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LOW INCOME HOUSING TAX CREDIT 
(LIHTC) RESOLUTION APPLICATION 
Updated: December, 2023 

CONTACT INFORMATION 

Applicant’s Name Property Owner 

Company Company 

Applicant’s Mailing 
Address 

Owner’s Mailing 
Address

Applicant’s Phone # Owner’s Phone #

Applicant’s Email Owner’s Email

PROPERTY INFORMATION
Subject Property Address: __________________________________________________________________

Tax ID #: R_____________________________    Existing Zoning: __________________________________

Legal Description:   Lot ___________   Block ___________  Subdivision ____________________________

Existing Use: __________________________     Proposed Use: ___________________________________

DESCRIPTION OF REQUEST
Project Name: ____________________________________________________________________________

Briefly Describe the Proposal (reason for choosing location, target population, property amenities or services, 
energy efficient components etc.) (Provide additional pages if needed):

________________________________________________________________________________________

Type of Housing Tax Credit Resolution:

□ 4% Housing Tax Credit  or  □ 9% Housing Tax Credit

DESCRIPTION OF UNITS
UNIT TYPE MARKET RATE UNITS AFFORDABLE UNITS TOTAL
Number of Units 
Percentage of Total Units

How many units are available to each income bracket listed below (i.e. rent level of tenants)?

≤ 20% AMI ≤ 30% AMI ≤ 40% AMI ≤ 50% AMI ≤ 60% AMI ≤ 70% AMI ≤ 80% AMI Market Rate Total Units

Describe the unit mix: 

How Many Accessible Units are Included: ________ 

Efficiency 1 Bedroom 2 Bedroom 3 Bedroom 4 Bedroom Total Units 

□ Yes  or  □ No

Are you requesting to be exempt from local taxes?
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Criteria 
Applications must fully meet at least five (5) of the eight (8) criteria below, including criteria #1, in order to receive a staff 
recommendation which is presented to the Workforce Housing Council Committee. Applications must also receive a recommendation 
from the Workforce Housing Council Committee prior to consideration by City Council.  

Please Indicate which of the criteria your project is consistent with and explain. Use additional pages if necessary. 

 Criteria Explanation 

□ 

1. No exemption from local taxes is requested unless the project meets the criteria A-E 
outlined below. 
□ A – A minimum of 15% of all units within the project shall be affordable to 
households at or below 30% percent of the AMI for the duration of the tax exemption. 
□ B – A minimum of 10% of the units affordable to households at or below 30% of the 
AMI shall be ADA accessible.  
□ C – A minimum of 35% of the units within a project that is not age-restricted shall 
include a minimum of three bedrooms in each unit.  
□ D – The project shall include these criteria in the Texas Department of Housing and 
Community Affairs Land Use Restriction Agreement (LURA). 
□ E – When considering a recommendation of support, preference should be given to 
projects that utilize a local entity for such tax exemptions.  

 

□ 
2. The proposed units address a housing need identified in the City’s Housing Policy or 
the City’s current consolidated plan for HUD programs, which can be found on the City’s 
Website.  

 

□ 3. The project is located within a high or medium intensity zone on the City’s Preferred 
Scenario Map.  

□ 4. The project is not proposed to develop under a legacy district on the City’s current 
zoning map.  

□ 5. The project is located within half (.5) mile walking distance from services such as 
grocery, medical facilities, and schools.  

□ 
6. The project is located within one quarter (.25) mile walking distance of a proposed or 
existing bus stop on a current or planned transit route. If the project is not located within 
one quarter (.25) mile walking distance of a proposed or existing bus stop on a current 
or planned transit route, a private shuttle service for residents is provided in accordance 
with TDHCA requirements. 

 

□ 7. The project is renovating or redeveloping an existing multifamily complex or under-
performing development.  

□ 

8. The project incorporates wraparound support services that provide flexible voluntary 
social, economic, or education benefits to the residents. Project should meet criteria A-D 
outlined below. 
□ A – Meet the needs of the local community; 

□ B – Utilize local support services and resources; 

□ C – Exceed the minimum TDHCA requirements for amenities; and 
□ D – Submit to the City the Project’s TDHCA Application for Low Income Housing Tax 
Credits and includes the list of amenities in the Project’s Land Use Restriction 
Agreement (LURA).  

 

https://www.sanmarcostx.gov/1130/5-Year-Consolidated-Plan
https://www.sanmarcostx.gov/1130/5-Year-Consolidated-Plan
http://sanmarcostx.gov/DocumentCenter/View/5675/Comprehensive-Plan-Map-April-2018-PDF
http://sanmarcostx.gov/DocumentCenter/View/5675/Comprehensive-Plan-Map-April-2018-PDF
https://cosm.maps.arcgis.com/apps/webappviewer/index.html?id=9b6c5eef81a445b2925265e251eabef8
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Additional Considerations 

In addition to the criteria outlined above, the following may be considered by staff and the Workforce Housing Council Committee as 
means for recommending approval or denial of a request: 

 Criteria Explanation 

□ 
1. Regardless of compliance with the above criteria, projects located where emergency 
response times fall out of the National Fire Protection Association (NFPA) standards and 
/ or projects located within or in close proximity to the floodplain may receive a denial 
recommendation. 
 

 

□ 
2. Projects seeking tax exemption should 

• Include an estimate of the tax revenues which will not be realized by the City, 
annually, over the life of the project. 

• Describe future plans for placing the property back on the tax roll, if applicable. 

 

□ 
3. For senior housing projects, inclusion of the following, additional, support service: 
presentations by the Capital Area Council of Governments (CAPCOG) Area Agency on 
Aging. Applicants must contact CAPCOG to arrange for a presentation of available 
services no less than once every other year and provide proof of this agreement with the 
application. https://www.capcog.org/divisions/area-agency-on-aging#areaagencyon-
aging 

 

□ 
4. For senior housing projects, the distance to medical facilities will receive additional 
scrutiny. Applicants must indicate the nearest medical facilities and any additional 
transportation options which will be available to residents in the event of an emergency. 
 

