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BOARD MEETING
TEXAS DEPARTMENT OF HOUSING AND COMMUNITY AFFAIRS
Hilton Austin North, 6000 Middle Fiskville Road, Austin, Texas 78752
May 9, 2002 9:30 a.m.

AGENDA

CALL TO ORDER, ROLL CALL Michael Jones
CERTIFICATION OF QUORUM Chair of Board

PUBLIC COMMENT
The Board will solicit Public Comment at the beginning of the meeting and will also provide for Public Comment
on each agenda item after the presentation made by department staff and motions made by the Board.

The Board of the Texas Department of Housing and Community Affairs will meet to consider and possibly act on
the following:

Item 1 Presentation, Discussion and Possible Approval of Minutes of Board Michael Jones
Meeting of April 11, 2002

Item 2 Presentation, Discussion and Possible Approval of Financial Items: C. Kent Conine
a) Approval of Proposed Issuance of Multifamily Mortgage Revenue Bonds
For Stonebrook Villas, McKinney, Texas in an Amount not to Exceed
$12,200,000
b) Approval of Proposed Issuance of Multifamily Mortgage Revenue Bonds

for Veteran’s Memorial (a.k.a. Parkway Pointe), Houston, Texas in an
Amount not to Exceed $14,700,000 and Other Related Matters

c) Approval of Request for Proposals for Trustee Services for the
Departments Single Family Mortgage Revenue Bond Indentures and
Other Related Matters

d) Approval of Resolution Approving Documents Relating to the

Issuance of Single Family Mortgage Revenue Bonds, 2002 Series A,

2002 Series B, 2002 Series C, and 2002 Series D and Other Related Matters
e) Approval of Underwriting Team for the Issuance of Single Family Mortgage

Revenue Bonds, 2002 Series A, 2002 Series B, 2002 Series C, 2002 Series D

and Other Related Matters

Item 3 Presentation, Discussion and Possible Approval of Programmatic Items: Shadrick Bogany

a) Approval of Section 8 Program Public Housing Authority Plan for
the Year 2002 and Other Related Matters

b) Approval of the Proposed Rules Relating to the Housing Sponsor
Tenant and Management Selection

c) Approval of the HOME Program Awards for Disaster Relief:
Applicant Act. Score Region Units Rec. Amount
City of Kenedy OCC 251 8A 6 $312,000
City of Stockdale OCC 241 8A 7 $364,000
Jim Wells County OCC 267 8B 9 $520,000
Rural Eco. Asst. League OCC 257 8B 9 $520,000
Inst. For Rural Dev. oCcC 257 8B 9 $520,000
City of Freer OCC 246 8B 9 $520,000
City of Alice OCC 256 8B 10 $520,000
City of Paducah OCC 226 8B 25 $520,000
Paducah Friends of Lib. OCC 220 02 9 $520,000
Cottle County ocC 220 02 9 $520,000
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City of Hondo OoCC 247 02 10 $520,000

Vidal Gonzalez

Medina County ocCc 257 02 9 $520,000
Item 4 Presentation, Discussion and Possible Approval of Report from Audit
Committee:
a) Approval of Amended Fiscal Year 2002 Audit Plan
External Audit Reports:

Deloitte & Touche: Report to Management Year Ended 08-31-01;
KPMG / State Auditors Office: Independent Auditors’ Report on
Compliance with Requirements Applicable to Each Major Program
And on Internal Control over Compliance in Accordance with OMB
Circular A-133;

Internal Audit Reports:
Status of Prior Audit Issues
Summary Status of Internal/External Audits
Central Database Project Status Report

Item 5 Presentation, Discussion and Possible Approval of Four Percent (4%)

Low Income Housing Tax Credit Items:

a) Approval and Possible Issuance of Determination Notices to
Tax-Exempt Bond Projects with TDHCA as Issuer:
01465 Stonebrook Villas McKinney, Texas
02404 Veterans Memorial Houston, Texas

b) Approval and Possible Issuance of Determination Notices to
Tax-Exempt Bond Projects with Local Bond Issuers:
01482 North Arlington Srs. Arlington, Texas
02403 Matthew Ridge Apts. Houston, Texas

Item 6 Presentation, Discussion and Possible Approval of Proposed Rules Relating
To the Process for Certifying Community Housing Development Organizations

Item 7 Presentation, Discussion and Possible Approval of Adoption of Multifamily
Bond Program Property Tax Exemption Policy

REPORT ITEMS
Executive Directors Report
Taxable Junior Lien Mortgage Revenue Bonds,
Series 2002A Pricing and Closing
Single Family Mortgage Revenue Bond Indenture Economics
Collateralized Home Mortgage Revenue Bonds, Series 1991A,
GNMA Sale, Closing and Bond Redemption
Urban Affairs Meeting of 05-08-02

EXECUTIVE SESSION
Litigation and Anticipated Litigation (Potential or Threatened
under Sec. 551.071 and 551.103, Texas Government Code
Litigation Exception)
Consultation with Attorney Pursuant to Sec. 551.071(2), Texas
Government Code
The Board may discuss any item listed on this agenda in Executive Session

OPEN SESSION
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Action in Open Session on Items Discussed in Executive Session

ADJOURN Michael Jones
Chair of Board

To access this agenda and details on each agenda item in the board book, please visit our website at www.tdhca.state.tx.us or contact the Board
Secretary, Delores Groneck, TDHCA, 507 Sabine, Austin, Texas 78701, 512-475-3934 and request the information.

Individuals who require auxiliary aids, services or translators for this meeting should contact Gina Esteves, ADA Responsible Employee, at 512-
475-3943 or Relay Texas at 1-800-735-2989 at least two days before the meeting so that appropriate arrangements can be made.
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TEXAS DEPARTMENT OF HOUSING AND COMMUNITY AFFAIRS
BOARD MEETING

MAY 9, 2002

ROLL CALL

Present Absent

Michael Jones, Chair

Anderson, Beth, Member

Bogany, Shadrick, Member

Conine, C. Kent, Member

Gonzalez, Vidal, Member

Salinas, Norberto, Member

Number Present

Number Absent
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Item 1 Presentation, Discussion and Possible Approval of Minutes of Board Meeting of April 11, 2002

ACTION ITEM

Approval of the Minutes of the Board Meeting of April 11, 2002.

BACKGROUND

The Board shall approve minutes of each meeting. These minutes shall be approved as written or with revisions,
changes, etc.

RECOMMENDATIONS

The Board Secretary is requesting approval of the minutes of the meeting of April 11, 2002.
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BOARD MEETING
TEXAS DEPARTMENT OF HOUSING AND COMMUNITY AFFAIRS
City Council Chambers, 901 Bagby, Second Floor, Houston, Texas
April 11,2002 12:00 Noon

Summary of Minutes

CALL TO ORDER, ROLL CALL

CERTIFICATION OF QUORUM

The Board Meeting of the Texas Department of Housing and Community Affairs of April 11, 2002 was called to
order by Board Chair Michael Jones at 12:45 p.m. It was held at the City Council Chambers, Second Floor, 901
Bagby, Houston, Texas. Roll call certified a quorum was present. Vidal Gonzalez and C. Kent Conine were absent.

Members present:

Michael Jones -- Chair
Shadrick Bogany -- Member
Norberto Salinas -- Member
Beth Anderson -- Member

Staff of the Texas Department of Housing and Community Affairs was also present.

Mr. Michael Jones thanked the City of Houston for the use of the City Council Chambers for this meeting.

PUBLIC COMMENT

The Board will solicit Public Comment at the beginning of the meeting and will also provide for Public Comment
on each agenda item after the presentation made by department staff and motions made by the Board.

Mr. Jones called for public comment and the following gave comments at this time.

David Turkel, Director of Harris County Office of Economic Development, Houston, Texas

Mr. Turkel stated there is an issue creating a problem in Harris County which revolves around Section 11.1-2 Texas
Property Tax Code. The problem occurs when bonds are approved that are used to acquire properties that will be
owned or operated by CHDOs. This results in the properties receiving a 100% ad valorem tax exemption. In the
past 4 years, Harris County has had over $2,000,000 removed from the tax rolls without the tax units losing the
revenues having any say in the matter.

He stated this is bad public policy to promote this program at the expense of others. He asked the Board to adopt a
policy of requiring as a prerequisite to approval of bonds, for the applicant to either have to enter into an agreement
for the payment in lieu of taxes - PILOT Program - with the taxing units that are affected or to go to each of those
taxing units and secure a letter of non opposition.

John Palmer, City of Houston, Office of Council Member at Large Position 3, Shelley Sekula-Rodriguez’ Office,
Houston, Texas

Mr. Palmer read a letter into the record from Houston Council Member at Large Position 3, Shelley Sekula-
Rodriguez which stated:

“It is my request that the TDHCA adopt a formal policy that requires developer/owners of properties in Harris
County in the City of Houston, who would qualify for Section 11.182 ad valorem tax exemption, (CHDOs
exemptions) to provide one of the following as a prerequisite to bond issuance approval. (1) A PILOT program
(payment in lieu of taxes) agreement with Harris County, the City of Houston, and local school districts, which
include all affected taxing units as third party beneficiaries are, a letter of non opposition from each affected taxing
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unit. This will allow each jurisdiction to negotiate the terms for its own PILOT agreement. By having the ability to
negotiate a PILOT agreement in these situations, we, Harris County and the City of Houston and affected school
districts, will recover a portion of the lost taxing revenue.” Respectfully submitted, Shelley Sekula-Rodriguez,
Council Member at Large Position 3, City of Houston.

Ray Ocanas, Austin, Texas
Mr. Ocanas requested to speak when Items 2(c) and 7 were presented.

Don Currie, Brownsville CDC, Brownsville, Texas
Mr. Currie requested to speak with Item 2(c) was presented.

George Hammerlin, Office of Tax Assessor/Collector Paul Bettencourt’s Office, Houston, Texas

Mr. Hammerlin stated they receive hundreds of calls each day from senior citizens who are being taxed out of their
homes. As more financial institutions come on board, more taxes are shifted to the homeowners due to CHDOs
being certified by the state. He encouraged the Board to adopt the proposal of the PILOT Program.

Robert Kelly, Hutton Building Corporation, El Paso, Texas
Mr. Kelly requested to speak when Item 4 was presented.

John Henneberger, Co-Director, Texas Low Income Housing Service, Austin, Texas

Mr. Henneberger shared materials with the Board that he developed for the Urban Affairs Committee Meeting on
sub prime lending. He stated TDHCAs Sunset legislation directs TDHCA to prepare a market analyses on the
unmet economic and geographic home mortgage credit needs in the state. He stated TDHCA staff is making good
progress on this project and asked that the department not become a predatory or exploitive lender which would be a
serious mistake. TDHCA should be careful and evaluate its lending assets and determine how to target those assets
so as to offset the bad practices of those who have abused the market in the past. They should not put people who
should be getting a decent home into a situation of paying high credit rates.

Dora Brown, SCAN, Austin, Texas

Ms. Brown spoke on Kingfisher Creek which is a tax credit project in Austin, Texas. She stated the neighborhood
group was against this project as environmental factors have been ignored and the project is overly dense. There are
plans to have 3 story buildings and this will not fit in with the neighborhood plan. There is only one entrance and
exit out of the proposed property and it opens into a narrow, winding, heavily traveled street with no shoulders and
steep ditches on the sides. The traffic moves very fast in this area and there is no bus stop. There are no
neighborhood amenities and there are only a few amenities which plan to be offered for this project.

Lee Sloan, SCAN, Austin, Texas

Mr. Sloan stated he is a member of the Kensington Park Neighborhood Association, Austin, Texas and Kingfisher
Creek, TDHCA Project No. 0062, has a deadline of April 15, 2002 for commencement of substantial construction on
the project. Kingfisher has been granted one extension on the project but they have no subdivision planned. There
have no site plan and no building permit for the project.

Barry Palmer, Copperwood Ranch, Houston, Texas
Mr. Palmer requested to speak when agenda Items 4(b) and 7 were presented.

Michael Bobinchuck, Georgetown, Texas
Mr. Bobinchuck requested to speak when agenda Item No. 4(b) was presented.

Rosie Jones
Ms. Jones requested to speak when the agenda item was presented.

This was the final witness affirmation form received by Chair Michael Jones and he then closed public comments
but would re-open it when an item was presented that the public requested to speak.
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ACTION ITEMS

1) Presentation, Discussion and Possible Approval of Minutes of the Board Meeting of February 21,
2002
Motion made by Shadrick Bogany and seconded by Beth Anderson to approve the minutes of the Board
Meeting of February 21, 2002.
Passed Unanimously

2) Presentation, Discussion and Possible Approval of Financial Items:

a) Acceptance of Second Quarter Investment Report
Mr. Bill Dally, CFO, asked the Board to accept the second quarter investment report for the period ending
02-28-02. The portfolio increased by $38,000,000 with a total of $1.29 billion in the portfolio as a whole.
The portfolio is composed of: 60% mortgage backed securities; 30% guaranteed investment contracts and
investment agreements; 8% repurchase agreements; and 2% others.

Mr. Dally also stated that Mr. Conine asked at the February Board Meeting that Mr. Dally comment on an
editorial that appeared in the Wall Street Journal on Fannie Mae. Mr. Dally has done that by the means of a
letter which will be mailed to the Board on Friday, April 12",

Motion made by Beth Anderson and seconded by Shadrick Bogany to accept the investment report as
presented.
Passed Unanimously

b) Approval of a Proposed Issuance of Multifamily Mortgage Revenue Bonds for the Park Meadows
Apartments, Boerne, Texas, in an Amount not to Exceed $4,700,000 and Other Related Matters
Mr. Robert Onion stated the proposal is the Park Meadows Apartments in Boerne, Texas and is a senior
project. It has 100 units and the principals are J. Steve Ford and G.G. McDonald. Their compliance
history is outstanding.

Motion made by Norberto Salinas and seconded by Beth Anderson to approve the issuance of multifamily
mortgage revenue bonds for the Park Meadows Apartments, Boerne, Texas in an amount not to exceed
$4,700,000.

Passed Unanimously

Mr. Donald Currie, Executive Director, CDC, Brownsville, Texas

Mr. Currie stated his CDC participates in the TDHCA programs and is one of the only non-profit lenders that is an
actual participant in originating loans under the MRB program and is the largest originator by the number of loans
originated under this program. The average family income of families served is $21,647. He stated the Board
should take pride in the fact that the Board supported this program for organizations to serve people in this income
bracket.

Their average home loan is $56,600 and the average closing costs are about $4,500. He stated they were not
contracted on this proposed change to give any input to the item. They were not asked how it might affect the flow
of clients who they are originate loans for. He asked the Board to not approve this item and not change the
guidelines for this program. He suggested TDHCA assemble the lenders who work in rural markets to discuss what
are the constraints and problems by loaning in the rural markets.

c) Approval of Recommendation to Amend the Guidelines Regarding the Amount of Assistance
Available to Borrowers under the Single Family MRB Down Payment Assistance Program

Motion made by Beth Anderson and seconded by Shadrick Bogany to not take any action on this item and
to post this on the agenda for a subsequent board meeting for staff to bring a new recommendation to the
meeting.

Passed Unanimously
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d)

g2

Approval of the Senior Managing and Co-Senior Managing Underwriting Firms for Detailed
Research and Preliminary Structuring of Revenue Bonds for Affordable Housing Preservation and
Modernization and Other Related Matters

Mr. Byron Johnson stated a discussion was held with one of the approved investment bankers on
preservation ideas and he requested permission to move forward with two firms to do detailed analysis,
document research, and cash flow analysis and report back to the board at a later time to provide more
details on a preservation proposal.

Motion made by Norberto Salinas and seconded by Shadrick Bogany to approve the recommendation of
staff for detailed research and preliminary structuring of revenue bonds for affordable housing preservation
and modernization.

Passed Unanimously

Approval of Recommendations Relating to the Prospective Issuance of Tax-Exempt Mortgage
Revenue Bonds for Single Family Mortgage Loans and Other Related Matters

Mr. Johnson stated staff is recommending a long-term approach to planning the use of volume cap and also
who TDHCA appoints as investment bankers to execute the transaction. He asked the Board to approve the
listed investment bankers.

Motion made by Norberto Salinas and seconded by Shadrick Bogany to approve the senior managing and
co-senior managing underwriting firms of Solomon Smith Barney for the May-June 2002 issue of
$100,000,000; the firm of Bear Stearns for the November-December 2002 issue of $100,000,000; and the
firms of UBS/PaineWebber or US Bancorp/PiperJaffray for the August and December 2003 issues of
$100,000,000 (which will be done in two issues); and one firm to be determined for a December 2003 issue
of $50,000.

Passed Unanimously

Approval of an Application to the Texas Bond Review Board for Reservation of Private Activity
Bond Authority

Mr. Johnson stated the Department is requesting approval to reserve the Private Activity Bond Authority
with the Texas Bond Review Board with the amended amount of $38,750,000.

Motion made by Beth Anderson and seconded by Shadrick Bogany to approve the application to the Texas
Bond Review Board for reservation of the private activity bond authority of $38,750,000 with the approval
of Resolution No. 02-025.

Passed Unanimously

Approval of Extension of Origination Period for Program 54
Mr. Johnson stated there are funds remaining in the mortgage loan fund due to timing differences between
mortgage loan closings and mortgage-backed securities poolings.

Motion made by Beth Anderson and seconded by Shadrick Bogany to ratify the extension request for the
origination period for Program 54 to April 1, 2002 with the approval of Resolution No. 02-026/
Passed Unanimously

Mr. Bogany handled the programmatic items for the Board.

A3)
a)

b)

Presentation, Discussion and Possible Approval of Programmatic Items:

Approval of Section 8 Program Public Housing Authority Plan for the Year 2002 and Other Related
Matters

Mr. Bogany announced that this item was being deferred to the next meeting.

Approval of Proposed Housing Sponsor Report Rules
Ms. Anne Paddock, Acting General Counsel, stated the SB322 required staff to public rules in the Texas
Register to solicit public comments on the Housing Sponsor Report.
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<)

d)

e)

Motion made by Norberto Salinas and seconded by Michael Jones to approve the proposed rule for
publication in the Texas Register.
Passed Unanimously

Approval of Proposed Rule 10 TAC1.13 Applicant Compliance with State and Federal Laws
Prohibiting Discrimination

Ms. Sara Newsome, Compliance Manager, stated SB322 expanded TDHCA’s legislation regarding
demographic information on TDHCA’s housing programs. The Department now is required to collect data
on rents on 1-2-3 bedroom units; how many low income families live in these units, etc. The Department
also has to have rules for this report and staff is requesting approval of the proposed rule 10 TAC1.13.

Motion made by Michael Jones and seconded by Beth Anderson to approve the proposed rule 10 TAC1.13
for publication in the Texas Register to receive public comments.
Passed Unanimously

Approval of 2002 Proposed Bond Eligible Tenant Limits

Ms. Newsome stated the TDHCA bond properties are required, in order to keep the tax exempt status, to
reserve a proportion of the units and lease those to low income citizens. Staff requested approval of the
income eligibility limits for those properties.

Motion made by Norberto Salinas and seconded by Michael Jones to approve the 2002 proposed bond
eligible tenant limits.
Passed Unanimously

Approval of HOME Program Previously Disqualified Applications Who Are Now Eligible for
Awards and Additional CHDO Award Recommendations

App. No. Applicant Location Activity Region Score Amount

20020223 City of Bartlett Bartlett HBA 07 198.50 $100,000
20010144 City of Merkel Merkel OoCC 02 242.00 $220,000
20010113 City of China China OCC 05 226.00 $495,000
20010139 EAC of Gulf Coast Bay City OCC 06 239.00 $495,000
20010101 City of La Coste LaCoste OCC 8A 241.00 $246,720
20010185 Community Srv. Encinal RHD 8B 189.00 $725,607
20010245 Statewide Cons. Beaumont RHD 05 180.00 $636,841

Ms. Morris stated the Board approved the HOME awards in October of 2001. There was criticism on the
disqualification process that staff used. Staff has reviewed the process and allowed the disqualified
applicants 14 days to submit audit certification forms. There were misunderstandings in the way some of
the communities interpreted the rules. Staff is now requesting approval of several of the projects that were
originally disqualified.

Motion made by Shadrick Bogany and seconded by Beth Anderson to approve the awards to the previously
disqualified applications that are now eligible for awards for:

20020223 City of Bartlett Bartlett $100,000
20010144 City of Merkel Merkel $220,000
20010113 City of China China $495,000
20010139 EAC of Gulf Coast Bay City $495,000
20010101 City of La Coste LaCoste $246,720
20010185 Community Srv. Encinal $725,607
20010245 Statewide Cons. Beaumont $636,841

Passed Unanimously

Rosie Jones, Executive Director, Statewide Consolidated CDC, Beaumont, Texas

Ms. Jones stated they value the relationship as a non profit with TDHCA and they appreciated the expertise and
knowledge of staff and the vision and mission of the Board.

Mr. Jones then handled the rest of the agenda items.
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<)

d)

Presentation, Discussion and Possible Approval of Four Percent (4%) Low Income Housing
Tax Credit Items:

Approval and Possible Issuance of a Determination Notice to a Tax-Exempt Bond Project with
TDHCA as Issuer:

01461 Park Meadows Apartments Boerne, Texas

Mr. David Burrell, Director of Housing Programs, stated staff is requesting approval of credits for the
construction of an elderly project in Boerne, Texas. The amount of credits being recommended is
$226,166.

Motion made by Beth Anderson and seconded by Shadrick Bogany to issue the determination notice to
01461, Park Meadows Apartments in Boerne, Texas for $226,166.
Passed Unanimously

Approval and Possible Issuance of Determination Notices to

Tax-Exempt Bond Projects with Local Bond Issuers:

01463 Grand Reserve Srs. Comm. McKinney, Texas

Mr. Burrell stated this was an elderly project and will have over 180 units. The syndicator is Sun America
and staff is recommending $516,835 in credits.

Motion made by Shadrick Bogany and seconded by Beth Anderson to approve Grand Reserve Srs. Comm.
in McKinney, Texas, for a determination notice in the amount of $516,835 subject to the conditions listed
on the underwriting report.

Passed Unanimously

Robert Kelley, Hutton Building Corporation, El Paso, Texas

Mr. Kelly stated the Sierra Vista is a 106 unit project with a 100% HAP subsidy. He has had a chance to
review the TDHCA underwriting report on the project and he wanted to clarify some information. He
stated the operating expenses were stated as being too low to TDHCA staff but the actual operating
expenses are $3,200. Staff recommended using $300 per unit for replacement reserves but he felt the
project could stand $250 per year. He stated staff did not use the appraiser’s valuation on the property and
this hurt the project. He asked that staff include the developers fee on this project.

01481 Sierra Vista El Paso, Texas
Mr. Burrell stated staff is recommending $130,373 in credits for this project which is in El Paso Texas and
the total cost of the project is $5,497,712.

Motion made by Shadrick Bogany and seconded by Norberto Salinas to accept staff recommendations.

This motion and second was withdrawn and an alternative motion was made to have this notice issued
subject to documentation being submitted.

Motion made by Beth Anderson and seconded by Shadrick Bogany to approve an alternative motion for the
project not to exceed $244,147 annually including staff’s condition on the subsidized appraised value and
all the underwriting conditions being met.

Passed Unanimously

Barry Palmer, Copperwood Ranch, Houston, Texas
Mr. Palmer requested that the underwriting condition on the debt service requirements be changed to “not
exceeding $977,985 per year”.

01466 Copperwood Ranch Houston, Texas

Motion made by Norberto Salinas and seconded by Shadrick Bogany to approve the recommendation of
staff with the concurrence to use th debt service not exceeding $977,985.
Passed Unanimously
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®)

(6)

(7

01471 Gateway Georgetown Georgetown, Tex
Mr. Gouris stated this project is not being recommended by staff for approval with one of the reasons being
slow lease up of the units.

Michael Bobinchuck, Georgetown, Texas
Mr. Bobinchuck stated staff was not recommending this project but asked the board to review the
underwriting reports and to approve the project for a determination notice.

Motion made by Norberto Salinas and seconded by Beth Anderson to accept staffs recommendations and
not approve 01471, Gateway Georgetown.
Passed Unanimously

01464 Arbor Bend Villas Ft. Worth, Texas
01467 Wintergreen Sr. Apartments DeSoto, Texas
01468 Overton Park Ft. Worth, Texas
01483 Woodland Ridge San Antonio, Texas
01485 Clearwood Villas Houston, Texas

Motion made by Norberto Salinas and seconded by Shadrick Bogany to approve determination notices for
Arbor Bend Villas, Wintergreen Sr. Apartments, Overton Park, Woodland Ridge, and Clearwood Villas in
the amounts recommended by staff.

Passed Unanimously

Presentation, Discussion and Possible Approval of Request to 2001 Nine Percent (9%) Low Income
Housing Tax Credit Transaction For Request on Carryover Deadline for Project #02010, Champion
Forest Apartments, Houston, Texas

Mr. Burrell stated staff is requesting an extension for carryover deadline for Champion Forest Apartments
to April 29, 2002.

Motion made by Norberto Salinas and seconded by Shadrick Bogany to approve the extension for
Champion Forest to 04-29-02.
Passed Unanimously

Presentation, Discussion and Possible Approval of Waiver of Exhibit 108 Of the 2000 Qualified
Allocation Plan for an Extension of the Submission Deadline for Appraisals on Developments with
Funding from Rural Development

Ms. Carrington requested that the Board waive a provision in the QAP for rural development transactions.

Motion made by Shadrick Bogany and seconded by Beth Anderson to approve the waiver and to grant the
extension until 05-10-02.
Passed Unanimously

Rey Ocanas, Exec. Director, Texas Association of CDCs, Austin, Texas

Mr. Ocanas requested the Board to initiate the public process to change the current certification process and
policies at TDHCA with regards to the CHDOs. He asked the Board to not take any action on this item at
this meeting but to receive public comments and make a decision at a later meeting.

Presentation, Discussion and Possible Approval of Change(s) in the Process for Certifying
Community Housing Development Organizations

Motion made by Beth Anderson and seconded by Shadrick Bogany to have staff conduct public hearings to
receive public comment on this item and for staff to report back to the Board on the hearings. A decision
will then be make at the next meeting on this item.

Passed Unanimously
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EXECUTIVE SESSION
Litigation and Anticipated Litigation (Potential or Threatened under Sec. 551.071 and 551.103, Texas
Government Code Litigation Exception)
The Board may discuss any item listed on this agenda in Executive Session

Mr. Jones stated there would be no Executive Session held for this meeting.
OPEN SESSION

Action in Open Session on Items Discussed in Executive Session

REPORT ITEMS

Executive Directors Report

The executive directors’ report was not presented.

ADJOURN

Motion made by Beth Anderson and seconded by Norberto Salinas to adjourn the meeting.
Passed Unanimously

The meeting adjourned at 3:40 p.m.

Respectfully submitted,

Delores Groneck
Board Secretary

Bdminaprl1/dg
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Item 2 Presentation, Discussion and Possible Approval of Financial Items:
a) Approval of Proposed Issuance of Multifamily Mortgage Revenue Bonds For Stonebrook Villas, McKinney,
Texas in an Amount not to Exceed $12,200,000
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3  TEXAS DEPARTMENT OF HOUSING
\ & COMMUNITY AFFAIRS

DEPARTMENT

OF HOUSING AND
COMMUNITY AFFAIRS

HOUSING FINANCE DIVISION - MULTIFAMILY

REQUEST FOR BOARD APPROVAL OF MULTIFAMILY
MORTGAGE REVENUE BOND ISSUANCE

2002 PRIVATE ACTIVITY MULTIFAMILY REVENUE BONDS

STONEBROOK VILLAS
$12,200,000 (*) Tax Exempt — Series 2002

TABLE OF EXHIBITS

TAB 1 TDHCA Board Presentation

TAB 2 Sources & Uses of Funds
Estimated Costs of Issuance

TAB 3 Department’s Credit Underwriting Analysis
TAB 4 Rental Restrictions Explanation
Results & Analysis
TAB 5 Location Map
TAB 6 TDHCA Compliance Report
TAB 7 Results of Public/TEFRA Hearings (March 14, 2002)
TAB 8 Results of Public/TEFRA Hearings (March 20, 2002)
TAB 9 Public Officials, Neighborhood and Developer Presentations, Letters and Email

(*) Preliminary - subject to change

Revised: 4/24/2002 507 Sabine, Suite #800 Page 1of 1
Austin, Texas 78701
(512) 475-2213/(512) 475-3362 [Fax]
Attn: Director of Multifamily Finance



FINANCE COMMITTEE AND BOARD APPROVAL

MEMORANDUM
May 9, 2002

PROJECT:

PROGRAM:

ACTION
REQUESTED:

PURPOSE:

BOND AMOUNT:

ANTICIPATED

CLOSING DATE:

BORROWER:

COMPLIANCE
HISTORY:

Stonebrook Villas Apartments, McKinney, Collin County, Texas

Texas Department of Housing And Community Affairs
2002 Multifamily Housing Revenue Bonds
(Reservation received 01/30/2002)

Approve the issuance of multifamily housing revenue bonds (the
“Bonds”) by the Texas Department of Housing and Community Affairs
(the “Department”). The Bonds will be issued under Chapter 1371,
Texas Government Code, as amended, and under Chapter 2306, Texas
Government Code, the Department's Enabling Act (the "Act"), which
authorizes the Department to issue its revenue bonds for its public
purposes as defined therein.

The proceeds of the Bonds will be used to fund a mortgage loan (the
"Mortgage Loan") to Stonebrook Villas Housing, L.P., a Texas limited
partnership (the "Borrower"), to finance the acquisition, construction,
equipment and long-term financing of a new, 224-unit multifamily
residential rental project located at the northeast comer of the
intersection of Peregrine Drive and Virginia Parkway (the "Project").
The Bonds will be tax-exempt by virtue of the Project’s qualifying as a
residential rental project.

$12,200,000 Series 2002, Tax Exempt Bonds (*)

(*) The aggregate principal amount of the Bonds will be determined by
the Department based on its rules, underwriting, the cost of
construction of the Project and the amount for which Bond Counsel
can deliver its Bond Opinion.

The Department received a volume cap allocation for the Bonds on
January 30, 2002 pursuant to the Texas Bond Review Board's 2002
Private Activity Bond Allocation Program. While the Department is
required to deliver the Bonds on or before May 30, 2002, the
anticipated closing date is May 29, 2002.

Stonebrook Villas Housing, L.P., a Texas limited partnership, the
general partner of which is Stonebrook Villas Development, L.L.C., a
Texas limited liability company, the manager of which is Brian
Potashnik.

The Compliance Report reveals that the principal of the general partner
above has a total of eleven properties monitored by the Department.
Of the eleven properties being monitored by the Department, seven
have received a compliance score. Two of these seven properties
received a score of zero (no compliance issues), one received a score of

* Preliminary - Represents Maximum Amount




ISSUANCE TEAM &
ADVISORS:

BOND PURCHASER:

PROJECT
DESCRIPTION:

SET-ASIDE UNITS:

1, two received a score of 3, and two received a score of 10. All of
these scores are well below the material non-compliance threshold
score of 30.

Charter Municipal Mortgage Acceptance Company (“Bond
Purchaser”)

Wells Fargo Bank Texas, N.A., (“Trustee”)

Vinson & Elkins L.L.P. (Bond Counsel)

Dain Rauscher, Inc. (Financial Advisor)

McCall, Parkhurst & Horton, L.L.P. (Issuer Disclosure Counsel)

First Union National Bank (“Letter of Credit Provider”)

The tax-exempt bonds will be purchased by Charter Municipal
Mortgage Acceptance Company. The purchaser and any subsequent
purchaser will be required to sign the Department’s standard traveling
investor letter.

The proposed project is a 224-unit multifamily residential rental
development to be constructed on approximately 10.43 acres of land
located at the northeast corner of the intersection of Peregrine Drive
and Virginia Parkway in Collin County, Texas 75070. The site density
will be 21.48 dwelling units per acre. The Project will include a total
of ten (10) two and three-story, wood-framed apartment buildings
containing 229,400 net rentable square feet and having an average unit
size of 1,024 square feet. The exteriors will be approximately 78%
cultured stone masonry and 22% stucco with composition roof
shingles. The project will include a community building containing
approximately 3,383 square feet that will have office and leasing space
as well as provide for community and educational meetings, hot lunch
programs, social activities, fitness activities, health checks and the
arrangement of transportation services. The community building will
contain the following spaces: manager and leasing offices with a work
room and closet, social service office, business center/community
services room, great room/parlor with television and fireplace,
residential kitchen/refreshment center, activity/fitness center, entry
foyer, restrooms, telephone and vending area, mail room, laundry
room, mechanical room, and maintenance shop. On-site amenities will
include a swimming pool and children’s play area with playground
equipment. There will be a total of 286 open parking spaces and 224
covered parking spaces.

Units Unit Type Square Feet
124 2-Bedrooms/2-Baths 950
92 3-Bedrooms/2-Baths 1,100
_ 8 4-Bedrooms/2-Baths 1,300
224

For Bond covenant purposes, at least forty (40%) of the residential
units in the development are set aside for persons or families earning
not more than sixty percent (60%) of the area median income. Five
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RENT CAPS:

TENANT SERVICES:

DEPARTMENT
ORIGINATION
FEES:

DEPARTMENT
ANNUAL FEES:

ASSET OVERSIGHT

FEE:

TAX CREDITS:

BOND STRUCTURE:

percent (5%) of the units in each project will be set aside on a priority
basis for persons with special needs.

(The Borrower has elected to set aside 100% of the units for tax credit purposes.)

For Bond covenant purposes, the rental rates on 100% of the units will
be restricted to a maximum rent that will not exceed thirty percent
(30%) of the income, adjusted for family size, for fifty percent (50%)
of the area median income.

Borrower has provided an executed Supportive Services Agreement
with a qualified service provider for acceptable supportive services that
would otherwise not be available for the tenants. The provision of
these services will be included in the Regulatory and Land Use
Restriction Agreement.

$1,000 Pre-Application Fee (Paid).
$10,000 Application Fee (Paid).
$61,000 Issuance Fee (.50% of the bond amount paid at closing).

$12,200 Bond Administration (0.10% of first year bond amount)
$5,600 Compliance ($25/unit/year adjusted annually for CPT)

(Department’s annual fees may be adjusted, including deferral, to accommodate
underwriting criteria and Project cash flow. These fees will be subordinated to the
Mortgage Loan and paid outside of the cash flows contemplated by the Indenture)

$5,600 to TSAHC or assigns ($25/unit/year adjusted annually for CPI)

The Borrower has applied to the Department to receive a
Determination Notice for the 4% tax credit that accompanies the
private-activity bond allocation. The tax credit equates to
approximately $631,583 per annum and represents equity for the
transaction. To capitalize on the tax credit, the Borrower will sell a
substantial portion of its limited partnership interests, typically 99%, to
raise equity funds for the project. Although a tax credit sale has not
been finalized, the Borrower anticipates raising approximately
$5,178,465 of equity for the transaction.

The Bonds are proposed to be issued under a Trust Indenture (the
"Trust Indenture") that will describe the fundamental structure of the
Bonds, permitted uses of Bond proceeds and procedures for the
administration, investment and disbursement of Bond proceeds and
program revenues.

The Bonds will be privately placed with the Bond Purchaser, and will
mature over a term of 40 years. During the construction and lease-up
period, the Bonds will pay as to interest only. The Bonds will be
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secured by a first lien on the Project.

During the Construction Phase, the Letter of Credit Provider will
provide a Letter of Credit to the benefit of the Bond Purchaser to
secure the Borrower’s reimbursement obligations during the
construction phase. The Borrower’s reimbursement obligations to the
Letter of Credit Provider will be secured by a second lien mortgage on
the property and certain related obligations to the Trustee on behalf of
the Bond Purchaser. Upon satisfaction of certain conversion
requirements, the mortgage loan will convert from the construction
phase to the permanent phase. The Bond Purchaser will return the
Letter of Credit to the Letter of Credit Provider upon completion of
construction.

The Bonds are mortgage revenue bonds and, as such, create no
potential liability for the general revenue fund or any other state fund.
The Act provides that the Department’s revenue bonds are solely
obligations of the Department, and do not create an obligation, debt, or
liability of the State of Texas or a pledge or loan of the faith, credit or
taxing power of the State of Texas. The only funds pledged by the
Department to the payment of the Bonds are the revenues from the
project financed through the issuance of the Bonds.

BOND INTEREST RATES: The interest rate on the Bonds will be 7.00%.

CREDIT

ENHANCEMENT: The bonds will be unrated with no credit enhancement.

FORM OF BONDS: The Bonds will be issued in book entry (typewritten or lithographical)
form and in denominations of $100,000 and any integral multiple of
$1.00 in excess of $100,000.

MATURITY/SOURCES

& METHODS OF

REPAYMENT: The Bonds will bear interest at a fixed rate until maturity and will be
payable monthly. During the construction phase, the Bonds will be
payable as to interest only, from an initial deposit at closing to the
Capitalized Interest Account of the Construction Fund, earnings
derived from amounts held on deposit in an investment agreement, and
other funds deposited to the Revenue Fund specifically for capitalized
interest during a portion of the construction phase. After conversion to
the permanent phase, the Bonds will be paid from revenues earned
from the Mortgage Loan.

TERMS OF THE

MORTGAGE LOAN: The Mortgage Loan is a non-recourse obligation of the Borrower
(which means, subject to certain exceptions, the Borrower is not liable
for the payment thereof beyond the amount realized from the pledged
security) providing for monthly payments of interest during the
construction phase and level monthly payments of principal and
interest upon conversion to the permanent phase. A Deed of Trust and
related documents convey the Borrower’s interest in the project to
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REDEMPTION OF
BONDS PRIOR TO
MATURITY:

secure the payment of the Mortgage Loan.

The Bonds are subject to redemption under any of the following
circumstances:

Mandatory Redemption:

(a)

(b)

(©)

(d)

(e)

®

Under certain circumstances, the Bonds are subject to mandatory
redemption in whole or in part, in the event that: (1) the project
has not achieved Stabilization within twenty-four (24) months
after the earlier of (A) the date the Project achieves Completion
or (B) the Completion Date; (2) the project has not achieved
Earnout within thirty-six (36) months after the earlier of (A) the
date the Project achieves Completion or (B) the Completion
Date; or, (3) damage to or destruction or condemnation of the
Project to the extent that Insurance Proceeds or a Condemnation
Award in connection with the Project are deposited in the
Revenue Fund and are not to be used to repair or restore the
Project.

A portion of the Bonds are subject to mandatory redemption
from proceeds remaining in the Construction Fund that are not
needed to complete the project which are not qualified project
costs.

The Bonds are subject to a mandatory redemption in part
according to the dates and amounts indicated on the Mandatory
Sinking Fund Schedule.

The Bonds are subject to redemption, in whole or in part,
following the occurrence and continuance of an Event of Default
under the Facility Agreement.

The Bonds are subject to mandatory redemption upon the
determination of Taxability if the owner of a Bond presents his
Bond or Bonds for redemption, on any date selected by such
owner, specified in a notice in writing delivered to the Borrower
and the Issuer at least thirty (30) days prior to such date.

The Bonds are subject to mandatory redemption, in whole, if the
owner of all of the Bonds, on any interest payment date on or
after April 1, 2019, if the owners of all Bonds elect redemption
and provide a 180 day written notice to the Issuer, Trustee and
Borrower.

Optional Redemption:

(a) The Bonds are subject to redemption, in whole, at the option of the

Borrower, at any time on or after April 1, 2019, from the proceeds
of an optional prepayment of the Loan by the Borrower.
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FUNDS AND
ACCOUNTS/FUNDS
ADMINISTRATION:

Under the Trust Indenture, the Trustee will serve as registrar and
authenticating agent for the Bonds and as trustee of certain of the
accounts created under the Trust Indenture (described below). The
Trustee will also have responsibility for a number of loan
administration and monitoring functions.

Moneys on deposit in Trust Indenture accounts are required to be
invested in eligible investments prescribed in the Trust Indenture until
needed for the purposes for which they are held.

The Trust Indenture will create up to five (5) accounts with the
following general purposes:

1. Construction Fund — On the closing date, the proceeds of the
Bonds shall be deposited in the Construction Fund which
consists of five (5) subaccounts as follows:

(a) Loan Account— represents a portion of the proceeds of the
sale of the Bonds. Bond proceeds in this subaccount are
used to pay for Qualified Project Costs;

(b) Costs of Issuance Account — represents a portion of the
initial equity contribution of the Borrower of which amounts
for the payments of the costs of issuance are deposited and
disbursed;

(c) Equity Account — represents a portion of the proceeds of the
Bonds plus the balance of the initial equity contribution of
the Borrower;

(d) Capitalized Interest Account — represents a portion of the
proceeds of the Bonds plus a portion of the initial equity
contribution of the Borrower from which amounts may be
transferred to the Revenue Fund in order to pay interest on
the Bonds until the Completion Date of the Project; and,

(e) Insurance and Condemnation Proceeds Account - represents
Condemnation Award and Insurance Proceeds allocated to
restore the Project pursuant to the Loan Documents.

2. Replacement Reserve Fund — Amounts which are held in reserve
to cover replacement costs and ongoing maintenance to the
project.

3. Tax and Insurance Fund — The Borrower must deposit certain
moneys in the Tax and Insurance Fund to be applied to the

payment of real estate taxes and insurance premiums.

4.  Revenue Fund — Revenues from the Project are deposited to the
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DEPARTMENT
ADVISORS:

Revenue Fund and disbursed to sub-accounts for payment to the
various funds according to the order designated under the Trust
Indenture: (1) to the payment of interest on the Bonds; (2) to the
payment of the principal or redemption price, including
premium, if any, on the Bonds; (3) to the payment of any
required deposit in the Tax and Insurance Fund; (4) to the
payment of any required deposit in the Replacement Reserve
Fund; (5) to the payment of the fees of the Trustee, the Servicer,
the Issuer and the Asset Oversight Agent, if any, due and owing
under the Loan Documents and the Indenture; (6) to the payment
of any other amounts then due and owing under the Loan
Documents; and (7) the remaining balance to the Borrower.

5. Rebate Fund — Fund into which certain investment earnings are
transferred that are required to be rebated periodically to the
federal government to preserve the tax-exempt status of the
Bonds. Amounts in this fund are held apart from the trust estate
and are not available to pay debt service on the Bonds.

Essentially, all of the bond proceeds will be deposited into the
Construction Fund and disbursed therefrom during the Construction
Phase to finance the construction of the Project. Although costs of
issuance of up to two percent (2%) of the principal amount of the
Bonds may be paid from Bond proceeds, it is currently expected that
all costs of issuance will be paid by an equity contribution of the
Borrower.

The following advisors have been selected by the Department to
perform the indicated tasks in connection with the issuance of the
Bonds.

1. Bond Counsel - Vinson & Elkins L.L.P. ("V&E") was most
recently selected to serve as the Department's bond counsel
through a request for proposals ("RFP") issued by the
Department in August 17, 2001. V&E has served in such
capacity for all Department or Agency bond financings since
1980, when the firm was selected initially (also through an RFP
process) to act as Agency bond counsel.

2. Bond Trustee - Wells Fargo Bank Texas, N.A. (formerly
Norwest Bank, N.A.) was selected as bond trustee by the

Department pursuant to a request for proposals process in June
1996.

3. Financial Advisor - Dain Rauscher, Inc., formerly Rauscher
Pierce Refsnes, was selected by the Department as the
Department's financial advisor through a request for proposals
process in September 1991.

4, Disclosure Counsel — McCall, Parkhurst & Horton, L.L.P. was
selected by the Department as Disclosure Counsel through a
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request for proposals process in 1998.

ATTORNEY GENERAL
REVIEW OF BONDS: No preliminary written review of the Bonds by the Attorney General of
Texas has yet been made. Department bonds, however, are subject to
the approval of the Attorney General, and transcripts of proceedings
with respect to the Bonds will be submitted for review and approval
prior to the issuance of the Bonds.
Revised: 4/30/2002 Texas Department of Housing and Community Affairs Page: 8
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Stonebrook Villas
EXHIBIT 3

| Estimated Sources & Uses of Funds |

|Sources of Funds |

Bond Proceeds, Series 2002 Bonds (Tax-Exempt) $ 12,200,000
LIHTC Equity 5,387,000
Interest Income 95,576
Soft Financing -
Deferred Developer's Fee 1,852,840
Total Sources $ 19,535,416
|Uses of Funds |
Deposit to Mortgage Loan Fund (Construction funds) $ 15,513,991
Capitalized Interest 1,103,187
Marketing -
Developer's Overhead & Fee 2,235,750
Costs of Issuance
Direct Bond Related 226,850
Bond Purchaser Costs 169,500
Other Transaction Costs 136,138
Real Estate Closing Costs 150,000
Total Uses $ 19,535,416

| Estimated Costs of Issuance of the Bonds |

[Direct Bond Related |

TDHCA Issuance Fee (.50% of Issuance) $ 61,000
TDHCA Application Fee 11,000
TDHCA Bond Compliance Fee ($25 per unit) 5,600
TDHCA Bond Counsel and Direct Expenses (Note 1) 65,000
TDHCA Financial Advisor and Direct Expenses 25,000
Disclosure Counsel ($5k Pub. Offered, $2.5k Priv. Placed. See Note 1) 2,500
Borrower's Bond Counsel 35,000
Placement Agent -
Trustee's Fees (Note 1) 7,500
Trustee's Counsel (Note 1) 5,000
Attorney General Transcript Fee ($1,250 per series, max. of 2 series) 1,250
Texas Bond Review Board Application Fee 500
Texas Bond Review Board Issuance Fee (.025% of Reservation) 3,750
TEFRA Hearing Publication Expenses 3,750
Total Direct Bond Related $ 226,850

|B0nd Purchase Costs |

Loan Origination Fee (Charter Mac @1%) 122,000
Due Diligence Cost (Charter Mac) 12,500
Bond Counsel & Expenses (Charter Mac) 35,000

Total $ 169,500
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Stonebrook Villas
EXHIBIT 3

|Other Transaction Costs

Letter of Credit Origination Fee (0.75% of Issuance) 91,500
Letter of Credit Legal Fees 15,000
Tax Credit Determination Fee (4% annual tax cr.) 26,278
Tax Credit Applicantion Fee ($15/u) 3,360
Total 136,138

|Real Estate Closing Costs |
Title & Recording (Const.& Perm.) 100,000
Property Taxes 50,000
Total Real Estate Costs 150,000
Estimated Total Costs of Issuance 682,488

Costs of issuance of up to two percent (2%) of the principal amount of the Bonds may be paid
from Bond proceeds. Costs of issuance in excess of such two percent must be paid by an equity

contribution of the Borrower.

Note 1: These estimates do not include direct, out-of-pocket expenses (i.e. travel). Actual Bond
Counsel and Disclosure Counsel are based on an hourly rate and the above estimate does not

include on-going administrative fees.
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TEXASDEPARTMENT of HOUSING and COMMUNITY AFFAIRS

MULTI FAMILY CREDIT UNDERWRITING ANALYSIS

DATE:  April 29, 2001

PROGRAM: MFB FILE NUMBER: 2002-056
4% LIHTC 01465

DEVELOPMENT NAME

Stonebrook Villas

APPLICANT
Name: Stonebrook Villas Housing, L.P. Type: [X Forpoiit  [] NonProfit [ ] Muncpd [ ] Other
Address: 5910 N. Central Expressway, Suite 1145 City:  Dallas State:  TX
Zip: 75206  Contact:  Bill Fisher Phone: (214) 891-1402 Fax: (214) 987-9294

PRINCIPALS of the APPLICANT

Name: Stonebrook Villas Development LLC (%): .01 Title: Managing General Partner

Name: Related Capital Company (%): 9999 Title: Initial Limited Partner

Name: Brian Potashnik

(%): Title: Owner of G.P.

(Southwest Housing Development, Inc.)

