
48201313700). The violent crime rate of the second adjacent census tract (census tract 48201313201) is 
18.01. For extracted pages from the Neighborhood Scout reports, please see Attachment E.  
 
HPD is engaged in highly focused efforts to address local crime in the area. In 2021, the City of Houston 
launched One Safe Houston, an initiative to reduce Part 1 Violent Crime. A robust program made in 
response to the increasing crime from the COVID-19 Pandemic, the initiative features several key 
elements that have been able to effectively reduce the crime rate in the area. The department has not only 
increased their visibility in the Greater OST community by creating more overtime opportunities for 
police, but they have also increased their capacity to address the most prevalent crimes by turning their 
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focus to specialized teams. These specialized teams allow for the department to prevent crime and support 
victims of crime in a more effective manner, and include: 
 

 Domestic Abuse Response Team that targets women in the community who are victims of 
family violence. 

 Crime Suppression Teams, which provide the opportunity for local and federal law 
enforcement to partner in their joint efforts to reduce Part 1 violent crime in the area. 

 Mobile Crisis Outreach Team, a team of mental health professionals who respond to 
situations involving a person in mental health crisis without the involvement of law 
enforcement. 

 Crisis Intervention Response Teams consisting of a Crisis Intervention Trained (CIT) peace 
officer and a licensed professional clinician (LPC) who together will respond to mental health 
disturbances. The idea is that using the skills and knowledge of both, the team will safely de-
escalate mental health crises and provide the most informed possible disposition. 

 Clinician-Officer Remote Evaluation Program that will connect a mental health clinician in 
the community at the time of the 911 dispatch. 

 
While the initiative has only been implemented within the last few years, Houston has already seen a 
significant drop in crime rates. For City District D in which Bernicia Place is located, violent crime is 
down 21% so far for 2023 in comparison to 2022.  
 
The Site is within the service area for the Greater Southeast Management District (GSMD). The GSMD 
was created by the Texas legislature in 2005. The District covers approximately 10 square miles 
completely within Houston and Harris County. The Management District is empowered to finance 
projects related to Public Safety, Mobility and Transportation, Environmental and Urban Design, and 
Business Development. Last year, Harris County entered into an agreement with the District to 
provide Constable Services to the area. These services include 4 officers that devote 80% of their time 
to fighting crime in the area, including patrols, investigating crimes and making arrests. These activities 
have been very successful, as evidenced by the nearly 7% drop in crime.  
 
Furthermore, the proposed development is part of Metropolitan Transit Authority of Harris County Police 
Department (MPD)’s service area. MPD provides security, surveillance, pedestrian and traffic control, 
and is integrated into citywide emergency management. In an ongoing effort to reduce crime and best 
serve the community MPD takes a multifaceted approach to address issues of crime, ranging from patrol 
units, partnerships, and specialized units. MPD officers patrol area streets, roadways, segways, and 
METRO facilities on foot, by car, motorcycles, and bicycles every single day. In addition to this the 
METRO Police Department actively engages in community collaboration and maintains a cooperative 
working partnership with other law enforcement agencies within the METRO service area, including the 
Houston Police Department. Through these partnerships MPD is able to participate in programs such as: 
the Federal Bureau of Investigation (FBI) Joint Terrorism Task Force, Houston Police Department 
Regional Auto Theft Task Force, Houston Police Homeless Outreach Unit, Houston Police Fusion 
Center, and Crime Stoppers of Houston, all of which help create a safer community and reduce crime.  
 
For more information on the current crime mitigation, and a letter from the Constable, please see 
Attachments F and G.  It is evident that the crime mitigation efforts employed in the area are successful, 
and the development of Bernicia Place will only help these mitigation efforts.  
 

Schools 



Ms. Morales p. 4

1301 Chicon Street, Suite 101, Austin, TX 78702 | structuretexas.com

The proposed Bernicia Place Development is within the boundaries of Houston Independent School 
District (HISD). The Texas Education Accountability (TEA) ratings for the zoned schools are as follows:

Zoned School 2021-2022 TEA Rating

Peck Elementary B

Cullen Middle School C

Yates High School Not Rated: Senate Bill 1365

HISD District Rating B

Yates High School has received a 2022 TEA rating of Not Rated: Senate Bill 1365. As the 
Development’s target population is elderly, mitigation is not required. Copies of the TEA Accountability 
Ratings are provided as Attachment H.

Conclusion

It is our assertion that residents of Bernicia Place will live in a thriving community where they will have 
access to a high quality of life. Local investment, engagement from community nonprofits promoting a 
better quality of life, and innovative crime prevention initiatives show that the neighborhood will continue 
to see positive changes and be able to prosper. The mitigation efforts in place demonstrate how the 
neighborhood risk factors disclosed in this report are not of such nature or severity that should render 
Bernicia Place ineligible. 

Furthermore, the Development aligns with the Department’s goals of allocating funds conservatively in 
areas of high opportunity. The addition of Bernicia Place will provide the much-needed, high-quality 
affordable housing units for the area and is within proximity to many job opportunities.

Thank you for reviewing this report and for your consideration. Please let me know should you have any 
questions or concerns at christine@structuretexas.com. 

Sincerely, 

Christine Castillo
Consultant to the Project

Attachments:

Attachment A Neighborhood Boundaries Map
Attachment B Amenity Map
Attachment C 2024 OST/Almeda TIRZ Budget
Attachment D Local Organizations
Attachment E Neighborhood Scout Crime Data
Attachment F Crime Mitigation – One Safe Houston; Harris County and GSMD Agreement; MPD 
Attachment G Constable Letter
Attachment H TEA Accountability Rating Report Cards
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Exhibit E







First Adjacent Census 
Tract within 500 ft







Second Adjacent Census 
Tract within 500 ft







ONE SAFE HOUSTON

Mayor Sylvester Turner
February 2022

PUBLIC SAFETY INITIATIVE TO COMBAT VIOLENT CRIME

Exhibit F
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One Safe Houston  Project Cost Breakdown 
 Additional City Funding 

VIOLENCE REDUCTION & CRIME PREVENTION  

     Patrol Enhancement $5,739,880.00 

     Additional Parks Department Rangers $1,915,200.00 

     Illegal Firearms  Gun Buyback Initiative $1,000,000.00 

     Houston Forensic Science Center Backlog Funding $1,500,000.00 

CRISIS INTERVENTION, RESPONSE & RECOVERY  

     CURE Violence Program $2,500,000.00 

     Community Re-Entry Network Program $1,000,000.00 

     Domestic Violence $9,608,627.18 

     Mental Health Crisis Intervention $21,384,178.00 

Total $44,647,885.18 
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