 

□ 
5. Once approved, additional consideration will be given to applications which show 
compliance with the Strategic Housing Action Plan. 

 

 

 

AUTHORIZATION 
I certify that the information on this application is complete and accurate. I understand the fees and the process 
for this application.  I understand my responsibility, as the applicant, to be present at meetings regarding this 
request. 

Filing Fee $1,000 plus $100 per acre     Technology Fee $15         MAXIMUM COST  $5,015 

Submittal of this digital Application shall constitute as acknowledgment and authorization to process 
this request. 

EMAIL APPLICATION TO – PLANNINGINFO@SANMARCOSTX.GOV 
  

https://www.capcog.org/divisions/area-agency-on-aging#areaagencyon-aging
https://www.capcog.org/divisions/area-agency-on-aging#areaagencyon-aging
mailto:PLANNINGINFO@SANMARCOSTX.GOV
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CHECKLIST FOR HOUSING TAX CREDIT 
RESOLUTION APPLICATION 

The following items are requested for consideration of this application. These 
and additional items may be required, at the request of the Department, in 
order to determine the application complete and filed. Comments 

□ 

Pre-development meeting with staff is required unless waived by the 
Responsible Official 

• Please visit http://sanmarcostx.gov/1123/Pre-Development-Meetings to
schedule, or email planninginfo@sanmarcostx.gov with any questions.

□ Completed Application for Housing Tax Credit Resolution 

□ Project Cover Letter 

□ Draft Texas Department of Housing and Community Affairs Land Use Restriction 
Agreement with Listed Amenities.  

□ List of proposed amenities in accordance with TDHCA requirements for 
amenities.  

□ Subdivision Plat or Metes and Bounds Description 

□ 

If metes & bounds is provided the following may be required: 

• CAD file in grid for GIS integration. Projection: NAD 1983 StatePlane
Texas South Central FIPS 4204 Feet

□ Authorization to represent the property owner, if the applicant is not the owner 

□ 
Filing Fee $1,000 + $100 per acre ($5,000 max) 

Technology Fee                $15 

**San Marcos Development Code Section 2.3.1.1(C): “Every application accepted by the responsible official 
for filing shall be subject to a determination of completeness…the responsible official is not required to 
review an application unless it is complete…” 

http://sanmarcostx.gov/1123/Pre-Development-Meetings
mailto:planninginfo@sanmarcostx.gov


Low Income Housing Tax Credit (LIHTC) Policy
Resolutions of Support Criteria
Applications must fully meet at least five (5) of the eight (8) criteria below, including criteria #1, in order to
receive a staff recommendation which is presented to the Workforce Housing Council Committee.

Applications must also receive a recommendation from the Workforcehousing Council Committee prior to
consideration by City Council. 

Is the project
requesting an
exemption from
local taxes?

Criteria 1

Yes

No exemption from local taxes may be considered unless the
project meets criteria A-E listed in the LIHTC Policy. The purpose
of this criteria is to help increase the City’s inventory of
affordable units and ensure that units benefiting from the
program are reserved for low income households that need them.

No

The proposed units address a housing need identified in this housing policy or in the City’s current
consolidated plan for HUD programs.

Criteria

The project is located within a high or medium intensity zone on the preferred scenario map.

The project is not proposed to develop under a legacy district on the City’s current zoning map.

The project is located within one quarter (.25) mile walking distance of a proposed or existing bus stop
on a current or planned transit route. If the project is not located within one quarter (.25) mile walking
distance of a proposed or existing bus stop on a current or planned transit route, a private shuttle
service for residents is provided in accordance with TDHCA requirements.

The project is renovating or redeveloping an existing multifamily complex or under-performing
development.

The project is located within half (.5) mile walking distance from services such as grocery, medical
facilities, and schools.

The project incorporates wraparound support services that provide flexible voluntary social, economic,
or education benefits to the residents. The project should meet criteria A-D in the LIHTC Policy and will
be considered in the analysis of whether criteria 8 is met.

3

4

5

6

7

8

2

*Note, if a project is
not requesting an
exemption from local
taxes, criteria 1 is
considered met.

Regardless of compliance with the above criteria, projects located where emergency response times fall
out of the National Fire Protection Association (NFPA) standards and / or projects located within or in
close proximity to the floodplain may receive a denial recommendation.

Projects seeking tax exemption should
 Include an estimate of the tax revenues which will not be realized by the City, annually, over the
 life of the project.
 Describe future plans for placing the property back on the tax roll, if applicable.

For senior housing projects, inclusion of the following, additional, support service: presentations by the
Capital Area Council of Governments (CAPCOG) Area Agency on Aging. Applicants must contact CAPCOG
to arrange for a presentation of available services no less than once every other year and provide proof
of this agreement with the application. https://www.capcog.org/divisions/area-agency-on-
aging#areaagencyon-aging

For senior housing projects, the distance to medical facilities will receive additional scrutiny. Applicants
must indicate the nearest medical facilities and any additional transportation options which will be
available to residents in the event of an emergency.

Once approved, additional consideration will be given to applications which show compliance with the
Strategic Housing Action Plan.

Addit ional  Criteria

1

In addition to the criteria outlined above, the following may be considered by staff and the Workforce Housing
Council Committee as means for recommending approval or denial of a request:

3

4

5

2

https://www.capcog.org/divisions/area-agency-on-aging#areaagencyon-aging


RESOLUTION NO. 2023- 189R

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF SAN
MARCOS,   TEXAS APPROVING AMENDMENTS TO THE LOW-

INCOME HOUSING TAX CREDIT (" LIHTC") POLICY SECTION OF

THE AFFORDABLE/ WORKFORCE HOUSING POLICY TO REDUCE

THE REQUIRED PERCENTAGE OF UNITS UNDER 30 PERCENT OF

THE AREA MEDIAN INCOME FROM 25 PERCENT TO 15 PERCENT;

AND DECLARING AN EFFECTIVE DATE.

BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF SAN MARCOS,

TEXAS:

PART 1.       The Affordable/Workforce Housing Policy is hereby amended to reduce the
required percentage of units under 30 percent of the Area Median Income from 25 percent to 15

percent as reflected in the attachment hereto.

PART 2.       This resolution shall be in full force and effect immediately from and after
its passage.

ADOPTED on December 5, 2023.

ane Hughson

Mayor

Attest:

Eliz eth Trevino

City Clerk
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Adopted July 2014; Amended March 2017, June 2018, & March 1, 2022 

Affordable / Workforce Housing Policy 

Purpose:  Define issues associated with the expansion and preservation of diverse, affordable housing choices, 
in San Marcos and identify specific goals and strategies to address those issues in a manner consistent with the 
vision expressed in the City’s Comprehensive Plan. 

Vision San Marcos Neighborhood & Housing Vision Statement 

We envision San Marcos to have a strong, more comprehensive foundation of safe, stable 
neighborhoods while preserving and protecting the historical, cultural, and natural identities 
of those neighborhoods.  

Importance:  Affordable housing is important to the economic vitality of San Marcos as an adequate supply 

supports the local workforce and allows them to live close to their jobs.  Shorter commutes reduce traffic 
congestion, air pollution, and expenditures on road maintenance.  Having an adequate housing supply also 
provides a competitive advantage for area employers.  Affordable housing benefits families by alleviating 
overcrowding, reduces the potential of foreclosure and evictions, and may provide the housing stability that is 
vital to the emotional well‐being of children.   

Definitions: 

 Area Median Income (AMI) – The area median income is the midpoint of a region’s income distribution.  

San Marcos  is  located within the Austin Round Rock MSA.   Federal housing programs utilize the area 

median income as the basis for funding. 

o Example:  the 2018 median  family  income  for a  family of 4  in  the Austin Round Rock MSA  is 

$86,000 

 San Marcos Median Family Income (MFI) – The median family annual income for residents of the City of 

San Marcos as established by the most current data available from the U. S. Census Bureau.  This term 

is defined by the Census Bureau as “The sum of income of all family members 15 years and older living 

in the household.  Families are groups of two or more people (one of whom is the householder) related 

by  birth, marriage,  or  adoption  and  residing  together;  all  such  people  (including  related  subfamily 

members) are considered as members of one family. 

o This number is expected to change from year to year as census records are updated.   

o Example:  the 2012‐2016 American Community Survey data shows that the Median San Marcos 

Family Income is $46,736; 

 Affordable Housing –Generally construed to mean that a low or moderate‐income family can afford to 

buy  or  rent  a  decent  quality  dwelling without  spending more  than  30%  of  its  income  on  shelter.  

Generally, affordable housing  incentives will be  targeted  to persons earning 80% or  less of  the Area 

Median Income. 

 Workforce Housing ‐ Housing for moderate‐income workers in professions needed in all communities 

such as  teachers,  fire  fighters, and nurses.   Generally, workforce housing  incentives are  targeted  to 

employees earning no more than 140% of Area Median Income 

 Location Efficient Areas – Areas (a) where transportation costs are low or where public investment will 

make transportation more affordable in the future, (b) that are located in close proximity to schools, 

health related facilities, amenities such as parks and childcare, vital retail establishments (pharmacy, 

groceries, etc.) and (c) are pedestrian/bicycle friendly.   
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OWNER‐OCCUPIED HOUSING 
 

ISSUES, GOALS, AND STRATEGIES FOR IMPLEMENTATION 

1. LOW RATES OF HOME OWNERSHIP 

a. Increase home ownership rate 

i. Offer targeted homebuyer down payment/closing cost loan programs to encourage those 

who work in San Marcos to become San Marcos home owners.  Review program viability 

and need for continuing funding during annual budget process. Homes must be located 

inside the corporate limits.  Possible targets might include: 

1. First Time Homebuyers – if funded through the CDBG program, homebuyers will be 

qualified using HUD income limits. 

2. Texas State Professors (continuation of existing program) 

3. Workforce  incentive  for  school  teachers,  CTMC  employees,  Texas  State  University 

employees, veterans, and  law enforcement professionals who do not earn more than 

140% of San Marcos MFI.  Generally, this will be targeted to employees working in San 

Marcos. 

4. City  of  San  Marcos  full‐time  employees  who  have  successfully  completed  their 

probationary  period.    The  City Manager may  be  authorized  to  review  and  approve 

applications by part‐time employees on a case‐by‐case basis.  

ii. Utilizing  San  Marcos  economic  development  professionals  (city  staff  &  consultants) 

periodically evaluate new/expanding businesses to have a clearer understanding of the type 

of  housing  required  and  its  availability  and  potential  need  for  targeted  homebuyer 

incentives. 

iii. Maintain a “Housing” section on City’s Webpage 

2. THERE IS A NEED FOR MORE DIVERSITY IN THE TYPES/SIZES OF HOUSING UNITS BEING PRODUCED  

a. Encourage the creation of a diverse housing stock 

i. Review development codes to reduce/remove regulatory barriers to allow alternative housing 

types that foster affordability such as:   

1. Micro homes / efficiency dwelling units 

2. Mixed use buildings 

3. Zero‐lot line homes 

4. Courtyard homes 

5. Industrial (pre‐fab) housing that meets construction codes – with design standards 

that will ensure the home is compatible with the surrounding area.  