GENERAL PARTNER

Name: Stonebrook Vilas Development LLC Type: [X] Forprofit  [] Nonprofit [] Municipa [] other
Address. 5910 N. Central Expressway, Suite 1145 City:  Dallas State: TX
Zip: 75206  Contact:  Bill Fisher Phone: (214) 891-1402 Fax: (214) 987-9294

PROPERTY LOCATION

Location:  Peregrine Drive at Virginia Parkway ] QcT [] DDA
City: McKinney County: Collin Zip: 75070
REQUEST
Amount Interest Rate Amortization Term
— $12,200,000 7% 40yrs 40yrs
— $654,271* N/A N/A N/A

Other Requested Terms:

— Tax-exempt private activity mortgage revenue bonds per revised project cost schedule,
Since application this has been amended to $12,200,000

— Annual ten-year allocation of low-income housing tax credits * Thisfigure has not been
modified in the application after reduced project costs were provided

Proposed Use of Funds:

New construction

SITE DESCRIPTION

Size: 10.43 acres

454,330 squarefeet  Zoning/ Per mitted Uses: RG-18, multifamily permitted

Flood Zone Designation:

Zone X Status of Off-Sites: Partially Improved




TEXASDEPARTMENT of HOUSING and COMMUNITY AFFAIRS
CREDIT UNDERWRITING ANALYSIS

DESCRIPTION of IMPROVEMENTS

Total # Rental # Common # of
Unitss 224 Buildings 10 AreaBldngs 1 Floors 3 Age 0 yrs  Vacant: N/A @ / /

Number Bedrooms | Bathroom Size in SF
124 2 2 950
92 3 2 1,100
8 4 2 1,300
Net Rentable SF: 229,400 AvUnSF: 1024 CommonAreaSF: 5,000 GrossBldng SF 234,400

Property Type: X Multifamily [0 SFRRenta [0 Elderly [ Mixedlncome [ Specia Use

CONSTRUCTION SPECIFICATIONS

STRUCTURAL MATERIALS

Wood frame on a post-tensioned concrete slab on grade, 25% stucco/ 75% cultured stone (per revised building plans)
exterior wall covering with wood trim, drywall interior wall surfaces, composite shingle roofing

APPLIANCES AND INTERIOR FEATURES

Carpeting & vinyl flooring, range & oven, hood & fan, garbage disposal, dishwasher, refrigerator, tile tub/shower,
ceiling fans, laminated counter tops, centralized water heat

ON-SITE AMENITIES

5,000 SF community building with activity room, management offices, fitness & laundry facilities, kitchen, restrooms,
computer/business center, swimming pool, equipped children's play area, perimeter fencing with limited access gate,
monitored security

Uncovered Parking: 285 spaces  Carports: 224 spaces  Garages: 0 spaces

OTHER SOURCES of FUNDS

INTERIM-TO-PERMANENT FINANCING

Source:  Charter/Mac Municipa Mortgage Contact: ~_Jim Spound

Principal Amount: $12,200,000 Interest Rate: 7%

Additional Information: Based on tax-exempt bond proceeds payment amount appears to be based upon alarger
original debt amount of $14.5M, revised commitment did not correct 250-unit assumption

Amortization: 40 ys  Term: 40 g Commitment: [XI Nome [] Firm [] Conditiona

Annual Payment: $976,518 Lien Priority:  1st Commitment Date 3/ 22/ 2002

LETTER OF CREDIT

Source: First Union Contact: Kari Fergug)n

Principal Amount: $12,200,000 Interest Rate: Unknown

Additional Information: Commitment not provided

LIHTC SYNDICATION

Source:  Related Capital Company Contact:  Justin Ginsberg

Address. 625 Madison Avenue City:  New York

State: NY Zip: 10022 Phone:  (212)  421-5333 Fax: (212) 751-3550
Net Proceeds: $5,387,000 Net Syndication Rate (per $1.00 of 10-yr LIHTC) 82¢

Commitment [0 None [0 Firm X Conditiona Date: 4 19/ 2002

Additional Information: Commitment | etter reflects proceeds based on credits of $657,018




TEXASDEPARTMENT of HOUSING and COMMUNITY AFFAIRS
CREDIT UNDERWRITING ANALYSIS

APPLICANT EQUITY

Amount:  $1,852,840 Sour ce: Deferred developer fee

VALUATION INFORMATION

ASSESSED VALUE
Land: $833,280 for 13.88 acres Assessment for the Year of: 2001
Building: Valuation by: Collin County Appraisal District

Total Assessed Value: $626,161 prorata

EVIDENCE of SITE or PROPERTY CONTROL

Type of Site Control: Purchase agreement and assignment agreement

Contract Expiration Date: 6/ 10/ 2002 Anticipated Closing Date: 5/ 10/ 2002
Acquisition Cost: $ 1,375,000 Other Terms/Conditions: $70,000 earnest money and extension fees

Seller: Custer/Virginia Joint Venture ($1,250,000 sales price) Related to Development Team Member: No
Assignor:  Provident Realty Advisors, Inc. ($125,000 assignment price) Related to Development Team Member: No

REVIEW of PREVIOUS UNDERWRITING REPORTS

No previous reports.

PROPOSAL and DEVELOPMENT PLAN DESCRIPTION

Description: Stonebrook Villas is a proposed new construction project of 224 units of affordable housing
located in far western McKinney. The project is comprised of 10 residential buildings as follows:

1 OneBuilding A with 24 two-bedroom units;

1 Seven Building B with 12 two-bedroom units, 12 three-bedroom units;

f OneBuilding C with 8 two-bedroom units, 8 three-bedroom units; and

T OneBuilding D with 8 two-bedroom units, 8 four-bedroom units.

Based on the site plan the apartment buildings are evenly distributed throughout the site, with the two-story
buildings primarily aong Virginia Parkway. The community building, mailboxes, and swimming pool
located near the entrance to the site on Virginia Parkway. The site plan reflect a wood fence with brick
columns at the front of the property on Virginia and a six-foot-high masonry fence along the eastern
boundary and shows two gated ingress/egress points. One of the ingress points appears to be from a private
street which is not yet devel oped.

Supportive Services. The Applicant has contracted with Housing Services of Texas, Inc. to provide the
following supportive services to tenants. after school and adult education, health screenings and
immunizations, family counseling and domestic crisis intervention, computer training, emergency assistance
and relief, community outreach, vocational guidance, and social and recreational activities. These services
will be provided at no cost to tenants. The Applicant has agreed to pay $2,333 per month ($28K/year) for
these support services.

Schedule: The Applicant anticipates construction to begin in July of 2002, to be completed and placed in
servicein July of 2003, and to be substantially leased-up in January of 2004.

POPULATIONS TARGETED

Income Set-Aside: The Applicant has elected the 40% at 60% or less of area median gross income (AMGI)
set-aside, although as a Priority 1 private activity bond lottery project 100% of the units must have rents
restricted to be affordable to households at or below 50% of AMGI. This alows for prospective tenants to
be qualified at the 60% of AMGI or lessincome level

Special Needs Set-Asides: Thirteen units (5.2%) will be handicapped-accessible.
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TEXASDEPARTMENT of HOUSING and COMMUNITY AFFAIRS
CREDIT UNDERWRITING ANALYSIS

Compliance Period Extension: The Applicant has not elected to extend the compliance period.

MARKET HIGHLIGHTS

A revised market feasibility study dated March 5, 2002 was prepared by Butler Burgher, LLC and
highlighted the following findings:
Definition of Market/Submarket: “We have determined the primary market areato be a ten-mile radius of
the subject property, as this encompasses an adequate population to study with representative demographics.”
(p. 73)
The TDHCA market study guidelines and concentration policy adopted by the Board provide that:

“The primary market or submarket will be defined on a case-by-case basis by the market

analyst engaged by the Applicant to provide a market study for the Development. The market

study should contain a map defining the market and submarket and a narrative of the salient

features that helped the analyst make such a determination. As a general guide for the market

analyst, the Department encourages the use of natural political/geographical boundaries

whenever possible. Furthermore, the primary or submarket for a project chosen by the market

analyst will generally be most informative if it contains between 50,000 and 250,000 persons,

though a sub-market with fewer or more residents may be indicated at the discretion of the

market analyst where political/geographic boundaries indicate doing so.”
A five-mile radius provided a current total population of less than 40K persons. While this size radius is
generally a more than sufficient radius for a metropolitan area, in this case it would provide a population base
lower than the Department’s guidelines would suggest. The ten-mile radius chosen by the Market Analyst
contains slightly over 200K persons and is within the Department’ s guideline. The market analyst could have
aternatively chosen the City of McKinney as the natural geographic/political boundary for the project’s
primary market, which is said to contain approximately 54K persons. The site, however, is located on the
very western edge of this political boundary, and using only the City’s boundary would have unreasonably
characterized this project as drawing from only the City. In fact it will most likely draw residents from the
neighboring communities of Frisco and Prosper. For example, a school teacher or municipal worker in Frisco
or Prosper could easily have a shorter commute to their school or municipal office in those communities than
they would if they worked in McKinney. The schools in Frisco and Prosper appear to be closer than
approximately half of the schools in the McKinney Independent School District. The center of Frisco and
Proper both appear to be closer to the site than the central business district of McKinney. Therefore, the
market area defined in the market study can be considered reasonable for this project
Total Local/Submarket Demand for Rental Units: “Based on demographics, the area surrounding the
subject shows an average, pent-up demand figure of 2,581 units from income qualified, renter households
and population within a ten-mile radius. Approximately 1,161 LIHTC units have been added in a ten-mile
radius in the past 10 years. These demand calculations demonstrate adequate demand for the subject’s 224
units, with demand coming completely from pent up growth/demand” (p. 76) In addition the Analyst
indicated that based upon annual anticipated population growth “...calculations result in an average forecast
demand of 230 units/year through 2005.” The Underwriter finds that the three years of anticipated growth
aong with the ten years to be a potentially very aggressive methodology to caculate demand. The
Underwriter has recal culated a current demand for the proposed units based on one year’ s growth and natural
turnover of existing income-qualified households. While this method results in a heavy reliance on demand
from turnover and for that reason could also be considered aggressive, it is a methodology for calculating
demand that has been accepted with other developments since the concentration policy has gone into effect.
The table below summarizes these two methodol ogies.

INCOME-ELIGIBLE SUBMARKET DEMAND SUMMARY
Market Analyst Underwriter
Type of Demand Units of % of Total | % of Total | % of Total
Demand Demand Demand Demand
Household Growth 689* 21% 230 6%
Resident Turnover 0 0% 3,455 94%
Other Sources: 10 yrs pent-up demand 2,581 79% 0 0%
TOTAL ANNUAL DEMAND 3,270 100% 3,684 100%
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*pased on three years of annual growth Ref: p. 77

Capture Rate: The Market Analyst projected 552 additional units of comparable affordable rental housing
to be approved for funding but not yet stabilized in the 10-mile radius, which when combined with the
proposed 224 units and divided by their forecast demand results in a forecast capture rate of 23.73% (p. 78)
Based upon the Underwriter’ s recalculated demand the capture rate actually improves to 21.06%

Market Rent Comparables: The market analyst surveyed 10 comparable apartment projects totaling 2,352
unitsin the market area. (p.85)

RENT ANALYSIS (net tenant-paid rents)

Unit Type (% AMI) | Proposed || Program Max | Differential Market Differential
2-Bedroom (50%) $667 $667 $0 $753 -$86
3-Bedroom (50%) $771 $771 $0 $1,065 -$294
4-Bedroom (50%) $859 $859 $0 $1,263 -$377

(NOTE: Differentials are amount of difference between proposed rents and program limits and average market rents,
e.g., proposed rent =$500, program max =3$600, differential = -$100)

Ref: p. 93

Submarket Vacancy Rates: “The rental market is currently at an average occupancy of 93.3% in the
Allen/McKinney submarket...” (p. 68)

Absorption Projections: “An absorption rate of 20 units/month is reasonable for the subject, as encumbered
by LIHTC, resulting in an 8- to 9-month absorption period to obtain 93% physical occupancy.” (p. 78)
Known Planned Development: “Aside from the subject 224 units, there are three complexes under
construction with affordable rents. Creek Point Apartments [200 units] (under construction and planned for
10/2002 completion) is located within the 10-mile radius from the subject and was included. Skyway Villas
with 223 units will be completed within the next 2 years, as site work has just begun. Chaparral Townhomes
with 120 units will be complete in 2003 and is located on E. Highway 5 in the City of Allen and is also
within the 10-mile radius of the subject.” (p. 77)

Conclusions. The Underwriter found the market study provided sufficient information on which to base a
funding recommendation. The Market Analyst’s revised market study includes of all the new LIHTC-funded
projects in this market. The Market Analyst used a demand calculation that includes a potentially aggressive
10-mile radius around the site, ten years of pent-up demand, and three years of future annual demand. The
Underwriter believes the three years of future demand is the most speculative. This is because the
Department has historicaly stayed away from using growth or development costs or operating expenses
based on future projections much less cumulative effect of future projections. Using either one year or two
years of growth provides for an excessive concentration capture estimate based upon the Market Analyst’s
calculations. While the Department’s market study guidelines and concentration policy alow for a fair
amount of discretion for the calculation of demand by the market study analyst, it also provides that the
Department may substitute its own analysis and underwriting conclusions for those submitted by the report
provider. Inthis case, while the Underwriter believes that the methodology used to calculate demand may be
aggressive, the Underwriter’ s acceptable alternative calculation provides a lower 21% concentration capture
rate. Based upon this finding the concentration capture rate is within the level allowed under the
Department’s policy.

SITE and NEIGHBORHOOD CHARACTERISTICS

Location: McKinney is located in north central Texas, approximately 30 miles north of Dallas in Collin
County. The siteis a rectangul arly-shaped parcel located in the far western area of McKinney, approximately
six miles from the central business district. The siteis situated approximately 1,100 feet east of the northeast
corner of the intersection of Virginia Parkway and Custer Road.

Population: The estimated 2001 population of the primary market area was 203,326 and is expected to
increase by 18% to approximately 239,665 by 2006. Within the primary market area there were estimated to
be 70,529 householdsin 2001.

Adjacent Land Uses: Land uses in the overall area in which the site is located are predominantly
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agricultural, with scattered single-family residential and commercial uses. Adjacent land usesinclude:

1 North: Primarily undeveloped except for one church

f  South: Virginia Parkway with single-family residential beyond

1 East: Undeveloped land

1 West: A proposed private road and undevel oped land then Custer Road with undevel oped land beyond
Site Access. Access to the property is from the east or west along Virginia Parkway. The project isto have
one main entry at the southeast from Virginia Parkway and a secondary exit at the southwest from an
unnamed access road to Virginia. Access to Interstate Highway 75 is five miles east, which provides
connectionsto all other major roads serving the Metroplex area.

Public Transportation: Public transportation to the areais not available in McKinney.

Shopping & Services: The site is in a relatively undeveloped area; shopping and services are located five
miles east in McKinney.

Site Ingpection Findings: A TDHCA staff member performed a site inspection on march 14, 2002 and
found the location to be an excellent location for the proposed devel opment.

HIGHLIGHTS of SOILS & HAZARDOUS MATERIALS REPORT(S)

A Phase | Environmental Site Assessment report dated December 20, 2001 was prepared by Butler Burgher,
Inc. and contained the following findings: “In the professional opinion of Butler Burgher...no evidence or
indication of recognized environmental conditions have been revealed. No further investigation/assessment
iswarranted at this time pertaining to the Phase | ESA.” (p. 12)

OPERATING PROFORMA ANALYSIS

Income: The Applicant’s rent projections are slightly higher than the maximum rents allowed under LIHTC
guidelines, reflecting the trended rents for the 2003 to 2004 time period in which the project will be in lease-
up. The Applicant estimated higher secondary income of $25 per unit and utilized a lower vacancy and
collection loss rate of 7% that when combined with the trended rents contributed to the gross income estimate
being $63K (3%) higher than the Underwriter's estimate. The Applicant also indicated that the property
would provide hot water through a centralized boiler system, thereby further reducing the tenant-paid utilities
and increasing the potential gross rent.

Expenses: The Applicant’s total expense estimate of $3,252 per unit or $3.18 per foot is significantly (9.4%)
below the Underwriter’s TDHCA database-derived estimate of $3,596 per unit or $3.51 per foot based upon
comparably-sized projects and the particular attributes of the subject. The Applicant’s budget shows several
individua line item estimates that deviate significantly when compared to the database averages, particularly:
payroll ($28K higher), utilities ($41K lower), water, sewer, and trash ($32K lower), and property tax ($34K
lower). The Underwriter believes the majority of the difference in expenses is due to the utility cost
associated with the central boilers not being included in the Applicant’s budget. 1n addition, the Applicant’s
property tax expense infers an anticipated assessed value of $18,343 per unit while the market analyst
reflected an assessment of $30,000 per unit as being reasonable, based upon comparisons to other LIHTC
properties. The Market Analyst further explains the Applicant’s lower tax assumption is based upon a partial
abatement of taxes, though no documentation of such abatement has been provided and none is assumed in
thisanalysis.

Conclusion: The Applicant’s estimated income and total estimated operating expense is inconsistent with the
Underwriter’s expectations and the Applicant’s net operating income is not within 5% of the Underwriter’s
estimate. Therefore, the Underwriter’s NOI will be used to evaluate debt service capacity. The Applicant’s
original debt service amount reflected a much larger debt amount and a revision of the Applicant’s debt
service assumptions has not been provided. The Underwriter's proforma allows supportive services and
compliance fees to be projected “below-the-line” in order to reflect a more true bonds-only minimum debt
coverage ratio (DCR) of 1.10. This suggests, however, that unless the required supportive services expenses,
trustee fee, compliance fees, asset oversight fees, and TDHCA administrative fees are waived or allowed to
be funded out of cash flow only, the aggregate DCR is an unacceptably low 1.04. Therefore, up to two years
of the TDHCA administrative fees may need to be deferred in order to maintain a1.10 DCR.

CONSTRUCTION COST ESTIMATE EVALUATION
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Land Value The origina site cost of $1,500,000 is more than double the current tax assessed value
however, the acquisition price is generally assumed to be reasonable since the acquisition is, by all accounts,
an arm'’ s-length transaction. Southwest Housing Development, Inc., the principal of the General Partner, has
an assignment agreement with Provident Realty Advisors to acquire the property from the current owner,
Custer/Virginia Joint Venture. The purchase price between Provident and Custer is $1,250,000, as reduced in
a third amendment to the purchase and sale agreement. The assignment fee identified in the assignment
agreement between Southwest and Provident is $125,000, which results in a total purchase price of
$1,375,000. In addition, Southwest has entered into a tri-party agreement for the development of the off-site
structures as discussed below. This agreement calls for Southwest or its assigns to pay for two off-site tracts
of land (but not own them) that comprise the access lane and the drainage facilities. The access lane land will
cost $1.25 per square foot and account for an estimated 8,392 square feet. The drainage facilities land will
cost $2.50 per square foot and account for approximately 34,794 square feet. Thisraises the total land cost to
$1,472,475 or $27,525 less than the Applicant’s proposed land cost.
Off-site Cost: The Applicant included no off-site costs in any of the budgets presented to date. Significant
costs should be attributed to the development as a result of the improvements required to be made to a
currently unimproved private access lane and a detention field that will serve the development site as well as
the adjoining site. Both of these off-site improvements have been contemplated in the site plan of the project
and have been formalized in a tri-party development agreement between Southwest Housing Devel opment,
Inc., Custer/Virginia Joint Venture (the current owner), and Cencor (the proposed buyer for the remainder of
the adjacent land that Custer/Virginia Joint Venture currently owns). This agreement calls for Southwest to
pay for but not own the land on which the improvements will be developed, as well as 50% of the cost of the
access way development cost and a prorata share of the drainage facilities cost. The prorata amount will be
based upon an engineering study to determine the benefits the drainage facilities will provide to both
properties. In addition, the agreement calls for a proration of the ongoing burden of insurance and property
taxes for these offsite locations. Receipt, review, and acceptance of a revised construction cost breakdown
that includes an estimate for these off-sitesis a condition of this report.
Sitework Cost: The Applicant’s claimed sitework costs of $6,500 per unit are precisely at the maximum
guideline for such costs and therefore are considered reasonable for multifamily projects.
Direct Construction Cost: The Applicant’s direct construction cost estimate is $215K or 2% lower than the
Underwriter’s Marshall & Swift Residential Cost Handbook-derived estimate, and is therefore regarded as
reasonabl e as submitted.
Ineligible Costs: The Applicant’s costs were derived from a sources and uses of funds statement dated
4/19/02 and the Underwriter was required to make assumptions regarding the eligible nature of some of the
costs projected. An earlier version of the required project cost schedule concluded with a total amount that
was $600K higher and included severa line items that were significantly more out of line with the more
current sources and uses. Receipt, review, and acceptance of a revised cost schedule consistent with the
sources and uses and dligible basis assumptionsin this analysis is a condition of this report.
Fees. The Applicant’s contractor’s fees for general requirements, general and administrative expenses, and
profit are all within the maximums allowed by TDHCA guidelines. The Applicant’s devel oper fees, however,
exceed 15% of the Applicant’s eligible basis and therefore the eligible potion of the Applicant’s developer
fee must be reduced by $91,051.

Conclusion: The Applicant’ stotal project cost estimate is within 5% of the Underwriter’s verifiable estimate
and is therefore generally acceptable. Since the Underwriter has been able to verify the Applicant’ s projected
costs to a reasonable margin, the Applicant’s total cost breakdown, as adjusted, is used to calculate eligible
basis, determine the LIHTC allocation, and the project’s overall need for funds. Asaresult an eligible basis
of $17,209,355 is used to determine a credit allocation of $631,583 from this method.

FINANCING STRUCTURE ANALYSIS

The Applicant intends to finance the development with four types of financing from four sources. a
conventional interim to permanent loan securing tax-exempt private activity bonds, a standby letter of credit,
syndicated LIHTC equity, and deferred devel oper’ s fees.

Bonds: The bonds are tax-exempt private activity mortgage revenue bonds to be issued by TDHCA and
purchased by Charter/Mac. As of the date of the underwriting analysis, there will be $12,200,000 in tax-
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exempt Series A bonds. The Underwriter used the interest rate quoted in the commitment letter of 7%. A
one percent origination fee will be charged for the facility. The bonds will be amortized over 40 years at a
fixed interest rate. The bond will be interest-only until the conversion date not more than 24 months after the
issuance. The commitment letter anticipates a construction period of not more than 14 months and requires a
letter of credit by an approved financia institution for the full amount of the bonds during the construction
and lease-up period. The original commitment letter anticipated a project of 250 units and has had several
revisions due to resizing of the project and a re-evaluation of the debt amount. The most recent revision
dated March 22, 2002 amends the bond amount to $12,875,000 and does not revise the number of units
anticipated to be in the project, though it makes it clear that the bond amount proposed is subject to the
receipt and review of final plans which would include the amended number of units. Receipt, review, and
acceptance of a revised financing commitment to reflect the revised bond amount and corrected number of
unitsis acondition of this report.

Letter of Credit: The Applicant anticipates obtaining a letter of credit (LOC) from First Union, however, a
commitment evidencing this arrangement was not provided. Receipt, review, and acceptance of a letter of
credit commitment for the full amount of the bonds is a condition of this report. The commitment to
purchase the bonds lays out the anticipated terms of the LOC, including an origination fee of not more than
0.75%, quarterly interest of not more than 0.75% per annum on the full amount of the letter of credit, and
guarantees of Brian Potashnik and Southwest Housing Devel opment Company during construction and lease-
up.

LIHTC Syndication: Related Capital Company has offered terms for syndication of the tax credits,
however, the latest commitment letter dated April 19, 2002 was not signed by the Applicant. The
commitment letter shows net proceeds are anticipated to be $5,387,000 based on total allocated credits of
$657,018 reflecting syndication factor of 82%. The commitment provides for the acquisition of 99.99% of
the credits made available. The funds would be disbursed in afive-phased pay-in schedule:

1. 20% upon admission to the partnership;

2. 10% upon completion of 50% of construction;

3. 30% upon completion of 75% of construction;

4. 20% upon completion of construction;

5. 20% upon attainment of rental achievement status.

Deferred Developer’'s Fees: The Applicant’s most recent sources and uses as of April 19, 2002 proposed
deferred developer’ s fees of $1,852,840 which amounts to 79% of the total fees.

Financing Conclusions: Based on the Applicant’s sources and uses statement derived estimate of eligible
basis, the LIHTC alocation should not exceed $631,583 annually for ten years, resulting in syndication
proceeds of approximately $5,178,465. This credit amount is $6,465 higher than the amount reflect in the
revised most updated sources and uses statement and a new cost breakdown has not yet been provided. The
original project costs schedule reflected an applicable percentage of 3.68% rather than the current
underwriting rate of 3.67%. The Applicant’s total costs most likely do not account for the additional off-site
costs attributed to the access way and the drainage facilities and an additional source of funds for these costs
have not been identified. Should the Applicant’s final construction cost exceed the cost estimate used to
determine credits in this analysis, significant additional deferred developer’s fee may not be available to fund
the additional gap. As projected by the Underwriter, the deferred fees amount to just under 80% of the
developer’s fees and while they do not appear to be repayable within ten years, it can be projected that they
are repayable out of estimated cash flow at zero percent interest in approximately 11 years.

REVIEW of ARCHITECTURAL DESIGN

Exterior Elevations. The exterior elevations are attractive, with mixed stucco/masonry veneer/siding

exterior finish and pitched roofs. The units are in two- and three-story walk-up structures with exterior

stairways and interior breezeways. Each unit has a semi-private exterior entry that is shared with other units

off an interior breezeway. All units are of average size for market rate and LIHTC units, and have covered

patios or balconies, outdoor storage closets, and hookups for washers and dryers.

Unit Floorplans:

1. Entry to the 2-BR/2-BA unit is directly into the living area, with the designated dining area to the right
and the galley kitchen adjoining the dining area. A hallway off the living area leads to the bedrooms and
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bathrooms, one of which is accessible from the living area. The patio is accessed from the living room.
The master bedroom has awalk-in closet and the secondary bedroom has a conventional closet.

The 3-BR/2-BA unit is arranged similarly to the 2-BR unit, with a larger kitchen with island, an entry
coat closet, and the third bedroom off the central hallway.

Entry into the 4-BR/2-BA unit is through an entry foyer into the dining area, and the galley kitchen is
separated from the dining area by a breakfast bar. The living area adjoins the dining space, and again a
central hallway off the living area provides access to all bedrooms and bathrooms. The master bedroom
has awalk-in closet and the other three bedrooms feature conventional closets. Both bathrooms will have
two vanities.

IDENTITIES of INTEREST

Brian Potashnik, the owner of the General Partner, is also a principal of the Developer, General Contractor,
and Property Manager. These are typical relationships.

APPLICANT’S/PRINCIPALS’ FINANCIAL HIGHLIGHTS, BACKGROUND, and EXPERIENCE

Financial Highlights:

l
l

The Applicant and Genera Partner are single-purpose entities created for the purpose of receiving
assistance from TDHCA and therefore have no material financial statements.

The Developer, Southwest Housing Development Company, Inc., submitted an unaudited financial
statement as of December 31, 2000 reporting total assets of $6.76M and consisting of $2M in cash,
$3.9M in receivables, $817K in work in progress, and $5K in other assets. Liabilities totaled $3.2M,
resulting in net equity of $3.57M.

Background & Experience:

1 The Applicant and General Partner are new entities formed for the purpose of developing the project.

f Brian Potashnik, the owner of the General Partner and president of the Developer and General
Contractor, listed participation as president of the general partner on 11 previous affordable and
conventional housing projects totaling 2,353 units since 1994.

SUMMARY OF SALIENT RISKS AND ISSUES

1 The Applicant’s estimated operating expenses and operating proforma are more than 5% outside of the
Underwriter’ s verifiable ranges.

1 Significant inconsistencies in the application could affect the financial feasibility of the project.

f  The recommended amount of deferred developer fee cannot be repaid within ten years, and any amount
unpaid past ten years would be removed from eligible basis.

f The significant financing structure changes being proposed have not been accepted by the Applicant,

lenders, and syndicators, and acceptable alternative structures may exist.
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RECOMMENDATION

X RECOMMEND LIHTC ALLOCATION OF NOT MORE THAN $631,583 PER YEAR FOR TEN
YEARS AND TDHCA TAX-EXEMPT BOND ISSUANCE IN AN AMOUNT NOT MORE THAN
$12,200,000, TO BE AMORTIZED OVER 40 YEARS AT AN INTEREST RATE OF 7% WITH
THE POTENTIAL DEFERRAL OF UP TO TWO YEARS OF SUPPORTIVE SERVICES AND
TDHCA FEES SHOULD THE PROJECT NOT ACHIEVE ITSSTABILIZED NOI AS
PROJECTED, CONDITIONED UPON THE FOLLOWING:

CONDITIONS

1. Receipt, review, and acceptance of a revised cost schedule to include off-site costs and to be
consistent with the sources and uses of funds statement and eligible basis assumptions in this
analysis;

2. Receipt, review, and acceptance of a letter of credit commitment for the full amount of the
bonds; and,

3. Receipt, review, and acceptance of revised bond/permanent loan financing commitment
reflecting the current project size and current debt amount.

Credit Underwriting Supervisor: Date  April 29, 2002
Jim Anderson

Director of Credit Underwriting: pate.  April 29, 2002
Tom Gouris
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| MULTIFAMILY FINANCIAL ASSISTANCE REQUEST: Comparative Analysis I

Stonebrook Villas, MFB #2002-056/4% LIHTC #01465

Type Of Unit Number Bedrooms No. OF Baths | Size in SF [ Gross Remt Lmt. ] Net Rent per Unit | Rent per Month Rent per SF Tnt PQ UC1l Wr, Swr, Trsh |
TC (50%) 124 2 2 950 5748 $667 582,708 $50.70 $81.00 $41.00
TC (50%) 92 3 2 1,100 864 $771 70,932 0.70 93.00 53.00
TC (50%) 8 4 2 1,300 963 $859 6,872 0.66 104.00 63.00
TOTAL: 224 1,024 803 717 160,512 0.70 86.75 46.71

INCOME Total Net Rentable Sq Ft: 229,4 TDHCA APPLICANT

POTENTIAL GROSS RENT $1,926,144 $1,942,932
Secondary Income Per Unit Per Month: $10.00 26,880 67,200 $25.00 Per Unit Per Month
Other Support Income: (describe) 0 0

POTENTIAL GROSS INCOME $1,953,024 $2,010,132
Vacancy & Collection Loss % of Potential Gross Income: -7.50% (146,477) (140,712) -7.00% of Potential Gross Rent
Employee or Other Non-Rental Units or Concessions 0 0

EFFECTIVE GROSS INCOME $1,806,547 $1,869,420

EXPENSES $ OF EGI PER UNIT PER SQ FT PER SQ FT PER UNIT $ OF EGI
General & Administrative 4.04% $326 $0.32 $73,063 $63,900 $0.28 $285 3.42%
Management 4.00% 323 0.32 72,262 80,405 0.35 359 4.30%
Payroll & Payroll Tax 8.22% 663 0.65 148,512 176,300 0.77 787 9.43%
Repairs & Maintenance 5.26% 424 0.41 94,979 101,700 0.44 454 5.44%
Utilities 4.70% 379 0.37 84,950 43,700 0.19 195 2.34%
Water, Sewer, & Trash 5.77% 466 0.45 104,328 72,400 0.32 323 3.87%
Property Insurance 2.03% 164 0.16 36,704 33,150 0.14 148 1.77%
Property Tax 2.725843 8.08% 651 0.64 145,918 112,000 0.49 500 5.99%
Reserve for Replacements 2.48% 200 0.20 44,800 44,800 0.20 200 2.40%
Other: 0.00% 0 0.00 0 0.00 0 0.00%

TOTAL EXPENSES 44.59% $3,596 $3.51 $805,516 $728,355 $3.18 $3,252 38.96%

NET OPERATING INC 55.41% $4,469 $4.36 $1,001,031 $1,141,065 $4.97 $5,094 61.04%

DEBT SERVICE
1st Lien Mortgage 50.36% $4,061 $3.97 $909,775 $976,518 $4.26 $4,359 52.24%
Trustee Fee 0.19% 516 $0.02 $3,500 $0.00 $0 0.00%
Supportive Services 1.55% $125 $0.12 28,000 28,000 $0.12 $125 1.50%
TDHCA Admin. Fees 0.68% $54 $0.05 12,200 28,580 $0.12 $128 1.53%
Asset Oversight & Compliance Fee 0.62% $50 $0.05 11,200 11,250 $0.05 $50 0.60%

NET CASH FLOW 3.56% $287 $0.28 $64,356 $124,717 $0.54 $557 6.67%

AGGREGATE DEBT COVERAGE RATIO 1.04 1.09

BONDS & TRUSTEE FEE-ONLY DEBT COVERAGE RATIO 1.10

BONDS-ONLY DEBT COVERAGE RATIO 1.10

CONSTRUCTION COST

Dggg;rip;ig}n Factor % of TOTAL PER UNIT PER SQ FT TDHCA APPLICANT PER SQ FT PER UNIT % of TOTAL

Acquisition Cost (site or bldng) 7.50% $6,574 $6.42 $1,472,475 $1,500,000 $6.54 $6,696 7.80%

Off-Sites 0.00% 0 0.00 0 0 0.00 0 0.00%

Sitework 7.42% 6,500 6.35 1,455,999 1,455,999 6.35 6,500 7.57%

Direct Construction 49.13% 43,042 42.03 9,641,441 9,426,000 41.09 42,080 49.03%
Contingency 4.90% 2.77% 2,429 2.37 544,100 544,100 2.37 2,429 2.83%
General Requirem 5.88% 3.33% 2,915 2.85 652,920 652,920 2.85 2,915 3.40%
Contractor's G & 1.96% 1.11% 972 0.95 217,640 217,640 0.95 972 1.13%
Contractor's Pro 5.88% 3.33% 2,915 2.85 652,920 652,920 2.85 2,915 3.40%

Indirect Construction 4.67% 4,089 3.99 915,967 915,967 3.99 4,089 4.76%

Ineligible Expenses 2.16% 1,895 1.85 424,431 424,431 1.85 1,895 2.21%

Developer's G & A 2.00% 1.55% 1,355 1.32 303,602 0 0.00 0 0.00%

Developer's Profit 13.00% 10.06% 8,810 8.60 1,973,413 2,335,750 10.18 10,427 12.15%

Interim Financing 5.60% 4,907 4.79 1,099,111 1,099,111 4.79 4,907 5.72%

Reserves 1.37% 1,202 1.17 269,191 0 0.00 0 0.00%

TOTAL COST 100.00% 587,604 $85.54 $19,623,209 | $19,224,838 $83.80 $85,825 100.00%

Recap-Hard Construction Costs 67.09% $58,772 $57.39 $13,165,020 $12,949,579 $56.45 $57,811 67.36%

SOURCES OF FUNDS
1st Lien Mortgage 62.17% $54,464 $53.18 $12,200,000 | $12,200,000 $12,200,000
LIHTC Syndication Proceeds 26.36% $23,089 $22.55 5,172,000 5,172,000 5,178,465
Additional Financing 0.00% 50 $0.00 0 0

Deferred Developer's Fee 9.44% $8,272 $8.08 1,852,840 1,852,840 1,846,373

Additional (excess) Funds Required 2.03% 51,778 $1.74 398,369 (2) 0

TOTAL SOURCES

BondTCSheet Version Date 2/15/01

519,623,200

519,224,838

$19,224,838
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MULTIFAMILY FINANCIAL ASSISTANCE REQUEST (continued)

DIRECT

NSTRUCTION

Stonebrook Villas,

T ESTIMATE
Residential Cost Handbook

MFB #2002-056/4% LIHTC #01465

PAYMENT COMPUTATION

Average Quality Multiple Residence Basis | Primary " $12,200,000 | Term " 480 |
CATEGORY | FACTOR UNITS/SQ FT | PER SF AMOUNT I Int Rate || 7.00% | DCR || 1.10 I
Base Cost | | $39.78 | $9,125,802
[Adjustments I Secondary " | Term " I
Exterior Wall Fini 1.00% $0.40 $91,258 | Int Rate | | subtotal pcr | 1.09 |
9' ceilings 3% 1.19 273,774
Roofing 0.00 0 Additional I Term " I
Subfloor (0.89) (204,375) I Int Rate " | Aggregate DCR " 1.04 I
Floor Cover 1.82 417,508
Porches/Balconies $24.13 40,870 4.30 986,346 ALTERNATIVE FINANCING STRUCTURE:
Plumbing $585 680 1.73 397,800
Built-In Appliance $1,550 224 1.51 347,200 Primary Debt Service $909,775
Fireplaces 0.00 0 Trustee Fee 3,500
Floor Insulation 0.00 0 TDHCA Fees 51,400
Heating/Cooling 1.41 323,454 NET CASH FLOW $36,356
Carports $7.53 44,800 1.47 337,344
Comm &/or Aux bldn $53.70 5,000 1.17 268,515 I Primary || $12,200, 000 | Term " 180 I
Other: 0.00 0 | Int Rate | 7.00% | DCR | 1.10 1
SUBTOTAL 53.90 12,364,626
Current Cost Multiplie 1.04 2.16 494,585 I Secondary " $0 | Term " 0 I
Local Multiplier 0.92 (4.31) (989,170) I Int Rate " 0.00% | Subtotal DCR " 1.10 I
TOTAL DIRECT CONSTRUCTION COSTS $51.74 $11,870,041
Plans, specs, survy, b 3.90% ($2.02) ($462,932) I Additional " 50 I Term " 0 I
Interim Construction I 3.38% (1.75) (400,614) I Int Rate " 0.00% | Aggregate DCR " 1.04 I
Contractor's OH & Prof 11.50% (5.95) (1,365,055)
NET DIRECT CONSTRUCTION COSTS $42.03 $9,641,441
OPERATING INCOME & EXPENSE PROFORMA: RECOMMENDED FINANCING STRUCTURE
INCOME at 3.00% YEAR 1 YEAR 2 YEAR 3 YEAR 4 YEAR 5 YEAR 10 YEAR 15 YEAR 20 YEAR 30
POTENTIAL GROSS RENT $1,926,144 $1,983,928 $2,043,446 $2,104,750 $2,167,892 $2,513,181 $2,913,466 $3,377,505 $4,539,085
Secondary Income 26,880 27,686 28,517 29,373 30,254 35,072 40,658 47,134 63,344
Other Support Income: (de 0 0 0 0 0 0 0 0 0
POTENTIAL GROSS INCOME 1,953,024 2,011,615 2,071,963 2,134,122 2,198,146 2,548,253 2,954,124 3,424,639 4,602,429
Vacancy & Collection Loss (146,477) (150,871) (155,397) (160, 059) (164,861) (191,119) (221,559) (256,848) (345,182)
Employee or Other Non-Ren 0 0 0 0 0 0 0 0 0
EFFECTIVE GROSS INCOME $1,806,547 $1,860,744 $1,916,566 $1,974,063 $2,033,285 $2,357,134 $2,732,565 $3,167,791 $4,257,247
EXPENSES at 4.00%
General & Administrative $73,063 $75,986 $79,025 $82,186 485,474 $103,992 $126,522 $153,933 $227,859
Management 72,262 74,430 76,663 78,963 81,331 94,285 109,303 126,712 170,290
Payroll & Payroll Tax 148,512 154,452 160,631 167,056 173,738 211,379 257,175 312,892 463,157
Repairs & Maintenance 94,979 98,778 102,729 106,838 111,112 135,185 164,473 200,106 296,206
Utilities 84,950 88,348 91,882 95,557 99,379 120,910 147,106 178,977 264,929
Water, Sewer & Trash 104,328 108,501 112,841 117,355 122,049 148,491 180,662 219,803 325,363
Insurance 36,704 38,172 39,699 41,287 42,938 52,241 63,559 77,330 114,467
Property Tax 145,918 151,755 157,825 164,138 170,704 207,687 252,683 307,428 455,068
Reserve for Replacements 44,800 46,592 48,456 50,394 52,410 63,764 77,579 94,387 139,716
Other 0 0 0 0 0 0 0 0 0
TOTAL EXPENSES $805,516 $837,014 $869,750 $903,774 $939,135 $1,137,935 $1,379,062 $1,671,568 $2,457,054
NET OPERATING INCOME $1,001,031 $1,023,729 $1,046,815 $1,070,289 $1,094,150 $1,219,199 $1,353,503 $1,496,224 $1,800,192
DEBT SERVICE
First Lien Financing $909,775 $909,775 $909,775 $909,775 $909,775 $909,775 $909,775 $909,775 $909,775
Trustee Fee 3,500 3,500 3,500 3,500 3,500 3,500 3,500 3,500 3,500
TDHCA Admin. Fees 12,200 12,142 12,081 12,014 11,943 11,503 10,880 9,996 6,966
Asset Oversight & Complia 11,200 11,648 12,114 12,598 13,102 15,941 19,395 23,597 34,929
Cash Flow 64,356 86,664 109,346 132,401 155,828 278,480 409,953 549,356 845,022
AGGREGATE DCR 1.07 1.09 1.12 1.14 1.17 1.30 1.43 1.58 1.88
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LIHTC Allocation Calculation - Stonebrook Villas, MFB #2002-056/4% LIHTC #01465

APPLICANT'S TDHCA APPLICANT'S TDHCA
TOTAL TOTAL REHAB/NEW REHAB/NEW
CATEGORY AMOUNTS AMOUNTS ELIGIBLE BASIS ELIGIBLE BASIS

(1) Acquisition Cost

Purchase of land | $1,500,000 | $1,472,475

Purchase of buildings
(2) Rehabilitation/New Construction Cost

On-site work $1,455,999 $1,455,999 $1,455,999 | 81,455,999

Off-site improvements | |
(3) Construction Hard Costs

New structures/rehabilitation hal $9,426,000 [ $9,641,441 [  $9,426,000 |  $9,641,441
(4) Contractor Fees & General Requirements

Contractor overhead $217,640 $217,640 $217,640 $217,640

Contractor profit $652,920 $652,920 $652,920 $652,920

General requirements $652,920 $652,920 $652,920 $652,920
(5) Contingencies $544,100 $544,100 $544,100 $544,100
(6) Eligible Indirect Fees $915,967 $915,967 $915,967 $915,967
(7) Eligible Financing Fees $1,099,111 $1,099,111 $14:099:31% 51099111
(8) All Ineligible Costs $424,431 $424,431
(9) Developer Fees $2,244,699

Developer overhead $303,602 $303,602

Developer fee $2,335,750 $1,973,413 $1:5:973;413
(10) Development Reserves $269,191
TOTAL DEVELOPMENT COSTS $19,224,838 | $19,623,209 $17,209,355 $17,457,113

Deduct from Basis:

All grant proceeds used to finance costs in eligible basis

B.M.R.

Non-qualified non-recourse financing

Non-qualified portion of higher quality units

Historic Credits

loans used to finance cost in eligible basis

(on residential portion only)

[42(d)

TOTAL ELIGIBLE BASIS

$17,209,355

$17,457,113

High Cost Area Adjustment 100% 100%
TOTAL ADJUSTED BASIS $17,209,355 $17,457,113

Applicable Fraction 100% 100%
TOTAL QUALIFIED BASIS $17,209,355 $17,457,113

Applicable Percentage 3.67% 3.67%
TOTAL AMOUNT OF TAX CREDITS $631,583 $640,676

Syndication Proceeds

0.8199

$5,178,465

$5,253,018




RENTAL RESTRICTIONS EXPLANATION

Dallas MSA

| AFFORDABILITY DEFINITION & COMMENTS

An apartment unit is "affordable" if the total housing expense (rent and utilities) that the tenant pays is equal to or less
than 30% of the tenant's household income (as determined by HUD).

Rent Caps are established at this 30% "affordability" threshold based on local area median income, adjusted for family
size. Therefore, rent caps will vary from property to property depending upon the local area median income where the
specific property is located.

If existing rents in the local market area are lower than the rent caps calculated at the 30% threshold for the area, then by
definition the market is "affordable". This situation will occur in some larger metropolitan areas with high median
incomes. In other words, the rent caps will not provide for lower rents to the tenants because the rents are already
affordable. This situation, however, does not ensure that individuals and families will have access to affordable rental units
in the area. The set-aside requirements under the Department's bond programs ensure availability of units in these markets
to lower income individuals and families.

MAXIMUM INCOME & RENT CALCULATIONS (ADJUSTED FOR HOUSEHOLD SIZE) - 2002

MSA/County:  Dallas Area Median Family Income (Annual): $66,500
ANNUALLY MONTHLY
Maximum Allowable Household Income Maximum Total Housing Expense Utility Maximum Rent that Owner
to Qualify for Set-Aside units under Allowed based on Household Income Allowance is Allowed to Charge on the
the Program Rules (Includes Rent & Ultilities) by Unit Type Set-Aside Units (Rent Cap)
# of At or Below Unit At or Below (provided by At or Below
Persons| 50% 60% 80% Type 50% 60% 80% the local PHA) 50% 60% 80%
1 $ 23,300 $ 27,960 $ 37,250 | [Efficiency |$ 582 $§ 699 $ 931||S 63.00|$ 519 $ 636 $ 868
2 26,600 31,920 $ 42,550 | [1-Bedroom 623 748 997 70.00 553 678 927
3 29,950 35,940 $ 47,900 | |2-Bedroom 748 898 1,197 81.00 667 817 1,116
4 33,250 39,900 $ 53,200 | [3-Bedroom 864 1,037 1,383 93.00 771 944 1,290
5 35,900 43,080 $ 57,450
6 38,550 46,260 $ 61,700 | |4-Bedroom 963 1,156 1,542 104.00 859 1,052 1,438
7 41,250 49,500 $ 65,950 | [5-Bedroom 1,064 1,277 1,701 124.00 960 1,173 1,597
8 43,900 52,680 $ 70,200
FIGURE 1 FIGURE 2 FIGURE 3 FIGURE 4
T T “ T
Figure 1 outlines the maximum annual||Figure 2 shows the maximum total housing Figure 4 displays the resulting
household incomes in the area, adjusted by| [expense that a family can pay under the maximum rent that can be charged
the number of people in the family, to]|affordable definition (i.e. under 30% of their for each unit type, under the three
qualify for a unit under the set-aside| (household income). set-aside brackets. This becomes|
grouping indicated above each column. the rent cap for the unit.
For example, a family of three in the 50%
For example, a family of three earning||income bracket earning $29,950 could not pay The rent cap is calculated by
$33,000 per year would fall in the 60% set-] |more than $748 for rent and utilities under the subtracting the utility allowance in
aside group. A family of three earning||affordable definition. Figure 3 from the maximum total
$28,000 would fall in the 50% set-aside housing expense for each unit type
group. 1) $29,950 divided by 12 = $2,496 monthly]| found in Figure 2.
income; then, 5 T -
Figure 3 shows the utility allowance by unit
2) $2,496 monthly income times 30% =$748 size, avs determined by the local public l.lousigg
. . authority. The example assumes all electric units
maximum total housing expense.

Texas Department of Housing and Community Affairs

Revised: 4/24/2002 Multifamily Finance Division Page: 1



RESULTS & ANALYSIS:

Tenants in the 60% AMFI bracket will save $86 to $377 per month (leaving

2.9% to 9.8% more of their monthly income for food, child care and other living expenses).

This is a monthly savings off the market rents 0f11.4% to 30.5%.

