




















Proposal for The Vic on Union
785 Union Ave, Memphis, TN 38103

Developers of Happy Places to Call Home



The Vic on Union Rendering



Location



Unit Mix

Schedule



Site Plan

OPEN PLAZA

PARKING DECK ENTRANCE

MAIL AND PACKAGE ROOM

LEASING CENTER

FITNESS CENTER

OUTDOOR LIVING ROOM AND 
CARRAIGE WAY TO PARK

COFFEE BAR

HIGH SPEED BUS STATION

PODCAST STUDIO

TRASH ROOM

PET PARK

DOG SPA

LOADING LANE

120’ SEWER EASEMENT

GUEST SUITES

RESIDENT WORK ROOMS

POOL CABANA

LAZY RIVER

WELLNESS STUDIO

Walnut Steet

Beale Street

U
nion Ave



Floor Plans

The Vic at Interpose, Houston, TX



609 Square Feet 380 Square Feet



533 Square Feet

522 Square Feet



Interior Finishes

• Stainless Steel Appliances
• Engineered Wood Floor
• Full Size Washer and Dryer
• Closet Organization System
• Designer Lighting Package
• 8 Foot doors
• French Door to Balcony
• Pantry
• Linen Closet



Amenities

Clubroom – Vic at Southwinds Meeting and Workspace – The Vic at Interpose



Amenities

Lazy River Pool – Conceptual Rendering Podcast Studio



Amenities

Coffee Bar Fitness and Wellness Center



Amenities

Outdoor Living Room – Vic at Southwinds Dog Park – The Vic at Interpose



Union Street Elevation

Exterior Inspiration 



Walnut Street Elevation



Most Recent 
Projects



Fairmont on 
San Felipe
Built in 2010, Fairmont on San Felipe is a mix use 

development in the Memorial Area of Houston, Texas. The 

Fairmont on San Felipe consists of 365 class a+  units and 

over 45,000 square feet of retail . 



Vargos on 
the Lake

Vargos on The Lake is a class a+ multifamily 

development in the Memorial area of 

Houston. The project consists of 263 units 

and 13 3-story rental townhomes. Leasing 

220 apartments in 150 days, Vargos on the 

Lake was the fastest lease up in 2015.



The Vic at 
Southwinds

The Vic at Southwinds is a 265-unit class a+ development 

in Baytown, a rapidly going suburb of Houston, Texas. The 

Vic at Southwinds was completed in October 2020 and

completed our lease up achieving the highest rents in the 

market. We continue to be the market leader for quality, 

design and amenities. 



The Vic at 
Interpose

The Interpose is a mixed-use development in 
the lifestyle rich area of Washington Heights in 
Houston, TX. Breaking ground December 2019, 
The Interpose consists of 168 class a micro 
apartments and 21,000 square feet of street-
level retail space.  With an average apartment 
unit size of 500 square feet, The Interpose is 
the only pure micro apartment with multi-
tenant retail in the city of Houston. 



Under Construction
• The Vic at Wood Forest, Montgomery, TX
• The Vic on Park Row, West Houston Medical Center, TX
• The Vic at Jordan Ranch, Brookshire, TX
• The Vic at Sunterra, Katy, TX
• The Vic at Travisso, Leander, TX



Sources and 
Uses



Cash Flow Projection – With Pilot



Cashflow Projection – Without Pilot – *DSCR Will Not Meet Criteria Needed to Obtain Debt
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PILOT Basis Sheet_DRAFT_785 Union

PILOT Request
Requested PILOT Term (years) 12.0                                                 
Project Type New Construction
Located in the CBID? Yes
Current Amounts
Base Appraisal $3,933,000
Base Assessment $1,573,200
Annual City Tax on Base Assessment $42,502
Annual County Tax on Base Assessment $53,331
Annual RE Taxes on Base Assessment $95,834
Project Costs
Acquisition Cost $4,777,500
Hard Costs $27,919,200
Soft Costs $13,061,709
Total Project Costs w/o PILOT fee $45,758,409
Hard Costs Investment Check - 61.0% YES
Public grants eligible for PILOT fee basis reduction $0
PILOT fee basis $45,758,409
PILOT fee $686,376
Total Project Costs w/ PILOT fee $46,444,785
Valuation & CBID Assessment
Base Appraisal $3,933,000
Percentage of Hard Costs $22,335,360
Estimated Appraisal after Improvements $26,268,360
Estimated Assessment after Improvements $10,507,344
Estimated Annual CBID Assessment after Improvements $68,233
Annual RE Taxes
Hypothetical annual taxes without PILOT*
Estimated Hypothetical Annual City Tax without PILOT* $283,871
Estimated Hypothetical Annual County Tax without PILOT* $356,199
Estimated Hypothetical Total Annual Taxes without PILOT* $640,070
Estimated annual taxes with PILOT
Estimated Annual City Tax with PILOT $102,844
Estimated Annual County Tax with PILOT $129,048
Estimated Total Annual Taxes with PILOT $231,893

Estimated Annual Benefit $408,177
Cumulative RE Taxes
Hypothetical cumulative taxes without PILOT*
Estimated Hypothetical Cumulative City Tax without PILOT* $3,406,447
Estimated Hypothetical Cumulative County Tax without PILOT* $4,274,388
Estimated Hypothetical Total Cumulative Taxes without PILOT* $7,680,835
Estimated cumulative taxes with PILOT
Estimated Cumulative City Tax with PILOT $1,234,132
Estimated Cumulative County Tax with PILOT $1,548,580
Estimated Total Cumulative Taxes with PILOT $2,782,712

Estimated Cumulative Benefit over 12-Year PILOT $4,898,123

Estimated Cumulative Increase in Taxes due to PILOT $1,632,708

*Staff has concluded that this project would not go forward without a PILOT.  Hence, the "Estimated Hypothetical" amounts 
are fictional/moot numbers used to calculate the benefit of the PILOT to the project.  The benefit figure does not represent 
lost tax revenue to the City or County.  Without the PILOT, the property would remain unimproved and the tax assessment 
would continue to be based upon the unimproved value.  With the PILOT, the amount listed above as "Estimated 
Cumulative Increase in Taxes due to PILOT" would be the approximate benefit over the PILOT term to the City and County 
from newly generated property tax revenue.  That amount does not include any new sales taxes that will be generated by 
the construction and operation of the project. Furthermore, after the PILOT term has finished, it is expected that the annual 
taxes will be approximate to the amount listed as "Estimated Hypothetical Total Annual Taxes without PILOT".
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