6. Housing designed for persons with special needs  
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The  Development  Code  shall  establish  criteria  that  ensures  alternative  housing  is 
appropriately located. 

ii. Provide  “pre‐approved”  building  plans  for micro/efficiency  homes  to  builders who  are 

constructing affordable housing to expedite review times and reduce up‐front costs. 

b. Reduce builder’s costs for owner‐occupied affordable / workforce housing development 

i. Review/modify  development  regulations  that  increase  costs  without  clear  rationale  or 

benefit such as lot sizes, setbacks, parking requirements, street width standards 

ii. Provide “pre‐approved” building plans suitable for affordable / workforce housing 

iii. Provide  development  code/construction  permitting  fee  waivers  and/or  rebates  for 

community‐based  non‐profit  organizations  that  build  affordable  housing  for  developers 

building affordable or workforce housing. 

iv. Explore  using  development  incentives  to  encourage  developers  to  voluntarily  include 

housing  designed  to  be  owner‐occupied  and  affordable  for  low  to  moderate  income 

households.  Incentives might include: 

1. Considering an increase in height beyond five stores in the Downtown Smart Code 

District in proportion to the number of affordable units created. 

2. Developing an “affordable housing fund” program that accepts fee‐in‐lieu payments 

rather than the construction of affordable housing.  As adequate funds accumulate, 

the City could acquire land to be used for affordable housing construction. 

3. Allowing developers to construct the affordable units in off‐site locations (sites to 

be approved by the City at the time the development incentive is approved). 

c. Encourage in‐fill housing development in older, established neighborhoods 

i. Update  the  City’s  existing  Infill  Housing  Incentive  Program  to  provide  incentives  for 

affordable and/or workforce housing development. 

ii. Coordinate as practical  the affordable/workforce housing program with  the Place Based 

Economic Development Policy. 

iii. Market the programs to developers, realtors, and lenders. 

3. THE CITY’S AGING HOUSING STOCK AND OLDER NEIGHBORHOODS NEED TO BE MAINTAINED IN GOOD CONDITION.  

a. Reduce costs of renovating older homes while ensuring that modern safety concerns are addressed. 

i. Review development code regulations applicable to non‐conforming residential structures 

regarding repairs and modifications, reconstruction after destruction, and non‐conforming 

moved  structures  to  ensure  that  the  standards  provide maximum  flexibility  while  not 

compromising safety. 

b. Assist low income homeowners with the costs of maintaining their homes. 

i. Consider providing funding for housing rehabilitation programs that provide free housing 

rehab to low income families. 

ii. Seek  additional  funding  sources  and  identify  potential  non‐profit  partners  to  carry  out 

housing rehab/reconstruction programs. 
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c. Assist low income families to create developable lots on property with clouded titles. 

i. Develop and/or  sponsor programs  that assist  families  in  clearing  title  to  real property – 

which will facilitate the rehabilitation of dilapidated structures and the redevelopment of 

vacant lots. 

4. HOUSING COSTS  (OTHER THAN MORTGAGE PAYMENTS) CAN CREATE A BURDEN FOR LOW AND MODERATE  INCOME 

PERSONS   

a. Reduce transportation costs through development of housing in Location Efficient Areas (LEA). 

i. Define parameters for establishing Location Efficient Areas & review development codes to 

ensure they encourage affordable / workforce development therein. 

ii. Identify areas appropriate for designation as a Local Efficient Area. 

iii. Target incentives for development of affordable / workforce housing in LEAs. 

b. Improve energy efficiency to reduce housing costs. 

i. Continue  energy  audit  and  indoor water  survey  programs, maintain  funding  for  energy 

efficiency rebate programs, and continue public education about programs 

ii. Utilize energy audits to  identify  low‐income households with a history of very high utility 

bills  whose  energy  use  could  be  lowered  through  energy  efficiency  upgrades.    Refer 

residents to available programs that assist with weatherization or other energy efficiency 

upgrades. 

iii. Seek  grants  supporting  this  goal  and  evaluate  feasibility  of  implementing  them.    The 

feasibility  review  shall  include  staffing  requirements  and  associated  costs  compared  to 

benefits from the grant. 

iv. Periodically  evaluate  and  analyze  the  impact  energy  efficiency  development  / 

improvements has on utility usage and costs.   

5. LAND ACQUISITION COSTS ARE PASSED ON TO HOMEBUYERS 

a. Increase supply of sites available for owner‐occupied housing. 

i. Enter into cooperative agreements with other taxing entities to create a program that will 

identify  tax‐forfeiture  properties  appropriate  for  residential  development  or 

redevelopment and made them available for affordable housing development. 

ii. Evaluate existing city‐owned property for suitability for residential development and donate 

appropriate sites to non‐profit organizations to build affordable housing. 

iii. Consider allocating funding to purchase land to be donated to community‐based non‐profit 

organizations (such as Habitat for Humanity) for affordable housing development.  

iv. Utilize the City’s Unsafe Structures Program to create clean, developable lots dedicated to 

affordable housing development. 
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RENTAL HOUSING 

 
1. THERE IS A NEED FOR MORE DIVERSITY IN THE TYPES/SIZES OF HOUSING UNITS BEING PRODUCED  

a. Encourage the creation of a diverse housing stock 

i. Review  development  codes  to  reduce/remove  regulatory  barriers  to  allow  alternative 

housing types that foster affordability such as:   

1. Micro homes / efficiency dwelling units 

2. Accessory dwelling units  ‐ with  specific criteria  for approval  such as  the primary 

dwelling must be the homestead of the homeowner and the house and accessory 

dwelling unit combined must still be able to comply with any applicable occupancy 

limits. 

3. Mixed use buildings 

4. Zero‐lot line homes 

5. Courtyard homes 

6. Industrial (pre‐fab) housing that meets construction codes – with design standards 

that will ensure the home is compatible with the surrounding area.  

7. Housing designed for persons with special needs  

The  Development  Code  shall  establish  criteria  that  ensures  alternative  housing  is 
appropriately located. 

 

2. THE CITY’S AGING HOUSING STOCK AND OLDER NEIGHBORHOODS NEED TO BE MAINTAINED  IN GOOD 

CONDITION.  

a. Reduce costs of renovating older homes while ensuring that modern safety concerns are addressed. 

i. Review development code regulations applicable to non‐conforming residential structures 

regarding repairs and modifications, reconstruction after destruction, and non‐conforming 

moved  structures  to  ensure  that  the  standards  provide maximum  flexibility  while  not 

compromising safety. 

b. Ensure that aging rental units remain in compliance with safety codes. 

i. Establish  an  inspection  program  that  establishes  periodic  inspections  and  appropriate 

responses to complaints from residents 

ii. Consider adoption of an  incentive program  to encourage  the  renovation of  small, older 

residential rental property; incentives might include fee rebates upon the unit passing final 

inspection. 