PROJECT INFORMATION

Unit Mix
Unit Description 2-Bedroom|| 3-Bedroom|| 4-Bedroom
Square Footage 950 1,100 1,300
Rents if Offered at Market Rates $753 $1,065 $1,236
Rent per Square Foot $0.79 $0.97 $0.95
SAVINGS ANALYSIS FOR 60% AMFI GROUPING
Rent Cap for 50% AMFI Set-Aside $667 $771 $859
Monthly Savings for Tenant $86 $294 $377
Rent per Square Foot $0.70 $0.70 $0.66
Maximum Monthly Income - 60% AMFI $2,995 $3,590 $3,855
Monthly Savings as % of Monthly Income 2.9% 8.2% 9.8%
% DISCOUNT OFF MONTHLY RENT 11.4% 27.6% 30.5%

75206. Revised dated March 5, 2002

Market information provided by: Butler, Burgher, LLC, 8150 North Central Expressway, Suite 801, Dallas, Texas

Texas Department of Housing and Community Affairs

Revised: 4/24/2002

Multifamily Finance Division

Page: 1
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Proposed Community
Stonebrook Villas

TDHCA Bond Transactions
Skyway Villas
Creek Point Apartments

Local Bond Transactions

Park on the Creek Apartments
Tuscany at Wilson Creek
Country Lane Senior Community
Grand Reserve

Tax Credit Transactions
Treymore at McKinney
The Lakes of El Dorado
Skyline Village

Market Communities
Villas at Stonebridge Ranch
AMLI at Stonebridge Ranch
Parkview Legends

El Lago

Cliffs of El Dorado

Saxon Woods | & I
Mansions of Stonebridge

Villas of Eldorado

Greens of McKinney

Pin Point

White House

Blue Pin Point
Blue Pin Point

Purple Triangle
Purple Triangle
Purple Triangle
Purple Triangle

Red Flag
Red Flag
Red Flag

Yellow Square
Yellow Square
Yellow Square
Yellow Square
Yellow Square
Yellow Square
Yellow Square

Yellow Square

Yellow Square

Stonebrook Villas Map Legend
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2001
2000
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2000

1999
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1999
1996
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2000
1999
1998
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Under
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Under
Construction
Under
Construction
Under
Construction

# Units

224

232
200

240
215
230
239

192
220
168

276
274
208
351
208
510
301
248

288+

Issuer

McKinney HFC

Collin County HFC
Collin County HFC
Collin County HFC
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Compliance Status Summary
D 01465 Type Funding
Project Name _Stonebrook Villas OLIHTC %%
Address ELIHTC 4%
City (IBOND
[JHOME
[CHTF
COHSG. INFRAS.
Owner Name  Stonebrook Villas Development, L.L.C.
Contact Bill Fisher
Development Team Role
Stonebrook Villas Housing, L.P. TX Limited Partner
_Stonecbrook Villas Development, L.L.C. General Partner
Brian Potashnik President
B|II Fisher Vice President
" Affordable Housing Contruction, Inc. General Contractor
= T
i Type of Participation Status(*)
E Projects monitored by Depl. Material Non-Compliance
(compliance status report(s) attached) NA O No R Yes[]
Projects monitored by other states Issues of Compliance
B4 | (National Previous Participation and NA Mo [ Yes[ ]
Background Certification(s) attached)
Audit Resolution Issues of Compliance
[] | (Summary of finding(s) attached if NA B No [ Yes[]
Program Monitoring Issues of Compliance
[] | (Summary of finding(s) attached if NA O No [J Yes[]
applicable)
Alpwa—
Date
3-14-808
- -
Ffrd i a—

(*) Eumwhm | indicate: 1].‘ru,tn.mn1

score 18 30 or more points or unresolbved

Mon-compliamce
compliance ssued, 1) Mo, if no compliance issues, 3) M/A, if & review has not been conducted or the results are

pending or another state failed 1o respond,




Properties Monitored by the Department
Application ID # ___01465

1Dy Project Name Score
T0028/94032 Estrada Apartments 10
T0037/94038 Melody Place Apartments a0
7003995049 Melody Village Apartments 3
96014 Courtyards at Kimwood 0
96015 The Birchwood Apartments 10
Q8002 The Village at Johnson Creek 3
98032 Villas at Redmond 1
99118 Hillshoro Gardens NIA
00014T The Oaks at Hampton N/A
00027 Medical Center Village MIA
00025T Parks at Westmoreland (fka Rolling Hills) NIA
MFO48 Oak Hollow Apartments N/A
MF049 Hillside Apartments N/A

A score of material non-compliance {30 or above), reflected m the scoring column, was determined as of

Diecember 4, 2001, A ZERO (1) score signifies the

compliance review resulied in zevo compliance viokations.

N/A in the scoring column indicates that » compliance review has not been condusted or results are pending.




TEXAS DEPARTMENT OF HOUSING AND COMMUNITY AFFAIRS

STONEBROOK VILLAS APARTMENTS

PUBLIC HEARING

City Hall
Council Chambers
222 Tennessee Street
McKinney, Texas

March 14, 2002
6:00 p.m.

BEFORE:

MARLIN WAYNE HARLESS, Multifamily Loan Officer

ON THE RECORD REPORTING
(512) 450-0342
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SPEAKER

Roger Davis
Susan Ridde
Steve Bell
Oxala Masley
Bernard Weinstein
Janet Powell
Rob Karl
Christine Bayer
Nancie Poppema
Ron Gosling
Cindy Evans
Doug Maddox
Stacy Rauchwerger
Jackie Bromley
Steve Mitas
C.T. Sutton
Gerald Bushnell
Glenn Hardin
David Springate
Brian Potashnik
Robert Jacobs
Steve Bell
Karen Riding
Rick Kieffer
Clatyon Myhre

Tonli Patterson

ON THE RECORD REPORTING
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Jeff Masley
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(512) 450-0342
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PROCEEDINGS

MR. HARLESS: Okay. Let's get started. 1I've
got several sheets here to start with, and in the interest
of time what I will do is I will call on those people who
have signed yes that they want to speak, and then when I
get to the end if anybody has changed their mind I'll give
you an opportunity to do that, and then you can speak at
that time too. So for now I'm just going to go to the
people that said yes first, then we'll go back and check
with everybody else.

Good evening. My name is Wayne Harless. I
would like to proceed with the public hearing. Let the
record show that it is 6:27 p.m. Thursday, March 14, 2002,
and we at the city council chambers here at city hall in
McKinney, Texas. I am here to conduct a public hearing on
behalf of the Texas Department of Housing and Community
Affairs with respect to an issue of tax-exempt multifamily
revenue bonds for residential rental community.

This hearing is required by the Internal
Revenue Code. The sole purpose of this hearing is to
collect comments that will be provided to the highest
elected official with jurisdiction over this issue, which
in this case is the attorney general. No decisions
regarding the project will be made at this hearing. There

are no department board members present. Department's

ON THE RECORD REPORTING
(512) 450-0342
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board will meet to consider the transaction on April 11,
2002 upon recommendation by the TDHCA Finance Committee.

In addition to providing your comments at this
hearing, the public is also invited to provide comment
directly to the Finance Committee or the board at any of
their meetings. The Department staff will also accept
written comments from the public via facsimile at 512/475-
3362 up to 5:00 p.m. on March 28, 2002. The bonds will be
issued as tax-exempt multifamily revenue bonds in the
aggregate principal amount not to exceed $15 million, and
taxable bonds, if necessary, in an amount to be determined
and issued in one or more series by the Texas Department
of Housing and Community Affairs, also known as the
issuer.

The proceeds of the bonds will belong to
Stonebrook Villas Housing, LP, or related person or
affiliate entity thereof, to finance a portion of the cost
of acquiring, constructing, and equipping a multifamily
rental housing community described as follows: a 240 unit
multifamily residential rental development to be
constructed on approximately 11 acres of land located on
Peregrine Drive on the northwest corner of the
intersection of Peregrine Drive and Virginia Parkway in
McKinney, Collin County, Texas, 75070.

The proposed multifamily rental housing

ON THE RECORD REPORTING
(512) 450-0342
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community will be initially owned and operated by

Stonebrook Villas Housing, LP, or related person or entity

thereof.

I would like now to open the floor to public
comment. If you have signed up to speak I will call out
your name. Please forgive me. I'm not able to read

everything. 1I'll do my best, but at that time when I call
your name I would like for you to please come forward to
the podium here in front of you and in front of me where
the microphone is and state your name for the record, and
then you have two minutes to state your views on this
issue.

Please speak into the microphone, and when all
the comments have been made then I will ask if there are
any final comments from anyone who has arrived late or who
changes their mind and wishes to speak, but to do so
please remember to sign in at the table on the outside of
the room here. And then after all persons have made their
comments we will adjourn the meeting. And again, I'd like
to remind you that there's another meeting to be held on
Wednesday evening, March 20 at 6:00 p.m. at the C.T.
Eddings [phonetic] Elementary School.

So the first person on the list I have is Roger
Davis. Now, as he begins, he has eight people who have

yielded their two minutes to him, so he has 16 minutes.

ON THE RECORD REPORTING
(512) 450-0342
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MR. DAVIS: Thank you, sir.

(General applause.)

MR. DAVIS: 1I'd like to thank everybody for
coming tonight, whether you're for or against this
project, because this is how democracy works. I'm really
thrilled to see everybody who came tonight. Our
presentation tonight that we want to show you comes with a
lot of data. The data comes from the 2000 census, the
City of McKinney, the McKinney Independent School
District, the Texas Low-Income Housing Information
Service, and other published sources of data that we'll be
happy to furnish to anybody at their request.

Some of the things we're going to say tonight
will impact some folks pretty strongly emotionally. We
ask that everybody keep it civil. This is a very classy,
dignified community.

Also, if you're strongly moved by the things
that you see one way or the other, I'd like you to
remember one thing about the presentation we're giving
tonight. We as a group, McKinney Citizens for Balanced
Growth, are not saying that there is anything illegal
going on here, unethical, dishonest, or untowards. What
we are saying is we don't think the evidence supports this
as being a smart decision for our community.

And so with that I'd like to start our slide

ON THE RECORD REPORTING
(512) 450-0342
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show, and we'll run through it, and I hope that it's
informational for all of you.

First of all, why are we opposed to Stonebrook
Villas? Our research indicates to us that our need's
already met in the city, that there is currently an
oversupply of low-income tax credit housing in the city.
McKinney has the highest concentration of tax credit
housing of any of our neighbors in the north of Dallas
area. The McKinney ISD is currently facing a school
funding crisis, and high density apartments are the
biggest drain on our tax resources.

So off the first base here, let's say we are
not against low-income housing. What we are against is a
use of public resources that may not be the wisest.

Should the state concentrate low-income housing
for all of Collin County within McKinney? And we feel the
answer to that is overwhelmingly no. Should McKinney
build surplus low-income housing for residents from
Frisco, Allen, and Plano? Clearly again we feel the
answer is no.

The Texas Department of Housing and Community
Affairs guidelines say that need decides where the tax
credits are awarded. We feel there is no need in
McKinney. The TDHCA says tax credit units should not be

concentrated in an area. McKinney has a dramatic over-

ON THE RECORD REPORTING
(512) 450-0342
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concentration already.

Now I'd like to show you some of our data. If
you look at these communities, these are all communities
that are north and northwest of Dallas and the populations
of each, and what you see from this is that McKinney is
the fourth smallest city within these ten cities. This
sample represents over 970,000 residents, and even though
McKinney is the fourth smallest city you can see we have
the highest number already of existing low-income housing
tax credit units of all these cities.

We have 1,512 units. We have 5 percent of the
population of the area of the cities I just showed you,
but we have 30 percent of the low-income tax credit units
already. Among McKinney, Plano, Allen, and Frisco,
McKinney has 15 percent of the population but 62 percent
of the low-income housing tax credit units.

This was an interesting comment that was made.

In the beginning of this process when we first started
kind of coming to awareness of this, one of our members,
even before we came together, called the developer just to
ask him what it was they were going to build there, and
they had a long conversation, and our member was told --
the gentleman who later became one of our members was
told, Look. If you don't want it, we don't build it. Our

message tonight is we don't want it because we have

ON THE RECORD REPORTING
(512) 450-0342
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enough.

McKinney need analysis -- what the state will
see when it receives -- has received the market study from
the developer is the developer will procure this market
study to demonstrate demand in the area where the complex
is going to be built. This is a state requirement. We
examined that methodology and applied the same data for
within the City of McKinney, and this is what we came up
with. Demand for units through the year 2003 is going to
be 585. There are currently units in construction that
have been approved or in planning that have reservations
of 895 units. This makes an oversupply that we'll see in
the next roughly two years of 310 units.

Now, you take that oversupply that we'll see by
2003, which is 310, in addition to the project we're
talking about tonight there are approximately seven other
projects I believe that are planned for this area that
have been submitted for approval by the state for bond
financing or tax credits or both. Those projects are all
planned for McKinney and have 1,508 units. If you add
those units to our current oversupply as we see it,
there's an oversupply of 1,800 units that will carry
through the year 2003 and beyond.

Now, if you take all the units that exist in

McKinney currently and if you take the proposed units that

ON THE RECORD REPORTING
(512) 450-0342
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developers have applied to the state for funding, tax
credits, or both, the total you get is 3,483 units. If
you look at the cities around us in the northern suburbs
around Dallas right now today, if you take Plano,
Lewisville, Frisco, Allen, Richardson, Garland, Denton,
Carrollton, and Grapevine, all those cities currently have
3,487 units combined, so if you look out -- if all these
units were built, given our existing supply plus what
would be coming online, we would have the same number
again as basically all the cities north of Dallas right
now.

This is a graph that shows you what that would
look like. It would show the comparison of what McKinney
would look like with all these units compared with all the
north of Dallas suburbs. The developer -- their own
market study shows that the market area that they
contemplate for this property includes Frisco, Allen, and
the northern half of Plano. So in other words, what
they're saying to you is that the residents they hope will

come to live in this project will come from all these

cities.

Now, one of the chief things that we looked at,
something that's very important to us -- and I'm sure it's
very important to all of you -- is the impact on the MISD,

their budget and their finances. The cost to educate 112
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additional children is going to be over 500,000 a year.
It costs in city real estate tax dollars alone just for
the MISD about $4,600 a child. That doesn't count the
state money that's available out there and gets refunded
back to the school.

The developer has proposed to pay taxes of
approximately 130,000 a year. The net tax shortfall is
about 381,000 per year as we view it. If you multiply
that by a ten year carryover for this one project, you're

looking at about $3.8 million as we see it.

The city budget for residents $378 per year for

just real estate taxes. This project as we estimate it
will have about 587 residents. In the 2000 census there
were 2.62 residents per unit of rental housing in
McKinney. That gives us a tax shortfall -- and this
project, because it's proposed to be tax-exempt, because
it's owned by a tax-exempt organization -- it's proposed
to be. We'd then have a tax shortfall of about 222,000 a
yvear. That's $2.2 million over ten years.

The impact to the schools and the city is
significant if you add the two together over a ten year
period we're talking about for just this one complex $6
million.

Now, we're not the only ones that feel this

way, and what you'll find is over the next coming weeks I
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think that more and more of our public officials are going
to come forward to voice opposition to this, one of which
is Steve Bell, District 4, our representative, who has
written a letter to the state in opposition for
construction of this project and to the approval of its
financing.

Our key message here is that this program is
important. The LIHTC program is important for the state
of Texas, but it is expensive for cities and school
districts, even if you consider that they're not in an
overconcentrated state as McKinney is. Therefore, the
costs should be shared by all cities in an area. We
consider it -- that it's not equitable that other cities
should have their residents come here to live in low-
income housing and we pay all the taxes for much of the
support for those.

Our message to the TDHCA finally is deny the
Stonebrook application. I thank you for your time.

(General applause.)

MR. HARLESS: Next on the list is Susan Ridde.

MS. RIDDE: Mr. Harless, my name is Susan
Ridde, and I thank you for coming to McKinney on behalf of
TDHCA.

Our community is growing at a rate which has

far outpaced our ten year old city plan. Because of this
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growth our schools are overcrowded. We have an abundance
of trailers serving as classrooms. We continue to build
additions onto our existing schools. We continue to build
new schools ahead of plan. Yet our school system remains
in a critical state. It is heavily burdened with the task
of reallocating limited resources to respond to its
crisis, a crisis which can only escalate in the event that
the construction of a multifamily housing facility goes
forward without benefit of taxes.

Please consider the negative impact this
project would have on our community, which is already in
dire need of an increased tax base to support the needs of
our fast growing population. Allowing this project to go
forward with a tax-exempt or reduced tax status will cause
our community to suffer at the hands of a developer who
stands to gain substantially at the expense of our city's
school system and the community that supports it.

Respectfully I ask that TDHCA deny Southwest
Development's application for funding. Thank you.

(General applause.)

MR. HARLESS: Thank you. Next on the list is
Steve Bell.

MR. BELL: My name is Steve Bell, McKinney City
Council District 4.

What I'd like to do first is to read to you the
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letter that I wrote to Mr. Robert Onion of TDHCA in
Austin, Texas, and also papered every elected official
that our district votes for.

"Dear Mr. Onion, I'm writing to request that
you deny approval of the application by Southwest Housing
for the low-income housing tax credit program for the
proposed property known as Stonebrook Villas at Peregrine
and Virginia Parkway in McKinney, Texas. In reviewing
this project I found a significant inequity in the supply
of affordable housing across Collin County and a
disproportionate amount of LIHTC properties being located
in our city.

"I believe the vast majority of residents for
this complex will come from outside our neighboring
cities, yet the City of McKinney will be required to honor
the tax abatement provided by the project's non-profit
status. In fact, the map provided by the developer to
show where the demand for this project is encompasses
entire large neighboring cities.

"I would encourage you to investigate the LIHTC
housing supply for our area, and I am sure you will
conclude, as I did, that a more balanced distribution of
housing resources would afford all cities a higher ability
to serve all of their populations. In addition, the site

location for this property is problematic, in that an area
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of under supply of child care, particularly affordable
child care, as well as employers, transportation,
employment centers, retail services, and social services
to assist new residents.

"The children in the complex would be required
to cross a main thoroughfare for their elementary school.
While our citizens have always been very supportive of

our affordable housing initiatives, there is a vigorous
opposition by local residents who have expressed concerns
about the city and school district's ability to
financially underwrite the affordable housing needs
outside our jurisdiction.

"The City of McKinney takes an active interest
in affordable housing for our residents. However, I
cannot at this time support a project for which there is
currently no demand from the citizens who already reside
in our city. Thank you for your consideration."

Now, a couple of issues too. One, it takes our
school district a home of $300,000 to educate one kid for
a year. That's an awful lot of money, and it's a very
difficult situation that we have. When we look at
multifamily apartments from a service standpoint from the
city we lose money. It's below the line. It has a
negative impact when we provide police, fire, water,

sewage, and that type of thing, protection, a negative
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cash flow.

This community is already upside down
economically. We have 22 percent commercial business, 78
percent residents. We've been able to maintain a flat tax
for the past six years based upon property appreciation
and value. If something happens to our economy, that's
going to hit us very strong. We have no choice.

We need to work to begin bringing more
commercial tax base and less residential people.

If you will come to the council meeting on
Tuesday night I am going to ask for a two year moratorium
on all apartment construction in the city --

(General applause.)

MR. BELL -- whose plans have not been approved,
whose construction has not started, with the exception of
senior family -- or senior citizen housing. So come to
council Tuesday night and show your support. Thank you.

(General applause.)

MR. HARLESS: Thank vyou.

At this time I'd like to like Roger if he --
since he's had his time, if he would please turn the
projector off.

MR. DAVIS: Certainly.

MR. HARLESS: Next on the list I have Oxala

Masley.
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MS. MASLEY: Good evening. My name is Oxala
Masley, and I'm a resident of Falcon Creek here in
Stonebridge Ranch. I'm here to tell a story about my life
and when I moved from Florida.

I moved from Florida to Texas, and I went to
leave the nicest apartment complex. It was called
Player's Club in Carrollton in Dallas County, and it was
the nicest place. They had -- can you imagine -- all
kinds of things to do, athletics, tennis court and
everything. I was attracted to it because there were a
lot of young professional people and from everywhere.

I was there for three and a half years, and
everything was fine until this apartment complex became a
tax-exempt multifamily residence, and overnight you could
see what was going on. I'm not just saying for me, but I
can tell you for my neighbors. Every day there was a
police activity in the neighborhood. We're talking about
sexual assault, and the cars were vandalized everywhere.
And people were stealing grills and bicycles from second
floors, so it was pretty scary.

And I didn't come to Stonebridge Ranch just
overnight. I worked real hard and I saved lots of money,
and I promised myself that I will get out of such a
situation, that I will try to avoid that. 2And I don't

want to be pointed out as a snob, because I'm not. I'm a
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minority, as you notice --

(General laughter.)

MS. MASLEY: -- but I think that -- I mean, it
is a problem. It will be a problem. It's written here if
something happens, don't be afraid, because, you know,
these people will be evicted from their apartment. But,
you know what? That tells you everything right there. If
it's written in this paper, it's like a warning to you
guys, so that's my statement.

(General applause.)

MR. HARLESS: Next on the list, Bernard
Weinstein and on deck, Janet Powell.

MR. WEINSTEIN: Good evening. I have a report
that I'd like to submit for the record, and I'll just make
a few comments related to this report.

My name is Bernard Weinstein, and I'm an
economist with the University of North Texas. I and a
colleague were retained by Southwest Housing Development
to do some analysis of this proposed project in terms of
demographics, economic and fiscal impact. My comments do
not represent the university's in support or opposition to
this project. I'm speaking on my own behalf, and I need
to make that clear.

We've already heard that McKinney is growing

very rapidly and that there's a sizeable and fast growing
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employment base in McKinney as well. This is one of the
fastest growing cities, but right now there are more than
20,000 people living in McKinney, and the council of
governments expects employment in this city to reach
44,000 some time between 2020 and 2025.

Contrary to popular perception, not everybody
who lives in this city earns the average household income
of $75,000, and this has been a very active single family
housing market for the past five years, but many residents
and workers cannot afford to purchase homes in the City of
McKinney, so we conclude, contrary to some other comments,
that there really is a need for more affordable housing in
this city. There's a tremendous waiting list right now
for the properties that are available.

We've heard some concerns expressed about the
implications of this project to the public schools, but
based on the experience of other affordable housing
projects in the Metroplex, only about one half, 0.5 school
age children per household are expected to reside at
Stonebrook. Maybe a third of those kids are already
living in McKinney, so the impact in terms of new students
is likely to be as few as 80 to 100 new kids.

There will be some positive economic impacts
from this project, both during the construction phase and

once it is operating. People who live at Stonebrook will
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have incomes between 35 and $45,000 a year. They will
spend money in the community, and that will generate sales
taxes and property taxes. And also contrary to what we've
heard, this project will be paying taxes to the McKinney
School District on the order of $125,000 annually. We
also estimate that property and sales and use taxes will
add about $88,000 a year to the City of McKinney's
revenues.

So it's our belief that this project is very
much needed and that it will benefit the McKinney economy
through the infusion of new spending, the generation of
new tax receipts for the city, county, and school
district, and most importantly, providing housing options
for people who live and work here.

Thank you very much.

MR. HARLESS: Next on the list Janet Powell.

On deck, Rob Karl.

MS. POWELL: Good evening. My name is Janet
Powell. I live in McKinney and am a homeowner. My
master's degree is in economics. I'm an economics person
too. My speciality is urban planning and public policy.

I teach American government at a local college, and I have
been an active community volunteer as a tutor with the
adult literacy program and a community member of Mayor

Dozier's [phonetic] infrastructure advisory committee.
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I'm here this evening to ask you to consider
the human impact of the housing development project being
proposed. From purely an economic standpoint the numbers
are staggering. From a social, family and community
perspective this proposal is unconscionable. In addition
to the sizeable financial concerns about this project my
comments tonight concern the wisdom of putting low-income
housing in the middle of nowhere.

What are the plans for building walking
distance grocery shopping, laundry, and affordable day
care facilities? What are the plans for providing access
to public transportation so residents can shop, can find
and maintain employment, attend their children's after
school functions or meetings with teachers? Without
access to bus lines or other means of transportation what
are the realistic expectations for perspective residents
to find places of employment or for allowing resident
families to live, to survive, and to prosper?

Much of McKinney's infrastructure is planned
around the assumption of access to personal vehicles.
Some of these families in the proposed facilities -- the
facilities these are designed to serve will not have
access to cars, motorized vehicles, or even self-propelled
transportation. Many do not have extended families or

others to call upon to transport them or to make
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deliveries to them.

Are we planning a project that will do more
harm to the people who desperately need our help and often
suffer in a collective silent voice? If we build it,
people will certainly come. There's no argument about
that point. But the question is, come where?

Think about this. If you were a single parent
without access to clothing stores and a grocery store,
without access to affordable day care, without access to
necessity shopping, without access to the means to look
for and secure and maintain employment, wouldn't living in
a beautiful new apartment with a lovely view quickly
become a cruel daily challenge?

May I suggest that any person who continues to
believe that this plan is a good idea be willing to take
their family out to this location and live there for 30
days and 30 nights? Take all the food and clothing you
can carry in your hands and take all the money that you
want, but go there without a car or access to any
assistance for transportation. It has always been a part
of my value system to never ask another person to do
something that I was not willing to do myself. Are there
any takers?

In conclusion, let's all work together for more

jobs, planned growth, bringing environmentally sound
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business to McKinney and add to our tax base, not deplete
from it. Most of all, let's not compound the daily
struggles of the people we desire to serve by carelessly
creating and causing more suffering and hardship in their
lives.

Thanks for listening.

(General applause.)

MR. HARLESS: Next is Rob Karl. After Rob,
Christine Bayer.

MR. KARL: Thank you. First I'd like to thank
TDHCA for having this opportunity for our community to
speak. I'd also like to thank all the home owners that
came out tonight.

I am just a dad who lives in McKinney. I have
two children in the schools. I'm very concerned about
that future. I lived in Dallas for many years. That was
my hometown. The schools were getting very crowded.
Obviously the level of education was suffering. The
elementary school where my son attended used to be what
they would call a Blue Ribbon School. It is no longer
that any more.

I'm also not a third party who has been hired
by the developer to give his analysis who does not live
here. I am just a dad. I have a concern --

(General applause.)
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MR. KARL: -- I have a concern about this
process. I have a concern about our neighborhood. I have
a concern for all of McKinney, and that's what our little
group, McKinney Citizens for Balanced Growth, is how we
started. We started looking at the numbers when it first
came out. I made a phone call to the developer, who is
Brian Potashnik, and we spoke about it. He told me about
what they were going to do and how great it was going to
be, and he told me if the citizens didn't want it, I would
build it somewhere else, so I hope they listen to that and
I hope the board listens to our concerns tonight, and I
appreciate everyone for coming out and supporting
McKinney.

(General applause.)

MR. HARLESS: After Christine Bayer I have
Nancie Poppema.

MS. BAYER: I'm Christine Bayer. I'm a
concerned mother. I moved to McKinney about a year and a
half ago with my four kids, three of them in the school
system right now, and before we lived in Franklin, the
fastest growing town in Massachusetts, so I can tell you a
little bit about art in the cart, closets converted to
classrooms, portable units, and a high school going on
academic probation.

So that was very difficult for our town to
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absorb, and every time when new bonds and new taxes came
up as an issue, there's one thing that most of you haven't
talked about yet, is who is going to be impacted the most

by the taxes? It's not going to be the people living in

million dollar houses. It's not going to be the
developers. It's going to be senior citizens on fixed
incomes. It's going to be young couples in their first

starter home who can't afford higher taxes.

This was an issue that came up. I saw people
brought in vote against school bonds who were in
wheelchairs, on respirators brought in by the family
members who are desperate to have this taken care of
because they could no longer afford more taxes. They
could no longer afford to give up cable TV they gave up
the last time the taxes were raised. They gave up dinners
out and vacations the two times before that.

So consider who you are displacing before you're putting
in people from surrounding communities. Thank you.

(General applause.)

MR. HARLESS: After Nancie Poppema, Ron
Gosling.

MS. POPPEMA: I'm Nancie Poppema of 821
Creekline here in McKinney. I am also the president of
the Stonebridge Area Action Committee, which comprises of

22 neighboring villages in that area. I have looked at
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all of the numbers on all sides. Those of you who know me
know that I like to do research. I ask a whole lot of
guestions, and so I've asked all the questions and I've
come to some conclusions.

I'd like to speak to a couple of items that the
Southwest Housing economist -- I did not get the
gentleman's name -- raised, and he said that there would
probably be about 80 to 100 new kids that were brought in.
I'm sorry, but if I'm looking at 240 units that are two,
three, and four bedroom and they are family units, I can't
see how he can get that. I'm getting at least 120, and I
would guess much more than that considering what they're
going for.

Also on the project will be paying school
taxes, when he says $125,000, I had to laugh considering
the amount of numbers that Steve Bell had given us too.

I'm going to say that there is no need in
McKinney for this. We're already maxed out of our low-
income housing units. We have taken care of our residents
in McKinney, and I'm the first one to take care of our
folks, and I am very proud of the fact that we have. What
I am not so proud of and very concerned about is that we
are now looking at drawing in from our neighboring
communities who should be taking care of their own and

although Roger Davis may not have said it, I will say that
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it is unethical.

I will also say that it's unfair and it is
unfair to the McKinney residents and McKinney taxpayers to
do that. The other communities need to take care of their
own. We take care of ours. My concern is on the drain on
the tax base. The money doesn't come in from these units.

The property taxes aren't there, so there are services --
when you increase the number of people there are city
services that need to be increased, and those of us who
pay the taxes here who are here, we have to share that
burden, and we've been shouldering that burden, and now
look at the numbers that are coming in for the future, and
we're going to shoulder it any more, and I say enough is
enough. We can't handle any more.

There are a lot of city services that we have
to pay for, and we're not at all saying that we resent
paying for it. What we're saying is that we resent paying
for it unnecessarily. These complexes displace our tax
dollars to where we can no longer fund classrooms. We
have portable classrooms that children are in. We can no
longer fund for our infrastructure.

I can tell you on the east side of this city
there are streets there that are so narrow or in such bad
shape that an emergency vehicle can't even get down there

to save lives. Our tax dollars need to go there.
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We've got environmental areas that need cleanup
in this area, particularly in our older sections of our
town. That's where our tax dollars need to be going.

(General applause.)

MS. POPPEMA: We have enough low income for the
City of McKinney. We request that the other communities
around here have their low income. when you take this
particular unit that we're talking about tonight right on
the edge of the McKinney city boundaries and they have to
go all the way out ten miles out in a radius to find
enough people, that means we're drawing them in, and I
respectfully request that the state deny this petition.

(General applause.)

MR. HARLESS: After Ron speaks, Cindy Evans is
on deck.

MR. GOSLING: My name is Ron Gosling. That's
my wife. I'm very proud of her.

(General applause.)

MR. GOSLING: Most of you know me as Nancie's
husband or her administrative assistant.

(General laughter.)

MR. GOSLING: I just have a couple of things to
day. When the good professor talked to us just a few
moments ago for an economist who has performed this study,

some of the statements weren't exactly exacting.
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For example, he opined that a third -- about a
third of those kids or those children are expected to come
from the McKinney area, but he has no solid number. He
did suggest that the statistics say that 0.5 children
would come from each family in the project. The way I
feel about that, because that has to be statistically an
average or a mean -- is it would be like us trying to
cross a pond that has an average depth of a half a foot,
and we very quickly find out who can swim and who cannot.

If we look at reality these are two bedroom,
three bedroom, four bedroom, and let's assume that grandma
lives in one room sometimes, and let's assume that we're
taking care of grandpa and he lives in a room sometimes,
but that's not every unit. Reality tells me that the
number has to be different in this instance.

The other thing the good professor did not tell
us is whether or not this is an average of all affordable
housing and thus includes housing for the elderly. I'm
not suggesting it does, but he didn't tell us it didn't.

Regarding the market demand study, I understand
the standard of practice is to go out with any five mile
radius to determine demand, and as you've heard from
others it's a ten mile radius, taking in Allen, Frisco,
and other surrounding areas. We believe we are taking

care of our own. We believe McKinney does believe in
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affordable housing. We can count the units for you.

Now, let's suppose that the expert that Roger
Davis and Balanced Growth hired made some mistakes on the
numbers. Let's suppose they're 10 percent wrong. Let's
suppose they're 20 percent wrong. Even if they are that
wrong we still are overachieving McKinney on affordable
housing. Allen, Frisco, Plano, Celina, all the communities
around us are underachieving.

Thank you.

(General applause.)

MR. HARLESS: After Cindy I have Doug Maddox on
deck.

MS. EVANS: Hi. I'm Cindy Evans and I live in
McKinney. I am also a member of the McKinney Citizens for
Balanced Growth. There was one point in Roger's slide
show that I wanted to make sure was really clear.

When we figured out what the impact was to the
city in lost revenues for the city we tried to be very
fair in everything that we have done in all of these
numbers. We've truly tried not to slant things, to be
alarmists. We factored in -- we took out the city taxes,
but we factored in that these people would be paying some
sales tax and other revenues that they would be providing
to the city, so that was factored in in our slide show.

One of the other things that I know several
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people have heard is that the developer has said that he
will pay full taxes on the assessed value of this
property. In the market study that was commissioned by
the developer he tells us that his property, which is
going to cost somewhere between 15- and $20 million to
build, is going to be assessed at $6.7 million. For some
reason because it is a tax credit property it is assessed
at a lower value.

So yes, he will be paying full taxes at an
assessed value, but it will not be assessed like your
house is, which is the real value. It would be like if
you have a $300,000 house if you were paying full taxes on
a $100,000 house.

One of the other things that has been debated
is whether or not there is a need in McKinney, and there
are many -- the developer is telling us that there clearly
is a need. The developer has to go out and do this market
study that proves whether or not there is a need, but he
doesn't do his market study on the City of McKinney, which
he could have done. The state requires that he do the
market study on a community, which I feel like we are the
community. He didn't do that. He did it on a ten mile
radius, which includes all of the cities of Frisco and
Allen.

This is a wonderful program that the state has,
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and I want to make sure everyone in this community knows
that none of us are saying we don't agree with this
program. But when the state brings in this kind of
housing it is the city and the school district where it's
located that are going to be the ones subsidizing it as
far as taxes, and we would like to request that the state
look at this and make sure that they're not putting all of
them in the same municipality in the same school district,
because we are the ones that are impacted by it.

(General applause.)

MR. HARLESS: Doug Maddox is next. After Doug
it looks like Stacy Rauchwerger.

MR. MADDOX: My name is Doug Maddox, and I'm a
resident of McKinney, also opposed to the proposed housing
coming into the area.

About everything I was going to say tonight has
been said. Roger did a great job and all of you -- I'm
pretty proud to stand up here with everybody and reiterate
everything you've said. It's -- all the concerns are so
legitimate and so right that it would boggle my mind if
the state could find any other conclusion than to deny the
request.

Just the one thing the economist from UTD came
up -- UT Denton came up and said about the 0.5 children in

the apartments, in one of the papers I'm reading tonight
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one of the proponents for this project was to find housing
for teachers, policemen, firemen, and in order for them to
qgqualify it's a single parent with two children, so if it's
going to be our teachers, our firemen, and our policemen,
there's going to be at least two children in every
apartment, so there's no way it's going to be 0.5.

So just -- they play with the numbers pretty
well in the proposals they give to us, and we just hope
you all can see through all that. Thank you.

(General applause.)

MR. HARLESS: Let me remind the person after
Stacy is Jackie Bromley.

MS. RAUCHWERGER: I am a resident here in
McKinney. I live in the Arbor Glen community of
Stonebridge, and one thing that we haven't talked about
too much is our schools and the taxes. We have talked
about it a little bit, but right now we have schools all
on the east side that are needing repairs very
desperately, and money is getting taken away from that to
build new schools because our population is growing so
fast, so I just think that bringing in no new taxes and
lots more children is a bad idea, and I'm totally against
it.

(General applause.)

MR. HARLESS: After Jackie speaks I have Steve

ON THE RECORD REPORTING
(512) 450-0342




10

11

12

13

14

15

16

17

18

19

20

21

22

[N
w

NG
=

[N
o1

35

Mitas.

Go ahead.

MS. BROMLEY: My name is Jackie Bromley, and I
am a resident of Stonebridge. I live in the Regent's Park
area. I moved here about a year ago, a little less, with

my husband, who works here.

And when I was in Colorado I worked in the area
of affordable housing for about 14 years. I worked for
HUD for eight years, and then I worked with a group of
faith-based developers called Mercy Housing, which was
very similar to Southwest Housing Development, and we
built projects with bonds and low-income housing tax
credits all over Colorado and other states, and Southwest
Housing also builds in Colorado and outpaced us on some of
our developments because they're a wonderful builder.

I know from experience that when somebody comes
up with a proposal to bring a new housing community into
an area that you're not comfortable with there's all these
guestions like, Oh my gosh, what about my property wvalues,
or what's it going to look like? Who's going to live
there? But I know from experience that once this is done
it works and people get along just fine, and you'll find
out that contrary to what I heard earlier, these people
making 35- to 40,000 a year have cars. They're not going

to be living in day care hell, stuck up there for 30 days
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and 30 nights.

Southwest Housing is a good developer. I've
seen their properties here and I've talked to the people
in Denver, and they've talked about the properties up
there. I know they have properties in Colorado Springs.
They manage those properties, they build them, and they
are absolutely first class. And one of the things that
makes them so is that the residents are offered
opportunities for after school tutoring, preparedness for
buying a home, mortgage classes. They are not public
housing residents. There's been a significant amount of
erroneous information.

I had a woman come up to me and say, Oh, my
gosh. You live in Stonebridge. What do you think of
public housing? This is not public housing. I worked as
a public housing development representative for eight
years. We served people making 30 percent or less, and
it's usually zero when you take adjusted gross income.
They are really down on their luck, bless their hearts,
and I am so glad that McKinney has a terrific public
housing authority to take care of them, but this is not
public housing.

And these people are people that you interact
with every day: Dbeginning teachers with families to

support, the paraprofessionals in the school district,
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clerical and administrative workers in the city and in
public and private sector jobs, public safety
professionals, dispatch operators, the folks who serve you
in the restaurants and help you when you buy your clothes
and assist you when you go to the gym to work out, medical
and dental office staff who send you your bills and help
you with your appointments; they cut your hair, manicure
your nails.

How about the pastoral interns in your
churches, the youth directors, the part-time pastors? Do
you really consider this level of person unacceptable as
your neighbor? Do you not want them to be around your
children? That to me is just unbelievable. I think we
really have a good opportunity here to have a really
qguality project, and I just hope that somebody else feels
that we could do it. Thank you.

MR. HARLESS: Steve Mitas. After Steve I have
Kim Mayer [phonetic].

MR. MITAS: Good evening. My name is Steve
Mitas, and I'm the president of the McKinney Housing
Finance Corporation, and the comments I make tonight are
the opinion of the MHFC board.

We do feel there is a need for particularly
high quality affordable multifamily housing. McKinney

does have its fair share of affordable housing. We are
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interested in making sure the right quality of housing is
available for those who need it. Because of that, the
MHFC is behind this proposal, this development. We are
definitely proponents that it gets built. One, because of
the previous statement that I've made, but also because
there are eight applications out there to being affordable
housing to McKinney this year, and there will be
potentially eight next year and eight the next.

This is the first developer that has come to
the city to say, We want to work with you. We're not
looking to just build in your community. We want to
become your partner. They came to us. They came to the
HFC and said, We want you to own it and we'll get to what
that means in a little bit, so we found them to be very
proactive in trying to be a good neighbor.

Also, as the previous speaker here mentioned,
we have investigated them and find this is a wvery high
quality developer, that this is a -- we expect to be a
very different level of development than what we might
have previously seen in this city or have the potential to
see again.

Now, what they have offered the MHFC and
therefore the City of Dallas, is 100 percent ownership of
this development. They're not looking to build it and

just rake the money in and do whatever they can to squeeze
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it down. They want to build it. They want to turn it
over to us.

What that does is two things. From the
beginning we own it so that we're going to be able to
influence both the design and all the specifications
around that, as well as the ongoing management. If the
property's not being managed correctly we have the say to
replace the management company and bring another one in.

But an equally important benefit is the
economic benefit that we can actually derive. We do have
say over how many taxes are going to be paid and have
already been negotiating with them to continue to raise
the amount of taxes that they will pay to the school
district under this proposal. And secondly, it's the
residual value of owning that property. Ten-15 years out
when the information Roger showed us earlier said that
we've got 3 million into it, we own a property as the City
of McKinney that's worth 10- to $15 million in residual
value to us. We can refinance it at that point in time
and spend that money however we want. We can put it back
in the schools. We can put it into other programs that we
feel are important, but we come out highly on the upside
of the economics because they are willing to let us
completely own this property from day one.

The --
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VOICE: We already have the highest tax base in
this area.

MR. MITAS: The MHFC does have a mission
statement, and it is to provide single family affordable
housing and senior-only housing for this community, but
we're also not naive enough to think multifamily
developers won't come here and try and build more
properties. Our role is to be proactive in that and be in
control so that we don't have developers building
properties here that nobody has any say about.

There's one thing that's being said tonight
that's almost correct in my opinion, and that is that we
have all the housing here that we should have. There are
rules set by TDHCA on how much concentration of low-income
affordable housing they will allow to go into an area, and
they're right. We're almost to that point.

I do want to explain what that point is. It's
when you are serving one fourth of the residents that need
that kind of housing. It's not servicing all of them.
It's not overshooting by 150 percent. It's when you are
serving 25 percent of the needed population TDHCA is
setting what they call the cap rate to say you have enough
low-income affordable housing in your community. We will
actually not necessarily approve any more housing for your

community.
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So of those seven other developments that
everybody keeps talking about coming on line, there will
not be seven other developments this year. Four of those
are by the same developer as the one we're talking about.
They will not be building those unless any of them are
deemed to be elderly housing and the demand is there. So
you can take four of those right off the list.

Of the remaining three, one of those is
actually already in process and is being put in front of
TDHCA to be looked at, and the other two are again with
the same developer who will not be looking to build. They
put in three or four applications to improve their odds of
getting one. They don't really plan on building four or
five of them because they put four or five applications
in. There will not be eight developments coming in to
McKinney this year. There will be one or two.

And with those one or two we will be at our cap
rate, and then from words we've gotten from TDHCA, it will
be several years possibly before there will be any market
need for more affordable housing, so I think the panacea
that we're going to keep building affordable housing -- we
have to worry about it, but we wouldn't have had to
control it ourselves. TDHCA has rules in place to help us
control that we do not overbuild, and we will be there.

But they do say there are room for one or two
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more. We want to be in control of the one or two more and
not just let somebody come build whatever they want.

VOICE: [inaudible] .

MR. MITAS: 1If you'd like me to answer that, I
think what you don't realize until -- if you don't want me
to answer it that's fine, but if you would like to know
the answer --

VOICE: Give us a straight answer.

MR. MITAS: The straight answer is until we hit
what they call their cap rate, developers will keep
proposing to build here, and we'll be back here every
month.

We get capped at one or two developments and
we're in control again.

VOICE: We're not looking at our community.
You're looking at a cap rate that could include Mesquite,
Dallas, the whole country --

MR. HARLESS: We'wve only got two more
individuals who are signed up to speak. If that doesn't
include you, then you have a last opportunity to sign in
on the sign in sheet just outside the room on the table,
and if there are any names on that list and everybody has
signed, I would like to get that so I can read those names
off and they have an opportunity to speak at this time.

Next on the list is Kim Mayor.
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(Pause.)

MR. HARLESS: Is Kim not here?

(No response.)

MR. HARLESS: I might also mention that I guess
there was a petition that went around for people's
signature. That was not our sign in sheet, so if you
signed the petition thinking you signed the sign in sheet
then you have not indicated that you wanted to speak.

Is there anybody else that would like to speak
at this time? Please raise your hand and I can make sure
you're on the list. I have a blank sheet here. I have
one blank sheet left out of about 30.

VOICE: I'll £ill it.

(General laughter.)

MR. HARLESS: A lot of people signed it --

(General applause.)

MR. HARLESS: There were a lot of people
tonight who indicated they did not want to speak, so
things went fairly quickly. Again, is Kim Mayor here?

(No response.)

MR. HARLESS: After Kim then is C.T. Sutton.

MR. SUTTON: My name is C.T. Sutton. I've been
a resident of McKinney for about eight years. Came here
to watch this community grow, and I get the feeling that

I'm -- from the comments of the prior speaker and the
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proponent of the project if we're that close to our cap

rate then how close must these other communities be based

on the statistics we saw -- and I have no reason to
believe them inaccurate -- if we're so closed to our cap
rate -- don't worry. There's only going to be one or two

come in here and then we're going to be there.

Well, if we're that close to our cap rate and
we represent such a high percentage of the low-income
housing already, then how close is Plano, Frisco, Allen?
How close are they? If we're really close, and we've
already got a gigantic disproportionate level, then how
close could they be? And the last I checked there's still
some land around those areas.

(General applause.)

MR. SUTTON: I think we're a compassionate
people and we definitely take care of our own. We've
watched out school taxes rise dramatically as we've lived
here, as I've lived here. 1I'm a mortgage broker, and I
see someone's taxes -- if they put 20 percent down on
their house I see their taxes and hazard insurance be 35
percent of their house payment if they walk in today and
put down 20 percent on their mortgage, not that most
people can do that.

So we've watched our taxes increase, and we can

see the schools going up. We can see our kids and what
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they score on their TAAS tests. We can see our teachers
and see them in the store and say thank you. We pay for
that, and that's an expense of living here, and we're very
proud of it, and as high as our taxes are, I don't hear
the complaints. I hear the praise. And while I don't say
that other people can't enjoy this school district, I
happen to know that I and the people that I see every day
pay for it. 1I'd like to see them pay for it as well.

Thank you.

(General applause.)

MR. HARLESS: Gerald Bushnell. After Gerald I
have Glenn Hardin.

MR. BUSHNELL: My name is Gerald Bushnell. I'm
a resident of McKinney, and I work for Coldwell Banker.
I've been in the real estate business for about 22 years,
18 of it in property management, and I am familiar with
the tax credit properties, and I can assure you it's not
something that we want in our neighborhood.

Now, there's nothing we can do about having
apartments there, because it's already zoned for that, but
I was with a client yesterday and the best house that we
saw she didn't want because it was next to apartments.
Nothing we can do about that, but still the moratorium on
construction is something that we definitely need, and we

need to build the infrastructure of the city before we
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start overloading the schools and -- with these
apartments.

That's it.

(General applause.)

MR. HARDIN: Good evening. My name is Glenn
Hardin. I live in Stonebridge. I'm retired from GE
Capital Mortgage Insurance Companies. I spent ten years
as a member of the board of directors of the Texas
Mortgage Bankers Association, worked with Mr. Clay Carson
[phonetic] right there, who's the former president of the
Texas Mortgage Bankers Association.

Part of my job for a number of years with GE
Capital was to work with Fannie Mae and Freddie Mac in
providing low to moderate family income housing. We spent
millions of dollars to do that and were very successful in
doing so.

One of the comments I want to make is that one
of the things I learned for certain is that the developers
are in it for the money.

(General applause.)

MR. HARDIN: Number two, the developers believe
in the field of dreams theory, build it and they will
come. So -- and I'm not opposed to single family. I'm
not opposed to multifamily. I'm not opposed to low

income, because I've been involved in it and I've spent a
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lot of my career in helping that issue, but I believe that
we are overbuilt in this community. I believe that it's
time for some of the other communities to share some of
the load.

One comment, and that is when I lived in Dallas
I lived at Coit and Campbell Road, and my wife was
involved in neighborhood watch program. We had a crime
problem down there. They built a project similar to this
at Frankfort just east of Coit Road, and there were
similar gatherings like this. The project got built
anyway .

The young lady who spoke earlier about an
increase in crime is exactly correct. My wife spent a lot
of time with the neighborhood watch with the precincts
there. Our crime rate went up and the police department
would tell you that the percentage it went up was directly
related to that housing project.

Now, I'm not -- I hear all the people say that
this project is going to have teachers and firemen and
police officers and all of that. That's what we did when
we did low to moderate housing with Fannie Mae. That's
exactly who we targeted, and we got a lot of that. But I
will tell you that a lot of the low to moderate housing
multifamily units, they have policemen living there at no

cost to prevent crime.
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Thank you.

(General applause.)

MR. HARLESS: 1Is there anyone in the audience
who has not signed in who would like to sign in? I've run
out of sign in sheets, but we'll get some paper for you to
sign in if you'd like to. 1It's not necessary. It's not
required. We do need you to sign in before you speak
though.

