
June 26, 2024 

Ms. Teresa Morales 
Texas Department of Housing and Community Affairs 
221 East 11th Street 
Austin, TX 78701 
 
 Re: Hollister Apartments, Request for Waiver of Undesirable Site Feature 
 
Dear Ms. Morales,  
 
I am writing on behalf of the owner of Hollister Apartments to request a waiver of an undesirable site 
feature for the site.  Hollister Apartments is an existing market-rate development in Dickinson, Texas, 
Galveston County. The development is in the floodplain, and the Developer – Lone Star Capital - has 
proposed to provide mitigation for the site to ensure compliance with TDHCA guidelines and the safety 
of tenants. 
 
The Development 
The proposed Development is the rehabilitation of an existing market rate apartment complex. This 
existing development is located in the floodplain and does not have ongoing federal funding assistance.  
Once renovated this development will offer 156  1-, 2-, and 3- bedroom affordable units. 
 
Hollister is located within Flood Zone AE, known as the 100-year floodplain. The entire site is located 
within this Flood Zone, including the street that provides access to the Development Site (see attached 
map). In fact, the entire City has a low elevation – between 10 and 14 feet, per estimates online. The site 
meets all other requirements of the QAP for Neighborhood Risk Factors and Undesirable Site Features.  
 
 
The Rule 
Under the 2024 Qualified Allocation Plan (“QAP”), §11.101(a)(1) states the following regarding 
development within the 100-year floodplain: 

 
All Developments located within a 100-year floodplain must state in the Tenant Rights and 
Resource Guide that part or all of the Development Site is located in a floodplain, and that it is 
encouraged that they consider getting appropriate insurance or take necessary precautions. 
However, where existing and ongoing federal assistance is not applicable such Rehabilitation 
(excluding Reconstruction) Developments will be allowed in the 100-year floodplain provided 
the local government has undertaken and can substantiate sufficient mitigation efforts and 
such documentation is submitted in the Application or the existing structures meet the 
requirements that are applicable for New Construction or Reconstruction Developments, as 
certified to by a Third Party engineer. 

 
 
 
 

The proposed Development is the rehabilitation of an existing market rate apartment complex. This 



Waivers 
We are requesting a waiver of this rule, in compliance with Section 10 TAC § 11.207 of the Uniform 
Multifamily Rules, which provides, in part, as follows: 
 

The Applicant must submit plans for mitigation or alternative solutions with the waiver request. 
Any such request for waiver submitted by an Applicant must be specific to an actual proposed 
Development. 

 
(1) A waiver request made at or prior to pre-application or Application must establish that the 
need for the waiver is not within the control of the Applicant or is due to an overwhelming 
need. 
 
(2) The waiver request must establish how, by granting the waiver, it better serves the policies 
and purposes articulated in Tex. Gov't Code, §§2306.001, 2306.002, 2306.359, and 2306.6701, 
(which are general in nature and apply to the role of the Department and its programs, including 
the Housing Tax Credit program) than not granting the waiver. 
 

Request 
The Applicant is requesting a waiver of 10 TAC § 11.101(a)(1) of the Uniform Multifamily Rules, disallowing 
a rehabilitation development in the floodplain. The developer proposes to provide flood mitigation for 
the property.  
 
Unique Facts and Circumstances 
Hollister Apartments is an existing development in the floodplain. Hollister is market-rate and does not 
have ongoing federal assistance that would qualify the site. The town in which Hollister is located, 
Dickinson, is also wholly within the floodplain.  The vast majority of the town of Dickinson is not in a FEMA 
floodplain. As a result, the municipality has not undertaken mitigation that would specifically and 
positively impact the Hollister development.  
 
The renovation work planned for this development will include extensive mitigation to protect the 
property. These mitigation efforts include the installation of Flood Logs and Horizontal Flood Passive 
Barriers to protect the site.  It also includes the use of berms and swales to direct flood waters away from 
buildings, and as the implementation of French drains and perimeter drains to handle excess flood waters. 
 
Lone Star Capital is proposing to renovate the apartments and finance the renovation with Bonds and 
4% Tax Credits, thereby taking 156 units of market rate housing and placing it into the affordable pool.  
 
To ensure compliance with the intent of the floodplain rules, Lone Star proposes to mitigate the 
floodplain itself using two tools- Flood Logs and a Horizontal Flood Passive Barrier. These tools prevent 
flooding and water damage by creating a barrier between the water and the buildings.  
 
Summary 
If this were already a LIHTC development or had a HAP contract, staff would be able to grant an exemption 
for this rule.  We request that the waiver be granted for the following reasons:  

1) Hollister Apartments is a market rate development that has already been built in the floodplain  
This provides a unique opportunity to convert market rate housing to long-term affordable 
housing. The City of Dickinson with a population of more than 21,000 has only 36 LIHTC units. 

The town in which Hollister is located, 
Dickinson, is also wholly within the floodplain.  The vast majority of the town of Dickinson is not in a FEMA 
floodplain. 

mitigate the 
floodplain itself using two tools- Flood Logs and a Horizontal Flood Passive Barrier. 



2) Planned renovations at the development will mitigate future flooding and provide protection to 
the development and its residents.  

3) Once completed, Hollister Apartments will add 156 quality affordable units to the area. 
4) The development would further TDHCA’s statutory mandate to “assist local governments in: (A) 

providing essential public services for their residents;  
 
Given all of the circumstances described above, we believe this waiver deserves TDHCA's support and 
approval. We believe that granting this request furthers the purposes and policies as stated in Texas 
Government Code, §§2306.001(2), 2306.002(1), 2306.002(2), and 2306.6701 and is consistent with the 
provisions in the Rule. 
 
We appreciate your consideration of this request. Please do not hesitate to contact me should you have 
questions or require additional information.  
 
Sincerely, 

 
Sarah Andre 
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