3. HOUSING COSTS (OTHER THAN RENT PAYMENTS) CAN CREATE A BURDEN FOR LOW AND MODERATE INCOME PERSONS   

a. Reduce transportation costs through development of housing in Location Efficient Areas (LEA). 

i. Define parameters for establishing Location Efficient Areas & review development codes to 

ensure they encourage affordable / workforce development therein. 
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ii. Identify areas appropriate for designation as a Local Efficient Area 

iii. Target incentives for development of affordable / workforce housing in LEAs. 

b. Improve energy efficiency to reduce housing costs. 

i. Continue  energy  audit  and  indoor water  survey  programs, maintain  funding  for  energy 

efficiency rebate programs, and continue public education about programs 

ii. Utilize energy audits to  identify  low‐income households with a history of very high utility 

bills  whose  energy  use  could  be  lowered  through  energy  efficiency  upgrades.    Refer 

residents to available programs that assist with weatherization or other energy efficiency 

upgrades. 

 
 

LOW INCOME HOUSING TAX CREDIT POLICY (LIHTC) 
 
The City of San Marcos utilizes the following criteria and additional considerations  to determine if a LIHTC 
project is consistent with the Comprehensive Plan and other policy documents related to housing.. 
 
Resolutions of Support / No Objection 
Applications must fully meet at least five (5) of the eight (8) criteria below, including criteria #1, in order to 
receive a staff recommendation  which is presented to the Workforce Housing Council Committee. 
 
Applications must also receive a recommendation from the Workforce Housing Council Committee prior to 
consideration by City Council. 
 
Criteria 
 

1. No exemption from local taxes may be considered unless the project meets the criteria listed below. 

The purpose of this criteria is to help increase the City’s inventory of affordable units and ensure that 

units benefiting from the program are reserved for low income households that need them. 

a.  A minimum of 15% of all units within the project shall be affordable to households at or below 

30% percent of the AMI for the duration of the tax exemption. 

b. A minimum of 10% of the units affordable to households at or below 30% of the AMI shall be 

ADA accessible. 

c. A minimum of 35% of the units within a project that is not age‐restricted shall include a 

minimum of three bedrooms in each unit. 

d. The project shall include these criteria in the Texas Department of Housing and Community 

Affairs Land Use Restriction Agreement (LURA). 

e. When considering a recommendation of support, preference should be given to projects that 

utilize a local entity for such tax exemptions. 

2. The proposed units address a housing need identified in this housing policy or in the City’s current 

consolidated plan for HUD programs. 

3. The project is located within a high or medium intensity zone on the preferred scenario map. 

4. The project is not proposed to develop under a legacy district on the City’s current zoning map. 

5. The project is located within half (.5) mile walking distance from services such as grocery, medical 

facilities, and schools. 
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6. The project is located within one quarter (.25) mile walking distance of a proposed or existing bus stop 

on a current or planned transit route. If the project is not located within one quarter (.25) mile walking 

distance of a proposed or existing bus stop on a current or planned transit route, a private shuttle 

service for residents is provided in accordance with TDHCA requirements. 

7. The project is renovating or redeveloping an existing multifamily complex or under‐performing 

development. 

8. The project incorporates wraparound support services that provide flexible voluntary social, economic, 

or education benefits to the residents. Proposed support services should: 

a. Meet the needs of the local community; 

b. Utilize local support services and resources; 

c. Exceed the minimum TDHCA requirements for amenities; and  

d. Submit to the City the Project’s TDHCA Application for Low Income Housing Tax Credits and 

includes the list of amenities in the Project’s Land Use Restriction Agreement (LURA). 

Additional Considerations 
In addition to the criteria outlined above, the following may be considered by staff and the Workforce Housing 
Council Committee as means for recommending approval or denial of a request: 

1) Regardless of compliance with the above criteria, projects located where emergency response times 

fall out of the National Fire Protection Association (NFPA) standards and / or projects located within or 

in close proximity to the floodplain may receive a denial recommendation. 

2) Projects seeking tax exemption should 

 Include an estimate of the tax revenues which will not be realized by the City, annually, over 

the life of the project. 

 Describe future plans for placing the property back on the tax roll, if applicable. 

3) For senior housing projects, inclusion of the following, additional, support service: presentations by 

the Capital Area Council of Governments (CAPCOG) Area Agency on Aging. Applicants must contact 

CAPCOG to arrange for a presentation of available services no less than once every other year and 

provide proof of this agreement with the application. https://www.capcog.org/divisions/area‐agency‐

on‐aging#areaagencyon‐aging 

4)  For senior housing projects, the distance to medical facilities will receive additional scrutiny. 

Applicants must indicate the nearest medical facilities and any additional transportation options which 

will be available to residents in the event of an emergency. 

5) Once approved, additional consideration will be given to applications which show compliance with the 

Strategic Housing Action Plan. 

 





CERTIFIED MAIL 
RETURN RECEIPT REQUESTED 

The Honorable Jane Hughson 
Mayor, City of San Marcos 
630 East Hopkins Street 
San Marcos, TX  78666 

Dear Mayor Hughson: 

Washington, D.C. 20472 

Federal Emergency Management Agency

IN REPLY REFER TO:
Case No.:   22-06-1231R 
Community Name: City of San Marcos, TX 
Community No.:  485505 

104 

We are providing our comments with the enclosed Conditional Letter of Map Revision (CLOMR) on a proposed 
project within your community that, if constructed as proposed, could revise the effective Flood Insurance Study report 
and Flood Insurance Rate Map (FIRM) for your community.  

cc: The Honorable Ruben Becerra 
Hays County Judge 

Richard Reynosa, P.E., CFM 
Floodplain Administrator 
City of San Marcos 

Eric Van Gaasbeek, R.S., CFM 
Floodplain Administrator 
Hays County 

Brad Pickering, P.E., CFM 
Kimley-Horn and Associates, Inc. 