Can I see a show of hands if we need to provide
some paper?

(Pause.)

MR. HARLESS: Okay. We can start using the
back of these sheets then if you'd like to -- make these
available.

VOICE: Here's some empty sign in sheets.

MR. HARLESS: Here's some.

(Pause.)

MR. HARLESS: Actually, I have five more
speakers now. Next on the list is David Springate.

MR. SPRINGATE: My name is David Springate. I
live in McKinney. I'm a finance professor at the
University of Texas at Dallas, but I'm here strictly in a
private capacity, and I want to rebut one of the principal
arguments of Professor Weinstein. He made the argument

that Stonebrook Villas will bring economic activity to
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McKinney. I believe the real gquestion we should be asking
is what can bring more economic activity to McKinney, and
Stonebrook Villas is not the best answer to bring economic
activity to McKinney.

I also want to mention the point made by Mr.
Mitas that the city would inherit the residual value on
the apartments. I think we can invest our land and our
tax money with more economic value and economic
development --

(General applause.)

MR. SPRINGATE: -- and I have a final point,
since these will be tax-exempt properties. Although there
will be some contribution towards the city taxes, this can
only weaken the coverage for the City of McKinney's bonds
and we can potentially weaken its bond rating.

Thank you.

(General applause.)

MR. HARLESS: Brian Potashnik. After Brian
will be Robert Jacobs.

MR. POTASHNIK: Yes. Brian Potashnik. I'm
representing Southwest Housing and would like to just
point out a couple of things that I think everybody here
should know about the proposed development.

One is that this property is currently zoned

multifamily. Somebody will build apartments on this land.
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The apartments that are being proposed for this
development will exceed the quality of most developments
currently built in this city. In addition to that, the
screening criteria that our management company uses for
residents is more strict than any screening criteria
currently used on any development here in the city, and a
couple of things to point out.

All residents must be employed. All kids on
the property must show a 95 percent attendance record at
school. 1In addition to that, the property will pay full
100 percent of the assessed school tax. Every development
that Southwest Housing has built in the Metroplex has

actually shown a reduction in crime in the area that it is

built.

VOICE: Who are they?

MR. POTASHNIK: Well, all I can say is that our
new mayor, Laura Miller, pointed out in the debates -- and

I'm proud to say --

VOICE: [inaudible.]

MR. POTASHNIK: Okay. I'm sorry. I think
everybody here has had an opportunity to speak, so I would
just like to say my piece.

The biggest success story that she saw as a
city council woman for the City of Dallas was Southwest

Housing and its ability to build affordable housing. The
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only difference that we will have in our community as
opposed to any community that is currently built or will
be built under multifamily zoning is that instead of a
thousand dollars a month for an apartment you'll be able
to pay 6- or $700 a month, and that's it.

That in a nutshell is the only difference
between us and any other builder in the state. Full taxes
will be paid on the property to the schools.

VOICE: [inaudible] .

MR. POTASHNIK: Well, I just want to in closing
thank all of you for coming out tonight, and I certainly
appreciate and take your comments into consideration, and
I certainly appreciate everything that the McKinney
Housing Finance Corp has done, all residents of McKinney,
all great service, and I think everybody should give them
a big hand for all the hard work that they've done in
working with us on this.

Again, thank you all very much. Appreciate it.

MR. HARLESS: Excuse me. After Robert Jacobs
is Richard Hall.

Okay, Robert. You've got it.

MR. JACOBS: Good evening, and thank you for
the opportunity to speak before you. I'm used to speaking
in front of classrooms, not in front of large crowds like

this. I am one of those teachers. However, for the first
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time in my life last August I purchased a home in
McKinney. I enjoy the home. I enjoy the experience
there, but I also pay the property taxes. I don't know
that I've ever been offered to opportunity to negotiate
how much property tax I get to pay.

(General applause.)

MR. JACOBS: 1I'd like to have everybody
involved in the -- actually all the proponents of this
project offer a guarantee that all of these units will be
filled by teachers --

(General laughter.)

MR. JACOBS: I can speak for the credibility of
my profession. As far as the proponents of this project,
please, do not insult our intelligence.

I would also like to point out that I live down
the road from a much nicer development in Stonebridge
where my parents currently reside. They moved in I guess
in November. They retired to Florida. They came back
because this is home. They enjoy the community as I do.
They're sitting right here. My dad turned 75 last week.
I would hate to think that he is going to be burdened by
somebody else's problem financially.

Thank you.

(General applause.)

MR. HARLESS: Again, assuming Gerald Bushnell
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already spoke, I'll be passing him up and proceeding to
the last looks like two people, Carrie Leonard/Steve Bell.

MS. LEONARD: I'm bequeathing my time to Mr.
Bell.

MR. HARLESS: Okay.

Wait a minute. Steve Bell already spoke. Are
you speaking on behalf of someone else?

MR. BELL: Evidently I'm speaking on her
behalf.

MR. HARLESS: Okay. That's permitted.

MR. BELL: One of the problems our city has is
multifamily apartments. At build out we're supposed to
have 35 percent apartments to residences, to homes.
That's way too many. You get people like Flower Mound
that have none. Allen has 2 percent, and there has to be
reasons that they capped it at 2 percent.

So we were fortunate enough to be able to work
out and put a moratorium on all new zoning on apartments,
and we held that for about nine months while we did an
apartment study as to where they're to be located.

If you look at our apartments here in McKinney
they're quite clustered. It causes congestion problems,
and it also burdens the neighborhood schools where they
are, so we had to look at a way to spread that out across

the city. So what we were fortunate in being able to
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do -- and we got the council people to vote for it -- is
to put a 10 percent cap on apartments to residential
homes, single family housing, and the city is zoned for
that.

Now, that applies to all new zoning. The
existing zoning as Steve was talking about, is in place.
If an apartment complex comes in and they meet all the
city's standards, architectural standards and everything
that they're supposed to do, they have every right by law
to build the apartment house. There is nothing that I can
do about it or any other city councilman because we're
compelled by the State of Texas via law that we have to
approve it if they meet it.

That's the situation that this complex is in
now. The land was zoned for multifamily in 1987. There
is every right to have that built, and so they do have
that. Hopefully, what will happen is based upon this
outcry this will never come to a vote at city council.

I'm hoping that it never comes to a vote at city council.

But this is where we are in the situation, so I
just want you to realize that, that if TDHCA does not turn
this down or not grant the bonds it will go away, but by
law if they meet everything they can build it.

Now, we're going to try our best to do some

other things to try to eliminate this process and also to
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keep the apartment housing in line, but to do that we need
your help. You need to come to the next meeting, which is
also on the 20th at C.T. Eddings, and bring more people,
because they need to be informed. They need to understand
what is going on.

And just in closing is this: I'm for
affordable housing. I worked very hard with Bud Ward over
there with Habitat to build single family, and I've helped
dedicate a number of houses, and it's heart-touching to be
able to provide this type of housing for people that can't
afford something. But I just have a multifamily problem
here in our city, because we just have way too many
compared to our other --

(General applause.)

MR. BELL: It's not an affordable housing
issue. It's just there's just flat too many multifamily
apartments, and we've got to stop it, and if getting a
moratorium on construction is the way that we have to do
it, then that's the way we'll have to do it.

(General applause.)

MR. HARLESS: After Karen Riding speaks on deck
is Rick Kieffer.

MS. RIDING: I've got a little bit of a cold.

First of all, I would like to counter something

that was said earlier by the lady talking in favor of the
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housing, and I'd like to say that I don't think any of us
hate these people, that we just can't afford the project.
And in agreement with that I believe we have a petition
right now opposing Stonebrook Villas, and it was just
started in the past few days.

Even with spring break right now we currently
have 1,071 signatures, and we're continually getting in
more each day. Next week at the meeting on the 20th we'll
give you an update on that number, and we will hopefully
have more at that time.

The other comment that I wanted to make was
that there was mentioned I guess by Steve Mitas about us
almost being at our count, and a quarter of LIHTC demand
is in the ten-mile radius: Frisco, Allen, Plano, et
cetera, and that is much more than is McKinney itself.

The last thing I'd like to say is we do have a
petition outside, and anyone who is in here who is against
the project please feel free to sign the petition, and if
you are interested in finding out more about our group,
MPBG, please get our e-mail address. It's
mpbghome@yahoo.com. Thank you.

(General applause.)

MR. HARLESS: Rick Kieffer. After Rick Clayton
Myhre.

MR. KIEFFER: I'm Rick Kieffer. Thank you for
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allowing me to speak tonight. I've lived in the Dallas
Metroplex for 22 years. The majority of that time was in
Plano and Addison. My wife and I just moved to
Stonebridge Ranch last August.

To add what hasn't been brought out tonight is
the media has reported recently that McKinney has the
highest unemployment rate in Collin County. I believe the
number is 11.2 percent versus Plano is about 5.2 percent
et cetera, and the other neighboring cities. With the
highest unemployment we can ill afford to take on
additional tax burdens when we don't have people gainfully
employed contributing tax dollars.

Also, when I lived in Plano McKinney was never
thought of as a very desirable community to live in.
Stonebridge has changed that perception in the Metroplex.

I think if we have a preponderance of the low-income
housing for all of Collin County concentrated in McKinney
that cannot help our image, and obviously if we don't have
the image we can't attract the industry. We can't attract
the businesses, and our tax rate will get worse.

Thank you for letting me speak.

(General applause.)

MR. HARLESS: After Clayton, Toni Patterson is
on deck.

MR. MYHRE: I'm Clayton Myhre. Much like Steve

ON THE RECORD REPORTING
(512) 450-0342




10

11

12

13

14

15

16

17

18

19

20

21

22

[N
w

NG
=

[N
o1

58

Bell, I'm in favor of affordable housing, but I'd like it
to just be in housing that people actually live in and own
that we make them so they can pay taxes, because that
contributes to the whole community.

Now, doing a little research study -- I'm going
to give something that I think the developers have looked
at beforehand. With a five mile radius for a market norm
to do a project, that is equal to 78 square miles. He had
to go out to a ten mile radius to come up with enough
people to be able to fill this project. That ten mile
radius is 314 square miles of territory, which is a 300
percent increase over the normal territory to f£ill one.
We're getting people, like I say, from Plano, Frisco,
Allen, north up to Prosper, just in looking at where these
units are probably really needed at.

McKinney has 19,462 housing units. 1,500 of
those are low-income units, which equates to 7.7 percent
of the living units in McKinney are low-income. Plano has
220,000 per the 2000 census. They have 86,000 plus
housing units, 606 low income, which is 0.7 percent of the
homes in McKinney are low income.

VOICE: Plano.

MR. MYHRE: Plano. Excuse me. Yes.

In Frisco, based on theirs is 48,000. They

have approximately 18,600. They have two housing units,

ON THE RECORD REPORTING
(512) 450-0342




10

11

12

13

14

15

16

17

18

19

20

21

22

[N
w

NG
=

[N
o1

59

242 low income, which is 1.3 percent. Allen, 56,000
people, 17,400 housing units, 120 low income, which is 0.7
percent of their housing units. Do you see a trend here,
people? We're way above the norm for what is low income
in a community.

I'm not against them. Everyone has a right to
live somewhere, but, people, we need to rely on our
neighboring cites to bear their fair burden on this and
not have it all basically dumped on us because I already
know two people based on their taxes this year have
already put their homes on the market and are going to be
leaving because they can't afford to stay here any more.
We can't afford that. That's where I'm at.

And I think this guy should have done this
research before he came here.

(General applause.)

MR. HARLESS: Toni Patterson is the last
individual I have signed up to speak. 1I'll give you a
last chance. If anybody would like to speak please come
forward and I'll let you sign this while she is speaking.

MS. PATTERSON: My name is Toni Patterson, and
I didn't come prepared to speak, but sitting and listening
to everything that's going on here I felt compelled just
to come on record verbally to tell the Texas Department

that I am opposed to this because we don't need it based

ON THE RECORD REPORTING
(512) 450-0342




10

11

12

13

14

15

16

17

18

19

20

21

22

[N
w

NG
=

[N
o1

60

on the statistics given. We're not against low income
multifamily. We're not against any of the manicurists,
the hair stylists, the teachers, the firemen and all that.
We are those people --

(General applause.)

MS. PATTERSON: I encourage anyone else that's
sitting there scared to death to speak to do so, because I
do oppose it, and that's why.

(General applause.)

MR. HARLESS: Please state your name for the
record.

MR. MASLEY: My name is Jeff Masley. I live in
Stonebridge Ranch McKinney and we moved here last July.

I think I'll just say to my wife, Oxala, I'm
very proud of you for speaking earlier. You did a
wonderful job. I remember meeting my wife in Player's
Club, and I was very much aware of the situation that was
there and how run down that community got. She didn't
mention to you that her car itself had been vandalized
twice when that property started to deteriorate. I think
it is pretty much obvious to everyone that it's going to
be an increase in taxes to us.

I live about maybe a couple of miles from where
this proposed development is going to be, and I have a

hard time in regards to just the logistics, because
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there's not much out there unless you have good
transportation. There's no buses. There's no grocery
stores. There's very little out there. I'm really
concerned as to how these people are going to be able to
survive out there. It just doesn't -- common sense that
it's not located more towards where there are more proper
facilities for people to get by.

And I'm really shocked by these numbers in
regard to Allen, Frisco, and Plano in regards to what
little they have with regard to the tax base they have,
and why McKinney is being asked, with so little commercial
development here to take on more.

Thank you very much for your time.

(General applause.)

MR. HARLESS: If there are no other individuals
who would like to speak then I would like to thank
everyone for attending the hearing this evening. Your
comments have been duly recorded, and the meeting now
stands adjourned. The time I have is eight o'clock.

(Whereupon, at 8:00 p.m., the meeting was

adjourned.)
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PROCEEDINGS

MR. FISHER: Good evening, everyone. I'm Bill
Fisher; I'm with Southwest Housing, who is the developer
of this project.

MR. HARLESS: Good evening. I'd like everyone
to move in, if they'd like to. The sign-in sheets -- and
I understand there's a petition; it's over in that
direction, at the table. You have all night to do that.

The first order of business is going to be to
read an item here to you. And, then, we're going to have
two short presentations, lasting about 15 minutes or so
each. And, then, we're going to be calling individuals to
speak who have signed the sign-in sheet. And, that's
going to be the order of business today.

Toward the end, we'll be asking if other people
who haven't signed in, give them a chance to sign in at
that time. Any time tonight, though, you can sign in over
there. 1I'll be getting those sheets and reading your
names off that list as the evening progresses.

But just now, right now, I'd like to proceed
with the public hearing. Let the record show that it is
6:33 p.m., Wednesday, March 20, 2002. We are here at the
C.T. Eddins Elementary School, 311 Peregrine Drive,
McKinney, Texas.
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And, I am here to conduct a public hearing on
behalf of the Texas Department of Housing and Community
Affairs, with respect to an issue of tax-exempt
multifamily revenue bonds for a residential rental
community. This hearing is required by the Internal
Revenue Code.

The sole purpose of this hearing is to collect
comments that will be provided to the highest elected
official with jurisdiction over this issue, which in this
case is the Attorney General. No decisions regarding the
project will be made at this hearing.

There are no Department board members present.

The Department's board will meet to consider the
transaction on April 11, 2002, upon recommendation by the
finance committee.

In addition to providing your comments at this
hearing, the public is also invited to provide comment
directly to the finance committee, or the board, at any of
their meetings. Department staff will also accept written
comments from the public via facsimile at 512-475-3362, up
to 5:00 p.m. on March 28, 2002.

The bonds will be issued as tax-exempt
multifamily revenue bonds, in the aggregate principal
amount not to exceed $15 million, and taxable bonds, if
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necessary, in an amount to be determined and issued in one
or more series by the Texas Department of Housing and
Community Affairs, the issuer.

The proceeds of the bonds will be loaned to
Stonebrook Villas Housing, L.P., or related person, or
affiliate entity thereof, to finance a portion of the cost
of acquiring, constructing, and equipping a multifamily
rental housing community described as follows:

A 240-unit multifamily residential rental
development to be constructed on approximately eleven
acres of land, located on Peregrine Drive, on the
northwest corner of the intersection of Peregrine Drive
and Virginia Parkway, in McKinney, Collin County, Texas
75070.

The proposed multifamily rental housing
community will be initially owned and operated by
Stonebrook Villas Housing, L.P., or related entity, or
person thereof.

At this time, I would like to invite Bill
Fisher to make the initial presentation at this time.

MR. FISHER: Thank you very much. Again, my
name is Bill Fisher. I am with Southwest Housing. We
appreciate you all coming out tonight and, you know, hope
that, as in any good debate, that everyone will understand
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that there is another side.

There's certainly, I can tell you, facts that
are in dispute between the opposition and our group. And
I would hope everyone would keep an open mind.

And I would certainly encourage every one of
you, to the extent that you're concerned about what I
would tell you, in many cases, are going to be vastly
different positions on the facts, that you take the
opportunity to verify at least what the two sides are
saying, and come to your own conclusion.

And, again, I appreciate the opportunity to

speak.

Stonebrook Villas is a Southwest Housing
Development. Southwest Housing's been in business since
1993. We build a condominium quality apartment community.

We will meet every zoning and building code ordinance.

It's our objective for our housing to look and
feel like the finest multifamily housing that has been
built in McKinney. And that's certainly our company's
commitment to you.

There's been an issue regarding the density of
this project. Multifamily zoning in McKinney typically
accommodates 24 units to the acre. The planned
development in place, since 1987 on this property, allows
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for 22 units to the acre.

The current plan, that we have on file with the

city for site approval, is currently 20 units to the acre.
And as part of our discussions with the neighborhood
group, we've offered to lower the density further in an
effort to try and get the neighborhood support for the
project.

As I mentioned, the property has been zoned
this way for quite some time. And we are building within
the current zoning ordinances in McKinney, without
exception or variance. As I said, we'll meet all the
zoning and building codes associated with this project.

Just a little bit about Southwest Housing, the
sponsor of this project. Southwest Housing has won many
national and local awards for the design, construction,
and operation of their properties. We were a recent
winner of an NHB award, as well as a recipient of awards
from local community leaders, such as the mayor and city
councils, in areas where we've built.

We provided, as part of this process, an
extensive list of references, both neighborhood groups
where we have built and operated communities, and made
promises to the neighborhood, that I believe they've told
you, we've kept.
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We have a reputation for being a good neighbor
and a good citizen. I think that's why the McKinney
Housing Finance Corporation has given consideration to
taking ownership of this property, on behalf of the
citizens of McKinney.

As I mentioned, we were an NHB award recipient
in 2000 for a project that we did in the city of
Arlington. Kay Bailey Hutchison, our U.S. Senator, did
the ribbon cutting on a project that we have in De Soto,
and she gave us a plagque award for that. The City of De
Soto gave us a commendation for our two projects that are
in the city of De Soto.

And, of course, we are a Dallas-based
development company. So as you can imagine, we've been
cited several times by both the mayor and the city council
of Dallas for the quality of our projects.

One of the big concerns that's been raised,
regarding this project, is whether there is sufficient
demand for the project. And I want to make sure we
address this issue clearly.

There are specific guidelines that the State
has regarding a market analyst, an M.A.I. appraiser, to
determine whether or not there is sufficient demand in the
market area for the project. Obviously, they don't want
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to fund and build a project that's not going to lease.
They're also trying to make sure that one project is not
cannibalizing the residents of another.

Like all apartments, two equal ones, one built
ten years ago, one built today, all things being equal --
and that's typically the case on the rent -- obviously,
residents are going to want to live in the newest and best
community. So these guidelines ensure that the market
analyst draws a ring within a set guideline.

I would encourage you to go out on the State's
website. Those guidelines are published as part of their
concentration issue.

The purpose of the ten-mile ring was to do two
things: first and foremost, to conform with the
guidelines, but, second, to encompass the entire city of
McKinney. Like all good circles, it certainly picked up
areas of Frisco, and Allen, and areas north of McKinney,
which is just the nature of the circle. However, it does
represent a ring of residents who could potentially be
drawn to the community that is consistent with the
guidelines.

I really haven't heard any neighbor argue that
this location won't lease in a minute. As you can
imagine, we're going to build a property that is identical
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in all respects, quality-wise, to AMLI [phonetic] and the
things that no one has turned out to oppose. Yet our
rents will be 70 percent, or less, of that number.

In addition, as I think many of you will find
out, the people who rent apartments, and particularly
families who rent apartments, typically qualify for income
guidelines. So, yes, in fact, we will draw residents in a
significant number, from the existing McKinney market.

They are currently paying more than they can
really afford, as a percentage of income, to live in
McKinney because McKinney, from a multifamily standpoint,
is a high cost area. I think anyone reasonably comping
these areas will understand that rents for one, two, and
three bedroom apartments, for someone who makes $50,000 or
less, is a significantly higher portion of their income
than would be typical for even you as a person paying on a
mortgage.

Dr. Bernard Weinstein and Dr. Terry Clower of
UNT, both of whom have done a variety of studies for the
city, and are nationally recognized experts -- and,
certainly, the foremost experts on this regional
economy -- have told us in their study, which has been
provided to you, that thousands of McKinney residents meet
our guidelines. And that is not only just thousands of
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people; that is a very high percentage of the existing
population.

The State's guidelines, which is calculated on
capture rate, says we cannot exceed a capture rate of 25
percent, which even on its face, serves only one in four
low income renters in the market area. So, again, I think
the issue of demand is pretty clear.

And I think really the neighbors that are here
tonight really know that this property will lease, and
lease very quickly, because of the wonderful neighborhood,
and wonderful community, and wonderful school district
that you have.

Within the bounds of Collin County -- we'll
talk specifically about McKinney next -- all affordable
housing available in the Collin County area has been
reported to be 100 percent occupied, with at least a one
year wait list.

You know, our resident profile is not public
housing. These are working families and fixed income
seniors, who cannot afford to move into the newest, nicest
properties in these areas.

So what the State does is they provide a
variety of subsidies, non-property tax subsidies, to allow
these people to live in the identical community, in the
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identical area, at a rent that they can afford. That's as
simple as you can say it.

Based upon the percentage of households served,
only 1.8 percent of the population living in affordable
housing units in McKinney versus the overall population.
And in Collin County it's actually less than 1 percent.

So, again, I know there's a perception in
McKinney that you all are doing more than your fair share.

And I don't think there's any question that you all have
done more than your neighbors. I don't think anyone
disputes that.

But the reality is, there is a vastly under
served, and very large group, who have need for the
housing. And that's a fact that's also very difficult to
dispute.

The total population in the ten-mile ring,
which again is consistent with the rules, is approximately
200,000, as you see the market study. And there are less
than 2,000 units that serve residents in our income range,
and at the rent levels that we charge, which is from a low
of about $35,000 to a high of $51,000.

I think we can easily argue, and it's certainly
our position, that McKinney is hardly over built. Again,
it's been a good argument that Allen has none and Frisco
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has none, and McKinney certainly has some affordable
housing, but I'm not sure that that's the best argument.
But, again, our position is that I think a reasonable
review is we're hardly overbuilt.

Again, according to the McKinney Housing
Authority, the units here are 100 percent occupied with a
one year wait list, and Dr. Weinstein confirmed that in
his study. The current and future demand of these people
is not being served.

Again, the average area income here is $70,000.
The average area income in this immediate area, the
little one-mile ring, two-mile ring, from this site, is
$140,000. So in order for the average to be 70, there are
a whole lot of folks below that median income, that fall
and would like to live in these types of properties.

You know, Allen and Frisco have small unit
counts, but, you know, we don't have a dog in that fight.
That's a regional issue. And I think it's unfair that
they have had no affordable housing. And I think it would
be reasonable for this community to ask them to pay their
fair share.

But, again, it doesn't have a lot to do with
Stonebrook Villas, the quality of the housing, the need
for the housing, and the fact that people will live there
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and enjoy living there, and that the property will be
occupied very quickly.

One of the other issues is, you know, a
question of whether these properties represent a bootstrap
opportunity, or like perceptions of many Government-
subsidized programs, are somehow a trap. The number one
reason that a resident moves off an affordable housing
community is to buy a single family house. The reason is,
because of the lower rent, facilitates savings.

We provide supportive services to our residents
that typically allow them to go from a one-income
household to a two-income household. They buy more; they
pay more taxes. But they also put their family in a
position to make economic advancements.

You know, to make it clear, mom stays at home
because it doesn't have any economic value to her to go to
work and pay for day care. We provide latchkey programs
for the children, after-school homework with volunteers,
and, during the summer, we have a full-time program that
facilities the families to make a socioeconomic change.

So these programs are a bootstrap program and the people
that live there do go on to own homes.

This is a highly desirable area of McKinney.
Everyone here knows that. The MISD is the top school

ON THE RECORD REPORTING
(512) 450-0342




16

district in this area. We all know that. This west side,
and particularly our area, 1is under served.

There are none of these properties out here.
And right now if you tried to rent an affordable housing
unit within a three-mile radius, five-mile radius, of this
property, there aren't any.

The current stock of affordable housing --
because McKinney does have some, approximately 1,300
family units -- are predominantly on the east side of town
or right along 75. Our property is out here, obviously,
where there's a great number of new retail and other
supportive services going on, and on that location right
there, there'll be a new Kroger store built virtually at
the same time that our property is developed.

MR. HARLESS: Okay, Bill, five minutes.

MR. FISHER: Okay. Thank you.

The economic contribution, we're not free
riding and never intended to. We offered the ownership of
this property to the city, which, even in a worst case
argument, is a $20 million contribution. It's more money
than we could pay in property taxes during the 15 year
period of the analysis.

Now, the city's involvement raised the property
tax issue, because the city is exempt from paying school
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taxes. So we tried to make it clear that we would make
sure that the HFC -- and they committed to do that if they
were the owner -- did pay school tax. If they're not
involved, and at this point in time, I think that issue
is; they've certainly indicated their willingness to do
so, but they certainly have not done so.

We are being underwritten and will pay full tax
on the basis of our assessed value, without any special
break whatsoever, just the way the state code says you're

to be valued and assessed at the same tax rates everyone

else pay.

In addition, it's interesting to note that half
of our portfolio -- and we're proposing, and have
proposed, two projects in McKinney -- is senior only and

family. Obviously, we're paying school and property tax
on the senior properties and none of our 55 and older
seniors are attending the schools.

So the idea that we're not -- as a company and
as an approach here, that we're not paying our fair share,
is really not correct.

Reasonable cost housing is an economic
development issue. You know, we need to build our
employment base here, and build our commercial property
base. And when a commercial employer comes into an area,
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they want to have their employees live close by. And, you
know, most of the workers in these businesses earn income
in the ranges for these properties.

So when the Boeings and the Gees and the
Southwestern Bells say, I want to build a call center, or
do something, the first thing they look at is housing
costs. And if all their employees have to live in
$300,000 houses, which is the break-even point for the
McKinney ISD, according to their website, they're not
going to build their businesses here.

So understand that having reasonable cost
housing in your neighborhood is actually beneficial to
your ability to attract businesses, and for businesses to
attract employees.

Quickly -- let's roll on this -- 80 students,
that's what the study says. 11,000 students in the MISD
right now, 1,300 planned, six new campuses, not credible
to argue that we're going to upset the apple cart.

The school district has never opposed a single
family zoned property with the identical tax profile,
paying taxes on evaluation per unit that is below their
break-even point. The school district has never opposed
an affordable multifamily project in the area. The MISD's
opposition on the basis of family status and the resident
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profile needs to be a concern, and it needs to be a
community concern.

We're asking you to respect rights, like we do,
for our neighbors. We have the private rights to build on
this property, according with the Code. We'd ask you to
respect that.

We'd ask you to respect the rights of the
families that we serve on our properties. We ask you to
respect the rights of the people who work in McKinney that
earn $55,000 or less, and are eligible to live in our
community with their families. And we ask you to respect
the right for their children to attend the same quality
schools in the MISD that your children do.

The services have been an issue on this
property. I think this berates the spectra that there's
nothing out here to serve the community. I suggest that
that's not credible. The same reasons that our people
want to live here is the same reasons you live here.
Buyers and renters to Stonebridge Ranch and Beesler Homes,
new schools, new retail, road improvements that are
coming, and, also, are being part of our development plan.

Other potential projects? There are no other
potential projects. The State people are here tonight.
There'll be one more family affordable housing project
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built in McKinney in the next three years. And we've
offered that ownership of that property to your city, so
they can control it and benefit from it.

I want you to remember the issue that we would
do one other affordable housing project here, with the
Housing Finance Corp., and it would be a senior only
project, which, again, is going to pay tax, and it's going
to pay school taxes, and it's not going to put anyone in
the schools. Our combination of that senior and family
property does more than carry our fair share.

And we appreciate the opportunity to set the
record straight. Certainly, our information is out there.
Ninety percent of what I've told you tonight is on file

with the State. 1It's public record information. And I
would certainly encourage everyone of you to verify it, to
the extent I've caused you to pause and question some of
the reasons why many of you have been brought out tonight.

Thank you very much for your kindness.

MR. HARLESS: Roger Davis has the next short
presentation.

MR. DAVIS: Wayne, I was going to suggest, it
will take us a couple of minutes to hook up our computer
to this projector. So if you want to take some comment,
or if the school district wanted to give their comments,
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this might be a good time.

MR. HARLESS: Okay. I would like to invite
Geralyn Kever, if she would at this time, to make her
comments.

We are keeping individual comments to two
minutes this evening so that everyone might have an
opportunity to speak. If you have not signed up yet,
there should be sign up sheets at the table over near the
door that you entered. You can continue signing those as
the evening progresses. Thank you.

MS. KEVER: Thank you. My name is Geralyn
Kever. I have co-authored a letter, along with Dr. David
Anthony, our superintendent of schools, to Mr. Robert
Onion, directed to the Texas Department of Housing and
Community Affairs. And I would like to verbally read the
content of this letter into the record. And I reserve the
right to editorialize, if I choose.

I am here to express opposition to a project
known as Stonebrook Villas, which is before the Agency for
funding through the low income housing tax credits
program. This is a regrettable position for any school
district to have to take, but one we must take at this
time in the development of our district.

MISD is facing a funding crisis. This is a
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time of exploding growth in our city. I do not have to
tell this group that. At the same time, due to State
funding legislation, our ability to collect revenue
through our local tax rate, to meet the impact of this
growth, will soon be limited.

While new homeowners and residential growth
have found our city in droves, commercial development is
not keeping pace. This has left our district with a
significant imbalance in student population for the size
of our commercial tax base. Consequently, the district
has actively and consistently opposed any efforts by
citizens or developers to down zone property in our
district from commercial to residential.

Additionally, we have opposed any efforts by
developers to increase residential densities above those
specified in the City's Master Land Use Plan. This is
core. Any increase in residential density negatively
impacts our ability to plan for and effectively educate
children. The forecasted increase in student population
density for this project far exceeds our projections and
that is a basis for our opposition.

The impact of this increased and unanticipated
density would negatively impact our schools. And I might
just add, that under normal density projections, our
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demographer would use a factor of .1 for a project that
meets this zoning criteria. And for this project, our
demographer has told us that we would need to up that to
.5.

So, for example, if it were a 240-unit complex,
we would anticipate student contribution, enrollment
contribution, of 24. And that's what we have used in our
projections. If this project were to be developed, that
would move to 120. So 120 is half of 240. That's the
disparity. It's a factor of five. That's different than
the 80 you saw; our demographer tells us the student
contribution would be 120.

The City of McKinney has established a legacy,
and set precedents, for embracing low income housing
communities and we're proud of that. Based upon the data
that we have reviewed, McKinney has an oversupply of low
income properties and is now drawing residents from
surrounding suburbs, which are not providing an adequate
amount of affordable housing program for their residents.

These neighboring districts have significantly
smaller populations of high density, low income
developments. An overconcentration of low income housing
places an undue burden on MISD, and our taxpayers, to
provide services for low income families from across
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Collin County, now just our city. A more equitable
allocation of housing throughout the county would allow
neighboring districts to maintain the resources necessary
to provide the best possible educational opportunities, to
ensure that no child is left behind.

You know, Collin County is one of the fastest
growing counties in our state. And I believe that it is
incumbent upon the Texas Department of Housing and
Community Affairs to provide guidelines that will work to
ensure an equitable distribution of low income housing
across our county.

We are proud of the proactive stance our city
officials have taken to provide ample affordable housing
in our community. However, we must oppose this project at
this time due to our city's current oversupply of low
income housing, the significant growth and increasing
density of our student population, and the diminishing
financial resources required to provide a quality
education for all MISD students.

MR. HARLESS: It's time.

MS. KEVER: Last sentence, McKinney ISD cannot
continue to bear the unfunded costs for educating children
who will clearly be drawn from surrounding districts.
Thank you.
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(Applause.)

MS. EVANS: My name is Cindy Evans, and I live
in McKinney. Neighbors and the Texas Department of
Housing and Community Affairs, I'm a member of the
McKinney Citizens for Balanced Growth.

Over the last two months, our organization has
investigated the details regarding the construction of
another low income housing tax credit property in our
city. In our investigations, we have uncovered startling
information which we believe has surprised even our city
officials, and the Housing Finance Corporation.

We have found that McKinney not only does not
have the need for an additional low income housing tax
credit property; we have an oversupply. We also found
that the LIHTC properties for the suburbs north of Dallas
are highly concentrated into the city of McKinney and the
MISD jurisdictions.

The Texas Department of Housing and Community
Affairs guidelines state that need is supposed to decide
where funding is awarded for these properties. There is
currently no need in McKinney.

The TDHCA also says, Tax credit units should
not be concentrated in any area. McKinney now has an
overconcentration already.
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McKinney is the fourth smallest city in our
area, with a population of just over 54,000, out of the
970 residents in the suburbs north of Dallas. Yet, with
just five percent of the population, we have over 30
percent of these type of housing units.

In the market area for Stonebrook Villas, which
was defined by the developer, in the market study that
they paid for, McKinney has 15 percent of the population
but 62 percent of the LIHTC housing.

In addition to the 1,512 units already in
service in McKinney, our area currently has 895 units that
are approved and are in planning or in construction, all
located inside McKinney. This will meet the anticipated
need of our area through the end of 2003. That will leave
us with an oversupply of units of 310.

If the State were to approve all of the other
applications that have been applied for, that would be an
additional 1,500 units. Then, our oversupply would be
1,800 empty units. This would give McKinney the same
number of units as all of the other suburbs in the North
Dallas area combined.

After offering this information to our city
leaders, the owners of this property have now shifted
their message to say that they think they can slip in just
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one more, under the wire. Let's take a look at the
numbers and, we believe, there's not even room for one
more.

The State currently allows the developer to
conduct the market study, which defines the market area
and tells you whether or not there is a demand in a given
area. However, the State does have guidelines saying that
this market area should be defined by natural geographic
and political boundaries.

Yet the demand area for Stonebrook Villas is a
ten-mile radius, a 300-square-mile circle which includes
all of Frisco, all of Allen, half of Plano, all the way
down to Parker, and several of our smaller surrounding
cities. We believe that a 300-square-mile market area for
one apartment complex is ludicrous. Yet such a large
market area certainly does allow them to say that there is
a demand for their project, a demand that would not exist
if the study was done on our city alone.

The guideline also dictates that the market
study prove demand through a formula called a capture
rate, with a maximum rate of 25 percent. If you did the
demand only on the city of McKinney, it would be much,
much higher than 25 percent capture rate.

We want the State and all of our neighbors to
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know that we fully appreciate and support the State's
initiative to provide affordable housing for residents.
This is an economic issue.

These complexes are, by their nature, expensive
to the individual municipalities and school districts
where they are located. And an overconcentration in one
municipality can be financially devastating.

We estimate the economic impact on our schools,
just for this one complex, to be $3.8 million over ten
years. We estimate the economic cost to our city to be
2.2 million. That's a $6 million price tag over ten
years, to one city, to one school district.

All that we are asking is for the State to
review their concentration issues, and disperse these
properties to spread the cost among the many cities and
school districts that will be served by all of these
properties.

Mr. Onion, you travel throughout this state,
listening to input from citizens on your LIHTC programs.
If you came today thinking that you were going hear the
residents of McKinney shouting, Not in my backyard, I'm
very happy to tell you that you've come to the wrong
neighborhood.

McKinney is a city full of people with big
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hearts and helping hands. We have embraced our low income
housing programs for our residents.

We welcomed the Tuscany in 1998, with 118
units, which gave us more units than Allen. We welcomed
the Tremore in 1997, with 144 units, giving us more units
than Frisco, Allen, Richardson, or Grapevine. We welcomed
The Parks on the Creek in 1997, with 180 units, which is
currently only 83 percent full. That gave McKinney 498
units, more than Richardson, Allen, and Frisco combined.

We welcomed the Lights of El1 Dorado in 1993,
with 220 units, giving McKinney more units than Plano,
which has four times our population. We welcomed Skyline
Village, with 168 units. We welcomed Creekpoint, with 200
units.

We will soon welcome Skyway Villas, with 232
units, now under construction. And we will soon welcome
Country Lane, with 207 units, giving McKinney one-third of
the LIHTC units, and the associated costs of subsidizing
these properties, for all of the cities of Lewisville,
Garland, Plano, Denton, Carrollton, Grapevine, Frisco,
Allen, and Richardson.

And the market study did not include -- the
market study conducted by the developer did not include
the supply of properties in our city which compete with
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the LIHTC properties in pricing and amenities. If you
added these, then we have 1,812 units, which is one LIHTC
unit for every 33 residents in McKinney.

Of the cities that are included in the market
area for Stonebrook Villas, which is Allen, Frisco, Plano,
and McKinney, we have five percent of the population and
30 percent of the low income housing tax credit
properties. We respectfully submit to the State that our
welcome mat is wearing a bit thin.

Every city, every school district, and every
household has a budget. And McKinney is not an unlimited
well of money. This market study does not show that there
is a demand in McKinney. And the facts clearly show that
McKinney has done more than its share for our area.

We are here tonight to ask the State to review
their data, review this market study carefully, and review
the overconcentration in our city. On behalf of the 1,200
residents that we have on our petition, we ask you to deny
this application. Thank you.

(Applause.)

MR. HARLESS: Next on the list, Steve Bell. On
deck, Thad Helsley. You each have two minutes. Everyone
is also invited to continue signing the sign-in sheets at
the table near the entrance and we'll get you an
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opportunity to speak as well.

MR. BELL: My name is Steve Bell. I'm a
resident of Stonebridge, on the city council, and I am
opposed to this project. I have written a letter to the
Governor of the State of Texas and every other official
that could be elected in this state by our citizenry, and
also county, asking them to get this project stopped.

As you may have read in the paper, I've also
asked for a two-year moratorium, with our city council, on
multifamily housing. But the fact of the matter is, this
project is in under the wire. They've already submitted
the site plan, so it is there.

So that you will understand what my obligation,
Mr. Helsley's, Mr. Nesbit, and other council members is,
is that, by law, they submit their plans and this type of
thing, we have to approve it, because, as Mr. Fisher said,
this property was zoned in 1987. And if they meet all of
the requirements, then we are bound by law -- that's city
council -- to approve the project.

As you know, we do have a problem with the
school district as Geralyn just said. So I have to go to
my next step. So this week, I will ask that the city
council approve a resolution asking HFC to withdraw from
this project, asking the State of Texas to stop this
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project, and asking the developer to pull out of this

project.

But let me say this, just because we do that --
and if that is possible -- they still have the right to do
it. I think you coming here tonight, you coming last

Wednesday night, shows that the city does not want this
project. I appreciate your participation, and all the
support that you've shown, and the way that you've
conducted yourself throughout these hearings. And I'm
proud to represent you. Thank you.

(Applause.)

MR. HARLESS: After Thad, I have Rick Riddle,
who is going to yield to Susan Riddle.

MR. RIDDE: Ridde.

MR. HARLESS: Ridde, I'm sorry.

MS. RIDDE: Ridde.

MR. HELSLEY: Good evening. My name is Thad
Helsley, mayor pro tem, City of McKinney. I appreciate
the opportunity to speak tonight and I would like to say
on the onset, that I speak as a citizen of McKinney, and
do not speak for the rest of the council.

The City of McKinney is experiencing
unprecedented rapid growth. And I know everybody in this
room knows that. Some real general numbers, last year,
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our population grew by 15 percent. Last year, there were
2,544 single family permits issued in the city of McKinney
for the year 2001. That number is second only to the city
of Arlington in the entire metroplex, in true numbers, not
percentage, but in actual numbers, more permits than
Plano, Frisco, anybody.

I say that because of this growth and what it
causes for this city. It is very difficult for this city,
and this school district especially, to keep up with the
challenges that come with this rapid growth.

This city has promoted affordable housing.

When you go into City Hall, on the wall, one of the goals
is affordable housing. From my standpoint, that
affordable housing included single family housing,
affording young aspiring families the opportunity to own a
home, create equity and pride of ownership.

The city is interested in working on those kind
of projects, with down payment assistance, waiver of
certain fees associated with development, and those kind
of things. And we will go forward in that fashion. I
would encourage this board, or this commission, to
reconsider the effect that this project will have on our
school district.

Our school district is headed for a brick wall.
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They're going to get to a certain level, and they can't
raise taxes any more, but they've got to continue to
provide schools for the children that move into this
community. They have no choice. So I really request that
they consider the issues associated with the school
district.

I also encourage the commission to consider the
need of affordable housing throughout the county. We need
affordable housing in Collin County; and I don't know of
anybody in this room that disagrees with that. We do not,
however, need all of the affordable housing in one
community.

I appreciate your time.

(Applause.)

MR. HARLESS: Just after Susan, I've got Gabe
Nesbit on deck.

And at this time I'd like to say, we can turn
the lights on. The presentation is over. The lights are
there, right on the wall by the gentleman in the green
shirt. There, I think that's a little better.

MS. RIDDE: My name is Susan Ridde. Thank you,
Mr. Onion, for coming to McKinney on behalf of TDHCA. I
had the opportunity to speak at length with Bill Fisher
yesterday. We discussed our different perspectives as
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relates to Stonebrook Villas. I see this as having a
negative impact on the economic state of MISD while Mr.
Fisher does not.

After researching this project, I need to
refute Mr. Fisher's claims on the following points which
came up in our conversation.

Number one, Stonebridge Villas will provide
affordable housing to workers earning wages in the $9 to
$10 an hour range, store clerks, maintenance people,
manicurists, clerical, et cetera.

Number two, Stonebridge Villas will address
McKinney Housing Authority's one year waiting list.

Number three, Stonebridge Villas will have
little or no economic impact to MISD.

As for the affordable housing, workers in the
$9 to $10 an hour income level would barely qualify for a
two-bedroom unit. And this is only if they worked 40
hours a week, 52 weeks out of the year. These wage
earners would not qualify for three- or four-bedroom
units.

As for the one year waiting list, according to
Leonard McGowan, Director of McKinney Housing Authority,
there are 338 names on this list. This is a waiting list
for public housing. The list is comprised of people who
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are making well below 30 percent medium level. Some are
unemployed. None of these people will qualify for
Stonebrook Villas. Stonebrook Villas will not address the
needs of this waiting list in any way.

As for the impact on MISD, census 2000 put
McKinney's population at 54,369. 12,894, or 23.7 percent,
of that population was made up of school-age children.
The census put the average family size at 3.29, for which
no further adjustment has been made.

According to Barry Shelton of McKinney's Long
Range Planning, the estimated population of McKinney, as
of January 1, 2002, is 66,575. The current enrollment in
MISD, as of March 7, 2002, is 13,632, or 20.5 percent of
McKinney's estimated 2002 population.

Southwest Development has referred to
Stonebrook Villas as housing for families. TIf we put the
average family size of 3.29 in each of the 224 units, we'd
have 736.96 tenants in Stonebrook Villas. Based on
relativity, school age children to population, or the 20.5
percent, 151 tenants of Stonebrook Villas would be school
age children. 1In speaking with Barry Shelton, in his
professional opinion, my 20.5 percent would be quite
accurate in this estimation applied against Stonebrook
Villas.
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The cost to MISD, based on this, would be
$808,605. The addition of 151 students is the equivalent
of 6.8 classrooms in an elementary school.

Keep in mind, this is a very conservative
number, since the occupancy rate can actually go as high
as 1,112 tenants. At this level, the number of school age
children could go as high as 227.96, or the equivalent of
10.4 classrooms in an elementary school; the cost to MISD,
over $1.2 million.

Southwest Market analyst, Mr. Weinstein, would
like us to believe that no more than 80 school age
children will occupy Stonebrook Villas. He is using a
multifamily occupancy rate to establish his numbers. In
speaking with Barry Shelton, the child occupancy rate is
usually higher in low income facilities.

So not only is Mr. Weinstein's rate
unrealistic, it i1s in direct contradiction to what
Southwest Development is telling us Stonebrook Villas is
supposed to be; and, that is, affordable housing for
families. The census 2000 average family size of 3.29
would serve as a better indicator. The 20.5 percent is
also relevant and relative to Stonebrook school-age
children ratio to total occupancy.

According to Mr. Fisher, the completed value of
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the project is between $18 to $20 million. However, it's
assessed value would be $8 million. Southwest has offered
to pay school taxes. At the current rate of 1.785 per
$100 assessed value, the school tax revenue from this
facility would be $142,800. The remaining tax burden
would fall on the community. And mind you, we aren't even
talking about property taxes.

At the end of our conversation, Mr. Fisher
asked me if I truly saw his proposal as a detriment to
MISD's economic status. Yes, Mr. Fisher, I do. What I
don't see is a need in our community for Stonebrook
Villas. Having refuted your claims as to what this
facility is supposed to be, and whose needs of the
community it is supposed to serve, respectfully, I ask,
What are you trying to sell us, Mr. Fisher?

Thank you.

(Applause.)

MR. HARLESS: After Gabby Nesbit, I have
Lisa --

MR. NESBIT: Gabe.

MR. HARLESS: I'm sorry?

MR. NESBIT: It's Gabe.

MR. HARLESS: After Gabe, I have Lisa Owens.

MR. NESBIT: Thank you, Mr. Onion.
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We appreciate your time coming out to see us
tonight and visit in McKinney. We're a proud city. I'm
proud to be on the city council here in McKinney. I've
lived here for 44 of my 50 years, and I hope to live
another 50 years here.

The numbers that's been presented on regional,
affordable housing is compelling. I think, again,
McKinney's proved that our hearts are big. We're the
leader in those numbers for the region. I think we ought
to do something to average that out, to help the burden.

Our schools are busting at the seams. We've
got portable buildings, classrooms, at every school, I
think, in town.

And to me that's enough reason to why I hope
you'll take strong consideration whether you'll approve
this project. I'm not much of a public speaker, but I'm
here tonight speaking on my behalf, representing myself
and my family, and I don't think it's a good idea for this
project to go forward.

Like I said, I'm not much of a public speaker.

I appreciate everybody's concern that's here tonight.
And I appreciate your emails. And for your information,
you've burnt my computer down.

(Applause.)
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MR. HARLESS: After Lisa, who is also speaking
on behalf of Ms. Hart, she has four minutes, after she is
finished, I have Michelle Will on deck.

MS. OWENS: Hi, my name is Lisa Owens, and I am
a resident of McKinney. Since last week's public hearing,
many people have questioned me about things they have read
or heard. I would like to set the record straight on
these issues.

Regarding unmet demand, we feel the need for
tax credit property serving this particular segment of the
population has been generously met with the City of
McKinney. The market study, which was commissioned by the
developer, and claims there is demand, encompasses a 10-
mile ring, 310 square miles, which includes the northern
portion of Plano, and all of Frisco, Allen, McKinney,
Celina, and Prosper.

TDHCA guidelines define an ideal market area
for urban properties as having a population of 50,000 to
250,000 persons. According to the 2000 census, the city
of McKinney has a population of 54,369, which is well
within the agencies guidelines.

It further states that a market with more or
than this range may be indicated at the discretion of the
market analyst, where political, economic, or geographic
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boundaries indicate doing so. Further, according to
Appendix A, of the TDHCA market city guidelines, the
department encourages the use of natural political,
geographical boundaries whenever possible. There is no
reason not to use the city of McKinney in this instance.

The city of McKinney satisfies the geographic
and political category, and also satisfies the population
requirements. As illustrated in the first public hearing,
and as will be further illustrated tonight, the city's
inventory of affordable housing units in the price range
targeted by the LIHTC program results in capture rate that
is many times the 25 percent maximum mandated under TDHCA
guidelines.

As far as school tax contributions, the
indicated school tax contribution is based upon the
developer's projected assessed value of around $31,000 per
unit. This is roughly one-third the developer's reported
construction cost. MISD indicates that it takes the
assessed value of approximately $300,000 to educate one
child per year. Clearly, the projected assessment comes
nowhere close to covering the educational cost of the
residents, meaning a large school tax shortfall.

Additionally, the project will contribute no
tax revenue to the city, county, or college taxing
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districts. We, the citizens of McKinney, will be forced
to subsidize these taxes.

The city of McKinney has more LIHTC units than
Plano, Allen, Frisco, and Richardson combined. In fact,
within the city of McKinney, there is more than 1.5 LIHTC
units for every income qualified household. Clearly,
demand has been met within the city. The only way to even
begin to fill these units is to bring people from outside
the city of McKinney.

It was mentioned that there will be no
additional cost to the taxpayer as a result of this
property being built. However, there will be a
significant cost to the taxpayers, due to the tax-exempt
status of this property, of approximately $600,000 per
yvear. This high density complex will require services
from the school and city, yet will not support them with
the benefit of taxes.

The claim that a conventional apartment will
one day be built on this site is not relevant to the
issue. First, at a minimum, a conventional property will
pay all taxes, and will at least contribute more to the
revenue of the community.

Second, current market conditions do not
warrant construction of conventional units on this site
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for some time. The recent completion of Saxon Woods, at
510 units, and the pending completion of The Mansion, 300
units, have more than satisfied current demand. The
softness in the demand was confirmed by a representative
of AMLI, who indicated that lease-up to fill their project
was very slow, and well behind what AMLI had projected.

In regards to lowering the density from 270 to
224 units, this statement is misleading. First, Southwest
Housing could never have built 270 units on this site.

The zoning only permits 22 units per acre, or a maximum of
224 units. Southwest Housing never voluntarily reduced
the density because they were never allowed that much
density. They only did what they had to do to conform to
the zoning ordinance.

Second, the offer by Southwest Housing to
reduce the density was based upon our group supporting
development of a portion of the adjoining commercial
tract, to make the property total 20 acres, with LIHTC
units. When I asked Mr. Fisher if he would build the same
number, 224 units, on the 20 acres, he stated that, no,
Southwest Housing would have to add to the unit count, but
adding additional acreage would lower the density.

Increasing the number of units would only
increase the tax burden on our cities and schools. Thus,
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this effort to try and paint our group as the bad guy, is
simply wrong.

We've also been asked about the claim that
there's a one year waiting list. According to Ms. Edna
Ristner of the McKinney Housing Authority of McKinney, no
waiting list is maintained for this type of property.

On two separate occasions, and to two separate
people, the developers of this property stated that if
McKinney did not want this project, they would not pursue
this development. As evidenced by tonight's turnout, and
that of the previous public hearing, it is obvious that
strong opposition is present.

The taxpayers of McKinney are taking care of
their own low income residents. It is not right to ask us
to bear the burden of housing the low income families of
surrounding communities. Based upon these facts, we
respectfully request that TDHCA deny the application. I
also wanted to make a point about the low income housing
units that are in our city already, being 100 percent
occupied. Tuscany is running rent specials on their LIHTC
units right now. And Park on the Creek is also
advertising rent specials.

(Applause.)

MR. HARLESS: Excuse me. After Michelle, I
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have Dr. Terry Clower on deck. Thank you.

MS. WILL: Hi, my name is Michelle Will. I'm a

resident of McKinney. And I don't have a prepared speech.

I just want to say that I am a parent. I have two
children that will be attending this school next year, and
I am concerned about the impact on MISD.

And I want everyone to understand that while we
keep talking about tax dollars, and how much it is going
to cost everyone, I think that what we really need to
understand is that, yes, if it costs MISD money, and they
can't afford it, and we have to pay for it, and if the
money's just not there, then programs get cut. I mean,
that's just things, special things, that our kids enjoy
doing in our schools, they don't get to do them.

And then what happens, we have PTAs coming up
and having more fundraisers, and shoving more products and
brochures to get you to buy things so that the kids can
just have a special program in school. So I just want it
to be known that I'm opposed to this project. Thank you.

(Applause.)

MR. HARLESS: After Dr. Clower, I have George
Balsam, I believe, on deck. Thank you.

DR. CLOWER: Good evening. I'm Dr. Terry
Clower. I'm at the University of North Texas. I am one
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of the co-authors of the economic impact analysis that was
conducted on this.

And just a couple of points that I wish to make
to you. Certainly, this report is available from the
developer. And if anybody wants, they can certainly see
me, either now or get ahold of me, and I'll be happy to
send you a copy of it.

There is much to be said, and our report did
not try to say whether or not McKinney should try to do
this, what we did was provide some numbers. One of the
things that keeps getting batted around is the number of
kids that would be generated by this facility.

And certainly one of the previous speakers up
here disputed our assumptions. And mind you, those were
not necessarily our assumptions. They were the
assumptions of the McKinney demographer, who was already
suggesting that the rate at which residents of this
particular property would impose students into the school
district at five times higher than the rate that they
would for any other multifamily project.

So I would say that, you know, you can use all
sorts of numbers. Remember that there's lies, and then
those other kind of lies, and then statistics, and all
that. Well, what we've seen, though, in reality, is that
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there would probably not be this multitude of students
going in. And the fact of the matter is that if you're
talking about 80 students or 120 students, that's not that
big of a deal, given the overall rate.

Now, I understand what you're going to say.
Excuse me. I understand what you're going to say.

MR. HARLESS: Please, let the gentleman speak.

DR. CLOWER: Now, on the other hand, let me ask
you to consider this. The real problem is not the number
of students being generated. It is the imbalance in the
tax base in the city of McKinney.

That was what, when two years ago, when the
City of McKinney asked us to help with the analysis on the
regional employment center, became very abundant. I mean,
you guys are way, way under represented in terms of
commercial development. That's your problem. It's not a
matter of whether or not you have this project.

I mean, using this logic, are you going to put
a moratorium on building any single-family houses that are
less than $300,000 in value? Okay. Well, then, that's
certainly y'all's right to do so, I guess, or at least
within the purview of the law.

That's all I have to say. Thank you.

(Applause.)
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MR. HARLESS: After George, I have Dr. William,
it looks like, Hamelman on deck. Thank you.

MR. BALSAM: My name is George Balsam, and I
live in Stonebridge, which is a McKinney community. I
have this question, Why is the State of Texas forcing a
development on the people of McKinney, who truly don't
want it, and where there's apparently no need for it?
We've just heard that demonstrated by numerous speakers.

The law says the developer must show demand
exists for the development. We've heard ad nauseam that
there isn't demand.

They've had to use a 300-square-mile area to
even begin to justify this, an area that takes in large
portions of other cities that don't have any of these
kinds of facilities in them, or very limited number of
these facilities. Why is this happening?

It's because land costs are lower in McKinney
than they are in Plano and Frisco. And we don't have some
of the bureaucracy that's heaped on these developers that
would prevent them from coming into McKinney. So we're
getting an unfair burden of these kinds of facilities in
McKinney.

We have a big heart, but enough is enough. If
we want to get a better distribution of this thing, the
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State needs to readdress how they subsidize these
facilities. They need to treat it like the Robin Hood
law, if -- that's what this sounds like it is right now.
They need to take these and redistribute the money so that
cities like Plano, and cities 1like Frisco and Richardson
can subsidize these houses, so that we don't bear the
entire burden.

It looks to me like what's going on is
concentration in one community, and that's McKinney. I
think it's unfair for the State to tell people in far away
McKinney how they should structure their community, a
community which already bears a clearly unfair tax
burden -- it already has one of the highest tax burdens in
the region -- a community where the local school would
have to assimilate new residents and is already
overcrowded.

Bottom line is, this project doesn't meet the
State's own tests and is not wanted or needed. The
residents who are effected have done due diligence, and
are armed with the facts, in what appears to me to be a
strong legal position. I urge the State to reject this
project.

(Applause.)

MR. HARLESS: After Dr. --
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DR. HAMELMAN: Hamelman.

MR. HARLESS: -- Hamelman, I have Cynthia
Tasker on deck.

DR. HAMELMAN: Good evening, everyone, those of
you that are left. I'm Barbara Stanwick.

(General laughter.)

DR. HAMELMAN: No, I'm Dr. Hamelman and I'm a
resident of McKinney. And I've only been here, with my
lovely wife, since May. We moved here from Dallas. And
now this may not be apropos, but I think I feel I should
say this.

Now, looking around at the people that are
attending this, I see many young people, which is
important, because when my wife and I moved into an area
in Dallas, we were young. I'm 75 now. And that's
incredible, isn't it?

But when we moved in, we were young, like you
are today. They put up a housing project two blocks away
from this wonderful house that we purchased, this
wonderful neighborhood that we were in. We knew all our
neighbors. We loved all our neighbors. It was just a
family.

So they put in a housing project, or an
apartment project -- excuse me -- which was for people who
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were paralegal, service personnel, things that the company
is saying they are going to provide housing for. Okay.

In fact, we even knew someone who lived in these
apartments. They were very, very nice apartments.

Well, over the years, in about five years, they
became public housing. There was no transportation when
we first moved in there. Then, they brought
transportation. And that's when it turned around.

I understand where they're building these
units, there is no public transportation. You watch, once
that's in, they'll bring in the public transportation,
which will be another burden on the finances of McKinney.

When they get that public transportation, here will come

those that can't afford cars. You understand what I'm

saying?

Okay. The problem here is that after a few
yvears, the people, the paralegals, the masseuses -- no,
no, that's not good -- the other people that are working

that can afford these housing units will no longer be able
to afford these housing units, or they will be able to
move on to something else. This will open up these units
to the low income. This is where the problem started.

MR. HARLESS: Time.

DR. HAMELMAN: Don't say "time" to an old man.
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Thank you, sir.

MR. HARLESS: After Cynthia Tasker, looks like
Charles G-U-E-E-R, Charles and Carol G-U-E-E-R.

MS. TASKER: My name is Cynthia Tasker, and I
am a resident of McKinney. I was a single mother for
seven years. I've lived in units like they're proposing
to build. And I personally know how scary it is not have
a safe place for your kids, and not to have a good school
for them.

I am somebody who has supported these types of
projects in the past. When I lived in New Jersey, I
actually supported a project that was built directly
behind my house.

That is why, when I heard about this project, I
did some research on my own, into already existing units
and vacancies. And what I found was that McKinney has
enough.

So I wanted to take this opportunity to express
my opposition to this project. It needs to be made clear,
though, that most of the people that I have spoken to, am
not opposed to it because of the "type" of people that may
live there. I am not opposed to it because of the
possible increase in crime. And I'm not opposed to it
because of what it may look like, or it may not fit in,
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into our neighborhood.

If McKinney needed this complex, it would be
our duty to make sure it was built. And I would be fully
supporting it. I, like most women I know, could be a
divorce, or a death of a husband, away from needing in a
project just like this. And I am 100 percent confident
that, God forbid, if that ever happened, that I would find
affordable housing for myself and my daughters.

McKinney has its fair share of affordable
housing. We simply cannot afford any more. And our
school board is already struggling to find room for our
existing students. Adding more to this burden would be
unconscionable. It is time for our surrounding
communities to start taking care of their citizens.

I am opposed to this project for one simple
reason: We do not need it. Thank you.

(Applause.)

MR. HARLESS: 1Is there a Charles and Carol
G-U-E-E-R present?

If not, we'll go on to Carol and Marilyn
Maxwell.

And then Lori Eaton on deck. Is Lori here?

Okay. After Lori, Brian Loughmiller.

MR. LOUGHMILLER: Loughmiller.
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MR. HARLESS: Loughmiller. Thank you.

MS. ELTON: Hi, my name is Lori Elton, and I
will keep my comments very brief. I just want to go on
public record and ask the State to oppose this project.
I'm a resident of McKinney and live on Peregrine Drive.
We just simply do not need this complex at this point in
McKinney.

I also want you to know that the developer
stated in his comments that the De Soto projects that he
made reference to had won national awards. That is well
and good, but they are not the same kind of housing
projects that he's proposed building here. Those are
senior affordable housing projects, not family affordable
housing projects. And they're completely a different
story.

I've seen them. They're beautiful. But it's
not the same project that he wants to put on Peregrine
Drive. I ask the State to please consider, just look at
what we need, and it's not more affordable housing units
in McKinney. Thank you.

(Applause.)

MR. HARLESS: After Brian, I have Gerald
Bushnell on deck. Thanks.

MR. LOUGHMILLER: How much time did she not
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use?

(General laughter.)

MR. LOUGHMILLER: My name is Brian Loughmiller,
and I've lived in Stonebridge for about 12 years. I have

three children. They'll all be in MISD next year. And
I'm probably most comfortable working in the format of a
cross-examination, as opposed to a speech. So I have some
questions for Mr. Fisher, based on his presentation.

First of all, when you look at that 10-mile
radius that you drew, and it's 200,000 people, that's
only -- i1f you look at the population of McKinney at
50,000, we're talking about 30 percent of the population
of McKinney being included in this number. What I'd
wanting to know is, did you also draw a circle, a 10-mile
circle, in Plano, or Allen, or Richardson, to see if only
30 percent of those communities are included in that
circle? I suspect not.

Also, I have a question about what percentage
of units, per residence or household, wversus Allen's,
Frisco's, Richardson's, and Plano's, in your survey, have
you compared when you're talking about actual demand in
those municipalities? We haven't seen a survey that talks
about demand in those municipalities and I suspect it's
probably higher than it is here.
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He also mentioned that he has a portfolio that
is 50 percent senior and 50 percent multifamily. If you
look at the 2000 census for McKinney, look at the
demographics, 86 percent of the population of McKinney is
under the age of 54. We have 13,000 students between the
ages of five and 19. We have 6,000 kids that are ages
zero to five.

So when you look at the demographics of this
city, we're not going to draw 50 percent from the senior
population. And I have a lot of respect for the senior
population, but that's not what we're going to have in
these units.

Finally, you know, Mr. Fisher indicated that he
believed that Allen, and Frisco, and Richardson -- that
they haven't done their fair share and they need
multifamily housing. So I'd ask him this question: Why
aren't you building there?

Thank you.

(Applause.)

MR. HARLESS: Gerry Bushnell, and then Laura
Bushnell on deck.

MR. BUSHNELL: Hi, my name's Gerry Bushnell,
and I've lived in McKinney for a little bit more than
eleven years. Most of this stuff's already been said, but
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I was kind of going over their overhead projector, things
that they had on there.

And first of all, they had condo quality
property. I've been in the real estate business for over
22 years, and I specialize in condos, and there's really
nothing difference between a condo and an apartment.

We also mentioned largest tax credit in
Colorado. That was in one of their other overheads.
That's not good for taxpayers.

The builders overheads were full of errors.
Did anyone else see any misspelled words? Yes, it scares
me. You know, they're talking about putting in a major
project over here, and I would have thought this was an
important meeting for them. I'd love to see their
paperwork they submitted to the State.

The projections estimated by the developer are
obviously wrong. Is it Dr. Clower, the builder's advisor,
mentioned different types of lies. How are we to know
where we stand?

Thank God for our McKinney Citizens for
Balanced Growth.

We don't need the extra tax burden. We don't
need the extra school burden. Thank you.

(Applause.)
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MR. HARLESS: Laura. Okay. After Laura, Mike
M-A-U-S, Maus.

MS. BUSHNELL: My name is Laura Bushnell, and
I'm a resident of McKinney, and I oppose this project.

We have the second highest tax rate in Collin
County already. And in the course of everyone speaking
tonight, I picked up that the developer that was going to
pay, or was willing to pay, some of our school tax, at a
rate of 1.75 I believe was said. My tax rate is 1.785, so
he's not even agreeing to pay what I pay on my full value.

And I don't agree with that.

And I was curious -- there's been talk about
other projects that are already on the ground. They say
we have 1,500 units right now. And I was curious about
the Frisco's state housing, up on Skyline Drive. Am I
getting two properties confused? There's some on the
ground already, at Skyline -- does anybody know? I mean,
so that was my gquestion, is Frisco --

MR. ONION: That's correct. There is an
existing property that is already upon the ground. It's
probably eight years old.

MS. BUSHNELL: Okay.

MR. ONION: And then there is another property,
Skyway Villas, which should be just starting construction.
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MS. BUSHNELL: So is that included in the 1,500
that we're already saying? You know, we're saying that
McKinney already has 1,500 units, but are we including
Skyway Villas that are going to be on the ground already?

Or is 1,500 units even less than what we really already
have zoned here in McKinney?

You see what I'm saying. I just don't see
that. I see that there's some question there, that we
could have even more already, more units than that 1,500
that we know about right now. Okay. So that was a
guestion.

And then last week's meeting, Southwest brought
up about their criteria, that they had real strict
criteria. And I was curious about that, you know, what
that meant. And I wanted to know if you lease to
convicted felons or sex offenders. They'll be in my
neighborhood.

MR. ONION: No, we don't.

MR. FISHER: No, we provided rent and screening
criteria to the State to okay citizens, so no criminals,
backgrounds you need [inaudible].

MS. BUSHNELL: So we can get that. Well, I am
opposed to the project. Thank you for your time.

(Applause.)
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MR. HARLESS: Next, I have Michael Ratliff and
it looks like S-0O-M-Y Ratliff, Sonny Ratliff?

If not, Julie Winter, White, something like
that.

Moving on, John. You are?

MS. WINTER: Julie Winter.

MR. HARLESS: Julie Winter. Go right ahead.
On deck is John Craig.

MS. WINTER: I guess the first part of what I'd
like to say is directed at you guys. I'm a mother, a
Falcon Creek resident. I make my living in real estate
here in the community.

I've just spent the last 60 days, trying to
figure out where we're going to put all the kids we have,
on the redistricting committee. And I'm on the
Stonebridge Ranch Board of Directors. And I would just
like to go on the record of saying that I oppose this for
the reasons that Lisa and her group have done a great job
of pulling together.

To you guys, I would say, there was kind of a
side comment that I just added this. So pardon me; I'm
kind of on my own now.

A doctor from University of North Texas brought
up a really good point, which is, we have a big problem,
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in that all of our tax stuff is based on about 70 percent
residential and 20 percent commercial. We've got to do
more to get more commercial stuff in here. Any time, you
know, single family residential is holding up your tax
base, you're in real trouble.

So we've got to start going to city council.
Pardon me. Stonebridge residents, I'd really encourage
you guys. We're a huge taxpaying base. We're a huge
voter group.

And unless somebody tries to put something in
our backyard and ticks us off, we just, like, go to eat in
Frisco, and pay our taxes, and jog around our little
trails. We've got to get out there. We've got to take
part in our city.

Thanks.

(Applause.)

MR. HARLESS: The next one, I just really can't
read. It looks like J. D. Scribble, on Beech Lane,
McKinney. Come forward, if you're in the crowd. I'm
going to move on.

I have a gquestion mark by a Kim Ford, Lance and
Kim Ford, question mark. If you want to speak, come
forward. If not, we'll move on.

Wait a minute, Gabe. You already signed once
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here, Gabe. I remembered your name. I thought it was
Gabby when I first saw it. Then, after I looked at you, I
realized I'd made a mistake.

Tom Vandenbush?

MR. VANDENBUSH: Right here.

MR. HARLESS: After Tom, Gerald R. Lewis on
deck.

MR. VANDENBUSH: Good evening. My name is Tom
Vandenbush, and I'm a resident of McKinney. And I
appreciate the opportunity to speak.

I am opposed to this project. And I'd like to
take the liberty to speak for another under served group
in our community, and that's our children. This whole
theme tonight has been about money. How much this, how
much it's going to cost, what it's going to do to taxes?

Yes, MISD is facing a financial crisis, but
there's another crisis that's brewing as well. And that
has to do with the quality of life and the quality of our
education of our children.

My wife is part of the redistricting group.
And my household is part of the redistricting group. We
have maps on every table in every room, trying to figure
out where to put the children.

This is our second redistricting effort within
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two years. So if the demographers are right, we wouldn't
be doing this again. So I don't believe in any number.

What I see happening with this redistricting is
a lot of heartache, a lot of concern by parents and
children. People today, as you know, are being shut out
of their neighborhood elementary and middle schools.

Again, the demographers and the numbers that
they can spit out at you sound good and sound appealing.
But when you get down to reality, it's always a different
story.

I urge the State to reject this. And I urge
the town fathers to support a moratorium on all building.

Thank you.

(Applause.)

MR. HARLESS: After Gerald Lewis, I presume
here, Robert Jacobs on deck.

MR. LEWIS: Hi, I'm Gerald Lewis, and I'm a
resident of McKinney. And I am opposed to this project.

I think we have listened very carefully tonight
to pros and cons. And it comes down, in my mind, to three
basic facts. We don't need it in McKinney.

And if you'll look at the boundaries, it is
built on the far western reach of the city of McKinney,
and on the edge of the eastern reach of Frisco. So
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somehow our circle around that has grown. That's the
first point.

The second point that becomes clear to me, it
seems, 1s that we're taking on an unfair tax burden for
the children of the McKinney Independent School District.

I have two grandsons attending this school and I have a
granddaughter that will be in Slaughter next year.

To my way of thinking, it is incumbent on all
of us to ensure that our children have the proper basis
for their education, by ensuring what the school district
has what they need. We don't need to subsidize this
facility that we don't need in the first place in
McKinney.

And the third point, we continue to increase
the population density by multifamily dwellings, which
will adversely affect our utilities, our natural
resources, and not to speak of increasing the capability
to traffic and travel around the city.

So I very ardently support Steve Bell's
proposal for putting a limit on these multifamily
dwellings. There is no point for us to allow this to be
the last one under the wire, in my opinion. And for that
reason, I sincerely hope that, Mr. Onion, you and the
State will take a very careful look at what we've said
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tonight and what the facts bear out.

Thank you.

(Applause.)

MR. HARLESS: After Robert Jacobs, Brian Calder
and then Anna Calder.

MR. JACOBS: Good evening. And once again I
appreciate the opportunity to speak before you, as I did
last week. My name is Robert Jacobs.

I have a dream. It's an American dream. For
the first time in my life, I was able to afford a house.
I'm a school teacher. I know that that was one of the
target groups for this new project, but I have a house,
meaning I also pay property taxes.

I am opposed to this project. And although I
lack the eloquence of some of my preceding speakers here,
I have the wisdom of history on my side. Please go ask
the residents of the Woodhaven community, in the east side
of Fort Worth, when they had the similar projects in their
area, what happened to their property wvalues?

Please ask the families and retired citizens of
the North Dallas area, especially around Park Central,
when they had the similar developments in their area, what
happened to their property wvalues.

My parents are retired. They moved to
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Stonebridge about the same time I did. They have worked
very hard for what they have. I would hate to see them
burdened. I don't really like the prospect of increased
property taxes or decreased property values.

I got this house because I believed it to be a
relatively safe investment. This project may have a huge
negative impact on that.

I also wanted to point out that I have taught
in other school districts, Cedar Hill on the edge of De
Soto, Duncanville. And when these types of projects went
in, the residents of those communities moved to Allen, to
Plano, to McKinney, to Frisco, because of their property
values.

I have no question about the quality of the
project, the builder's ability to make a quality project.

That is not the question. It is all of the things that
go along with it.

I am opposed to this project. I'm opposed to
the property, not the people.

On the council chambers -- I went to the city
council meeting last night -- council chambers wall, it
said something about economic development, bringing
leisure and recreational activities to McKinney, also,
bringing sports and entertainment. Those things bring in
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money. This will not.

I appreciate your time. Thanks.

(Applause.)

MR. CALDER: Good evening. My name is Brian
Calder. I'm a resident of McKinney. I live just a short
walk from here.

I was going to get up and basically, you know,
take issue with a lot of statements that are made. But I
think everybody else who's been an opponent of this has
done a fabulous job of that.

While I was standing in line, I was standing
next to a little girl and she asked her mother, Mom, why
can't we just say, Please, we don't want this. We don't
need it.

And her mother said, Well, that's just a little
too simple, hon.

Well, maybe not. Please, we don't need it. We
don't want it built here. Please don't build it.

(Applause.)

MR. HARLESS: After Anna, Karen Riding.

MS. CALDER: Hi, my name is Anna Calder, and
we've been a resident of McKinney all of about seven
years. We've been rezoned, elementary-school-wise, three
times. My oldest son has attended all three middle
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schools.

They've also attended the portable buildings.
Almost every third grader, I think, in the city of
McKinney, is in portables. Are we going to have to build
portable schools? Because we can't afford to build the
schools as fast as we need them, at this point.

We don't need to bring any more children in
from other communities. They need to take care of their
low income housing. Thank you very much.

(Applause.)

MR. HARLESS: After Karen, Ed Gastineau.

MS. RIDING: Hi, my name is Karen Riding, and
I'm a citizen of McKinney. And last week I just
updated -- we have a petition that was started just a few
days before spring break, and the reason I'm here tonight
is just to update that number. What I've been able to
count -- and they're still coming in -- we have over 1,523
signatures against this project.

As people are returning from spring break, we
have just returned from spring break, and the numbers seem
to be increasing by the day. So we will get final count
on this and we will send them to you next week. Thank
you.

(Applause.)
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MR. HARLESS: After Ed, I have Marie and Kim
K-U-Z.

MR. GASTINEAU: My name is Ed Gastineau. I am
a resident of Stonebridge, and McKinney.

I came to the meeting last week a little bit on
the fringe. Who could be against affordable housing? By
the time the petition came around to me, towards the end
of the meeting, I was very decided where I was going to
be, and signed against this proposed project for two basic
reasons.

We look at the market area which has been
defined, this 10-mile radius. The city of McKinney has 15
percent of the population, but 62 percent of this kind of
housing. That is not equitable in any way.

The other reason is, if you look at the
location for this facility, yes, there's going to be some
commercial activity there, where shopping is going to take
place, but there's not an existing infrastructure there to
support it. There's not public transportation.

Many of us in this room have been in this kind
of housing, or this level of housing, have friends there,
have relatives there. I have. Many of them do not have
transportation. If you don't have transportation, I just
don't see how this project works.
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So it's the wrong location. It's inequitable.

Thank you.
(Applause.)
MS. KUZ: Hi, my name is Marie Kuz. I am a new
McKinney resident. We've been here a year and a half. I

oppose the project for the following reasons.

One that's been stated this evening, quite
eloquently, that the ratio of low income housing in
McKinney is disproportionate to the surrounding areas.
Number two, the number of portables behind this school
building alone, should be reason enough to veto the
apartment project all together.

The MISD TAAS scores are just now coming in and
they show our economically disadvantaged students to be
the lowest, understandably, of our performance. These
students require more tax dollars to educate. The
district is having difficulty enough in reaching the
economically disadvantaged students currently enrolled in
its schools.

We are making great progress, but the district
needs a break. Not only do we need to address the issue
on this project, but all of the multi-projects that you
have. It's not a man trying to make a living building a
quality project. I don't deny you that. That's great.
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That's the way you make your living.

But we have to look at our community. What do
we want for our community? Maybe we need to go back to
the city council. Maybe we have too much multi-zoning
already. That's a problem that we have allowed to happen
on our watch.

But, any rate, MISD has raised my taxes 14
percent this last year to catch up with its current
growth. It doesn't need any additional burdens. The
school district is trying so hard, and I think you're
going to be pleased with what they've been able to do.
But we have a long way to go and the tax dollars are
stretched. The facilities are stretched. The number of
teachers we have are stretched. We are reaching the max.

Many communities, and I have moved here from
Plano, we had this same problem. But most communities
have now moved past multihousing projects and have
progressed to vouchers to be used, dispersed among the
community. So you don't have the stigma of, oh, you live
in those apartments, or you live in that area. You're a
member of your own local community. Everyone is absorbing
one or two, and you get to have a really good, close
relationship.

And you might want to have an opportunity in
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McKinney, that maybe we need to be looking at, a blending
voucher program. And so should Frisco, Allen, and the
rest of the communities. Thank you.

(Applause.)

MR. HARLESS: Ken Kuz, if you'd like to speak?

Okay. Roger Davis? Roger Davis is also
speaking for another person, so he has four minutes.

After Roger, Rob Karl.

MR. DAVIS: Good evening, everyone. Mr. Onion,
the State of Texas, we appreciate you being here.

There are a lot of things I could say. You
know, most of it has been said. We've had two hearings.
Our group, McKinney Citizens for Balanced Growth, has, I
think, said what we need to say. I will address one
technical issue that I think needs to be addressed and
then, kind of segue into just some general comments, and
try to finish quickly.

As Ms. Owens mentioned earlier, the developer
has plans. The projections are that their property will
be assessed at what is about the equivalent of $31,000 per
unit, or about a third, or thereabouts, of the actual
development cost.

I think it's interesting to note that the
Collin Appraisal District, which is required by state law,
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to assess properties at market value, has similarly valued
in their assessments of other low income properties in
this town. That's undisputed.

But what is also interesting is that, because
we have a number of these projects in town, there were
appraisals done on four or five of those, to support them
on applications made to the State for bonds, or tax
credits, or both. And I would ask the State to review
that information. It's the same information Robbye Meyer
sent me within the past couple of weeks.

And what you find is that the appraisers who
were engaged to perform appraisals of those properties to
support their financing in the beginning appraised those
four properties in the area of $40,000 to $65,000 per
unit, as encumbered by low income housing program.

What that tells us, folks, if you're not an
appraiser, is that maybe our appraisal district needs to
take a little harder look at how they look at these
things, because there may be some projects out there that
are underassessed.

What it also tells us is that, you know, since
that will be available to the State's staff as they review
the underwriting on this project, maybe they should take a
good, hard look at reviewing that estimate of the assessed
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value, and, see, since I would be providing those
appraisal numbers to the Collin Appraisal District, what
impact that might actually have on the assessed value. I
think you ought to consider that when you look at the
projections of income that these projects will produce.

That information, my understanding is,
available under the Freedom of Information Act. I
obtained it from the State. And I think it's relevant to
these properties, and I'll be submitting that to the
appraisal district.

The last thing I'd like to say is that this has
been a long, hard road. My colleagues and I have been
working on this, now, nearly three months. And there have
been a lot of late nights.

And there have been nights when, you know,
you're firing emails back and forth to one another,
answering the 40, or 50, or 120, that you got that day,
and, you know, you're sitting there and it's two in the
morning, and you're emailing somebody. And all of a
sudden, a reply comes back. And you begin to think to
yourself, well, somebody else drank three pots of coffee.

And then another reply comes back and another.

And, there were seven of us, and I got to compliment all
the ladies, and Rob, that worked on this with me. They
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worked their buns off.

And the last thing I'm going to say is this:
There were a lot of guidelines and a lot of legislation
established to permit and allow this kind of housing to be
done in the State of Texas, and that's great.

And there are a lot of areas that really,
really need this stuff, really need this housing. But
McKinney is not one of them. I mean, you know, you don't
have to be a rocket scientist, and I'm sure not, to be to
figure out that, you know, it's time to call a reality
check here. And if the State doesn't do that, then by
gosh, God help them. Good night.

(Applause.)

MR. HARLESS: Rob Karl. After Rob, I have Cary
Leonard.

MR. KARL: Thank you. I appreciate everyone
staying here. I know everyone had to get home, who had
left; they had families they had to take care of. I also
want to thank the Board.

I'm Rob Karl. I'm a McKinney resident, 8702
Falcon View, right here in Falcon Creek.

I only have a few things to say. There's been
a lot said tonight about the facts. And as the number one
thing, in our opinion, from our little group in McKinney,
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Citizens for Balanced Growth, that the facts are the
facts. The facts that we have presented do not lie.

We do have 15 percent of the population. We do
have 62 percent of the low income housing in this area, in
McKinney. The facts do not lie.

I respectfully ask the Board to deny this
project.

Another thing is the comment -- I'm sorry.

What was your name again, sir, from North Texas?

DR. CLOWER: Clower.

MR. KARL: Mr. Clower?

DR. CLOWER: Yes, Dr. Clower.

MR. KARL: Dr. Clower, excuse me. Earlier you
mentioned about the speaker talking about our school.

That speaker, that was Gerlyn Kever, the president of our
school board. She sent a letter of concern. So did the

Superintendent of McKinney I.S.D. I appreciate your input
and the work you put on this, but who better to know what
our school needs are than the people who are running them.

Also, again, I just want to leave you with one
last note. And this is almost a personal note for me. In
this position we have kind of put ourselves in, we've been
receiving phone calls, you know, like the city council
would.
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I had a call from a nice, little, old lady,
said she was a widower; she was a widow. She is scared to
death. She owns her own home, but she will be taxed out
of her own home because of this. Not, maybe, particularly
by this project, but because the taxes are going up, and
things are happening around us every day that are keeping
our taxes from rising.

And I respectfully ask the Board to please
review all the facts. Please pay attention to the, you
know, what are we at 1,400, 1,500 signatures, that
McKinney residents that believe the facts that we stated
are the truth. And I respectfully ask that you please
deny the funding for Stonebrook Villas.

Thank you again.

(Applause.)

MR. HARLESS: Cary Leonard?

Gone. Nancie Poppana, Poppena.

MS. POPPENA: Poppena.

MR. HARLESS: After Nancy, I only have two
other individuals listed to speak. If anybody else would
like to speak, after they're finished, please sign in on
the sign-in sheets and bring those over to me, if you'd
care to. And go ahead.

MS. POPPENA: 1It's Nancie Poppena, 821
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Creekline, in the wonderful city of McKinney.

I've looked at all of the numbers, on both
sides of this. Research is part of what I do for a
living. And I don't take anything on face value. I want
to see the numbers. I want to see where it came from. I
want to delve into it.

And I have to tell you that the citizens group
here has done an incredible job of that research, and have
found the numbers that are solid numbers. In fact, if
nothing else, they have been very conservative in
everything. And it's something that gave me a great deal
of confidence when I looked at the numbers. I didn't
guite have that degree of confidence from the Southwest
Housing literature that they put out and the presentations
that they've been making.

I just want to say one thing about the
Southwest Housing presentation that we saw tonight, that
there was a slide in there that said that we ask that you
respect the rights of the landowner. We ask that you
respect the rights of the families in these apartment
complexes. Sir, I would ask you to respect the rights of
the citizens of McKinney.

This project would unnecessarily overburden our
tax base. There's no demand for that here. In McKinney,
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there's no demand for the low income housing. In that
particular structure price, we still have vacancies in
already existing low income housing complexes here. We've
taken care of McKinney residents in our low income
housing.

And I resent, absolutely resent, that they went
out a ten-mile radius, on the edge of my city, to 300
square miles, to get the numbers for this, and then say
that McKinney has a demand, and then they put it into our
tax base.

I want to take care of the residents of
McKinney. And right now we are very heavily taxed. And
we have a lot to do in this city. We have streets over on
the east side that are so narrow and so disrepaired that
we can't even get an emergency vehicle down to save lives.

I don't want my tax dollars going for somebody outside of
McKinney when we've already taken care of McKinney. I
want my tax dollars over there on the east side to fix
that.

Just last month we passed six bonds to do some
infrastructure, and to do some things that this city
needs. And that was beyond our taxes. We can't afford
more low income taxes, more low income housing. We can't
afford to be the sacrificial zone for this region. If the
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State approves this, they do so knowing that they are
unfairly and unjustly taxing the citizens of McKinney.

And, Mr. Onion, I have been advised that I need
to state for the record that we reserve our right to sue
the State, and any other entity, public or private,
associated with this project. Thank you.

(Applause.)

MR. HARLESS: Ron Gossling.

After that, I have a note that Buzz Owens may
want to speak.

MR. GOSSLING: I'm Ron Gossling. I'm a citizen
of McKinney.

And shortly before the meeting started, I was
talking to Mr. Onion, who is director of the state program
for the affordable housing. And I was curious. And, I
said, Mr. Onion, has the State ever taken back, or
retracted, an affordable housing project following a
hearing, thinking the answer would be, no, we haven't.

But he said that he recalled two.

And I would like to describe how those
happened. One, he characterized as having a strong
neighborhood group in opposition to the project. And at
that meeting, Senator West showed up and said, We don't
need this particular project in our community. And that
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project was pulled back.

The second one was a community not far from us,
wherein all of the city council, or a majority of the city
council, signed a resolution, saying that they were
against the project.

Well, let's see what we've got. We don't have
a senator here tonight. We do think some top leaders of
the State of Texas will weigh in on this before the
decision is made. But we do have a strong neighborhood
group in McKinney. And if Steve Bell is successful, we
will also have a city council resolution against this
project.

So let me ask you to be fair: I would like to
hear something from anyone here who supports this project
tonight, that doesn't have a financial interest in it, and
work for Southwest Housing, and who is not a member of
HFC. Would you please shout out, For?

(No response.)

MR. GOSSLING: Now we will hear from those who
are here tonight that oppose this project. Would you
please shout out, Against?

(A chorus of "Against!")

(Applause.)

MR. GOSSLING: Mr. Onion, the community has
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spoken.

(Applause.)

MR. HARLESS: After Buzz, I have, looks like
Clayton -- and I cannot read the last name -- who lives in
Valley Creek Trail. You're on deck.

MR. OWENS: My name is John Owens. I'm a
partner in the architectural firm, Beeler, Guest, Owens
Architects [phonetic] in Dallas. We are the architects
for this project. We've done another multifamily project
here in McKinney, and it's a very successful project. I
think it's going to be one of the nicer ones that's under
construction right now.

I appreciate the passion and the pride that all
of you people have in the city of McKinney. And I have
the same kind of pride of my home town.

I just want to make one thing clear to you,
that should that project go forward, my company, me, we'll
all do the very best we can to make it a project that you
will be proud of and that will be a good citizen to the
city of McKinney. Thank you.

(Applause.)

MR. HARLESS: This is the final speaker here,
coming up. If anyone else would like to speak, please
come forward and give me your name. I'll write it down
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and then you'll have your two minutes as well. Thank you.

MR. MEYER: Thank you. Citizens of McKinney,
my name is Clayton Meyer. I live at 2623 Valley Creek
Trail. I spoke last week. Since then, Monday, I filed
for city council, and I just want that to be on the record
before I get started here.

Last week, when I spoke, I gave a bunch of
statistics and listed them out. And some questions arose
about where they came from. And I'm sure they've all been
covered tonight, but just so everybody knows, these
statistics came straight from the city websites, on the
number of housing units that are in those cities, and the
population.

And the number of low income units came
straight from the State's own website. Okay. So there
can't be any doubt, unless the State is wrong on the
quantity, which I doubt that our great State of Texas is
wrong.

So in going through on that, just as we went
through, I mean, the facts haven't changed, and just to
verify my math was right. I gave the same numbers to my
kids who are in sixth and eighth grade, at Fabian, and,
thankfully, they do have good math teachers.

And it came up to be exactly the same thing. A
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five-mile radius is 78 square miles. A ten-mile radius is
314 square miles. The difference is a 300-percent
increase in the area that they went out to obtain the
population to f£ill this complex. That's outrageous. I'm
sorry; it is.

Okay. And the percentages still remain the
same. McKinney had 7.7 percent of our population, the
number of apartments that are available. You got .7
percent in Plano, .7 percent in Allen, and 1.3 percent in
Frisco. What does that tell you? Just what they've been
saying all night long.

Guys, you know, the facts are the facts. And
the facts are this project would be better served in one
of those other communities, not in our community. That's
where the needs are at. That's where it should be.

And I hope the State is listening to everyone
that has spoken tonight, because it would be a crying
shame if this thing went forward. Because it's the other
towns that need it, not McKinney. Thank you.

(Applause.)

MR. HARLESS: That's everyone I have on my list
that checked that they wanted to speak. If there's anyone
else here tonight that would like to speak, please come
forward. 1I'll write your name down and you'll have your
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two minutes.

Please state your name for the record.

MS. MADEIROS: My name is Lori Madeiros
[phonetic], and I'm a resident of McKinney.

I think the group that's been involved in
spurring on all this activity has done an outstanding job.

I have just one thing to say, other than the obvious fact
that I'm opposed to this project. Please read the emails
that are being to sent to you and write letters to our
representatives, to every single one.

Write letters, because the folks that are here
tonight are hearing what we have to say, but there are
many, many representatives who are not hearing what we
have to say. And nothing will get their attention more
than 200 letters sitting on their desk Monday morning. So
write the letters. Thank you.

(Applause.)

MR. ONION: My name is Robert Onion, Director
of Multifamily Finance. I just wanted to clarify a couple
of issues. There's been a lot of talk about the
concentration policy that the department has. The
concentration policy has been in effect since July 2001.

The Department went out for public comment in
the fall of 2001 to get additional comments with regard to
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how concentration issues should be addressed. There was
some discussion about a three, five, and ten-mile ring.
The concentration policy that's in place is a very basic
concentration policy, which says that the capture rate
cannot exceed 25 percent.

The methodology for determining that has not
been firmly embraced by all parties. And so there
certainly is work that needs to be done.

Some people had some questions about some other
properties in McKinney that were on the waiting list.

This is what the concentration policy is here to address.

Those other properties will not be funded because the
concentration capture rate should be in excess of 25
percent. So don't be concerned about the other properties
on the list. But I know you're not here to talk about the
other properties.

Also, I wanted to make clear that these are not
State funds. This is private sector money. What the
State offers is a tax-exempt status on the bonds, which
provides about a point to a point and a half below market,
from a conventional loan. You have a third party lender,
who will do their own market studies and own appraisals,
to determine whether or not this property is feasible.

As part of our process, before we go to the
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Board, we will have to have debt and equity commitments in
hand, before we approach our Board for consideration. So
as far as the oversupply issue, it's just not this single
market study that's going to determine that. You've got a
separate lender who has a risk and a stake involved and
wants to be sure that the property can be feasible, and
there's not an oversupply of affordable housing in
McKinney.

Also, I want to make clear that in our
underwriting, unless I receive a PILOT letter, which is a
Payment in Lieu of Tax letter, that says that this
property only has to pay x in taxes, the Department will
underwrite the project with full taxes being paid in the
expense column. I wanted to make that clear. That's how
we're going to underwrite it.

Also I wanted to let you know that I have
received a number of emails, a number of letters. I have
collected them all. We have had two meetings. The
package that will be presented to our Board will be at
least two phone books thick.

Also, wanted to invite you to our meeting on
April 11. It will be in Houston at the city council
chambers. It is an open meeting to the public. You can
address our Board directly. I do not have the exact time.

ON THE RECORD REPORTING
(512) 450-0342




88

I believe it will be some time around noon on April 11,
but just as soon as I know, I will go ahead and email that
out to the neighborhood group.

And I thank you all for attending.

(Applause.)

VOICE: Mr. Onion, can you explain to the lay
people what underwriting taxes means?

MR. ONION: In sizing the bonds, you look at
the income that can be generated from the property, the
expenses that have to be paid, and then you look for the
net operating income that's available to service the debt.

Based upon that net operating income, however much that
is, that determines the size of the bonds, the amount of
dollars of the bonds, that can service that debt. And if
their taxes aren't being paid, obviously, the bond amount
could be higher.

What I'm indicating is that we are looking at
it as if it's going to pay full taxes. And therefore the
bond amount be set based upon that taxes will be paid for
this project. Does that answer it?

VOICE: Does that force them to pay the taxes
or not?

MR. ONION: It does not give them the benefit
of not paying the taxes. Does that?
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In other words, they can't get a higher loan
amount, or a bond amount.

VOICE: Mr. Onion, is it not also a fact that a
good portion of the project, construction budget on this,
will be paid for through the tax credits that will flow
through the State of Texas, through the voucher? More
specifically, is there not over than $500 of federal tax
credits that would be issued that would pull down this
project?

MR. ONION: Correct. The tax credits that will
be issued on the property will be -- it's probably not a
good term to say, purchased -- but there will be a 99.9
percent limited partner who will purchase these credits
and provide the equity of the five million dollars that
you've indicated.

VOICE: Is it customary that the developer on a
property like this takes the right to purchase those
credits itself rather than someone else, thereby avoiding
that themselves?

MR. ONION: Could you repeat that?

VOICE: The right to purchase the tax credits,
does it not flow down to the developer on this project,
the [inaudible] that you described.

What I'm saying is, Does not the right to

ON THE RECORD REPORTING
(512) 450-0342




90

purchase these tax credits flow from the federal
government through the State, down to the developer, that
they have the right to purchase these credits?

But in many cases, 1f not most cases, the
developer sells those credits to someone else, an
institutional investor or someone elsgse, and then uses the
proceeds to pay a significant part of the construction
budget -- the construction cost?

MR. ONION: That is correct.

VOICE: Okay. I just want to make it clear,
because earlier when you mentioned that, you know, these
are investors, bond investors, that float the money for
the debt, that I agree with that. But there are also tax
credits.

The last thing I want to ask you, and the last
point I would like to make then, is, these tax credits
that flow out as a way of having to forego having to pay
taxes, that go to an institutional investor, is it not the
American taxpayer that pays all those unmet tax revenues?

MR. ONION: On a national basis?

VOICE: Yes.

MR. ONION: Correct.

VOICE: Okay. Thank you, sir.

MR. ONION: I do want to point out, in most
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cases, the entity that would be the 99.9 percent owner
invests these dollars into the property in the form of
equity. They also are very interested in seeing that this
project is feasible. They also want to look to see that
this property can lease up in a timely manner and is a
good investment for their group.

VOICE: Counsellor, I just need a clarification
on this April 11 meeting. Is that the date you're making
a decision, and it's open to the public? Or is that the
date you're presenting it to your committee, and you're
going to make a decision later on?

MR. ONION: It is the date that I will be
presenting it to our Board. Our Board will make the
decision of whether to approve the transaction. I do not
make the decision.

VOICE: I know, but on that date?

MR. ONION: Yes, April 11.

VOICE: And it's open to the public?

MR. ONION: Yes, it is.

VOICE: I just wanted clarification. Thank
you, sir.

MR. ONION: Okay.

VOICE: Does the public have the right to
comment?
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MR. ONION: Yes, they do.

VOICE: And the board will make their decision
that day?

MR. ONION: Yes, ma'am.

VOICE: That's April 11 in Houston, Texas.

MR. ONION: Yes?

VOICE: Our tax dollars go together now. Now,
we've to pay more taxes, will increase our tax credits to
you?

VOICE: Yes.

MR. HARLESS: You want to address that. I'm
not sure I understand, follow his question.

VOICE: [inaudible] . In one, we supplied our
money to the government, so you can give it back for tax
credit for a [inaudible]. And then we're going to pay
more out of our pocket to help fund a school? So to
collect the tax again because there's not enough taxes off
the property?

And plus that five million dollars will
probably not be estimated into the worth of the property,
because that's a tax credit. That's what I'm saying, is
if we're getting tax credit, a direct cost factor, to the
building of the property, would probably be less than the
actual value.
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MR. HARLESS: If I can lend a little
clarification, the tax credits are just another means of
providing equity as has been said. It's another way of
financing the project.

VOICE: With our tax dollars?

MR. HARLESS: In the strictest sense, if you're
filling out your income tax statement right now, and you
have children, there's an item on there that says, Child
Tax Credit. Basically, if they live in your home, there's
a, I think it's a $600 tax credit that you get. That
means you can eliminate $600 worth of your income that
will be taxed.

VOICE: I don't have any children so I'll be
double taxed.

MR. HARLESS: It's the same principle that
applies here. It's money that the federal government is
not collecting, so it's not their dollars. The citizenry
is keeping those funds in their pockets.

So it's not something that goes to the federal
government and then the federal government gives it back.

It's something that -- it's taxes that aren't paid
because of the tax credit, just like the child tax credit.
You don't pay that, hence, the purchaser of these tax
credits does not have to pay --

ON THE RECORD REPORTING
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MR. ONION: Taxes on that?

MR. HARLESS: Right. Yes.