If you have any questions regarding the floodplain management regulations for your community, the National Flood 
Insurance Program (NFIP) in general, or technical questions regarding this CLOMR, please contact the Director, 
Mitigation Division of the Federal Emergency Management Agency (FEMA) Regional Office in Denton, Texas, at 
(940) 898-5127, or the FEMA Mapping and Insurance eXchange (FMIX) toll free at 1-877-336-2627 (1-877-FEMA 
MAP).  Additional information about the NFIP is available on our website at https://www.fema.gov/flood-insurance. 

Conditional Letter of Map Revision Comment Document

Sincerely, 

Patrick “Rick” F. Sacbibit, P.E., Branch Chief 
Engineering Services Branch 
Federal Insurance and Mitigation Administration 

Enclosure: 

August 31, 2022



 

kimley-horn.com 5301 Southwest Parkway, Building 2, Suite 100, Austin, Texas  78735 512 646 2237 

 

April 2, 2024 

City of San Marcos 

Planning & Development Services 

630 East Hopkins 

San Marcos, Texas 78666 

  The Springs Multifamily 

LIHTC-24-04 – Engineer’s Response 

 

To Whom it May Concern: 

Kimley-Horn and Associates, Inc. is the civil engineer for The Springs multifamily project in San Marcos. 

The City of San Marcos has requested further explanation for how the floodplain will be addressed and 

the additional separate permits required as additional information for the LIHTC application for the 

project. 

The two subjects in question are outlined below: 

• The site itself will be raised out of the floodplain and the new floodplain boundary will be 
established with the WPP2 permit plans. The City is in receipt of our hydraulic and hydrologic 
models proving out the viability of the proposed drainage plan for the site. The new 
boundaries of the floodplain will be within a recorded channel easement and the buildings will 
have to be built above the expected 100-year water surface elevation, per City code. The 
functionality of the on-site drainage will be reviewed and approved by the City and the 
reviewers will have opportunity to comment on viability through that permit process. This 
project has been through several rounds of WPP2 review already and was resubmitted 
recently with the updated site plan, with the anticipation that all or most of the remaining 
drainage/run-off comments being addressed. 
 

• This site already has several development applications in review. The PICP, WPP2, TIA, 
Final Plat, and SDP are all currently in review, with several of them having been resubmitted 
recently, revised to go hand in hand with the new LIHTC application. The final plat application 
is PC-23-30. 

 
This should provide the explanations that the city is requiring. 

Should you require additional information, please contact me at (737) 787-7268 or 

andy.graham@kimley-horn.com. 
 
Best Regards, 

 
Andrew Graham, P.E. 

Project Manager 

mailto:andy.graham@kimley-horn.com
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Springs
The Springs is located within a growing region of the 
San Marcos Community with access to new commercial 
services.  The site is currently located within the Midtown 
High Intensity Land Use Category on the City’s adopted 
Comprehensive Plan.

The City’s proposed Comprehensive Plan has identified 
this as Mixed Use - Medium one of the more intense 
designations.  Locating affordable housing within high 
opportunity areas becomes challenging once property 
values and competition for land increases. By securing 
affordable housing in this location now, future residents of 
the Springs will be located in a high opportunity area with 
ample access to existing and future services.

Bus stop

Laura Dupont



Affordable Housing Criteria
The Springs meets or partially meets the 
following criteria from the city’s Low Income 
Housing Tax Credit (LIHTC) Resolution 
application.

CRITERIA #1

No exemption from local taxes is requested 
unless the project meets the criteria A-E 
outlined below.

PARTIALLY MEET: The Springs is requesting 
exemption from local taxes and will meet 
Criteria A-E as follows:

A – A minimum of 15% of all units within the 
project shall be affordable to households at 
or below 30% percent of the AMI for the 
duration of the tax exemption.

Fifteen percent, or 46 of the 304 apartments will 
be affordable to families at or below 30% AMI.

B – A minimum of 10% of the units 
affordable to households at or below 30% of 
the AMI shall be ADA accessible.

Ten percent, or 5 of the 46 apartments 
affordable to families at or below 30% AMI will 
be ADA Accessible.

C – A minimum of 35% of the units within a 
project that is not age-restricted shall include 
a minimum of three bedrooms in each unit.

This project is planned to have a total of 42 
3-bedroom units equaling 14% of the units.  
This project was originally planned and fully 
permitted as a market rate development. 
Streamline has made an effort to revise the 
building plans within the existing building 
footprints to increase the percentage of 2 and 
3 bedroom units, however, the project was 
not able to achieve 35% three bedroom units 
without triggering significant modifications to 
the site.

D – The project shall include these criteria 
in the Texas Department of Housing and 
Community Affairs Land Use Restriction 
Agreement (LURA).

All criteria will be included in LURA.

E – When considering a recommendation 
of support, preference should be given to 
projects that utilize a local entity for such tax 
exemptions.

The development is partnering with the 
San Marcos Housing Authority for the Tax 
Exemption. This partnership creates benefits 
well beyond the creation of new quality 
affordable homes for San Marcos residents. The 
partnership will support the Housing Authority’s  
mission in many other ways, the most critical 
of which is by providing a long term stable 
revenue stream fully directed by the San Marcos 
Housing Authority for a duration of 15 years 
plus.  

These funds can be used to meet needs and 
support initiatives not currently backed by 
federal dollars. A few include; 

• Maintenance, Repair and Enhancement of 
our existing 289 public housing units.  

• Expansion and enhancement of the Resident 
Services Program (currently dependent on 
grants without any HUD support)  

• Creation of additional public housing by 
way of independently purchasing land and 
constructing homes to be managed by the 
Housing Authority.

CRITERIA #2

The proposed units address a housing need 
identified in the City’s Housing Policy or the 
City’s current consolidated plan for HUD 
programs, which can be found on the City’s 
website.