VOICE: I figure my tax bill for last year was
$8,000. And I do not have children in the school
district. But I built a [inaudible] in the community.
I'm going to be paying to the government, to the schools,
income taxes.

VOICE: Is that another way of saying they
don't have any of their own money in the project?

MR. ONION: No. The tax credit investor is
investing those dollars up front. And then he's
getting --

VOICE: No. They're going to sell these tax
credits to someone else. So they're using their money to
develop the project. What is their equity in the project?

MR. HARLESS: Do you want to answer that one?

MR. ONION: The equity that the developer
brings to the property is the value of the development
itself, and the cost to do that.

VOICE: We don't get any value, because it
doesn't pay any taxes. Right?

MR. ONION: The property does pay taxes.

VOICE: What is the value, then, of the
property, at a greatly reduced tax. Correct? So the

ON THE RECORD REPORTING
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property's worth $20 million, they're paying taxes on $10
million. Therefore they are not carrying the burden of
the taxes. The people are paying the taxes.

MR. ONION: I think you need to look at how
taxes are assessed in your area. There is a distinct
difference between the assessed value and the appraised
value. And that's what needs to be addressed. I mean, I
don't have anything to do with what your tax base is, and
how the assessed value is determined.

VOICE: But you're making an impact on it.
[inaudible] You will have a say so.

MR. ONION: Yes, and I just want to make sure
that you all are aware that the taxes, the property taxes,
will be paid on this property based upon the assessed
value.

VOICE: Which is less than what it's really
worth because they get a tax credit from the community?

MR. ONION: It should be based upon the income
stream of the property, and it's -- you know, I kind of
yield to whatever the taxing entity, and, again, how they
assess that. I don't have any control over that.

MS. DAVIS: Mr. Onion, I actually have a
different comment from the taxes. And my concern is
probably a little more simplistic.

ON THE RECORD REPORTING
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Going back to the number of students that this
will bring in. You know, whether you argue that the
number is 80 or 120, it kind of looks at MISD as an
aggregate, but realistically, where these kids are going
are the school we're in right now; this and Scott Johnson,
and McKinney North.

And if you look at the issue, C.T. Eddins
already has portables behind it with six classes. And
with the rezoning, Scott Johnson, which is a brand new
middle school, is expected already to be capped next year.

And North is undergoing a huge rebuilding project and is
only serving ninth grade and half of tenth grade.

Where are you planning on putting any more
kids, much less 80? That's my concern.

MR. ONION: And I'm sorry. Because you're
speaking at the back of the room, it was not recorded.

MR. HARLESS: Another thought is we can
adjourn, and then try to answer some of the questions
after we finish with the hearing. But the problem is that
when you're not speaking into the microphone, we're not
recording it.

MS. DAVIS: Okay. My name's Helen Davis. And
as I said, my concern is really more of, looking at the
numbers of students. And when you look at the number as

ON THE RECORD REPORTING
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an aggregate, 80 to 100 students, if it were all of MISD,
being distributed evenly, it's not that much of an issue.

But when you look at the fact that these are
kids going to three schools in this area, C.T. Eddins
Elementary, Scott Johnson Middle School, and McKinney
North High School, it creates a huge impact, because North
is in the middle of a huge addition project right now.
And only ninth and half of tenth is currently attending
that facility.

This building already has six classes in
portables behind it. Scott Johnson, which is just opened
this year, is already expected to be capped next year.

So I don't understand where you're planning on
put eight more kids, much less 80. And should the number
go higher, that's even more pressure on these schools. So
where are they going to fit? Just classroom-wise, I see
it as a big concern.

(Applause.)

MR. HARLESS: Thank you.

Is there anyone else who would like to speak
and have their two minutes? If not, I'll go ahead and
adjourn.

Okay. I want to thank everyone for attending
the hearing this evening. Your comments have been duly
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recorded, those that actually spoke into the mike. And

the time is now 8:44. We stand adjourned. Thank you.

concluded.)

(Whereupon, at 8:44 p.m., the meeting was
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CERTIFICATE

IN RE: Stonebrook Villas Apartments
LOCATION: McKinney, Texas
DATE: March 20, 2002

I do hereby certify that the foregoing pages,
numbers 1 through 99, inclusive, are the true, accurate,
and complete transcript prepared from the verbal recording
made by electronic recording by Barbara Wall before the

Texas Department of Housing and Community Affairs.

03/27/2002
(Transcriber) (Date)

On the Record Reporting, Inc.
3307 Northland, Suite 315
Austin, Texas 78731
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RECEIVED
Mr. Robert Onion 5 2002
Director of Multifamily Division a3 e ISION
Texas Department of Housing and Community Affairs NANCE D
507 Sabine, Suite 400 Eﬂﬂnﬁ
Austin, Texas 78701
Dear Mr. Onion:

Immpnmmmmﬁnuhwﬁmwmmﬂmmhmm
Income Housing Tax Credits program for the Stonebrook Villas, a proposed LIHTC apartment
complex located at Peregrine Dr. and West Virginia Parkway in McKinney.

After reviewing TDHCA s Qualified Allocation Plan and Rules, | have several questions
regarding the appropristeness of this project. First, Section 49.7(b)4), Texas Administrative
Code, states that TDHCA staff must evaluate the site, specifically noting its proximity to retail,
medical, recreational and education facilities, and employment centers, This is problematic in
that the proposed site has an undersupply of child care as well as employers, transportation,
employment centers, and retail and social services for new residents. [ also understand that
children in the complex would have to cross a main thoroughfare to reach their elementary
school.

Secondly, Section 49.9, Texas Administrative Code, requires a market study be conducted to
determine, among other things, whether the proposed development will result in an excessive
concentration of affordable housing within a particular area. Further, Section 49.7(i}2), Texas
Administrative Code, states that projects determined by TDHCA to result in an over
concentration in one area will not receive a determination notice. Based on figures from your
agency, McKinney, with a population of 54,369, has 1,512 LIHTC units within its borders. In
comparison, Plano has 609 LIHTC units and a population of 222,030; Garland has 632 units and
a population of 215,768; and Carrollton has 388 units and a population of 109,576. Richardson,
with a population of 91,802, does not have one LIHTC unit,

Additionally, | reviewed TDHCA's most recent report — Repart on the 2001 Texas Department

pa
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of Housing and Community Affairs Community Needs Survey. From what | understand, the
survey was designed to give local officials, who are most familiar with the unique characteristics
of their community, & voice in planning how Texas' affordable housing needs can be most
effectively addressed.

Regarding Region 3, which includes Collin County, the report specifically says, “Development of
multi-family housing appears 1o be a lower priority for this region with | | percent more of the
region’s surveys indicating that this is of *low" importance” compared to the statewide response.
Conversely, regions 4 (East Texas), 8b (South Texas and Border), and 10 (El Paso) are in
desperate need for low-income multi-family housing. In Region 10, for example, “[S]eventy-
eight percent of the responses indicated a ‘major” shortage of rental housing affordable to low-
income persons exists (30 percent higher than the State).” Further, these three regions all agreed,
in percentages higher than the state average, that “public financial incentives are needed to
increase the number of affordable homes built by local developers.”

Taken the sbove information - in addition to letters of opposition from McKinney Independent
School District, the City of McKinney, and several citizens — | request that you review the
application for Stonebrook Villas with the utmost scrutiny. Thank you for your attention to this

Sincerely,

cc: McKinnecy City Council
MISD Board of Trustees
McKinney Citizens for Balanced Growth
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March 26, 2002

Homorable Senator Florence Shapiro
5005 Addison Circle
Addwsom, TX 75001

Dear Senator Shapiro:

Thank you for taking the time to meet with us last week regarding the proposed
Stoncbrook Villas development [ undersiand your concerns with respect to this
development and hope that we sufficiently addressed them to your satisfaction duning the
course of our mesting. We respect your willingness to listen to the various points of view
regarding this issue. We also appreciate the clanification provided w0 us during the meeting
that your letter dated March 18, 2002 1o the TDHCA did oot represent opposition to our
request for tax-exempt bond and tax credit financing from the Texas Department of
Housing and Commumity Affairs.

Before addressing the points raised in your letter, | would like to first outline the
chremology of events that have transpired over the last four months to give you some
perspective on why we have chosen o pursue this development The overmnding reasan
that we selected this location in McKinney was based on the price of the land and fis
appropriate multi-family zoning. This site has been zoned for muhti-family development
since 1987, There is no “down-zoning™ involved, and there is no “increase in deasity™
requested beyond what is allowed under the current zoning designation. In fact, the land
use plan for the eity of McKinney allows a density of 22 units per acre within this zoning
calegory, whereas we are only building 20 units per acre.

Once this site was identified, we met with and spoke to oumerous City and MISD
representatives.  We received a letter of support from City Manager Larry Robinson (see
antached). We were also assured by an MISD assistant superintendent that there was
sufficicnt capacity in the schools, and we received strong support from the McKinney
Housing Finance Corporation. We met with concemned members of the naghbarhood
group and organized a tour of our local affordable housing portfolio that was attended by
many of these neighbors and members of the HFC board. Once the HFC made their
decision to support this development and in fact negotiate for the beneficial ownership of
the property as offered by our company, we felt that was a clear statement that the City of
unanimously (7-0) in February to allow the HFC to participate in the ownership of this and
other real property.

S Nowih Cemtral Exprowinay = Soite 1145 = Dolles, TX 75208
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Finally, we sclected this location because based on our market snady, which was prepared
by an MAI sppraiser who is approved by the TDHCA, the location falls within an
acceptable range from the standpoint of concentration of affordable housing units as
defined by the Department’s policy. The concentration policy is considered conservative
by many affordable housing advocates. It requires that an applicam demonstrate no more
than a 25% capfure rate in the market area We met this threshold, which essendally
means that for every one resident we attract to our property, there are three more In the
market area who qualify for affordable housing. Based on the Department’s definition af
concentration, McKinney does not have an over-concentration of affordable housing. The
neighborhood group continuously states that McKinney has more than it's far share of
affordable housing, but that is not an accurate statement based om the Department’s
policies.
Mmmwﬁnmmufwmmm;mmlwwﬂmmm
Mnmwwrﬁwueawmsiﬁmmmmnnmdhwlmmmmﬂﬂh
With regard 1o your firsi concemn pertaming 1o the appropriateness of this site for the
intended use, we submitied & market study as part of our application to the TDHCA
(enclosed for your review). Again, this report was prepared by a Department approved
MAI appraiser/market analyst. This report addresses the Department’s requirement of
proximity to appropriate supportive services, The resources in McKinney are numerous
(please sce amtached map), but there are a few worth mentioning in particular. First, there
is a new Albertson's market within one mile of our site, Second, there is a planned
commercial development with a Kroger store adjacent to our development Third, there is
an elementary school, playing fields and a playground within walking distance of our site.
Fmﬂy,ummidmtswmldhm:ﬁlﬁumﬂnmmph}mmtﬂhu&dth:
exploding residential growth of the greater Collin County MSA. In addition, many in the
community have expressed the need for additional commercial growth, which will only be
mﬁkmﬁ:mm&nﬂ:mmmmmhmdnm
diverse work force. Furthermore, we provide social service programs at our facilities
which include after-school programs, parcnting classes, coordination with other social
service providers, job skills training, computer education and other programs based on the
assessed needs of the resident population Finally, issues regarding street crossings to
access schools are logpstical and can be resolved through erosswalks, crossing guards,
school bus tumarounds and the like. This issue is not unigue to our site, as there is single
family residential development on this same side of the street.

Your second concern focuses on whether there is an excessive concentration of affordable
housing in this particular area.  There is mot. As | mentioned earlier, we mest the

's test with regard to concentration Furthermore, based om McKinney's
population and the number of existing affordable housing units (non-elderly) in the City,
there is only affordable housing to scove spproximately 8% of the City's curent

. In addition, all of the current affordable housing units are concentrated on the
eastside and along Central Expressway The TDHCA has also indicated that if funded, this
would likely be the last affordsble housing development to receive a Department subsidy
for the next three years. The population of McKinney will continue to grow, and so will
the need and demand for affordable housing.
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Thurd, with respect 10 your concern regarding the Needs Survey, 1 agree with your analysis
in terms of oiber pars of the Siate having a substantial need for affordable housing.
However, there is also a significant need in Collin County. In addition, tax-exempt bonds
are aliocated on the basis of a lottery without consideration to region and second, reliant on
arcas with high median incomes 1o be financially feasible. Our company is participating in
multiple developments in South Texas and other parts of the State through the 5% LIHTC
program, which are allocated on a regional basis, however, we cannot use the tax-exempt
bond program at this time in many regions. This is due in large part 1o the pnonty given to
developmems by the Deparment that restrict 100% of their reats at 50% of the area
median mcome. Due to the low median incomes in the more financially challenged arcas
of the State, this makes it nearly impossible to make one of these projects feasible,

Finally, with respect 1o the McKinney ISD letier of opposition, we commissioned 2 sludy
on the impact to the school district. The study was prepared by Dr. Bemard Weinstein,
who has performed numerous studies for the City of McKinney, Most recently, Dr.
Weinstein was hired by the City to analyze the Regional Employment Center and the
possible relocation of the Dallas Bum to a proposed new stadium in the area. 1 think that
McKinney's use of Dr. Weinstein speaks to his credibility, regardiess of who actually hired
him in this instance. | have ansched a copy of his report for your review. This report
clearly indicates the need for affordable housing and quantifies the number of children that
will impact the schools and at whar grade levels. Tt indicates that a significant portion of
the children who will ultimately live in our development are already matriculated within
the MISD system. Dr. Weinstein has concluded that the overall impact of this
development is immaterial 1o the growth and funding issues currently facing the MISD.

In sum, we chose to locate this project in McKinney for three reasons. First, this particular
site was available at a price that is within our budget requirements and has been zoned for
multi-family residential development since 1987. Second, the McKinney Housing Finance
Corporation is supportive of the development. We have worked closely with the HFC
Board, which was appointed by the City Council 1o oversee affordable housing issucs in
the City. The HFC has publicly supported this development, and received a unanimously
affirmative vote by the City Council to negotiate full ownership of the property as offered
by our company. Third, we meet all the TDHCA's requirements under their current
concentration policy.

I would welcome the oppormunity to discuss the points raised m this letter. 1 know this is a
difficult issue and appreciate your involvemnent in the process. [ hope that [ have been able
w adequately respond to your concerns so that | may ask for your suppont of this
development. You have been supportive of Southwest Housing Development in the past
and hope we can count ol your support in our current effort w bring affordable housing
opportunitics W the families who need it. Thank you again for your attention to this
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Mapch 27, 2002

Mr. Bobert Omion
gkmr.h'hﬂiFnﬂbthmﬂﬂnn

exas Department of Housing and Comuminity Affairs
507 Sabine

Aunstin, Texas TE701

Re: Stomebrook Villas Howring Development in McKinney, Texas
Dear Mr. Onion,

Thﬁhwhmhhﬂnf&nﬂhﬂuwﬂurhfhdm Texss The Ci
nmimpfu:hughpnjrﬂumﬁpmmﬁrﬂrmp-:iﬁummmﬂ
MM1EE#hmﬁmﬂhrumemhludﬂmd:ﬂhmaf
grd;hhhmﬂngdaw-ﬂmﬁpmﬁﬂm:mwuﬂwtfﬁlmm

Hnm.ﬁtﬂﬂyﬂmﬂhub-nmmﬁﬂﬂh:lhwﬂﬁmnddwﬂumm
mau@dhmmwmmﬂm This project is not receiving Council
m:ﬁuﬁ::mé[;nhnnmﬂhuhjmrrﬂi:w,ﬂiﬁhrﬂlhmﬂdﬂdby
Coune iy regulsr meeting of April 2, 2002, Council members have
cxpressed strong opinion thet k be passed.
H‘lmynﬁ:rmyﬂdihnﬂﬂmﬂﬁm.phudumhuhmmmm

Very tryly yours,

Do Daxder

Mayor
City of McKinney

FO B0 81T 4 scHNNEY, TEXAS 75070 = METRO O72-B47-6080 =  waww oig
Frckinneyt amos.
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McKINNEY

March 11, 2002

RECEIVED
Mr. Roberi Onion MAR 18 2002
TDHCA o ),
PO Box 13941 Mutitamily Finance Division

Austin, Texas 78711-3941
Dear Mr., Onion:

| am writing to request that you deny approval of the application by Southwest Housing
for the Low Income Housing Tax Credits program for the proposed property known as
Stonebrook Villas at Peregrine and Virginia Parkway in McKinney, Texas.

In reviewing this project, 1 found a significant inequity in the supply of affordable
housing across Collin County, and a disproportionate amount of LIHTC properties being
located in our city. 1 believe the vast majority of residents for this complex will come
from outside our neighboring cities, yet the City of McKinney will be required to honor
the tax-abatement provided by the project’s non-profit status. In fact, the map provided
by the developer to show where the demand for this project is encompasses entire large
neighboring cities.

| would encourage you to investigate the LIHTC housing supply for our area, and [ am
sure you will conclude, as [ did, that a more balanced distribution of housing resources
would afford all citics a higher ability to serve all of their populations.

In addition, the site location for this property is problematic as that arca has an
undersupply of child care, particularly affordable child care, as well as employers,
transportation, employment centers, retail services and social services to assist new
residents. The children in the complex would be required to eross a main thoroughfare
for their elementary school.

While our citizens have always been very supportive of our affordable housing
nitiatives, there is vigorous opposition by local residents, who have expressed concerns
about the city and school district’s ability to financially underwrite the affordable housing
needs outside our jurisdiction.

PO, BN ST = BACEENRMEY, TEXAS 75070 » METRO 972-542-4080 # wiswmckinrieytasos ong



The City of McKinney takes an active interest in affordable housing for our residents,
however | cannot at this time support a project for which there is currently no demand
from the citizens who already reside in our city.

&
Texas Bond Review Board
The Hon. Gov. Rick Perry
The Hon. Lt. Gov. Bill Ratliff
Comptroller Carole Keeton Rylander
The Hon. Speaker James E. Laney
Mr. Jim Buie, Executive Director
Tmswﬂﬂnuhuudﬂummﬁyﬂfﬁim
Ms. Ruth Cedillo
Mr. Tom Gouris
Mr. Jim Anderson
Ms. Brook Boston
The Hon. Florence Shapiro
The Hon. Brian McCall
The Hon. Mary Denny
MeKinney City Council
MISD Board of Directors
MecKinney Housing Finance Corp.
Mr. Bill Fisher, Southwest Housing

POBox 517 222K Tennessee  McKinoey, Tems T3040V {972) 347-T300 or Meiro 3636080 W, mokCnney s g



ELIZABETH K JULIAN
Farr Housing & Community Disnning, Consultant

March 27, 2002

Mr. Robent Roeder
Attorney at Law
1700 Redbud Blvd.
Dallas, Texas

Re: StonebrookVillas and the McKinney Independent School District

Dear Mr. Roeder:

Mmm,lmmnmwmﬂmﬂ;h”ﬂuﬁrhﬂu
implications of the McKinney Independent School District’s (MISD) formal opposition to thear
efforts o develop affordable housing for low income families in West McKinney. 1am
m:mﬂmEWMﬂMWMI have
practiced civil rights and fair housing law for aver 25 years, and served as Assistant Secretary for
Fair Housing and Equal Opportunity st HUD, as well as Deputy General Counsel for HUD. As
mmhﬁlﬁﬂlww:hm&FﬁMMﬂoﬁﬂ
dﬁﬂﬁn“MmMﬁmﬂWlemu
deal with the issue of NIMB Yism, as it is called, and the fair housing implications of efforts to
prevent development of affordshle housing for low income families, particularly in
predominstely non-minority, low poverty areas.

I have specifically reviewed the letier sent by the MISD to Texss Department of Housing
nﬂtmmiﬁﬁiﬁﬂﬂ'ﬂiﬂ-ﬂntﬂmﬂhﬂﬂ:mﬁlhﬂthﬁgmm
March 20, 2002. The MISD is asking the TDHCA to reject SWH's proposal to develop
affordable housing for low income families in West McKinney on the grounds that the MISD
cannot afford to educate the approximately 80-120 school age children which are projected 1o
reside in the development. Your client has indicated that the families that will be residing there
do pot fit the “demographic profile” of children the MISD has projected would be coming into
the district. Your client further expressed in her remarks Wednesday evening that , because the
children would be from “low income familics™ (making less than $50,000/year), they would be
mmﬂmmmﬂmﬁlhﬁa'ﬂummmmhhhﬂnﬂm
T do not believe it is appropriate under either the federal or state fair honsing laws for a school
district to express such preference or limitation on the who should be allowed 1o reside in the
MeKinney School District as it relates 1o making rental housing availsbie (o families with
children.

SWH also strongly objects to this discriminatory stereotyping of families who might
choose 1o live in Stonebrook Villas. Your client does not know who the familics are that will be

Gi8 Largent fveree - Dallss Taxas 524 - IM-8I7-8708 - Fax 24-821-3098
eklian(@prodgy.com
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living in this development, and what their educational abilities or neads might be. However,
they do know that a significant number of the families will be families with children, and will be
minority, given the eligible market for such housing. Actions which make such remtal housing
unavailable 10 eligible famihies will have a significant disparate impact on racial and ethnic
minorities, ng well as families with children. Your client is aware of this impact.

Both the state and federal Falr Housing Acts protect persons from housing discrimination
on the basis of race, ethnicity, religion, dissbility status, and familial stetus. Tt unlawful 1o
interfere with any person in the exercise of his rights granted under the Fair Housing Act, or on
sccount of his having sided or encouraged any other person in the exercise or emjoyment of any
rights granted or protected by the Fair Housing Act. SWH is attempting to provide high quality
affordable housing to low income families with children, a disproportionate number of which are
minority. Dendal of this project by the TDHCA because of the official opposition of the MISD
fior the afore stated reasons will damage not only SWH but the low income families who would
bave the opportunity to reside in the Stonebrook Villas development.

On behalf of Southwest Housing, | would therefore respectfully urge your client to
remedies available under the Fair Housing Act, failure 10 do so could be unnecessarily costly w
the school district should those injured by these actions decide 1o seek vindication of their rights
under both state and federal fair housing laws. 3

cc:  Andy Siegel, Attorney al Law
Michae! M. Daniel, Amorney at Law
Mr. Jim Buie, Executive Director Texns Bond Review Board
Texas Bond Review Board
The Hon. Gov. Rick Perry
Comptroller Carole Keston Rylander
The Hon. Speaker James E. Laney
Ms. Edwina Camington, Executive Director, TDHCA
Mr. Robert Onlon, Director of Mulifamily Division, TDHCA
Texns Departroent of Housing and Community Affairs:
Ms. Ruth Cedillo
Mr. Tom Gouris
Mr. Jim Anderson
Ms Brook Boston
The Hon. Florence Shapiro
The Hon. Brian McCall
The Hon. Mary Denny
McKinney City Council
MISD Board of Trustees
McKinnev Housing Finance Corp.
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March 23, 2002 5
Dear TDHCA,
Please accept this email from a constituent as mirroring my position on the proposed ,_-,-‘+

public housing projects in McKinney. It appears thal the ratio for the projects is much
higher per person in McKinney than any other city in Collin County,

I hope that you will reconsider this project and if you need any assistance from my office, [
please feel free 1o contact me. |

2105, McDonald Street, Suile 626 « McKinney, Texas 75065
(97T2) 548-4631 » Meiro 424-1460
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Kim Sheldon

From: RJH [RJHRJUR@Eprodigy.net]
Sent: Wednesday, March 20, 2002 11:35 PM
To! Kim Sheddon

Subject: Oppaosition fo Proposed Funding/Approval for Stonebrook Villas at Virgina Parkway and Custer Road in
McKinney, TX

Ta: Ron Harris, County Judge

Phyllis Caole, County Commissioner

! . = Jerry Hoagland, County Commissioner

Joa Jaynes, County G;:mminslunar : o
Jack Hatchell, County Commissioner =/ L ekt

| am wiriting you In regard 1o 1ha low incoma housing projact that s curmantly being considered for the area al the
carner of Virginia Parkway and Custer Road in McKinney refarred o as Stonebrook Villas. As a resident of this
area wha lives directly across the street for its proposad location, | am very intarested in this matter and in general
the economic development of McKinney. Let me be clear from the stari—| opposs this project and | would hope
that you as my slected represantative would strongly consider my views in laking appropriate action with regard o
this matter.

The facis, | believe, are clear. There is no demand for this type of housing project and our city has an over-
conoaniration of this ype of housing, espacially when compared with our population and the tack of such
propristies in our cies/communities in Collin County. i my understanding of the facts are accurate as | have
presented them, TOHCA should reject this developer's plan for fundingftax exempt status and refuse lo allow
such & project lo be bullt,

These are the facts a3 | understand them:

- MeKinney has 15% gf the population of Frisco, m"ﬂ'ﬂ'".ﬂ Piano, but 62% of the low-income housing
tax-credit properties - V. 00

t—. ' MeKinney ~ 1,512 units, one low-income unit for every 36 residents BRSEEEIIES T R

« Allan = 120, ona for every 363 residents
* Frisco — 216, one for every 156 residents

- Gadand — B32, ona for every 341 residents

« Plano — B09, one for every 365 residenis
« Carroliton — 388, one for every 282 residents
- Grapavine — 224, one for every 188 residents

* The project is funded by the Texas Dapartment of Housing and Community Affairs (TDHCA). Each application s
judged on several criteria, including "the level of need for affordable housing In the community.”

- The state does not clearly define the term “community” but does say it should take into account natural
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geographic or political boundaries. This study was run on a 10-mile radius from the property and includes all of
Frisco, Allen, half of Plano and several other municipaliies and school district areas. We believe this ignores the
siata's provision regarding political or geographic boundaries,

- et even with this 300+ square mile market area (for a single aparimant complex!) there Is still no demand if you
cormact inaccuracies in the developer's market study. .

+ The developer is the one who pays an oulside company to do a *market study” which evaluates whather or not
there Is demand for such a complex in a certain area. In the market study for Stonebrook Villas, several emors
nead lo be corecied in order to accurately reflect the lack of demand for this location - things like not including
axisting complexes.

i As my elected representative | would ask that you take any appropriate action to let TDHCA know of your position
opposing this project due to lack of demand and overconcentration, or at the very least let the TOHCA know that .
you have received letters and commants from your conglituents who balieve that the facts show there is no &
demand and that there is an overconcentration of this type of housing In our community and that therefore Under |
state law this project should not be approved. I'_!I

Al the outsel of my Inguires regarding this project, | was fold by developer representatives that there was a
demand for this type of housing and that there was no oveconcentration in our community. Now, after several
other residents have questionad these representations with local and state officials, | understand that the
respanse now being givan by developer representatives and housing authority representatives is thal "the
community has room for one more project like this®. The implication of this Is apparent to many residents and that
implications Is that indeed when confronted with the facts of how many of thesa types of properties are already
located in Mckinney, that the emphasis is now on "well maybe we can get ona more in",

One More7 Our neighboring communities have nowhere near the number or concentration that our city already
supports. s there any one who would argue-with 8 straight face—that our community does not have the highest
concantration of these tax-credil properiies north of LBJ-6357

| am asking that vou review (he demand issue and the overconcentration in gur araa.

In addition, based upon information | have reviewed, it appears that this project will cost the city of McKinney over
$500,000 a yaar in taxes— that ultimately are made up from tax payers like me. It will cost the school district,
MISD, even more, at time when the school district is under a tremendous strain o meet current needs and IS
facing a statutory cap on it ability to raise taxes any ﬁ.rrﬂmd?ug to- "Rokin Hood™ legislatian.
<k
Y

| am asking that you write the TDHCA and request that the agency review the demand issue and the
gverconcentration in our area. | would reguest that at a minimum you write a letier to TDHCA simply saying:

l 1) You have received calls, letiers, and e-mails from our cilizens who are questioning the demand for this project,

: and an apparent overconcentration of low-income housing tax-credit properties in McKinney (We have 15% of the
population, but §2% of the units.) You could request that the state employ and Independent review of the data lo
ansure its accuracy before approving or denying this applicalion.

2) You are concemned that (or we befieve that) the state is allowing an overconceniration of low-ineome housing
lax-credit properties in McKinney. You could request that the state thoroughly review the concentrations
throughoul our area before approving or denying this application.

3) You understand, as do we, the residents of McKinney, that this is a valuable program. However, because the
program does place a financial burden on the municipalities and school districts where these properties are
located, you ask the TDHCA to review the concentration of these properties in our city and the surrounding cities
lo enswre no single municipality or school district is unduly burdenad.

4) If you are so inclined, you could object to the project for the reason that the market area was not defined as the
City of McKinney.
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5) f you are so inciined, you could objact to tha prosect for the reason that there ks an overconcantration in our
city.

This matter is moving on a fast track and it is important that your views be made known guickly, | eppreciate your
attention to this matter that is of significant interest o your constituents.

Sincaraly,

R. J. Habby
9300 Chesapaake Lane, McKinney, TX, 75070

3/21/2002
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House of Representatibes Diserics Office:
Mary Denny Austin, Texas Hg"m#mg:#
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February 20, 2002

Mr. Brian Potashnik, Presiden
Southwest Housing Management

§010 N. Central Expressway, Suite 1143
Dallag, Texas 75206

Dear Mr. Potashnik:

Thank you for taking the time 1o share your plans to develop a multi-family residential
community in McKinney, Texas. Since projects such as these are much-needed asscls 1o meel

the needs of the growing community. | amn in support of your proposed development and the
\ax credit program administered by the Texas Depariment of Housing and Community A ffairs.

Please note that, while the City of McKinney does not have a local consolidated plan
providing for affordable rental housing, [ know that your praposed development meels an
imporiant communily necd by providing affordable housing to people earning less than the
median income,

Undoubtedly, this project will serve the needs of our existing and furure residents, as well
as those of the surrounding communities. 1 am truly impressed by your commitment, dedication
and vision to provide such a facility 1o our citizens. Through outstanding efforts such us yours,
we will be able to continually enhance the quality of life for our citizens,

Sincerely,

Masy Loy

Mary Denny
State Representative
District 63
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McKINNEY

March 1, 2002

Mr. Brian Potashnik
Southwest Housing Management
5910 N. Central Exp., Suite 1145
Dallas, Texas 75206

Dear Mr. Potashmlk:

As Southwest Housing continues to provide affordable housing to low-to-moderate income
families, the City of McKinney has received your request to certify that the proposed project
(i.e., Stonebrook Villas) is consistent with the local jurisdiction’s current, approved Consolidated
Plan.

While the City of McKinney recognizes the requirements necessary 10 access tax-exempt bond
financing through the State of Texas Department of Housing and Community Affairs, the City
does not currently have a Consolidated Plan for providing affordable rent housing. However, the
City does support Objective 1.7 of the State of Texas Consolidated Plan for 2001 — 2003 that
provides federal mortgage loans through the Department ‘s Mortgage Revenue Bond Program
for the acquisition, rehabilitation, construction and preservation of multifamily rental units for
very low, low and moderale income families. By providing an on-site computer lab, Ianguage lab
and after school program, Southwest Housing will be able to address additional positive
supportive services needs of the residents.

It is the desire of the City of McKinney that your expertise and continned work in affordable
housing will continue to enhance the quality of life for the residents of McKinney.

PO, BOX 517 » McKINNEY. TEXAS 75070 = METRO 972-542-6080 = wwwlmckinneyienas.org
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MecKinney Housing Finance Corporation Information Packet
Stonebrook Villas Apartments
March 14, 2002

The Board of the McKinney Housing Finance Corporation has prepared this information packet
for the propased Stonebrook Villas Apartments development to fester positive debate. Many
dﬁmmsMMsmanMnmmdnﬂnﬂ.mﬂMfwﬂimmmh
investigate the actual facts and make them public.

There are two sections to this document. ﬁrﬂ,umrywmimufﬂwnupmmd_ .
dmw*wmﬂ.ummmﬁmmtmmmﬂuf‘rhr.lmmu
fielded by MHFC board members in recent weeks.

The McKinney Housing Finance Corporation’s involvement has been and will continue to be to
wmmmmmmmmdﬂ#m,

Thank you to all who support affordable housing for McKinney's citizens.
Sincerely,
The MHFC Board

Jacqueline Bromley
Bill barting

Pete Huff

Steve Mitas

Miles Prestemon
Sara Thomas

Bud Ward

Fipl-d'ﬂ

THWEE WmUTTAROTT TiOTTHUTT T AT

AREEA FOT TIE VES NTCFT FAAF TFRokn

=



McKinney Housing Finance Corporation Information Packet
Stonebrook Villas Apartments
March 14, 2002

Praject size- Stonebrock Villos Apariments will include 224 total units, as shown in the table below:

Meumber of Units Type Souare Feet
124 28R w/2 Baths 950 5F

92 3BR w/2 Baths 1,100 5F

B 4BR w/2 Baths 1,300 5F

Loestion- The project will be built on o 10,430 acre tract east of Peregrine Drive and north of Virginia
Partoway (near the intersection of Custer and Virginia Parkway).

Project demsity - The praject will have o dersity foctor of 215 units/ocre. The site was zoned in 1987 as
P 1741 MF-RE-18 Base which allows for 22 dwelling units/ocre.

] - The project will consist of (9) 2-tory gorden style buildings of
whrﬂtﬁrmwﬁthumdmﬁﬁrg Roofs will be pitched composition shingle rmf'i-'. Uinit
amenities will feature all kitchen appliancas, celling fons, large baths, walk-in clesets mdnddltw storage
in each urit, Eoch unit Hﬂhﬂupﬂhﬂ'hﬂ:ﬂmrﬂhﬂq‘iﬂiﬂtﬂm Commaon amenities will inchsde an
on-site manogement /leasing of fice, a community room, playgrounds, @ pool, laundry room, complete
perimeter fencing ond landscaping.

Parking - l_lu-q:mpw'ﬁngupu:umdzzﬂmﬂmﬁraaﬂm*dm[ﬂlmwmu

Praject Residents - the following table shows the rent and madmum household incomes for the roject:

2002 Maximum Rent Levels (excludes utility aliowance)
[ 2-Bedroom | 3-Bedreom | 4-Bedroom S-Bedroom
50T AML £623/Ma $748/ Mo $963/Mo_ | $1.064/Mo
2002 Maximun Ieome Levels .
Z-persons 3-persons #4-persons -persons
0% AMI | $31920 $35,940 $35.900 $43,260
| Source - TDHEA, dated 04-06-01

Linmes Need- A Market Study was prepared ' i * qui This
- t wo for this project in occordance with TDHCA guidedines.,
umi}r::lnfuni:idnwdfwmufﬂuﬂn,wwrmlnﬂp-nmdfwmwﬂhmﬁf
m{mﬁnﬂdmﬂ:ﬁmm}mﬂdhaﬂm Mﬂﬂﬁmhmmmsw
mmmhnnﬂﬁsmmhhhmﬂrﬂiuﬂwmdumﬂ{thnqnmmlfm r

prepared by Butler-Burgher, LLC, March 5, 2002)

served by MISD.

= THMHCA = Texns Bepartment of Housing and Community Affairs
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MecK inney Housing Finance Corpuration Information Packet
Stonebrook Villas Apartments
March 14, 2002

Gevelopment financing for Stonebrock Villes Apartments will be derived from the sale of Tax Bxempt
Multifamily Mortgage Reverve Bonds and 4% LIMTCs, to be issued by the Texos Department of Housing
and Community Affairs (TDHCA)L Following is a very smplistic overview of this program.

The LTHTC program wes authorized by Congress in 1586 (Section 42 of the Internal Revenue Code) under
tive Tax Equity and Fiscal Resporsibility Act (TEFRA)L The purpase of this legiskition was To encourage the
private sector fo participate in the financing of quality remtal housing for households earning less than the
area median income (AME), Developers compete annually for credits (either 3% credits, or 4% tox credits
which are attached to bond allocotions) based on their experience, fiscal strength, the quality of the
propased project and hevel of need for affordable housing in the community. The allocating ogency (TDHCA
in Texas) sets the stondards by which points are aworded, and criteria for determination of “need",
including how and by whom a Morket Study must be produced To evidence such need.

The credits, once owarded, are then sold To institutional investors, persion funds and others wha desire To
puﬁmu'tu:mﬂt—uﬂ' ta be emortized over o 10-year period. For this benefit, the investor (cha the
limited partner) is willing to buy the credits for less than face volue {genernily between 50 and 85
cents/dollar). Although the credit hntwdmnmqwtm.ﬂu:fuﬂsmmmrﬂhmudbh 1o
ﬂuiumhpn-harl‘qiwdmﬁnm‘ﬁﬂrgﬂwmufﬂtdnthpmﬂmﬂhmﬁrdmmm
generally made at full eccupancy of the property.

ﬂﬂmmﬁm,dﬂmﬁmthtph:miufﬂum#hwmhmrmm. enables the
mwmmnmmmmwmmﬁmmmmmmmmm
than AML Aﬂmhmmmmmmfmmpﬂtnwjm*ﬁdud requirements mandate
ﬂ:t-rmmmnﬁdﬂWM#Thuii!hhmudwhhwrdngnnmmmm”
miﬂfummmwsmummﬂmmMHMWMth Becouse of intense
mpﬂiﬁm,mmmm{irﬂu:ﬁmejrmnhiﬂH*lnﬂqf afferdable units in order [or the
mj:ﬁmmhughm#nfnrfuﬂrg.

modernization funds by Congress through HUD. M@fﬂmﬂwmﬁhﬂﬂtm}
iz funded under o separafe wﬂmmmnmmummmuwnﬂ the
minMnmuMMwWLﬂ.ww pw'liun-ufﬂuruﬂ that exceeds the fair
market rent (FMR) ollowed by HUD.

Amﬁmmihuﬂmmuﬂﬂummwmdmmm1mmw
WhmmmEﬂl{whn]ufﬁﬂ.mﬂﬂuwlﬂm:ﬁ'ﬁnﬂlw'ﬂh
special needs. WhMurﬂmWandfwnmmumuﬂ.uﬂﬁm
muul:nﬂcvﬁhﬁmﬂﬂmm;n&dhmﬂumf&hfhﬂmﬂdwﬂ-fupﬁhunﬂ
assisted housing. The residents of Stonebrook Villas will be individuals and families who work, but earn bess
than the averoge woge. They will have occess 1o budgeting and home buying preparedness closses :n_-lrh:'r
1h:rmqrmfwnhnruif1hu1 s their goal Children will be strongly encouraged not only fa stey in
school, but to excel in schaal hm,*thEMﬂllhhﬂummmﬂmf
ail children of schoo! age attend school

* HUD = The United States Department of Housing and Lirban Development
Page 3 of §
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McKinney Housing Finance Corporation lnformation Packet
Stonebrook Villas Apartments
March 14, 2002

QUESTION & ANSWERS

MHFC INVOLVEMENT

Q1: Did the MHFC initiate or seek out Southwest Housing (SWH) to
build Stonebrook Villas?

Al: No. Southwest Housing came to the MHFC with a proposal. The
MHFC determined the project could be completed by Southwest
Housing with or without the involvement of the MHFC. After careful
consideration, the MHFC concluded it was in the best interests of the
citizens of McKinney for the MHFC to own the project as it would
increase control over management and the guality of the project, as

well as provide funds to support single family affordable housing
development.

(02: Does MHFC intend to initiate or develop other multi-family
affordable housing projects?

A2: No. MHFC’s primary goal is to initiate or develop single family
affordable housing and senior only housing (apartments). The
present board of MHFC does not anticipate becoming involved in
another multifamily project in the near term. See following Question
and Answer.

Q3: Is McKinney going to become the multi-family affordable
housing capital of Collin County?

A3: We hope not. Following guidelines set by the Texas Department
of Housing and Community Affairs (TDHCA), the present board of
MHFC believes the completion of Stonebrook Villas and the other tax
advantaged multi-family projects currently under development wi]]'
provide adequate multi-family affordable housing. Therefore we :m]l
focus on developing single family and senior-only affordable housing
and may oppose future applications for tax advantaged multi-family
housing in the city of McKinney based on market demand.

Page 4 of §
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McKinney Housing Finance Corporation Information Packet
Stopebrook Villas Apartments
March 14, 2002

Q4: Why does MHFC believe it is in the “best interest of the citizens
of McKinney” for MHFC to own Stonebrook Villas?

Ad: 1) The developer can build it with or without the MHFC.
2) MHFC has determined that SWH is a quality, experienced ]
developer of these projects with a good track record.
3) Ownership by the MHFC provides increased control over
management, maintenance, and deed restrictions for any future
owWners.
4) Ownership provides MHFC significant funds (at no
additional cost to tax payers) to develop affordable single
family housing,
5) Ownership will be structured so as there is no liability or
downside to the City of McKinney or the MHFC.
6) MHFC ownership ensures the property will make
“payments-in-lieu-of-taxes” to MISD. Other tax advantaged
multi-family projects in the City are not making these
pnymnuts,utheynrenﬂmquiradtﬂhthilthaprﬂperﬁfis
owned by a tax exempt entity. Stonebrook Villas will pay fall
MISD taxes on the assessed value of the property. MISD tax
revenues (payments-in-lieu-of-) taxes from Stonebrook are
estimated to be approximately $125,000 per year upon reaching
full occupancy.

STONEBROOK VILLAS-WHY THIS LOCATION?

(Q5: Why are they wanting to build apartments at this location?

AS: The subject property has been zoned “multi-family™ since 1987.
The highest value for the property, with the current zoning, s multi-
family. Southwest Housing applied for “low income housing tax
credits” (LIHTC) with the Texas Department of Housing and
Community Affairs (TDHCA). If approved by TDHCA, the board of
MHFC understands that SWH can build the project with no further
approvals of the City of McKinney, as long as SWH meets all building
and code requirements.

Q6: Is there a need for affordable housing at this location?

Puge 5 of §
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MeKinney Housing Finance Corporation Information Packet
Stonchrook Villas Apartments
March 14, 2002

A6: One of the requirements to obtain the LIHTC’s is that there
must be a quantifiable need as established by an independent market
study paid for by the developer. TDHCA will review the study to
determine the need. If there is not a need the project will not be
approved by TDHCA. If the project is not approved by TDHCA it is
likely the property will be acquired by another developer who will
build conventional multi-family apartments on this location.

DENSITY?

Q7: What will be the density of the units and can the density be
lowered?

A7: SWH initially proposed a total of 270 units on this 10+ acre tract.
They have since reduced the density as follows:

2BR 3BR 4BR TOT
ORIGINAL 160 98 12 270
CURRENT 124 92 8 2124

It is important to note that SWH made offers to reduce the total
number of units to 18/ acre or less than 200 total units if they
received the support of the adjacent neighborhood, Unfortunately,
neighborhood support was not received and at this late date it is
doubtful the density of the current proposal will be reduced.

(Q8: Why are so many units 2, 3 or 4 bedroom and no one bedroom
units?

AS8: These apartments are designed to be family affordable housing;
therefore, one bedroom units would not be appropriate. The market
study supporting the need indicates that the greatest demand is for
the 2, 3 and 4 bedroom units.

(9: How many school age children will be in Stonebrook Villas, upon
full occupancy?

A9: MISD demographers indicate approximately one school age
child for every two units or approximately 112 when fully occupied.
Many may already be attending MISD and the new enrollments

Page 6 of
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McKinney Housing Finance Corporation Information Packet
Stonebrook Villas Apartments
March 14, 2002

should be somewhat equally distributed between elementary, jumior
high and senior high. Therefore, it is impractical at this time to
project added impact on MISD.

Q10: Can other LIHTC apartments be built in McKinney?
A10: Yes, as long as: 1) land in McKinney is zoned multi-family, 2)

the developer has access to tax credits and 3) the TDHCA determines
there is a need and approves the application. See Q&A 3, above.

WHO WILL BE THE RESIDENTS?

Q11: We are concerned about drugs, crime and other neighborhood
problems. 'Who will be the typical resident?

A11;: The screening process and demand for these units will result in
quality residents. The residents must have employment, verifiable
income and good credit history. NO APPLICANT with any
FELONY, WEAPONS OR DRUG CONVICTION will be accepted.
There is currently a one year waiting period for affordable housing in
McKinney (Housing Authority of McKinney). The quality and
location of Stonebrook Villas will ensure there will be a waiting list
and only high quality applicants will be accepted. The residents will
be working families, many in direct service occupations for other
citizens of McKinney.

Q12. What happens if a resident is canght in an illegal act?

A12: Illegal activity, among other things, will result in eviction from
the property. The market demand for the units will enable the
property manager to enforce very high standards for the benefit of
the other residents and the Stonebridge neighbors,

Q13: Can a McKinney school teacher, policeman or fireman qualify
for these apartments.

Al3: Yes, depending on family income and size of the family. For

example, a single parent with two children and an MISD starting

salary of $35,100 would qualify for a two bedroom. The same for a
Page 7 of §
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MecKinney Housing Finance Corporation Information Packet
Stopebrook Villas Apartments
March 14, 2002

married teacher with one or more children and a stay at home

‘There will also be police and firefighters who may similarly
qualify. In addition, we have businesses in our area such as
Blockbuster, McKinney Areospace, Encore, Fisher Controls and
Primo whose administrative and entry level employees (a supply of
these employees is essential to attract and keep tax paying businesses
in McKinney) could qualify for Stonebrook, depending on household
income and family size.

Q14: What if a teacher qualifies, moves in and later his/her
compensation increases, can they keep the apartment?

Al4: Yes, the household income can go up and exceed the then
current maximums. For example, if only one spouse worked at the
time of application and the other spouse later became employed, they
could stay in the apartment. This is a major difference between
LIHTC apartments as compared to certain other types of affordable
or low income housing.

Q15: When will this property be constructed and leased?

Al5: Tt is expected that the building will take 15-24 months to build
starting June 2002 and then another full year to completely lease it

Q 16: What is or will be the status of the seven (7) additional
proposed McKinney LIHTC projects that have been published?

Al6: Four of those projects are in the hands of Southwest Housing.
They have indicated that they will sign a letter indicating that they
will not pursue those projects unless a need for a Seniors-Only
housing project was evident. According to the TDHCA if the
Stonebrook Project is approved they indicated that they felt it would
__be 2 good 2-3 years before a market study could prove the need for
another LIATC property according to their concentration analysis.
So, the fact that seven-ather projects show up on the list does not
mean they ‘H’iﬂf i
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April 4, 2002

Mr, Robert Onlon

Diirector of Multfamily Divisicn

Texas Deparument of Housing and Community Afairs
507 Sabine, Sults 400

Aungin Texas 78701

Diear Me. Calon.

Please accept this leger as clanfication of my previous lener 1o You reganding the
applicaton by Southwest Housing for (he Tax Credits program for the Stwnebrook Villas

in MeEKinney, Texas.

In reference 1o my lemter dated March 18, 2001, [ listed thres concerns, Which were
brought to ms by & group of my constituents who reside in McKimey, Texas. The
purpess of thar lefter was to ask your sgency’s review of thosc fioms 1o ensure tdus Was
an elipible project for this area and 1o ensure my constiluents’ CONCETS were addressed.
It bas been brought to my attentian that thar lesrer has been interpreted to state my
opposition to the Southwest Housing applicaton.

The purposs of this Istter is to clanfy my position on this manzr. [ &m neither opposed
%o, nor an advecare of, this projecy. As you mre mwvare, Ty duly &3 4 Senador is to make
certaip my constituents concerns are haard and addressed | expect the Depamment w
apply its standard eriteria in determining whather 19 apprave this project for funding.
The final decision resta with TDHCA.

Thank you for your aitention to thas martier.
Slocerely,
7 Plﬁhﬂm ;
2007 Dalas Padorsy = Sule 322 « Pano, Texss 75083 « BT2-808-28332

e Ao ey o T Seriny ¢ o0 W sk, Vel
T P AT AT ERREER

FFe Ed 3382 12782 g7 G0B 26 PEOE. 71
s TOTAL PAGE. B2 ok

Tol® HINHEV.LOJd-NYIHH PLETLWEFTE IV TZ:iET TOOZ ¥O/RD




WHA ML EUUE LE-SU FAL Wil £0J UVEDD

SUULHTES L HULSLMGE men | wugE
03/12/02 TUE 08:36 FAK 512 475 4798 TRECA MrER
[NDEPENDENT SCHOOL DISTRICT
Office of the
Superiniendesl

March B, 2002

Texas Department of Housing and Community Adffars
P.0O. Box 13941
Austin, Texas T8711-3541

Dear Mr. Onion = i, —m—— ; i -

Stopebrook Villas, which
Wi writing 1o express our oppesition to a project known as St L
is;:ﬁi:}rnw agency fntﬂmd'm:thuughﬂul.nwlnmmﬁmeﬂndm

program.

This is a regrettable position for any school district to have to take, but one we must take
at this time in the development of our district.

mmmmmmn&mafm-fmﬂmm. 'I't}hit_:atim:nl
B'.l:pbﬂinggmwthinnwﬂhﬁ Mmesnm:timc.dnummfundhgl lngulaunn,ﬂ.:hﬂ
ﬁuﬁmmﬂmﬂmmmnmhnﬂmmmmm;]:mzimggﬁ:

i i homeowners and residential growth have loun m droves,
hmw'lmmwm it not keeping pace. This has left our District with a significant
mmmstmmmmmdmLMu:m. Consequently,
hmmmwummwﬁuwmem e A

hmnﬂaﬁﬁnmmmmuﬁh]mr?aﬂmﬂil Additionally, we oppo

i .
ﬁﬂhmyhnsnnhh:hhiahgmymdmﬂmmgwm
thﬁgmmum Based upon the d:uﬂmtwnmwmvmvmdhf;m;nnqr
hasmamm;pplyufhw—imnn:pmpmiqamdnmwmm?:m m i
surrounding suburbs, which are mot providing an adequate ot o afﬁ:rdahmklch}u:mvmﬂs
for their residents, mempk,:hcmnrkulmﬁmwm:hm o
will draw its residents (as defined by the dw:hpﬁr'aﬂwnultkd_shﬂy)wludu;tﬁﬁ
the entire school districts of neighbaoring Frisco and Allen, ll.ﬂgll.l:ﬁmﬂrpﬂ'll'ﬂM.ﬂ -
Plano District, and several other smaller districts. Thess neighboring distTicts are in

#1 Duvall Street » McKimmey, TX 75069 + (469) 742-4070 = Fax (469) 742-4071
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significantly better fipancial position in Lerms of the Tatio of tax revenues to stadent
population than MeKinney. Additionally, these districts bave significantly smaller

populations of high-density, low-income developments.

These circumstances have created an over-concentration of low-incoms bousing and
place an undue burden on MISD to provide services for low-income farnilies from across
Collin County — not just our City. A more equitable allocation of bousmg throughout the
coumty would allow neighboring districts to maintain the resouroes necessary o provide
the best possible educational opportunities to nsure that no child is left behind.

W:mpmudufm:pmn:ﬁwmmzﬁrynfﬁciﬂshnmuhmmpmﬁdﬂmnph
afiordable housing in our community. However, we must oppose this project at this tme
mmﬂy’:mwﬁwmﬁmw@ﬁmﬂmﬂm .
increasing density of pur student population and the diminishing financial resources
m&dmmﬁnqmﬂrﬂmﬁmm&hﬂﬁﬂ stodents. McKinpey ISD cannot

continue 1o bear the unfinded costs for educating children wheo will clearly be drawn
from surrounding districts.

Respectfully Submirted,

Dr. David Anthony Geralyn Kever

Superintendent MISD Board President

o Texas Bond Revicw Board
The Horn Gov. Rick Perry
The Hon Lt Gov. Bill Rathiff
1ler Carole Keeton Rylander

The Hon. Speaker James E. Laney

Mr. Jim Buie, Exec. Dir.

Texas Dopartment of Honsing and Commumity Affairs
bs. Ruth Cedille -
Mr. Tom Gourls
Mr. Jim Anderson
Wiz, Brook Boston
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FLIVABETH K JULIAN

Fair [lousing, & Communily Planming, Consullant.

March 27, 2002

U Ew

Mar. 27 28EZ 11:568AM P2

ions of the
have been asked Wﬁnﬁmwm‘hﬂﬁ“ml g s
&hﬂi&mhﬂ?ﬁﬁmmmmm P ali mfairhuﬂdf;ﬂ )
families in West McKinney 1 am currently a consultant

e mn-.mmwmwmm.hwpﬂwm

SWH also strongly \now who the familics are ljving
chu-uumiiwin‘.s::h‘ﬂﬂk‘:"ﬁﬂ:’- You do 0 ities or needs might be. However, you do
this development, what

04,0102 HON 12:322
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unavailable to eligible families will have a significant disparate impact on racial and ethnic
minorities, as well as familics with children. You are obviously awarc of this impact.

Bath the state and federal Fair Housing Act protoct persons from housing diserimination
on the basis of race, ethnicity, religion, disabilily status, and familial status, It unlawful w
interfere with any person Lud::uanlmufhilﬁgh:sgmnuduudnrtbu Fair Housing Act, or on

rights granted or protected by the Falr Housing Act. ﬂWHiuL mﬂﬂitﬂpmiduh‘ughq_lmlity

minority. Dmﬂufﬁnsmmhyﬂnmﬂmmnﬂhﬂ afficlal opposition of the MISD
fuﬂhtnfumﬂmd:ﬁsnm“ﬂlldunqnnntmhrﬂ‘ﬂﬁbmﬂuhwinm families who would
have the opportanity to reside in the StonebrookVillas development.

On behalf of Southwest Housing, | wonld therefore respectfnlly urge you to immediately
Mmdnwmhlﬁnfuppuﬂﬂmmpunﬂngbﬂhmﬂumm Given the remedies
aveilable under the FﬂrHumthﬂLﬁihrtmdummulﬂhuMnmﬁb costly to the school
distrigt should those irﬁmudby?-uurmﬁmsdlddﬂmaukﬁndlﬂﬂinn of their rights under both
state and federal fair housing laws. 1 would be happy to discuss the above assessment with your
legal counsel.

K. Julian

ce: Andy Siegel, Attorncy af Law

Michael M. Daniel, Attorney at Law
mwm&mu@mw.
Mr. Jmmmmmmwm
Texas Bond Review Board
The Hon. Gov. Rick Perry
Comptroller Carole Keeton Rylander
The Hon Speaker Jumoes E. Laney
Ms. Edwina Carrington, Executive Director, TDHCA
Me. Robert Onion, Directar of Mulifamily Divigion, TDHCA
Texas D@mﬂmﬁﬂnuﬁngmdﬂnmwm:

Ms. Ruth Cedillo

Mr. Tom Gouris

Mr. Jim Anderson

Ms. Brook Boston
The Hon. Florence Shapiro
The Hon, Brian McCall
The Hon. Mary Denmy

Ciry Council

MISD Board of Trustess
Mekinney Housing Finance Corp.
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ATTORNEYS AT LAW

ROBRERT H. ROEDER

Mdediapoa

Re:  Proposed Stonebrook Villas project in McKinney, Texas
Dear Ms. Julian:

I am in receipt of your letter of March 27, 2002, and have been requested to respond on
behalf of my client, McKinney Independent School District.

Your letter is correct in its characterization of the position of the McKinney Independent
School District as being in opposition to the project championed by your client, Southwest Housing
Finance Corporation. That being said, the remarks and conclusions attributed to my client at the
public hearing on March 20, 2002, by your letter are completely misleading and incorrect.

E While one might debate the relative costs of educating students at different socio-economic

T

levels, the McKinney Independent School District and its representative at the public hearing did not

express any opinion that children from “low income families™ would be more expensive (o educale. -

Furthermore, neither the McKinney Independent School District, nor its representative at the hearing,
made any stalements or took any position regarding whether students from the proposed project
would be wanted in the district.

The position of the McKinney Independent School District, as set forth in its March 8§, 2002
letter to Mr. Onion and as stated at the public hearing, has consistently been that increased densities
in residential developments, over and above the current planning design criteria, create a sigmificant
hardship on the already limited financial resources of the district; which hardship, in turn, has a
negative impact on the schools within the district. Because of such fact, and only because of such
fact, did the district oppose the project by letier and at the public heanng.




B The Hon. Gov. Rick Perry -

Any other reasons or analyses attributed to the McKinney Independent School District by you
or anyone else are false and misleading. Should you require any clarification, please refer to the
March 8 letter referenced above.

cc:  Andy Siegel, Attorney at Law
Michael M. Daniel, Attorney at Law
Brian Potashnik, President, Southwest Housing Development, Inc.
Mr. Jim Buie, Executive Director Texas Bond Review Board
Texas Bond Review Board -
Comptroller Carole Keeton Rylander
The Hon. Speaker James E. Laney
Ms. Edwina Carrington, Executive Director, TDHCA =t
Mr. Robert Onion, Director of Multifamily Division, TDHCA
Texas Department of Housing and Community Affairs:
Ms. Ruth Cedillo
Mr. Tom Gouris
Mr. Jim Anderson
Ms. Brook Boston
The Hon. Florence Shapiro
The Hon, Brian MeCall
The Hon. Mary Denny
McKinney City Council
MISD Board of Trustees
MeKinney Housing Finance Comp.
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McKinney Citizens for Balanced Growth

April 6, 2002

Texas Dapartmeant of Housing & Community Affairs !
Attn: Mr. Robert Onion .
Waller Creek Office Building e : R

507 Sabine Street it ————e- — e ———
Austin, Texas 78701 : =

Re: Stonebrook Villas ;a
A Proposed 224-Unit Multi-Family LIHTC Property X
McKinney, Texas

o et R

Dear Mr. Onion:

| am enclosing a legal size copy of the Resolution opposing Stonebrook Villas, passed by an
overwhelming majority of the McKinney City Council on April 2, 2002, as a follow-up to the fax
transmittal of same on April 6, 2002,

We appreciate your consideration of this Resolution when making your decision on the tax
credits requested by Southwest Housing for Stonebrook Villas.

1 3 5 % L = s e g ¥
E;_Jém&m Ouena S i~ S-S W@
Lisa M. Owens y i

-

Enclosure




RESOLUTION NO. 2002-04-068 (R)

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF
MCKINNEY, TEXAS, STATING SUFPORT FOR THE
AFFORDABLE HOUSING GOALS AND MISSION OF THE
TOHCA; STATING SUFPORT FOR OTHER FROJECTS TO BE
LOCATED IN THE CITY OF MCKINNEY, PARTICULARLY
SENIOR CITIZEN HOUSING PROJECTS; REQUESTING THAT
THE TEXAS DEFARTMENT OF HOUSING AND COMMUNITY
AFFAIRS CONSIDER AN AMENDMENT T ITS MULTI-
FAMILY, AFFORDABLE  HOUSING DENSITY AND
CONCENTRATION CRITERIA TO ADDRESS INEQUITABLE
EFFECTS ON CITIES WHICH HAVE AN ACCEPTABRLE SUFFLY
OF EXISTING MULTI-FAMILY UNITS; REQUESTING THAT
THE TEXAS DEPARTMENT OF HOUSING AND COMMUINTY
AFFAIRS DISAPPROVE THE ISSUANCE OF BOMDS FOR THE
ESTONEBROOK VILLAS HOUSING DEVELOFMENT LOCATED
IN THE CITY OF MCKINNEY; AND PROVIDIMG AN
EFFECTIVE DATE-

WHEREAS, the City of McKinney (“City”) sapporis the statewide goal of
providing safe, affordable housing to all persons within the condexi
of reaponsible growth and development, and

WHEREAS, the City is one of the fasiest-growing communities in North Texss,
thereby creating a responsibility on the City 1o ensurs that sdequaie
services and facilities are available for all new development; and

WHEREAS, the City is pamicularly concerned about the burdens of malli-
family development on @ tax base supponed primarily by
restdential development; and

WHEREAS, the City is concemed thal the TDHCA's approval critera for
project funding of affordable, multi-family does not conssder city
limii boundaries which'density and concentration criteria resulls in
the potential for an inequitable over-concentration of mubti-famaly
housing in the City when the existing supply of such housing and
saned tracts is well-shove acceplable staie and federal slandards
and far-sbove the supply provided by neighboring commumities;
and

WHEREAS, “the Southwest Group s requesting approval of bonds
throulh e TDHCA in order to constroct a multi-family
development in the City called the Sioncbrock Villas Housing
Diewelopment; and

WHEREAS, the City Council of the City is concerned that there is not & current
need in the City for multi-fsmily affordsble housing units funded
by the TDHCA, bassd upon the markel anakysis and fnencial
information provided by Southwest Housing Growp; and

WHEREAS, the concems of the City Council regarding multi-family
development are not limited 1o affordable housing developments,
a8 indicated by recent Council legislative aclion to amend the
City's multi-family howsing policy to ensare efficient and onderly
Jocation of milti-family development; and

WHEREAS, an cver-concentration of the multi-family housing devalopments in
Collin County thai are funded by bonds issued by the Texas

of Housing and Community Affairs (“TDHCA") are

currently located in the City, creating a larger burden on the City to

support these housing developments within the Cliy's existing




A

challenge to support and direct responsible  multi-Family
develapments.

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF
THE CITY OF MCKINNEY, TEXAS THAT:

Section Cine,

Section Two,

Lecrion Three.

Section Fowr.

Section Five,

Secrion Six,

The foregoing recitals are found 1o be true and correct legislative findings
of the City Council of the City of McKinney,

The City of MeKinney supports the goal and mission of the TDHCA to
provide affordsble housing developmenis throughout the state, and
supporte single family and senior citizen affordable housing developments
in the City.

The City of McKinney requests that the TDHCA conssder an smendment
to its affardsble, maki-family project approval criteria sach that city limit
boundaries and the existing units and zoned tracts within such city miks
are considered; especially when the effect of the current density amd
concentration crileria redsilts in an inequitsble, over-concentration of
miulti-family housing in & eity which has an existing supply of multi-
family housing and zoned tracts well-sbove acceptable state and federal
standards and far-above the supply provided by neighbonng communities,

The City of McKinsey does not support the approval by the TDHCA of
{he tax-exempt multifumily residential rental project revenue bonds in the
aggregate principal amount not 1o exceed $15,000,000 and necessary
taxable bonds, to be ssued in ame or more seres by the Texas Department
of Housing and Community Affairs, the proceeds af which will be loaned
to Stonebrook Villas Housing, L.P., a limited parinership, to finance &
portion of the costs of scquiring. constructing and equipping & multifamily
housing project described as the Stonebrook Villas, a 240-unit multifsmily
residential remtal development to be construcied on approximadely 11.0
scres of land located on Persgrine Dirive at the northwest comer of the
intersection of Peregrine Drive and Virginia Parkway in McKinney, Collin
County, Texas T30T.

The City Council requests that the TDHCA sirictly comply with its
selection guidelines when considering the sbove-referenced development.

The City Council requests that TDHCA notify the City when the
developers of affordable housing projects sisted for development in the
City of McKinney requsest the issuance of bonds by the TDHCA.

DULY PASSED AND APPROVED THIS 1™ DAY OF APRIL 2002,

Deputy City Secretary
0 el PR S Oz - TIIHC A dox




CITY OF MCKINNEY
OFFICE OF THE MAYOR

McKINNEY

April 5, 2002

Mr. Robert Onion

Director, Multi Family Finance Division

Texas Department of Housing and Community Affairs
507 Sabine

Austin, Texas

78701

Re: Stonebrook Villas Housing Development in McKinney, Texas

Dear Mr. Onion,

This letter is on behalf of the City Council of the City of McKinney, Texas. As
stated in our previous correspondence, the City is committed to responsible and
managed development of affordable housing developments, and anticipates
future cooperative efforts with TOHCA. For the reasons outlined in the attached
resolution, the City of McKinney does not support the approval by the TDHCA of
the tax-exempt multifamily residential rental project revenue bonds to be loaned
to Stonebrook Villas Housing.

A draft resolution was sent to you with our letter dated March 27, 2002. The City
Council modified the draft resolution, and passed the final attached resolution at

its regular meeting of April 2, 2002. | enclose the final City Council approved
resolution for consideration prior to action on the bonds.
If | may offer any additional information, please do not hesitate to contact me.

Very trgly yours,

Dozier
Mayor
City of McKinnay

cc:.  McKinney City Council
Lawrence W. Robinson, City Manager
Senator Florence Shapiro
Citizens for Balanced Growth

PO BOXSIT & McKINMNEY, TEXAS TE0T0 & METRO 972-562-0080 &  wwhwimckinneylawds o
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District 63

April 19, 2002

Mr. Robert Onion
507 Sabine, Suite #800
Austin, Texas 78711-3941

Dear Mr. Onion:

You have previously received a letter written by me to Mr. Brian Potashnik, President of
Southwest Housing Management of Dallas, which states my support for a proposed multi-family
residential development in the City of McKinney.

I have been contacted by numerous persons in McKinney that are in opposition to this
planned development. I have received data submitted by Mr. Potashnik as well as that submitted by
concerned McKinney citizens. The data or how it was derived may lead to different conclusions on
the need for this housing fitting the criteria set out by your agency. Therefore, I ask that you
carefully review all information submitted for its accuracy, making very certain that your criteria
are followed.

The availability of affordable housing is of great concern to the legislature, but we must be
certain we follow the guidelines for density set out by the Texas Department of Housing and
Community Affairs.

Thank you for your consideration of my request.

Respectfully,

Mary Definy

Mrs. Lisa Owens
Mrs. Cindy Evans 4
Mr. Roger Davis

McKinney City Council

MISD Board of Trustees

McKinney Citizens for Balanced Growth
Senator Florence Shapiro

CC: Mr. Brian Potashnik é

o

ke 5

Counties: Collin (part), Denton (part), and Rockwall
E-mail: mary.denny@house.state.tx.us
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P.O. Box 1394] |
Austin, Texas T8771-394]

April 24, 2002

Dear Mr. Onion,

The McKinney Chamber of Commerce is-a business trade association with a membership base ——= = — :
representing 1,000 businesses in the McKinney area. From small unique boutique shops such as

Texas Historic Preservation award recipient “The Little Red Hen" on the downtown square, the

Texas headquarters location of defense contractor Raytheon, cuiting edge biotech operations at

Orthofix, copper wire manufacturing at Encore Wire, to the worldwide distribution and data

processing center for entertainment giant Blockbuster video, McKinney companies sell,

manufacture and distribute products for the world.

As a City Cotincil appointed member of the Affordable Housing Task Force initiated by the City
of McKimey in'2001 for the purpose of supporting affordable housing in McKinney, 1am
extremely concerned about the Council's current opposition to the Southwest Housing affordable
housing construction in West McKinney. The need for affordable housing for the workforce
necessary to the continued growth and development of a sustainable economy in McKinney 15 a
priority for this organization. The Chamber shares a concemn with the MISD and the Council
about the costs associated with increased student populations. However, both the ISD and the
Council have identified increased commercial and retail development as the solution to the
problems faced by a school district whose property tax rate is approaching the state limits.
Opposition to the affordable housing necessary for continued commercial and retail growth
threatens the very development imperative for financial solvency. o
e ——
The demand for housing for employees is a challenge to existing employers and for those
employers who are considering opening manufacturing, industrial, commercial and retail 3
operations in the area. We strongly support and encourage your approval of the Stonebrook
Villas affordable housing multifamily project at Virginia and Peregrine in McKinney.

Respectfully, i

?fcélm-’

em Ricketis
Presudent

“Building & community of service lhr-l:-ugh business and professional excellence”




McKinney Citizens for Balanced Growth

March 27, 2002

Mr. Robert Onion

Director of Multi-Family Finance

Texas Department of Housing and Community Affairs
Waller Creek Office Building

507 Sabine Street, Suite 400

Austin, TX 78701

VIA FEDERAL EXPRESS

RE: Proposed Stonebrook Villas Apartments, Virginia Parkway at Peregrine
Drive, McKinney, Texas

Dear Mr. Onion:

Enclosed for your consideration is documentation which we believe is overwhelming in
the argument that the application for Stonebrook Villas should be denied. This
documentation includes:

¢ A letter from State Senator Florence Shapiro

e A letter co-authored by the Superintendent and Board President for the McKinney
Independent School District

o A letter from our City Councilman

o (A resolution in opposition to the project by our City Council and additional letters
from council members will follow by fax)

e A thorough review of the numerous errors in the Market Study

e Information on the overwhelming concentration of LIHTC properties within the City of
McKinney and the MISD

o A petition with 2,047 citizen signatures in opposition to this project (included in this
package under separate cover)



CITIZENS REPORT ON STONEBROOK VILLAS

On behalf of the over 2,000 citizens who signed petitions, the over 700 citizens
who attended two public hearings, our school district, our City Council and the
McKinney Citizens for Balanced Growth, we respectfully request that the TDHCA
DENY the application for Bond Financing and Tax Credits for Stonebrook Villas.
The very clear and concise reasons why are outlined as follows and supporting
documentation is attached.

1. State Senator Florence Shapiro has raised serious questions regarding the
need for this project, and cites the State’s own survey indicating that
Dallas/Fort Worth is rated a “low priority” area for LIHTC funding. This is borne
out by analyzing the patterns of such funding statewide. Reservations for such
funding appears disproportionately concentrated in Dallas/Fort Worth at the
expense of other areas of the State, as D/FW received not only more funding
than any other single area, but more than all other areas (except Houston)
COMBINED. For example, Dallas/Fort Worth received over 3 times as much in
reserved funding as did the combined Regions 4 (East Texas), 8b (Lower
Valley/Gulf Coast), and 10 (El Paso), areas which Senator Shapiro indicated are
rated as being in “desperate need”. (see Addendum I).

2. The facts indicate Senator Shapiro’s concerns are well founded. In the 2001
application cycle, D/FW received a disproportionate amount of the funds reserved
statewide for LIHTC projects. Dallas/Fort Worth area projects comprised only
24% of the funds requested, but were reserved 37% of the total funds allocated
by the State. Houston area projects comprised 37% of the dollars requested, but
received only 31% of the reserved funds, Austin area projects comprised 25% of the
requests but received 9% of the funding, and the San Antonio figures were 9%
requested and 5% reserved, respectively. The three areas noted in “desperate
need” above (Regions 4, 8b, & 10) were only reserved $34 million or 11% of the total
funds reserved. At $75,000 per unit, this is only sufficient to construct 453 units for
these 3 vast areas. Thus, Stonebrook, with no demonstrated demand, only serves to
exacerbate this acute problem and help divert funds away from other areas where
they are more urgently needed. There appears to be an imbalance in funding
throughout the state, with a lack of funding in areas with need Senator Shapiro
defined as “desperate” and a concentration of funding in D/FW where the need is
defined as “low priority”. (see Addendum II").

3. Stonebrook Villas is NOT NEEDED. The City of McKinney is already
oversupplied. McKinney currently has 7 existing LIHTC complexes, one of which is
a newly constructed LIHTC property in lease-up, and 1 additional property under
construction, for a total of 1,512 units? (this figure does not include 2 conventional
projects with 300 units built or renovated in the past 6 years that rent in the same
price point). [n addition, there are a number of other properties built in the 1980’s
that compete in the same price point®). Two established LIHTC complexes built in
the last 3 years are still featuring rent concessions and one 4-year-old LIHTC

! Texas Bond Review Board website data
2 TDHCA, Texas Low Income Housing Information Service, Developer's Market Study data
3 Apartment Locator Network (ALN) data



complex is only 83% occupied (as of March 2002%). The two newest LIHTC projects
comprise another 432 units are also just starting lease up & construction,
respectively, in the face of this soft existing market. The two projects proposed
currently for McKinney (Stonebrook and Grand Reserve®) would add another 463
units to this market. Based on our analysis, McKinney will be oversupplied by at
least 512 units through 2003 even if Stonebrook is not built, and 736 units if it is.
Stonebrook also does not meet TDHCA concentration guidelines limiting a
market demand capture rate to less than 25%, in fact, it far exceeds this limit.
The concentration if it were built would be 50% in a 10-mile ring, 66% in a 5-mile
ring, and 359% in McKinney itself. (see Addenda Il & IV).

4. The developer has not proven sufficient demand for another LIHTC complex
for McKinney. On the contrary, based on our analysis, the Market Study
commissioned by the developer has a number of apparent flaws which render its
conclusions unreliable, including, but not limited to, the omission of 207 eX|st|ng and
239 planned senior citizen LIHTC units in estimating supply for McKinney®. The
analyst also overestimates pent up demand due to the failure to include the 300 non-
LIHTC units built in the 1990’s (including 260 built in 1997) that rent in the same
price levels as LIHTC projects. Further, the analyst failed to use proper
demographic data in the mathematical procedure for estimating demand’. These
errors, taken either individually or cumulatively, render the conclusions of the report
regarding demand inaccurate. (see Addenda lll and IV).

5. LIHTC housing for Collin County is heavily concentrated within the City of
McKinney, while other cities in the county have very little or none. This one
city is supporting a highly disproportionate share of LIHTC housing in Collin
County. McKinney is supporting a great deal more than its proportionate share of
the tax and infrastructure costs associated with LIHTC housing for the County, and
does so at the expense of its own school quality and city services.

The City of McKinney already has 1 LIHTC unit for every 36 residents, while cities
surrounding it have 1 LIHTC unit per over 100 residents (Plano, a city with 4 times
the population of McKinney, has 1 LIHTC unit for every 365 residents). In fact, while
McKinney has only 15% of the population of the cmes in the market area for
Stonebrook Villas (McKmney, Plano, Frisco, and Allen®) - it has 62% of the LIHTC
units for this area. (see Addenda V, VI, and VII).

6. The McKinney Independent School District Board and Superintendent have
opposed the addition of this complex. The President of the MISD School Board
and its Superintendent have asked the TDHCA to deny funding of this project. They
have done so because the MISD is facing a financial crisis and the District
understands the negative financial impact this project will have on MISD schools.
(see Addenda VIII)

¢ Source Apartment Locator Network
Texas Bond Review Board website data
Developer s Market Study
Developers Market Study, Claritas, Inc. data
2000 U.S. Census
° TDHCA, Texas Low Income Housing Information Service, Developer's Market Study data



7. The McKinney City Council strongly opposes Stonebrook Villas. The Council
will vote on a Resolution opposing the project at its April 2 Council Meeting.
We are told the resolution will pass, and we will provide it to you immediately upon
receipt for your consideration. As you know from the TEFRA hearing, 3 of the 7
members of the Council have already publicly spoken in opposition to the project.
(see Addenda IX).

8. The citizens of McKinney have spoken, and they do not believe there is a need
for Stonebrook Villas. Over 2,000 citizens have signed a petition opposing the
project within the last 4 weeks. Over 700 attended the public TEFRA hearings and
signed in as being in opposition as well. Three current McKinney Councilmen spoke
in opposition, as did the McKinney School Board. The citizens of McKinney
understand that Stonebrook Villas will have a grave impact on city and school
finances.

9. This is an economic decision for McKinney: Our city has historically embraced
low-income housing programs and places great emphasis on these programs. In
fact, in the joint work session March 25 between our council and HFC, the
discussion turned to how best to coordinate the many different agencies in our city
that provide low-income and affordable housing for our city of just 54,000 residents.
But every city and school district must have a budget, and these programs are
unfortunately expensive to the municipalities and school districts where they are
located. We ask the state to consider this fact when allocating a disproportionate
number of LIHTC complexes in one municipality or one school district. For example,
Stonebrook Villas will cost the City and the McKinney ISD between $500,000 and
$600,000 in lost taxes and additional economic costs every year'®, and the
developer’'s voluntary payment of approximately $135,000 in annual school taxes
(no city taxes) only marginally offsets that economic cost.

10.Concentration: Consider that economic impact if McKinney has 1,512 units for a
city with 54,000 people. This equates to one unit for every 36 residents. Yet
compared with our neighbors (who also have a much more favorable commercial tax
base mix to support their city and schools) we have 15% of the population of our
area, but 62% of the LIHTC housing. We have 1,512 units, compared to 609 for
Plano, 214 for Frisco, 120 for Allen, and 0 in Richardson.

Regardless of how we got here, this overconcentration of units in one city is a
financial drain that seriously impacts our City’s ability to provide for its residents. It
impacts our resources for use in providing housing for our lowest income residents
(in income segments Stonebrook will not accommodate), at-risk services in the
schools, renovation of aging housing stock, and revitalization of infrastructure in our
older parts of town. The Market Study provided to the State by the developer
reports “the available inventory of public and subsidized housing is fully occupied
and there is at least a one year waiting list for low income housing”. However,
according to Ms. Edna Rister and Mr. Leonard McGowen of McKinney Housing
Authority, the only waiting list maintained is for public housing (30% or less of AMI)
owned by the Housing Authority. Mr. McGowen further stated that this waiting list
would not be serviced by the low income tax credit housing units in our city (60% or
less of AMI) and that no waiting list was maintained for this type of property.

1 Based on City of McKinney and MISD budget data



11.

12.

Additionally, at least 3 of the 7 existing LIHTC properties in McKinney are running
rent specials, one is only 83% occupied, and one has just started its leasing
program. The one LIHTC property still under construction will begin leasing later this
year or early 2003. Building even more LIHTC housing will directly financially impact
the City’s resources to support the needs of these lowest income residents that
Stonebrook will not serve. No one could see these numbers and say the citizens of
McKinney have not done their part. Should a single city of 54,000 people — only
15% of the people in the area — be asked to support 62% of the costs associated
with the affordable housing needs of essentially an entire county? That is exactly
what our situation is today — without building this additional project.

This fact is particularly dramatic in this instance since this property is directly across
the street from Frisco, and the market study includes the entire cities of Frisco and
Allen and the northern half of Plano in this market area — clearly showing that the
residents will be drawn from other cities.

We have been told that concentration is an issue that is still being defined by your
agency in that there is no clear definition as to the exact number of units within a
defined area that constitutes “too much” other than through the capture rate. We
suggest one factor that must be considered regarding concentration is the impact on
a single city or school district. Are the LIHTC properties being disproportionately
awarded in one city? Are those properties clearly serving the needs of many
surrounding cities? If so, how many properties constitute “too many” for a single city
to financially support before it affects both the LIHTC residents, the schools and the
other residents of the city? These answers are quite clear to us. McKinney is
supporting more LIHTC units than Plano, Frisco and Allen combined, and our
schools and city services are simply overloaded. We simply ask that you recognize
those costs and spread out the properties in a more equitable fashion. Let the
developers who do these projects in cities across the state know they need to seek
out properties in various cities, so LIHTC residents live in cities with healthy, growing
tax bases capable of providing not just basic services, but enrichment programs and
outreach programs. We ask you to consider that these properties should not be
allowed to “cluster” into individual cities, as has happened in McKinney.

Services needed by low-income residents are inadequate at this location.
Stonebrook Villas is to be located on the farthest western and northern outskirts of
McKinney, a 10-minute drive to the nearest grocery store or retail district. There is
no nearby affordable health care or childcare, no nearby retail or any type of
employment or employment centers, and no office complexes. The project is not
supported by public transportation, and McKinney is not a member of DART or any
other mass transit system. There are no plans underway for any retail development
within a few miles of this site, including grocery stores, according to the City of
McKinney Planning department as of March 26". In addition, the site is located
across the street from the second largest thoroughfare in our city from the grade
school the children would attend and any parks or recreational facilities. The School
District has expressed concern over this situation as well.

The developer has asked the McKinney Housing Finance Corporation to
participate as the non-profit owner, which would afford the property city and
school property tax-abatements. While the HFC has been promised ownership



and the residual net cash flow after debt service, the developer’s projections indicate
that the project will not produce any net cash flow available to the HFC until at least
Year 12. The actual period may be longer if the assessed value for tax purposes is
higher than the developer's expectations, as the developer has promised to pay all
school taxes on the assessed value (see below). In essence, it appears to us that
the project will cost much more to the city than what would be realized in present
value to the HFC over a 10 to 15 year projection period due to the significant cost
($500,000 to $600,000 annually) to support the project with services and alternate
tax revenues.

13.The developer’s income projections do not address the possibility that the
Collin Appraisal District might assess the property at a different level than the
developer’s assumption. The eventual actual assessment is in the control of
the Appraisal District, not the State or the developer. This could adversely
affect Stonebrook’s ability to produce an operating income. The developer has
gone on record promising to pay full school taxes on the assessed value. However,
we note the developer’s projections indicate it will be paying approximately $134,400
annually in such taxes starting in Year 1, which in turn would be reliant on an
assessment of approximately $33,600 per unit ($134,400 / the school tax rate).
Three LIHTC complexes in McKinney for which both assessments and appraised
values were available were assessed at $26,000 to $47,000 per unit, but were
appraised for $46,000 to $49,000 (using LIHTC rents) in appraisals engaged to
support the underwriting for their bond financing. Two other LIHTC projects in
McKinney appraised in this range or higher (one as high as $57,000 per unit). Thus,
we feel the TDHCA should recognize the significant possibility that assessed value
for Stonebrook Villas, with a budgeted cost of approximately $89,000 per unit, would
be closer to the upper end of this $46,000 to $49,000 range, not the $33,600
assumed by the developer via the projections. Even at an assessment slightly
lower than the range ($44,000), and paying full school taxes only, it appears
Stonebrook Villas would be unable to provide adequate debt service coverage to
support TDHCA guidelines (DSCR > 1.1 to 1.0""), based on the developer's pro
forma numbers. It appears that it would only provide coverage of approximately
1.02 to 1.0 at that assessment level. In fact, at an assessment of any more than
$48,132 per unit, it appears the project would not produce sufficient cash flow after
operations to make its debt payments if the developer were to keep its public
promise regarding payment of full school taxes on the assessed value. If assessed
at a higher value, it appears the developer would be forced to pay less taxes in order
to maintain an adequate debt service coverage. (see Addenda XlI).

14. Stonebrook would be a very expensive project to build at over $89,000 per unit
and uses over $5 million in tax credits (at present value according to the
developer budget package)'?. This compares to the actual $68,000 to $70,000 per
unit construction cost for conventional units recently built in the immediate area
(prior to giving effect to special financing costs). This includes 2 such projects within
1.5 miles of Stonebrook built in the last 3 years. After giving effect to special
financing costs, it appears the comparative cost would approximate $75,000 per unit
for these projects, or about $13,000 per unit less. Note that much of this higher cost,
according to the developer's budget, is financed directly by the $5 million in tax

" per Tom Gouris, Director of Underwriting, TDHCA
'2 per Developer’s construction budget



credits, much of which could be used in other needy areas if this project were less
expensive to construct.

In summary, insufficient demand, a disproportionate concentration in one city,
inadequate community services, and insufficient community support exist for this
project to be successful. The addition of this project to our existing supply would
exacerbate the LIHTC concentration problems within McKinney itself that TDHCA
policies do not yet seem to adequately address. Additionally, approval of this project
would continue a pattern of funds flowing to low priority areas like Dallas / Fort Worth
at the expense of high priority areas in “desperate need” of funding such as El Paso,
the Rio Grande Valley / Gulf Coast, and East Texas.

We believe after reviewing our data, your only conclusion will be to deny the
application for bond financing and tax credits for this project. We hope you will
agree that to do otherwise would be funding a project that is not needed, with
considerable chance for failure while other highly viable projects in areas of the most
desperate need go unbuilt due to a lack of funding.

Thank you for the opportunity to submit our analysis, supporting data and
documentation for your consideration.

Respectfully submitted,

McKinney Citizens for Balanced Growth

cc:  TDHCA Board of Directors
Texas Bond Review Board
Texas Sunset Commission
Governor Rick Perry of Texas
U.S. Senator Kay Bailey Hutchinson
U.S. Senator Phil Gramm
State Senator Florence Shapiro
State Representative Mary Denny
State Representative Brian McCall
City Council, City of McKinney
The McKinney Independent School District
Stonebridge Area Action Committee



— SENATOR FLORENCE SHAPIRO DISTRICT OFFICE:

800S Addizon Circle
DISTRICT 8 Addison, Texss 75001
g (872) 385-88768
COMMITTEES: a (972) 385-3877 (Fax)
_— g:n Abrr:m Cheir AUSTIN OFFICE:
veato P.O. Box 12068
Intsmovemmantal Relations
Redistricing mkt srnm UE (A;:lzl;n‘.;;?‘;:eﬂt
(812) 483.7678 (Fax)
- The State of Tesns SR
March 18, 2002 Af‘\;\: e DUl |
Mr. Robert Onion

- Director of Multifamily Division
Texas Department of Housing and Community Affairs
507 Sabine, Suite 400

- Austin, Texas 78701

- Dear Mr. Onion:

[ 'am wnting to express my concerns regarding the application by Southwest Housing for the Low
Income Housing Tax Credits program for the Stonebrook Villas, a proposed LIHTC apartment
complex located at Peregrine Dr. and West Virginia Parkway in McKinney.

After reviewing TDHCA's Qualified Allocation Plan and Rules, 1 have several questions

regarding the appropriateness of this project. First, Section 49.7(b)(4), Texas Administrative

Code, states that TDHCA staff must evaluate the site, specifically noting its proximity to retail,

medical, recreational and education facilities, and employment centers. This is problematic in

that the proposed site has an undersupply of child care as well as employers, transportation,

- employment centers, and retail and social services for new residents. I also understand that
children in the complex would have to cross & main thoroughfare to reach their elementary
school.

Secondly, Section 49.9, Texas Administrative Code, requires a market study be conducted to

determine, among other things, whether the proposed development will result in an excessive
- concentration of affordable housing within a particular area. Further, Section 49.7(i)(2), Texas
Administrative Codc, states that projects determined by TDHCA to result in an over
concentration in one area will not receive a determination notice. Based on figures from your
agency, McKinney, with a population of 54,369, has 1,512 LIHTC units within its borders. In
comparison, Plano has 609 LIHTC units and a population of 222,030; Garland has 632 uaits and
a population of 215,768; and Carrollton has 388 units and a population of 109,576. Richardson,
with a population of 91,802, does not have one LIHTC unit.

Additionally, I reviewed TDHCA's most recent report -- Report on the 2001 Texas Department

&



Page 2 -- Stonebrook Villas

of Housing and Community Affairs Community Needs Survey. From what I understand, Lhc_ .
survey was designed to give local officials, who are most familiar with the unique characteristics
of their community, a voice in planning how Texas® affordable housing needs can be most
effectively addressed.

Regarding Region 3, which includes Collin County, the report specifically says, “Development of
multi-family housing appears to be a lower priority for this region with 11 percent more of the
region's surveys indicating that this is of ‘low’ importance” compared to the statewide response.
Conversely, regions 4 (East Texas), 8b (South Texas and Border), and 10 (El Paso) are in
desperate need for low-income multi-family housing. In Region 10, for example, “[S]eventy-
eight percent of the responses indicated a ‘major’ shortage of rental housing affordable to low-
income persons exists (30 percent higher than the State).” Further, these three regions all agreed,
in percentages higher than the state average, that “public financial incentives are needed to
increase the number of affordable homes built by local developers.”

Taken the above information -- in addition to letters of opposition from McKinney Independent
School District, the City of McKinney, and several citizens -- | request that you review the
application for Stonebrook Villas with the utmost scrutiny. Thank you for your attention to this
important issue.

Sincerely,
bl o
Floreace Shapiro

FShb

cc:  McKinney City Council
MISD Board of Trustees
McKinney Citizens for Balanced Growth
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ADDENDUM III

ANALYSIS OF BUTLER — BURGHER MARKET STUDY
ON STONEBROOK VILLAS APARTMENTS

General

This analysis covers a portion of the Butler-Burgher (“B-B”) Market Study dated March 5, 2002, including
Pages 60, 68, and 70 through 77 and portions of the addendum. This analysis is limited to those areas
relating to the demand analysis section of the report. The intent was to conduct an analysis
concentrated on the methodology, data, and logic of the demand analysis section of the Study, focusing
on its accuracy, validity, and reasonableness in comparison to market norms, as well as to TDHCA
policy guidelines to the extent they were known.

The purpose was to ascertain whether the analysis and conclusions of the Market Study were
adequately conducted and would lead a typical, prudent person to a reasonably valid conclusion
regarding market demand and the capture rate of demand for the subject project as requested by
the TDHCA. As outlined specifically in the following narrative and attachment, | do not find the
market demand or capture rate to be within the acceptable guidelines to warrant approval of this
application.

ll. Analysis of Original Market Study

A number of serious problems were noted in the original Market Study, including mathematical errors,
errors of omitting data, and errors of a logical nature. These errors tended to compound upon one
another due to the interrelated nature of the analysis methodology and adversely impacted the
conclusion of market demand. In summary, the errors logically led to the conclusion that the
original Study’s projections regarding potential demand for this project were unsupported and
unreliable for use by the TDHCA in making a determination of potential demand for this project.
Further, the rational correction of the errors in a reasonable way indicated that insufficient
demand exists for the project per the state guidelines. The validity of the reasoning and
observations of the first review was supported by the fact that the TDHCA submitted those comments to
the analyst for consideration, and significant changes conforming with MCBG’s first analysis resulted.

Market Study Flaws - Overview

The Market Study engaged by the developer to ascertain suitable demand for the project has a number
of serious flaws, any one of which individually would disqualify it from consideration. Taken collectively,
these flaws illustrate even more strongly that there is no reasonable demand for this project. These
flaws include:

Market Area is Too Broad: The Market Analyst used a 10-mile ring around the site to measure
demand, when the use of a 3- to 5-mile ring or the municipality itself is the market norm for suburban
garden apartments in the Dallas / Ft. Worth area. The use of the 10-mile ring might tend to give a
reasonable person the appearance that a larger ring was selected to “make the numbers work”.

The municipal boundaries of the City of McKinney qualifies as a suitable market area for demand
sampling with 54,369 people (2000) meeting the state criteria of 50,000 to 250,000. The analyst used a
10-mile ring to capture a sample of over 200,000 people, but taking in several entire cities surrounding
McKinney, including all of Frisco, all of Allen, the northern half of Plano, and major parts of Celina, New
Hope, and Melissa.



The relevant market area is the City of McKinney alone. Correcting this factor alone, as is appropriate,
and not even taking into account the supply omission errors noted below, indicates a concentration
capture rate of 83% for the City of McKinney if Stonebrook were built, well above the TDHCA’'s 25%
limit. If all the errors were corrected the capture rate would be 359%.

First, No Pent Up Demand Appears to Exists: The analyst claims to show over 2,000 units of pent up
demand within the 10-mile ring, despite the fact that demand is soft at 3 of the existing LIHTC projects in
McKinney (note: one of these just began lease up). If there was such significant pent up demand, logic
dictates that current LIHTC projects in McKinney would be full and not running rent specials at this time
(as 3 are). Another LIHTC project that is 4 years old is only 83% occupied (per the Apartment Locator
Network or ALN data). This simple evidence conclusively illustrates that sufficient demand for another
LIHTC project in McKinney does NOT exist, or all the projects would be full. Eliminating the pent up
demand within the analyst’s conclusions alone is sufficient to prove the lack of demand for this project.

Eliminating the units of pent up demand in an analysis also corrected for procedural analysis errors (see
below), which is appropriate as proven by this data, would yield a concentration capture rate of 130% for
the 10-mile ring, well above the TDHCA guideline.

Second, There Were Procedural Analysis Errors: The analyst erred in making the mathematical
calculation of pent up demand. The analyst assumed for the purposes of the calculation that an
average household would have 2.5 people, as they assumed this is the average size of a renter
household. They then multiplied it by the % of renter households to estimate total renter household
demand. Both the procedure and the number are erroneous. The procedure should be to first estimate
the total number of all households (both renter and owner). To do so, the correct procedure is to
multiply by the average household size of all households, which in the analyst's study was 2.93 (from
1990 data, the analyst should have used 2000 census data available from Claritas which indicates 2.73
per household). By using this incorrect methodology, the analyst effectively “double dipped” the
calculation, with the effect of overestimating demand.

Correction of this error alone, and not even considering the supply omission errors noted below, is
sufficient to yield a capture rate for the 10-mile ring of 29%, exceeding the state standard of 25%. With
the correction of all errors, and even with the acceptance of a purely mathematical calculation of pent up
demand, the capture rate for the 10-mile ring is 50%, well above the TDHCA guideline.

Third, There were Several Data Omissions:

Senior Units: The analyst also failed to include any LIHTC complexes deed-restricted to senior citizens.
Note that there are currently 207 units of such housing in McKinney, and another 239 units have
recently been approved by the city. Thus, the analyst failed to include 446 units of relevant supply in
their calculations. Seniors are not obligated to live in senior restricted complexes and can choose either
senior or family oriented units. But in fact, seniors prefer senior complexes due to amenities oriented to
their special needs (a quiet atmosphere, less traffic, lower density, and special senior services).
Because the demand population the analyst considered includes senior citizens, senior units cannot be
excluded from the supply count because these units compete directly with projects like the subject. In
reality, senior complexes enjoy a competitive advantage to the family complexes due to their exclusive
nature.

Correction of this error alone, and not even considering the other supply omission errors noted below
and the procedural error noted above, is sufficient to yield a capture rate for the 10-mile ring of 38%,
exceeding TDHCA standards. With the correction of all errors, and even with the acceptance of a purely
mathematical calculation of pent up demand, the capture rate for the 10-mile ring is 50%, well above the
TDHCA guideline.

Non - LIHTC Units: There are conventional, non-LIHTC projects in McKinney that the analyst failed to
consider, and even noted in the report that they could not find. We found these using Apartment




Locator Network (“ALN”), a national network commonly utilized by renters, appraisers, and investors to
find apartments. Two complexes exist that were either built or renovated in the 1990’s, and compete
with new LIHTC units in McKinney in rental price points. These include the McKinney Orchid
Apartments with 260 units built in 1997 and the Lamar Plaza Apartments (40 units renovated in 1996).
These apartments rent in the range of $500-$800 per month and compete with LITHC projects. There
are also many vacant units in projects built in the 1980’s that compete in this market in McKinney. As of
March 2002, given ALN data, there are approximately 126 vacant apartment units in these projects that
compete in this market. These units are much closer to major employment centers, affordable child
care, transportation, houses of worship, grocery stores, affordable health care, and other resident
services than the proposed property.

Correction of this error alone, and not even considering the supply omission errors noted above for
senior units, is sufficient to yield a capture rate for the 10-mile ring of 38%, exceeding the state
standard. With the correction of all errors, and even with the acceptance of a purely mathematical
calculation of pent up demand, the capture rate for the 10-mile ring is 50%, well above the TDHCA
guideline.

Overall, these omissions indicate over 800 comparable units of supply including senior units, competing
non-LIHTC units built or renovated in the 1990’s, and vacant non-LIHTC units from the 1980’s with
amenities that compete favorably with the subject were left out of the supply count by the analyst.

Market Study Flaws — Summary: Given the errors or omissions noted above, the conclusions of the
market study regarding demand appear both exaggerated and unreliable. A correction of these items
clearly indicates there is not sufficient demand for this project either within the City of McKinney itself, or
within an inappropriately large 10-mile ring to meet the TDHCA mandated 25% capture rate limit
mandated for this project

A detailed item by item analysis of the Market Study follows.
IV. ANALYSIS OF THE REVISED B-B MARKET STUDY DEMAND ANALYSIS

1. Defined Market Area — The analyst has continued to define the market area as a 10-mile ring
around the subject location, and used this defined area as the basis for analyzing demand data. No
reasonable support or justification is given for use of this extremely large area. In fact, the defined
area tends to ignore TDHCA guidelines which permit analysis of a market area of 50,000 persons at
a minimum while making a recommendation that geographic and political boundaries such as a city
limits should be considered.

The 10-mile ring represents no autonomous political or geographic area. McKinney is a self
autonomous city of over 54,000 people, sufficient for definition as a market area per TDHCA
guidelines with there being no need, and in this case, no justification for enlargement of the defined
market area. The 10-mile ring takes in almost the entirety of the cities of McKinney, Allen, and
Frisco, and a substantial portion of the northern half of Plano. The use of a 10-mile ring is highly
unusual for a suburban garden apartment complex in the Dallas/Fort Worth area.