MEET: The City’s consolidated plan sites three 
of the most common housing problems in San 
Marcos as: 

• High rent with low incomes (housing cost 
burden); and

• Condition and accessibility of existing 
housing stock. Overall, about one-third 
of all renters and nine percent of owners 
in the city said their home was in fair or 
poor conditions (2018 San Marcos Housing 
Survey)

• Displacement prevention.  According to 
the 2018 San Marcos Housing Survey, in the 
past five years, nearly one in five (18%) San 
Marcos renters experienced displacement – 
having to move from a home when they did 
not want to. The most common factors were 
rent increases, flood damage (including 
damage from the 2015 Flood), cost of 
utilities, and landlord selling the home. 

The Springs will address these housing 
challenges by providing 304 high quality 
affordable homes to residents at a variety 
of income levels.  By partnering with the 
San Marcos Housing Authority, the Springs 
provides critical funding to support the 
Housing Authority’s mission to serve community 
members with resources at or below 30% of 
AMI. 

In addition this project will partner with the 
Hays Caldwell Women’s Center to offer 
additional housing options that expand the 
capacity of the Women’s Center’s transitional 
housing program.   All residents receiving 
services from the Hays Caldwell Women’s 
Center will qualify for the headstart and early 
headstart child care program offered on the 
adjacent HCWC campus.

MEET: The City’s consolidated plan sites three 
of the most common housing problems in San 
Marcos as: 

• High rent with low incomes (housing cost 
burden); and

• Condition and accessibility of existing 
housing stock. Overall, about one-third 
of all renters and nine percent of owners 
in the city said their home was in fair or 
poor conditions (2018 San Marcos Housing 
Survey)

• Displacement prevention.  According to 
the 2018 San Marcos Housing Survey, in the 
past five years, nearly one in five (18%) San 
Marcos renters experienced displacement – 
having to move from a home when they did 
not want to. The most common factors were 
rent increases, flood damage (including 
damage from the 2015 Flood), cost of 
utilities, and landlord selling the home. 

The Springs will address these housing 
challenges by providing 304 high quality 
affordable homes to residents at a variety 
of income levels.  By partnering with the 
San Marcos Housing Authority, the Springs 
provides critical funding to support the 
Housing Authority’s mission to serve community 
members with resources at or below 30% of 
AMI. 

In addition this project will partner with the 
Hays Caldwell Women’s Center to offer 
additional housing options that expand the 
capacity of the Women’s Center’s transitional 
housing program.   All residents receiving 
services from the Hays Caldwell Women’s 
Center will qualify for the headstart and early 
headstart child care program offered on the 
adjacent HCWC campus.

CRITERIA #3 

The project is located within a high or 
medium intensity zone on the City’s 
Preferred Scenario Map.

MEET: The Springs is currently located in the 
Midtown High Intensity Zone on the City’s 
Preferred Scenario Map. 

 

City of San Marcos Current Preferred Scenario Map  

CRITERIA #4

The project is not proposed to develop 
under a legacy district on the City’s current 
zoning map.

DOES NOT MEET: The Springs is located in the 
MF-24 zoning district and partially in the GC 
zoning district.  The Springs has secured a CUP 
allowing loft apartments along the frontage of 
Aquarena Springs Dr. with the inclusion of a 
gym on the ground floor.  A zoning change is 
not necessary for this property.

Springs
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CRITERIA #5

The project is located within half (.5) mile 
walking distance from services such as 
grocery, medical facilities, and schools.

MEET: The Springs is located within .5 miles 
of a 4,000 SF Christus Primary Care Med Clinic 
that is currently under construction and will 
be open prior to this development being 
occupied.  In addition the property is located 
adjacent to other services such as the San 
Marcos Youth Council, HCWC, and Hill Country 
Christian School.

CRITERIA #6

The project is located within one quarter 
(.25) mile walking distance of a proposed or 
existing bus stop on a current or planned 
transit route. If the project is not located 
within one quarter (.25) mile walking 
distance of a proposed or existing bus 
stop on a current or planned transit route, 
a private shuttle service for residents 
is provided in accordance with TDHCA 
requirements.

MEET: The Springs is located within .25 miles of 
a bus stop on the Uhland transit route.  The bus 
stop is immediately adjacent to the property on 
Aquarena Springs Dr.

 
CRITERIA #7

The project is renovating or redeveloping 
an existing multifamily complex or under 
performing development.

DOES NOT MEET: The Springs is a new 
development.

CRITERIA #8

The project incorporates wraparound 
support services that provide flexible 
voluntary social, economic, or education 
benefits to the residents. Project should 
meet criteria A-D outlined below.

MEET: The Springs is well positioned to 
provide support services that meet the needs 
of the local community.   In addition to strong 
local ties the Springs will provide exceptional 
amenities that far exceed the number of points 
required by TDHCA.

A – Meet the needs of the local community;

San Marcos ISD has been identified as having 
underperforming schools. This is recognized 
as a local need and thus the Springs has 
committed that it will operate an after school 
learning center that offers at a minimum 15 
hours of weekly, organized, on-site educational 
services provided to elementary, middle 
and high school children by a dedicated 
service coordinator or Third-Party entity.  The 
service will include at a minimum: homework 
assistance, tutoring, test preparation, 
assessment of skill deficiencies and provision of 
assistance in remediation of those deficiencies 
(e.g., if reading below grade level is identified 
for a student, tutoring in reading skills is 
provided), research and writing skills, providing 
a consistent weekly schedule, provides for 
the ability to tailor assistance to the age and 
education levels of those in attendance, and 
other evidence-based approaches and activities 
that are designed to augment classroom 
performance. Up to 20% of the activities 
offered may also include other enrichment 
activities such as music, art, or technology.  This 
commitment will be monitored and regulated 
by the TDHCA through annual compliance 
monitorring.

Bus Stops

B – Utilize local support services and 
resources;

The project includes a robust partnersip with 
the San Marcos Housing Authority and the 
benefit of a local developer with long standing 
ties to the community and local service 
organizations such as the Hays Caldwell 
Women’s Center, Community  Action, the San 
Marcos Education Foundation, and CASA of 
Central Texas. 
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C – Exceed the minimum TDHCA requirements for amenities; and

The Springs is required to achieve 18 amenity points by TDHCA requirements.  The project is 
committing to 33 amenity points as described in the table below.

Amenity Description Points
Controlled gate access Controlled gate access for entrance and exit areas, intended 

to provide access that is limited to the Development’s 
tenancy

1

Furnished fitness center Equipped with a variety of fitness equipment (at least 
one item for every 40 Units). Choose from the following: 
stationary bicycle, elliptical trainer, treadmill, rowing machine, 
universal gym, multi-functional weight bench, stair-climber, 
dumbbell set, or other similar equipment. Equipment shall 
be commercial use grade or quality. Fitness center must be 
located indoors or be a designated room with climate control 
and allow for after-hours access.

1

One Children’s Playscape One Children’s Playscape Equipped for five to 12 year olds, or 
one Tot Lot (2 points). Must be covered with a shade canopy 
or awning, intended to keep equipment cool, and provide 
shade and ultraviolet protection.

2

Social Games Horseshoe pit; putting green; shuffleboard court; pool table; 
ping pong table; or similar equipment in a dedicated location 
accessible to all residents to play such games

1

Swimming pool Swimming pool 5
Sport Court or Field Sport Court or field (including, but not limited to, Tennis, 

Basketball, Volleyball, Pickleball, Soccer, or Baseball Field)
2

Full perimeter fence Full perimeter fencing that contains the parking areas and all 
amenities (excludes guest or general public parking areas)

2

Sun Porch or covered 
patio

Enclosed community sun porch or covered community porch/
patio

1

Dog Park Dog Park area that is fully enclosed (the perimeter fencing 
may be used for part of the enclosure) and intended for 
tenant owned dogs to run off leash (requires that the 
Development allow dogs)

2

Lighted Pathways Lighted pathways along all accessible routes 1
Barbecue grill and picnic 
table

Barbecue grill and picnic table with at least one of each 
for every 50 Units. Grill must be permanently installed (no 
portable grills).

1

Amenity Description Points
Business center Business center with workstations and seating internet access, 

1 printer and at least one scanner which may be integrated 
with the printer, and either 2 desktop computers or laptops 
available to check-out upon request

2

Furnished community 
room

Furnished community room 2

Library Library with an accessible sitting area 1
Activity Room Activity Room stocked with supplies (Arts and Crafts, board 

games, etc.)
2

Community Dining Room Community Dining Room with full or warming kitchen 
furnished with adequate tables and seating

3

High-speed Wi-Fi in 
Clubhouse

High-speed Wi-Fi with advanced telecommunications 
capacity as determined under 47 U.S.C. 1302 or more with 
coverage throughout the clubhouse or community building

1

Bicycle Parking Bicycle parking that allows for, at a minimum, one bicycle 
for every five Units, within reasonable proximity to each 
residential building that allows for bicycles to be secured with 
lock (lock not required to be provided to tenant) 

1

Package Lockers Package Lockers or secure package room. Automated 
Package Lockers or secure package room provided at a 
location within the complex that can be accessed by residents 
24/7 and at no charge to the resident. To qualify, there would 
need to be at least one locker for every eight residential units 

2

Total Points 33

D – Submit to the City the Project’s TDHCA Application for Low Income Housing Tax Credits 
and includes the list of amenities in the Project’s Land Use Restriction Agreement (LURA).

The LURA for TDHCA isn’t required by agency until December of the first year of the Credit 
Period. We initiate the LURA request in September of that same year. At the earliest, this request 
will be made in September of 2027. The LURA will be consistent with the TDHCA amenities and 
requirements as outlined in this application. 
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ADDITIONAL CONSIDERATIONS #1 

Regardless of compliance with the above 
criteria, projects located where emergency 
response times fall out of the National Fire 
Protection Association (NFPA) standards 
and / or projects located within or in close 
proximity to the floodplain may receive a 
denial recommendation.

MEETS:The Springs is located within ISO 
Class 02 according to the City of San Marcos 
Fire ISO Map.  The property is located within 
a floodplain however a Conditional Letter 
of Map Revision or CLOMR has been filed 
and accepted by FEMA for the property. See 
attached.

ADDITIONAL CONSIDERATIONS #2 

Projects seeking tax exemption should

• Include an estimate of the tax revenues 
which will not be realized by the City, 
annually, over the life of the project.

• Describe future plans for placing 
the property back on the tax roll, if 
applicable.

The Springs is partnering with the San Marcos 
Housing Authority on this project.  The Housing 
Authority will own the land and is a tax-exempt 
entity.  The partnership is currently structured 
for a term of 15-years and the below estimates 
reflect that 15-year term. 

Estimated Loss in City Tax Revenue: 
$3,200,000

San Marcos Housing Authority Proceed 
Breakdown:

• Developer Fee at Closing: $398,000

• Portion of Cash Flow from rental income: 
$6,044,436 ($402,000 annually)

• Issuer Fee at Closing: $250,000

Estimated Total Proceeds to San Marcos 
Housing Authority over 15-year Term: 
$6,690,000

SPRINGS
SUBMITTAL DATE: FEBRUARY 2024

Net Positive to Community over the initial 
15-year term: $3,490,000

After the initial 15-year term the San Marcos 
Housing Authority and Streamline Advisory 
Partners will re-syndicate the project and 
have the option to sell or continue to own 
and operate. The affordability term of the 
property is set by the LURA and will be in 
place for a minimum of 30-years regardless 
of ownership.

The developer is offering a payment in-
lieu of taxes (PILOT).  The City may choose 
to receive a lump sum of $250,000 at 
closing with $20,000 paid annually over 
15-years OR a one time lump sum of 
$400,000 to be paid at closing.
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