Note also that while data for a 5-mile ring is included and references are made in several places to
such data, no analyses of this ring area was conducted by the analyst as a test of whether there
were contradictions in the demand estimate versus that for the 10-mile ring. Such a secondary
analysis would normally be conducted when using such a large primary ring to identify any “soft”
spots for demand within the primary ring, as an indicator for making a judgment as to the validity of
the larger primary ring. As detailed later in this analysis, this is exactly the case, as not only does
demand within the primary ring not meet TDHCA underwriting guidelines, but demand within the 5
mile ring and the City of McKinney itself is even weaker due to the extensive construction of LIHTC
units in this area (and non-LIHTC units which compete with them in price points and amenities) over
the past 13 years.

In summary, the 10-mile ring does not appear adequately supported or reasonable for use as the
defined market area for this demand study.

Pg. 68 — The analyst has now corrected the chart of LIHTC units within a 10-mile radius of the
subject to include the Garden Gate Apartments of Plano. The list also failed to include other non-
LIHTC low-income program housing, including the 40-unit RHA project Celina Apartments in nearby
Celina, and any private, non-LIHTC complexes in the same price point in the area, including
McKinney Orchid apartments with 260 units built in 1997, and the Lamar Plaza apartments with 40
units, renovated in 1996.

Pg. 74 — Analyst has now corrected the income band summary chart, eliminating the figures for 7
and 8 person occupancy in the chart previously included.

Pg. 75 — Pent Up Demand Chart
Household Growth Method:

e “% of Renter Households” = 33%. The number used results from data in the 1990 10-mile ring
data of the CCIM demographic report included in the addendum which is contradicted by other
data in that same report. In one instance, the demographic report clearly indicates the % of
rental units as 31.2%, while using the raw figures in another section results in the mathematical
calculation of 33%. There is no discernable way to reconcile the 2 figures. Without a
reconciliation, there is no way to analyze the impact on the overall demand calculation at this
time, or determine which number is accurate.

However, Year 2000 data from a Claritas, Inc. report supports the validity of the smaller number.
The Claritas data indicates that 26.71% of the units in the 10-mile ring are renter units.

e  “% Income Qualified” = 24.7%. The maximum permissible income band for the subject given
TDHCA guidelines and the developer's credit requirements is between $22,440 to $46,260
based on current figures. The percentage of income qualified renters within the 10-mile ring
was indicated at 24.7% by the analyst; however, no calculation of it was illustrated. Further, the
CCIM demographic data in the addendum does not foot to this number. Accordingly, it is not
clear or explained how the analyst arrived at this figure, as should be the case, and the analyst
should detail the exact calculation used to arrive at this figure. Without a detailed illustration of
the calculation, there is no way to analyze the impact on the overall demand calculation at this
time, and no way to determine the source, validity, or accuracy of this figure.

¢ “Number Low Income Units Added” — This figure has not included the 207 senior housing units of
Country Lane. Seniors within the demand area have the option of choosing Country Lane or a
family oriented project, but are not required to live in senior complexes. Therefore, these senior
units compete directly with the family oriented complexes and must be included in the supply
estimate. It is not reasonable to include the senior population for demand, but exclude the senior
properties for supply. The reasoning is made even stronger due to the tailoring of the amenities



of senior complexes for senior persons that give them a competitive advantage. The senior
complexes would be more attractive to seniors due to the factors of a quiet atmosphere, special
senior services, reduced traffic, and other amenities exclusive to senior complexes with which
family complexes simply cannot compete. Because these units are not included, the impact of
supply is undercounted and the effect is to inflate the demand indication.

Further, the analysis has failed to include non-LIHTC projects added during the 1990’s which
compete with the LIHTC complexes on price point, and which may also be more competitive in
terms of amenities (walking proximity to mass transit, groceries, employment centers, shopping
areas, affordable health and child care, etc). While the analyst noted that they were unable to
locate such competition after the earlier notation of this in the prior review, MCBG was able to
locate 2 such complexes, the McKinney Orchid (built in 1997) and Lamar Plaza (renovated in
1996). These complexes have 2-bedroom units renting in the range of $615 to $770 per month,
and compete directly with LIHTC projects in the McKinney market.

The failure to include the senior units and the competing non-LIHTC complexes has a dramatic
adverse impact on the analyst's conclusion of Pent Up Demand. The analyst estimated 2,334
units, but when the senior units and non-LIHTC units are properly included, the estimate should
have been approximately 1,609 units, yielding an overestimate of 725 units by the Household
Growth Method, using the CCIM data. The estimate was even less when derived from the
method using the more recent Year 2000 Claritas data for % renter households, at 1,298 units.

Population Growth Method:

“Assumed HH Size” — The analyst makes a puzzling error in this instance. While the CCIM 1990
demographic data used by the analyst clearly notes that there are 2.93 persons per household,
the analyst adjusts the figure used to 2.5 persons/HH with no discernable reasoning. The analyst
cites “the City of McKinney” as the source for a factor of 2.4 persons/HH, without citing the city
agency or contact person for this information, nor does it note the support for its validity, and
then “reconciles” to 2.5 persons/HH. This accounting for “renter household size” produces an
average yearly HH growth of 4,863 units per year. The methodology is not only inaccurate, but
puzzling. The analyst should first attempt to define all household growth, and should have used
the 2.93 persons/HH CCIM data figure. Ignoring the demographic data number to use the
smaller assumed Household Size number is simply wrong, and has the effect of inflating
demand. When it is used later for multiplication against the % of renter households, the
erroneous methodology results in a growth figure of 4,863 units per year, which is a dramatic
602 units per year higher than the actual known data from the CCIM report (4,261 units per year
actual).

By using a methodology which adjusts the data twice for renter households, a “double dipping”
effect results, which has the effect of inflating the demand estimate. Using the methodology
incorporating more recent Year 2000 data, it yields an estimate of 4,330 units, which is much
closer to the actual known CCIM data of 4,261.

“o4 Income Qualified” — As noted earlier, there is not support or calculation given to support the
estimate of % Income Qualified renters. Using this unqualified number as a multiple of the
previous (and erroneously derived) Assumed HH Size number results is incorrect, and has the
effect of inflating the demand indication.

“Number Low-Income Units Added” — As noted above, the analyst failed to include both senior
LIHTC and non-LIHTC supply of competing units that will impact demand.

“Pent Up Demand for LI Units” — Due to the previously noted errors, the analyst estimate of
2,829 units of demand is 1,305 units above the 1,524 unit corrected figure, resulting in an



overestimate of demand by the Population Growth Method. Using the method incorporating the
Yr. 2000 data above would have resulted in an even lower estimate of 1,188 units.

¢ Overall, the analyst arrived at a total estimate of Pent Up Demand of 2,581 units, based on
averaging the estimates of the Household Growth and Population Growth methods. Again, in
both instances, there appear to be substantial errors, all of which have the effect of
overestimating demand. Correction of these errors results in an average Pent Up Demand
estimate of 1,566 units, or 1,015 units less than estimated by the analyst, a 65% overestimation.
Using the methodology incorporating the Year 2000 data would have resulted in an estimate of
1,243 units.

Expected Apartment Demand Chart -
Household Growth Method:

e The analyst again uses the unreconciled % Renter Households figure of 33%, and the
unqualified % Income Qualified figure of 24.7% noted earlier. Given these factors, it is not
possible to analyze the impact, adverse or positive, these figures would have on the demand
study results.

Population Growth Method:

e The analyst again uses the unreconciled % Renter Households figure of 33%, and the
unqualified % Income Qualified figure of 24.7% noted earlier. Given these factors, it is not
possible to analyze the impact, adverse or positive, these figures would have on the demand
study results

Summary of Supply/Demand Relationship Chart:

e The analyst has made a final demand estimate of 2,581 units of pent up demand, 689 units of
expected demand, and 3,270 units of demand total. Due to the numerous errors discussed
earlier, it appears the analyst has over estimated demand by 1,107 units or 51% higher than the
2,163 unit figure, and above the 2,281 figure resulting from the method incorporating the Year
2000 data noted previously.

e Further, the analyst failed to include the Grand Reserve, a 239-unit seniors LIHTC project,
already approved by the City of McKinney, in the estimate of future supply under construction or
reserved. As such, the analyst also underestimates future supply, 776 units versus the 1,015
units actual, a 24% undercounting. As noted earlier, it is not correct to ignore the senior supply
due to its ability to not only compete directly with family oriented product, but also given its
superior amenities for its target market, senior citizens.

e The analyst also failed to include non-LIHTC program units in the market area that are currently
vacant and do not offset the earlier pent up demand estimate, but nonetheless compete with the
subject on price points and other amenities such as proximity to grocers, affordable child care,
affordable health care, etc. These units exist as 126 units of “future” supply already.

e After netting out new construction, the remaining demand indicator on a mathematical basis
should be 1,140 units, not 2,494 as estimated by the analyst.

Capture Rate Analysis Chart:
e Given all of the previously described problems (and their impact, either singularly or jointly), the

analyst's Forecast Capture Rate depicted is in error. The analyst arrived at an estimate of
23.7%, very close to the maximum allowable; however, correction of the problems noted earlier
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reveals that an indicated capture rate of 50.0% should have resulted, well above the TDHCA's
25% guideline requirement.

e The inclusion of the senior and non-LIHTC units is entirely proper for estimating supply and
demand. However, even if these units were excluded (which would not be proper), and the
unusually large 10-mile ring were allowed, a capture rate of 29.1% is indicated with corrections
of the errors in the analyst’s demand analysis.

V. ANALYSIS OF 5-MILE RING AND CITY OF MCKINNEY USING B-B METHODOLOGY

1.

MCBG used the same analysis method as Butler-Burgher (with corrections) to evaluate the level of
demand with the five-mile ring around the subject, as would be more conducive to the market norms
of appraisers, investors, lenders, and developers. Total net remaining demand within the 5 mile ring
is only 114 units. The capture rate indicated in the five-mile ring is well above the TDHCA policy
guideline, at 66.2%.

MCBG then carried the analysis further, to analyze demand within the boundaries of the City of
McKinney alone, based on household and population figures for the year 2000, the most recent one-
year period available. Due to significant number of new LIHTC units coming on line and planned
within the next 2 years, the total net remaining demand in McKinney itself is negative (-736) units.
Given the units planned or under construction, McKinney will have a capture rate of 359%.

CONCLUSION: THE CAPTURE RATE EXCEEDS THE STATE’S GUIDELINES:

The applicant’s own conclusion was that there is a 23.7% capture rate, which is quite close to the
25% maximum, and leaves a very small margin for error. However there are a number of significant
errors in this market study which either individually or cumulatively render its conclusions
unreliable. Correction of these errors results in a capture rate at 50.0%, well beyond the 25% limit —
even for the unusually large 10-mile ring. The errors noted include:

10-mile ring is very broad compared to market norms, and does not take into account
geographical or political boundaries as recommended by TDHCA guidelines

Evidence illustrates no actual existence of pent up demand given ongoing rent specials at
several LIHTC complexes, and a non-stabilized (83% occupancy) complex which is 4 years
old

No reasonable rationale or support for use of 2.5 as multiplier for HH size instead of the
actual 2000 census figure of 2.73

No reconciliation of the 33% and 31.2% renter households figures when both are indicated
by the data source

No source, qualification of, or calculations noted for 24.7% income qualified figure

No specific source or qualification for 2.4 HH size derived from “City of McKinney”.

Analyst included senior population for demand, but not senior properties for supply
(Ironically, this would mean even those seniors currently living in the 207 units already
leased would be counted as pent up demand)

Failure to include competing non-LIHTC complexes and vacancies

Please see attachment for full mathematica! detail of this analysis.



ADDENDUM IV

A L] 3 [ []
oL A BE Prlsamding USING 5 MLE USING CITY OF
BUTLER - PENT-UP ANALYSIS USING CCWM COLUMN A COMMENTS: COR‘RECTE CLARITAS NG RING DATA MCKINNEY ALONE
DEMOGRAPHIC DATA PROBLEMS N B-8 ORIGINAL ANALYSIS g FROM B8 {Using US. Census
FOR ERRORS DEMOGRAPHIC REPORT Data}
DATA
10 Mite 10 Mile 10 Mite S Mile McKinney Only
Pent Up Demand Analysis
Sased on Household Growth:
1990 Households 27922  Househoids 27922 28,683, 2457 759
2000 Households. 70529  Househokis 70.529 736561 13.957 18,186
Growth 42607  Households 42607 44 973 11.500 10.590
Annual Growth (1990 - 2000) 4261 Households / Yr 4261 4,497 1.150/ 1.059
% Renter Households 8% o9 Pumber Used. shoukd be 31.2%, See demographic addendum to 31.24) 2.7 24% 206
Yes. Analyst changed the % from the first version of the market study, but
provides no expianation of the caicutation or support for the number used. |
b tncome Quatified urn o, "‘“‘m e oy yot.| 2.7% 2.7 A% 2.7
sione, hope to do 30 via a new Ciaritas run on the city. instead, used
anatyst's figure.
Yes. Resulls from above enrors. However, the estimale is questionable
Total Demand {1990 - 2000) 3495 Units given a jack of support for the % of Renter Households as explained 3,214 2,947| | 7784
above.
The anatyst has now included some of the units left out In the prior
varsion of ihe Market Study, inciuding Garden Gate Apariments (240
LIHTC units buitt in 1994. Howsver, the anatyst has again failed to
include sil added supply. and has left oul the Country Lane seior
housing project with its 207 LIHTC units. Beceuse seniors would have
ihe choice to chousa between sither senior-exciusive properties or non-
exciusive properties iike Stonebrook, THE FAILURE TO INCLUDE
 THESE UNITS HAS THE EFFECT OF UNDERESTIMATING SUPPLY.
Number Low income Units Added 1990-2860 1,161 Units Further and just as important. the analyst has faited to account for other 1,868 1,869 100 1212
non-LIHTC projects (particularty re-habs) in the defined demand area
which are equaily competitive or more competitive on the same price
points, but have superior amenities other than quaiity (access to DART
and other public transport, watking distance to grocery stores and
1 centers and affordable day cere, eic.) that are particularty
jimporiant to this class of renters.
In fact, there are 2 other complexes built or renovated in the last 10 years!
within this area, Orchid and Lamar Plaza, totsiing
300 units, which compete in the same rent range as LIHTC properties
(ihey have rends in the range of $615 1o $770 per 2 bedraom unk). The
omission of these 507 units of supply has the cumulative effect of
overstating demand Ister In ihe anatysis.
Pent Up Demand for Lt Units 2,334 Units Yes, due to errors above. 1,609 1,296 1 434
[Bazedon Fooutation Growth:
Note: The McKinney Cotumn uses latest 1 year population growth
% :m 2:; :g: Persons (2008) avaitabe as this is best, most current estimate of annual 2:;';: 2::: 3;;: :g:
Growth 121567  Persons  [FOWH- 121,587 118218 30,906 33,076
There is no indication as (o whether the anatyst allempted o examine
growth over the lasi yesr. The method used is fauly in thal the derived
annual growth levei is a linear calcuiation, while actual growth in the
Arnusl Growth (1990 - 2000) 12,159 Persons (market is curvi-inear. 12,159 1822 3091 3,308
JAnatyst STILL eroneously uses a 2.5 person assumed renter density.
[Because the household growth figurs being calculated is later multiphed
by the Renter % to arrive at demand, this is incomect, the total household
density of 2.93 from the analyst's available data should have been used -
Assumed HH Size 250 PeorsonsAi  |see nace 60 of the revised B8 Market Studv. 2.93 2.73 288 289
Estimated HH Growth 4863 Househokds / Yr | Y©%. Wrong dus fo sbove errars. 4150 4330 1,084 1144
% Renter Househoids 333% Yes. same error as noted above 3% bixd 2% 298%
% income Quaiified 24.7% Yes. same etror as noled above. 25%; 5% “% 247%
Total Demand (1990 - 2000) 3.990 Units Yes. due to above erors. 3,193 2857 350 841
Yes, anatyst drasticaly undercounied LIHTC supply and did not account
INumber Low Income Unils Added 1,161 Units at all for comoetltive non-LIHTC supoty. as nofed above. 16869 1669! 180’ 1212
Yes, anatyst appears to dramaticaity over-estimate demand due to
“trickte down" effect of above errors.
Pent Up Demand for LI Units 2, Units 1,524 1188 1re] -
Expected Apartment Demand
10 Mile 10 Mile 10 Mile S Mile McKinney Only
2000-2005
Basad on Household Growth Yr. 2000 Growth Rate)
Total Household Growth (2000 - 2005) 13452  Households 13482 27449 4322/ 17.703
Annual Household Growth (2000 - 2005) 2696 Housshoids / Yr 2690| 5480 864 3541
% Renter 33.3% [Yes. same error as noted above 3% 2% 2% 29.8%
% income Quaitfied 24.7% Yes. same error a3 noted above 25%| 8% 14% 247%
Caicutated Demand 221 Units/Yeer {Yes. due to sbove smers. 207, 362 2 260
Based on Population
Totat Population Growth (2000 - 2005) 36,339 Persons 36,339 68.265 10,862 45,026
Annual Popudation Growth (2000 - 2005} 7268 Persons/Yr 7268 13553 2,172 9083
Assumed HHs 250 Persons/HH {Yes. same emor as noled above 293 273 295 289
Estimated HH Growth 2,907 Households / Yr 2400 5,001 72| 3116
% Renter Households 33% Yeos. same error a3 noted above 3% 2% 2% 29.6%
% income Quaiified 25% [Yes. seme error as noled sbove 25% 2% 14%)] UT%
Calcutated Demand 238 Unlts/Yr  Yes. due to above emors. 191 330] 2_5‘ 229
Summary of Demand/Supply Relationship
Previously Estimated Pent Up Demand* 2581 Units Yes. due to above sfrors. 1566 1243/ 171 -2
Previousty Estimated Fulire Annusl Demand* 689 Unlts 7 Yr Yes. due lo above errors. 597 1038 158 687
Totel as of 2003 3270 Units Yes. due lo above errors. 2183 2281 338 288
There are 68 units of vacant supply from 1360's era units in McKinney
and Piano that did not go to serve pent up demand and are not counled
above. These will compete with the subject on price point, and are much
closer 1o graceries, employment centers. sffordable day care, eic. This
figure does not inckude any vacancies for Cedar Creek Viitage, which are
Vacani Existing Supply from 1960's product [ Units not available at the time of this analvsis. 126 126 0 126
New LIHTC Supply Under Construction / Reserved 6 Unils 105 1,015 24 995
jRemaining Demand at end of 2002 24 Units Yes. due to ahove errors. 1022, 1,440 134 -13%6
Caphure Rate Analysis
Average Pent Up Demand (1990-2000) 2801 Units Yes. due to above erors. 1566 1243 1681
 Totsl Expecied Demand (2000-2003) 809 Units Yes. due 10 above emmors. 97 1038 158 687
Toiat Demand (1990-2003) 3270 Unis Yes. due 1o above emors. 2163 2281 330 285
Vacart Existing Supply from 1980's product [} 126 12 0 126
JAnatys? failed to include the Grand Reserve senior project on SH 5 which
has been reserved Texas LIHTC funding. and for which the McKinney
Forscast LIHTC Units (inci Subject) 7€ Units City Council recently approved the sile pian. per our understanding, This 1.015 101 224 895
has the effeci of underestimatina comoeting Subolv coming on ine.
Y3, due to above emmors. Correction of the errors indicates thal in all
market areas defined, the caplure rate greatly exceeds the TDHCA policy
Y¥orecast Capture Rate NTI% 52.7% £ )23 -.2% 0%
State Liemit: < 25% < 25% < 25% < 25% <25%

‘NOTE: Apariment Unit supply data sources: Butler-Burgher Market Sludy supplied by the TDHCA. the TDHCA The Texas Low ncome Housing information

. ALN Deta (Apartment Locator Network, a standard indusiry reference)



Addendum V

1 McKinney
2 Lewisville
3 Garland
4 Plano
5 Denton
6 Carroliton
7 Grapevine
8 Frisco
9 Allen

10 Richardson

Totals

LIHTC Concentrations in Surrounding DFW Region Cities;

Includes Existing & Under Construction Units

Concentration (1

2000 LIHTC )
Population (1) Units (2) UMt Per X Number
of Residents)

54,369 1,512 36
77,737 758 103
215,768 632 s
222,030 609 365
80,537 550 146
109,576 388 282
42,059 224 188
33,714 216 156
43544 120 363
91,802 0 None
971,136 5,009 194

(1) Source: US 200 Census

(2) Source: TDHCA, Texas Low Income Housing Information Service

% of Total
Units

30%
15%
13%
12%
1%
8%
4%
4%
2%
0%
100%

% of Total
Population

6%
8%
22%
23%
8%
1%
4%
3%
4%
9%
100%



Addendum VI:

Population of Area Communities
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McKinney is 4th smallest city in this sampling of 10 cities. The sample represents

over 970,000 residents.

Source: U.S. Census 2000




ADDENDUM ViII:

LIHTC Units in Area Communities

1,512
758 632 g9 g5 -

| BB e 2 o
I

& D & G ® & 3 & N 2
& ) N N > 3 & < \y &
S S L ) ! &
« & & &
<

While McKinney has only 5% of the Population of the selected area, it has 30% of
the LIHTC Units and the related costs, which is clearly unfair.

Source: Texas Low Income Housing Information Service / TDHCA
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MCcKINNEY

INDEPENDENT SCHOOL DISTRICT

Office of the
Superintendent

Adpeuun VIL

March 8, 2002

Mr. Robert Onion

Texas Department of Housing and Community Affairs
P.O. Box 13941

Austin, Texas 78711-3941

Dear Mr. Onion:

We are writing to express our opposition to a project known as Stonebrook Villas, which
is before your agency for funding through the Low-Income Housing Tax Credits
program.

This is a regrettable position for any school district to have to take, but one we must take
at this time in the development of our district.

The McKinney Independent School District is facing a funding crisis. This is a time of
exploding growth in our City. At the same time, due to state funding legislation, our
ability to collect revenues through our local tax rate to meet the impact of this growth will
be limited. While new homeowners and residential growth have found our city in droves,
commercial development is not keeping pace. This has left our District with a significant
imbalance in student population for the size of our commercial tax base. Consequently,
the District has actively opposed any efforts by citizens or developers to “downzone”
property in our District from commercial to residential. Additionally, we have opposed
any efforts by developers to increase residential densities above those specified in the
City’s Master Land Use Plan. Any increase in residential density negatively impacts our
ability to plan for and effectively educate children. Although this project meets zoning
requirements, the forecasted increase in student population density far exceeds our
projections. The impact of this increased and unanticipated density would negatively
impact our schools.

The City of McKinney has established a legacy and set precedence for embracing low-
income housing communities. Based upon the data that we have reviewed, McKinney
has an oversupply of low-income properties and is now drawing residents from
surrounding suburbs, which are not providing an adequate amount of affordable housing
programs for their residents. For example, the market area from which Stonebrook Villas
will draw its residents (as defined by the developer’s own market study) includes almost
the entire school districts of neighboring Frisco and Allen, a significant portion of the
Plano District, and several other smaller districts. These neighboring districts are in a

#1 Duvall Street « McKinney, TX 75069 + (469) 742-4070 « Fax (469) 742-4071



2-

significantly better financial position in terms of the ratio of tax revenues to student
population than McKinney. Additionally, these districts have significantly smaller
populations of high-density, low-income developments.

These circumstances have created an over-concentration of low-income housing and
place an undue burden on MISD to provide services for low-income families from across
Collin County — not just our City. A more equitable allocation of housing throughout the
county would allow neighboring districts to maintain the resources necessary to provide
the best possible educational opportunities to insure that no child is left behind.

We are proud of the proactive stance our City officials have taken to provide ample
affordable housing in our community. However, we must oppose this project at this time
due to our city’s current oversupply of low-income housing, the significant growth and
increasing density of our student population and the diminishing financial resources
required to provide a quality education for all MISD students. McKinney ISD cannot
continue to bear the unfunded costs for educating children who will clearly be drawn
from surrounding districts.

Respectfully Submitted,

o(@uou(, &4&%’% W

Dr. David Anthony Geralyn Kever
Superintendent MISD Board President
cc:  Texas Bond Review Board

The Hon. Gov. Rick Perry
The Hon. Lt. Gov. Bill Ratliff
Comptroller Carole Keeton Rylander
The Hon. Speaker James E. Laney
Mr. Jim Buie, Exec. Dir.
Texas Department of Housing and Community Affairs
Ms. Ruth Cedillo
Mr. Tom Gouris
Mr. Jim Anderson
Ms. Brook Boston
The Hon. Florence Shapiro
The Hon. Brian McCall
The Hon. Mary Denny
McKinney City Council
MISD Board of Trustees
McKinney Housing Finance Corp.
Mr. Bill Fisher



McKINNEY
March 11, 2002 | A DO vDbUuM ﬁ

Mr. Robert Onion
TDHCA

PO Box 13941

Austin, Texas 78711-3941

Dear Mr. Onion:
[ am writing to request that you deny approval of the application by Southwest Housing

for the Low Income Housing Tax Credits program for the proposed property known as
Stonebrook Villas at Peregrine and Virginia Parkway in McKinney, Texas.

In reviewing this project, I found a significant inequity in the supply of affordable
housing across Collin County, and a disproportionate amount of LIHTC properties being
located in our city. I believe the vast majority of residents for this complex will come
from outside our neighboring cities, yet the City of McKinney will be required to honor
the tax-abatement provided by the project’s non-profit status. In fact, the map provided
by the developer to show where the demand for this project is encompasses entire large
neighboring cities.

I would encourage you to investigate the LIHTC housing supply for our area, and I am
sure you will conclude, as I did, that a more balanced distribution of housing resources
would afford all cities a higher ability to serve all of their populations.

In addition, the site location for this property is problematic as that area has an
undersupply of child care, particularly affordable child care, as well as employers,
transportation, employment centers, retail services and social services to assist new
residents. The children in the complex would be required to cross a main thoroughfare
for their elementary school.

While our citizens have always been very supportive of our affordable housing

initiatives, there is vigorous opposition by local residents, who have expressed concerns
about the city and school district’s ability to financially underwrite the affordable housing
needs outside our jurisdiction.

P O.BOX 517 o MCKINNEY, TEXAS 75070  METRO 972-562-6080 -« www.mckinneytexas.org



The City of McKinney takes an active interest in affordable housing for our residents,
however I cannot at this time support a project for which there is currently no demand

from the citizens who already reside in our city.

Thank you for your consideration.

Respectfully Submitted,

teve Bell
Council Member
City of McKinney

c:

Texas Bond Review Board
The Hon. Gov. Rick Perry
The Hon. Lt. Gov. Bill Ratliff
Comptroller Carole Keeton Rylander
The Hon. Speaker James E. Laney
Mr. Jim Buie, Executive Director

Texas Department of Housing and Community Affairs
Ms. Ruth Cedillo
Mr. Tom Gouris
Mr. Jim Anderson
Ms. Brook Boston

The Hon. Florence Shapiro

The Hon. Brian McCall

The Hon. Mary Denny

McKinney City Council

MISD Board of Directors

McKinney Housing Finance Corp.

Mr. Bill Fisher, Southwest Housing

POBox$17 222 N. Tenncssee  McKuwey, Texas 75069 (972) 547-7500 or Metro 562-6080

wwiv.nckinneytexas.org



ADDENDUM X
Impact on Schools

| Cost to educate 112
additional children

'$ 515,424 | year

Developer’s $ 134,400/ year
proposed tax
payments

Tax shortfall

'$ 381,024/year

10-year costs to
schools & taxpayers

'$ 3.8 million




ADDENDUM X
Impact on City

City budget per resident, $ 378 / year
less sales tax revenues

New tax-free residents 846

| Tax shortfall $ 205,827/ yeai;

10-year costs to city & %$ 2.1 million
taxpayers




Exhibit X
Impact to Schools and City

Total Tax Shortfall to
City of McKinney and MISD
over 10 years
Just for this one complex

$5.9 million



ADDENDUM XI

Stonebrook Simple Income Projections, Given Changes in the Assessment Assumption

Year 1
Net Cash Flow Prior to

Taxes, Deferred

Developer Fee $198,225
Tax Payment ($33,600 /

Unit Assessment) ($134,400)

Net Cash Flow Prior to

Def. Development Fee $63,825

Developer Fee

Recapture ($63,825)

Net Cash Flow to MHFC $0

PV at Discount Rate of: $0
8%

PV of Project to MHFC $3,475,773

New Per Unit Assessmer $ 44,000

INEL ST FIOW FTIO 1O

Def. Development Fee

e iew ! Ut $17,017

Developer Fee Recaptur ($17,017)

Net Cash Flow to MHFC $0

1.02

PV at Discount Rate of: $0
8%

PV of Project to MHFC $2,867,663

2 3 4 S 6 7 8 9 10 " 12 13

$229,182 $260,854 $293256 $326.399 $360,297 $394,964 $430,413 $466,657 $503,710 $541,585 $580,296 $619,856

($139,776) ($145,367) ($151,182) ($157,229) (3163,518) ($170,050) ($176,861) ($183.936) ($191,293) ($198,945) ($206,903) ($215,179)

$89,406 $115487 $142,074 $169,170 $196,779 $224905 $253552 $282,722 $312,417 $342.641 $55,104 $0

(389,406) ($115,487) ($142.074) (3$169.170) ($196,779) ($224,905) ($253,552) ($282,722) ($312,417) ($342,641) ($55,104) $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $318,290 $404,678

$0 $0 $0 $0 $0 $0 $0 30 $0 $0 $318,290 $404,678

$42,538  $68611 $95,245 $122,448 $150,228 $178,593 $207,551 $237,109 $267.276 $298,058 $329,463 $361,498

($42,538) ($68,611) ($95,245) ($122,448) ($150,228) ($178,593) ($207,551) ($237.109) (8267,276) ($298,058) ($329,463) $0
$0 $0 $0 30 $0 $0 $0 $0 $0 $0 $0 $361,498

1.04 1.07 1.10 1.13 1.15 1.18 1.21 1.24 127 1.31 1.34 1.37

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0  $361,498

14

$660,279
($223,786)
$0

$0
$436,493

$436,493

$394,169
$0
$394,169
1.40
$394,169

15

$701,577
($232,737)
$0

$0
$468.840

$468,840

$427.484
$0
$427,484

$427,484

Reversion

$468,840 Terminal NOI

8% Terminal Cap Rate
$ 5,860,496 Capitalized Value

$1,847,473 PV

$427,484 NOI|
8% Terminal Cap Rate
$ 5,343,556 Capitalized Value

$1,684,512



Addendum XIl

Appraised Versus Assessed Values of LIHTC in McKinney

Appraised Value /

Assessed Value /

Property Unit Unit (1) Difference
Treymore $ 48,177 $ 46,653 $ 1,524
Tuscany $ 48372 $ 26422 $ 21,950
Creekpoint $ 43,750 N/A (2) N/A
Skyway Villas $ 57,586 N/A (2) N/A
Country Lane $ 46,521 3 36,931 § 9,590

Average $ 48,881 $ 36,669 $ 11,021

(1) Source: Collin Appraisal District

{2) In lease up or under construction, not yet assessed “as built"

Built

1997
1998
2001
2002
1999
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Introduction

Southwest Housing Development (SHD) is planning to build and operate a multi-
~ family apartment community called Stonebrook Villas in the City of McKinney. The
project will be located at Peregrine Drive on the north side of Virginia Parkway. The 224
courtyard-designed residences will be situated on a 10.95-acre parcel. This clustering
will permit a greenbelt to remain around the property.

Stonebrook Villas will be constructed and marketed as “affordable housing,” and
household income is expected to range between $25,000 and $35,000. Because of the
income requirement, college students will not be eligible to rent these apartments. When
the units are fully rented, the resident population at Stonebrook will range between 500
and 575 residents.  Based on information provided by the demographer for the
McKinney Independent School District, there will be about one school age child for
every two housing units. Many of these children may already be McKinney residents
attending local public schools.

The following analysis estimates the economic and fiscal impacts of building the
proposed housing complex as well as the on-going impacts of facility management and
maintenance. In addition, we estimate the local economic and fiscal impacts of spending
by Stonebrook residents. The fiscal impacts are examined both for the City of McKinney
and the McKinney Independent School District.

The economic and fiscal impacts are based on the IMPLAN input-output
economic modeling system developed by the Minnesota Implan Group, Inc. for Collin

County. The modeled impacts include the direct effects of relevant spending for




construction activities, property management, store operations, and other business
activities, the indirect effects of local vendors, and the induced impacts of employees of
these firms spending a portion of their earnings in the local economy. Where appropriate,
we have adjusted the countywide estimates to reflect the likely economic and fiscal
impacts on the City of McKinney and the McKinney ISD. All values are expressed in
current year dollars. We begin with a general description of recent demographic shifts

occurring in the City of McKinney and Collin County.

The changing demographics of Collin County and McKinney

With 491,675 residents in 2000, Collin County is among the fastest growing
counties in both Texas and the U.S. Between 1990 and 2000, the County added 227,639
residents, a growth rate of 86 percent. By contrast, the entire Dallas-Fort Worth region—
the nation’s fastest-growing major metropolitan area—posted population gains of only 25
percent during the 1990s. What’s more, according to projections by the North Central
Texas Council of Government (COG), Collin County is expected to remain a rapidly
growing locale for the foreseeable future, adding another 434,000 residents by the year
2025. The COG also projects a 165 percent increase in the number of Collin County
households by 2025.

The City of McKinney grew almost twice as fast as Collin County during the
1990s, with population rising from 21,283 in 1990 to 54,369 in 2000, an increase of 155
percent. By the end of 2002, McKinney’s population should reach almost 66,000 and the

COG expects the city to add another 70,000 residents by 2025.




Importantly, Collin County and the City of McKinney are not just bedroom
communities. They are major employment centers as well. At present, about 290,000
persons work in Collin County, with 20,000 employed in the City of McKinney. The
COG expects non-construction employment in the County to reach 366,000 by 2025,

with the City of McKinney accounting for 44,000 of these jobs.

The need for affordable housing in McKinney

Contrary to common perception, not all McKinney residents boast high incomes.
Though current average household income is estimated at $75,000—one of the highest in
the Metroplex—thousands of McKinney residents and workers earn well below this level.
And while McKinney has been one of the most active single-family housing markets in
DFW for the past five years, many area residents and workers cannot afford to purchase
these homes.

For years, McKinney has suffered from a lack of affordable housing for middle-
class households, necessitating long commutes for many teachers, administrative,
technical, and health-care workers employed in the city. According to the Housing
Authority of McKinney, the available inventory of affordable housing is fully
occupied and there is at least a one-year waiting list. There are only 1,128 existing
units within a 10-mile radius of the proposed Stonebrook Villas, though 432 units are
currently under construction at other sites. Most of the affordable housing inventory
within the City of McKinney is located on the east side of US 75 though most of the

employment growth has been on the west side.




Given the projected rapid increase in population and employment within the city
limits, McKinney must plan strategically for housing options to accommodate these new
residents and workers. One solution to the shortage of affordable housing in McKinney
would be to permit more multi-family developments, such as the one planned at
Stonebrook Villas. In addition to providing housing for McKinney citizens, such projects
help to preserve open space because they don’t consume nearly as much land per
household as is the case with single-family homes. What’s more, to the extent in-town
housing options are available to those working in the city, commuting times and distances

are reduced, with attendant improvements in air quality, while urban sprawl is reduced.

Stonebrook Villas: Implications for McKinney’s Public Schools

The McKinney Independent School District is considered one of the best in the
DFW region, with a graduation rate of 96.9 percent. Per pupil expenditures exceed
$6,000 and the average SAT score of recent graduates is 1063. With more than 13,000
students at present, the district is projecting enrollment growth of about 11 percent
annually for the next decade.

Some McKinney residents have expressed concern that the renters at Stonebrook
Villas will unduly burden the school system. But based on the experience of other
affordable housing projects in the Metroplex, only about 0.5 school-age children per
household are expected to reside at Stonebrook, and perhaps a third of these children may
likely be attending public schools in McKinney already. So the actual impact on the
public schools may be as few as 80 to 100 new kids. What’s more, property taxes

generated by the Stonebrook facility will help cover the costs of educating these children




(see discussion below). Again, based on the experience of similar developments, new
student enrollments should be equally distributed among elementary, junior high, and

senior high facilities.

Economic impacts from construction of Stonebrook Villas

Property development and construction of the apartments and related buildings
will cost $21 million. This spending will generate about $22.5 million in economic
activity in the City of McKinney and support 180 temporary full-time-equivalent (FTE)

jobs paying almost $4.8 million in wages and salaries (see Summary Table).

Ongoing economic and fiscal impacts of Stonebrook Villas

The on-going economic and fiscal impacts of the Stonebrook Villas housing
development include exbenditures for property management and maintenance, and the
impacts of Stonebrook residents spending a portion of their earnings in the local
economy. To avoid double counting of potential impacts, we have assumed that only
about one-half of the Stonebrook dwellers will be new residents of the City of McKinney.
This assumption will likely understate the total impact of the spending by Stonebrook
residents. As noted above, there is a shortage of affordable housing in the City of
McKinney for persons in the income range of Stonebrook’s target market. Even if these
individuals are currently working in McKinney, they are likely living outside of the city
and taking much of their spending to the communities in which they reside. Our

estimates also allow for an average vacancy rate of five percent, though given the limited
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amount of affordable housing in McKinney, any vacant units at Stonebrook should be
quickly re-leased.

Profiles of the targeted residents suggest that, when fully developed, Stonebrook
dwellers will have a combined disposable household income of $6.8 million per year. If
one-half Aof these households are new residents to McKinney, their spending, when
combined with expenditures for property management and maintenance at Stonebrook
Villas, will spur $4 million in economic activity in the City of McKinney, generate
$650,000 in new income, and support 23 FTE jobs (see Summary Table).

Estimates of the fiscal impacts of the Stonebrook Villas and its residents on local
taxing authorities are based on direct property taxes and sales and use taxes from
spending by new residents and property managers. The model used for the estimates of
likely new sales and use taxes takes into account the spending profile of households in
the qualified income range of Stonebrook Villas. Combined property and sales and use
taxes will add about $88,000 per year to City of McKinney revenues. More importantly,
the McKinney ISD will enjoy a $125,000 boost to annual revenues when Stonebrook

Villas is fully developed (see Summary Table).

Conclusion

Population and employment are growing rapidly in the City of McKinney. But a
serious lack of housing options for middie-income households persists. Southwest
Housing Development has proposed building a 224-unit apartment community on the

north side of Virginia Parkway at Peregrine, about five miles west of US 75, that can help




alleviate this shortage. The McKinney Planning and Zoning Commission has already

approved the project.

In addition to providing much-needed housing, Stonebrook Villas will benefit the
McKinney economy through the infusion of new spending and the generation of new tax
receipts for the city, county and school district. What’s more, the addition of new
households on the far west side of McKinney should stimulate new commercial

development on adjacent parcels that will further boost local employment, income and

tax revenue.

Summary Table

Economic and Fiscal Impacts of
The Stonebrook Villas Housing Development
On the City of McKinney and Related Taxing Jurisdictions

Description Impact

Temporary Construction Impacts

Construction spending $ 21,000,000
Total economic activity $ 22,500,000
Total earnings $ 4,751,000
Total employment (FTE) 180

Recurring Impacts of Property Managem

Total economic activity $ 3,984,000
Total earnings $ 650,000
Total employment (FTE) 23

City of McKinney Tax Revenues (sales & $ 88,000
property)

McKinney ISD Tax Revenues $ 125,000

Source: Authors’ estimates. * Assumes one-half of residents will be new to the City of McKinney.

ent and Resident Spending* (per year)
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To:  The Texas Department of Housing and Community Affairs (“TDHCA")

The Texas Bond Review Board (“TBRB")

Re: Stonabrook Villas Application # 2002-058

We the undersigned, request that the Texas Department of Housing and Community
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Not in My Back Yard (NIMBY) attitudes are preventing

owners and builders from building tax credir communities.

This is not only prejudicial and unfair, irs illega l.

BY CHRISTOPHER B. HAMBACK
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RECEIVED
Texas Department of Housing & Comrmunity Affairs
Atin: Ruth Gedillo, Acting Coordinator of Housing & Community Affairs JAN —4 2008

FAX: 512/472-8626

‘ EXECUTIVE
RE: Stonebrook Villas, A Proposed Multi-Family
Project located at W. Virginia Parkway & Peregrine Dr. in McKinney, Texas

To Whom i May Concemn:
| am writing to submit my opposition to the above proposed housing development.

Mnruidullﬂl'nl'inglnHnmbﬂgEMM.mlimﬂrﬂdrmnmmmnhhﬁﬂ
in @ growing anca. mmmmmmimmmﬁnpwm
ment, ane already over traveled. Custer Road, which would be one of the main routes in-
wm.mmm.mummd.ammuwwmmimwﬂunmﬁn
and cars. We do not need to add to an existing problem. There is already housing develop-
ments being built that will create enough extra traffic. Please do not add to the burden,

Mvu&#mnndn'nﬂlnwmnmnmhﬂumm,c.r Eddins Elementary, which
would serve the proposed housing. As a parent, | moved to McKinney fromn Dallas, b es-
cape over crowded schools. Eddins is already overcrowded and it seems the school distnict
cannot build schools fast enough. Why put more burden on a school that is already adding
portable bulldings, when it's just a few years old? This does not benefit the families al-
rnadrinﬂmm,mmmrmfﬂlnmhumbaﬂhrﬂwwuhmﬂaﬁrm-pw
housing is developed.

Please consider mine and other opposition. We need to think of the families and chidren
involved, both cument and future. There are many other areas not yet as crowded, which
might be better suited and possibly where new schools may be proposed. Do not over bur-
den what is already overburdened, please. We pay our taxes and moved to McKinnay to
better our families. If you do this, no one will be served.

| appreciate your ime and consideration.

Kindest Regards,

s M
Mciinney, TX 76070
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Attn: Ruth Cedillo, Acting Coordinator of Housing & Community Affairs
Texas Department of Housing & Community Affaits
FAX: 512/472-8526

RE: Opposition to Stonebrook Villas, McKinney, Texas PE ch’ED
JAN =7 2002
January 5, 2002 EXEGUTWE

This letter is to register my opposition to the construction of Stonebrook
Villas, a Proposed Multi-Family Project located at W. Virginia Parkway &
Peregrine Dr. in McKinney, Texas.

We are opposed to any new multi-family housing projects in this area. The

proposed Stonebrook Villas apartment complex only includes two, three,

and four bedroom units. NW McKinney cannot support this high

concentration of residents due to the following facts:

e Both currently operating and under-construction schools are already
overcrowded.

e The infrastructure is not adequate as Custer Road (FM 2478) is only a

two-lane road with no shoulders.

Thank you for your time and consideration of our opposition to this
proposal.

Regards,

o5, /\,gzt
Christian Allred

McKinney, Texas

T-7:d 9268242157 :0L TESCES2LPTIC TP NOUILSIHHO :WOS BAT 1T  2082-L-NUdl



January 4, 2002 \‘“&

Ms. Ruth Cedillo o e
Acting Coordinator of Housing & Community Affairs - 3 P\“
Texas Department of Housing and Community Affairs

RE: Stonebrook Villas - A proposed multi-family project iocated in McKinney, TX near the
intersection of Virginia Parkway & Peregrine Drive

Dear Ms. Cedillo:

it is my understanding that the Texas Department of Housing and Community Affairs has
proposed the construction of a new muiti-family site in my community. This letter is to detail my
concemn about this proposal and to subseguently express my pratest to the development. There
are a multitude of reasons as to why a development such as this should not be built. 1 will only list
a few: '

e This recent area of ranches and farms is now overdeveloped with multiple housing
developments already built and in the process of being built. The roads that supgort this area
have not been upgraded and stilt remain two lane and unsafe without shoulders even while
being heavily traveled by trucks and large construction vehicles. | am very concemed for the
safety of my family on these roads. Adding 250 families will only add to this risk.

¢ There s only one elementary school serving the area. This school is aiready overrcrowed and
has had to add temporary classrooms which are already filled. Within the vicinity an additional
12 developments excluding Stonebrock Villas are being built. The proposed mublti-family
housing will only add to the overcrowding and financial burden on the schools. T he quality of
my childrens education will decrease while my schoo! property taxes increase.

e My final concern deals with the proposed muiti-family housing's consistency with the
immediate zoning and residential developments. Accarding to a recent survey, the average
value of a residence in the area exceeds $200,000. Whiie | do not have access to the figures |
am fairly certain that the proposed multi-family development is no where near that value. An
inconsistency of this magnitude would have an immediate and significant negative impact on
the home values of nearby hameowners.

As a taxpayer who already pays for this type of development, it wouid be unacceptable to pay an
additional cost of this type of development by added costs of road improvements, costs of school
expansions and the loss in my home value. And it would be extremely unacceptatle that as my

. sn gwt ey [ DRSO L b el e g ilale s e fa gr sl s e ey,
BT WD IS SETEIY O N ORGLPET 8 REA USR8 UsElY

CEEIE OO UL e Gually oF 0 osorseses 3 )
roads and their quality of education suffers from overcrowding. The Texas Department of Housing
and Community Affairs would serve the community, taxpayers, and proposed residence of the
develspment better by relocating the proposed Stonebrook Villas to a more practicat location. A
profit could be made by selling the property to a developer with a more consistent development
plan and then using the money to build a bigger development somewhere else. | ask you to
consider these and other issues when studying whether to continue with the proposed
development.

In additiop, 1 would like to request a hearing with the Texas Department of Housing and
Community Affairs so that myself, my neighbors and other community members may be able to
express our concerns. Please contact me at the address and phone number below regarding the
status. [ look forward to hearing from you.

Sincerely,

Michael B. Boese -
8415 Lanners Drive

McKinney, TX 75070

(972)542-8766



BECEMFY
JAN ~4 2002

EXECUTIVE
Texas Department of Housing & Community Affairs
Attn: Ruth Cedillo, Acting Coordinator of Housing & Community Affairs

RE: Stonebrook Villas, A Proposed Multi-Family Project located at W. Virginia
Parkway & Peregrine Dr. in McKinney, Texas

| would like to register my opposition to the referenced project. Our schools are
overcrowded and struggling to keep up with the rapid growth in this area. Multi-
family development compounds the problems we face with building and funding
enough schools. The rapid development of this stretch of Virginia Parkway with
two existing large apartment complexes and retail development is adding to the
congestion of the roads as well as detracting from the neighborhood’s appeal.
More multi-family development is not the answer. Apartments are plentiful in the
area and housing is relatively inexpensive.

b M. St

Mark Bohon
6906 Edgewater Dr.
McKinney, TX



January 4, 2002

RECENED
Ms. Ruth Cedillo -4 2002
Coordinator of Housing and Community Affairs JAN
Texas Department of Housing and Community Affairs EXEG“TNE

Dear Ms. Cedillo:

I am opposed to the multi-family housing project that has been proposed for
our area. This is in reference to Stonebrook Villas to be located at Peregrine
Drive and Virginia Parkway in McKinney, Texas. In an area that is suffering
from over-crowding in its elementary school and is already becoming
congested with excessive traffic, the proposed location would only
exacerbate the problems.

There are over-crowding concerns with having multi-family housing at this
location. Our neighborhood elementary, C.T. Eddins, is presently over
capacity, having six classrooms in portable buildings. We have an
extraordinary amount of new home construction in the area, which will
mean more children moving into the school. With the addition of multi-
family housing with 250 units, this could lead to more extreme crowding at
C.T. Eddins.

In addition to over-crowding in the elementary school, this location would
tremendously add to the traffic problems that we are presently experiencing.
This location is a block from the heavily traveled Custer Road (FM 2478).
This intersection of Custer Road and Virginia Parkway is not only busy but
is also dangerous. It is a two lane, no shoulder road, which does not need
additional traffic.

Please consider my concerns and look for another location for the multi-
family housing villas. C.T. Eddins and Virginia Parkway do not need
additional crowding. Please keep me informed of your plans and the future
of Stonebrook Villas.

Sincerely,
Jgnine Brandon (jeannbran(@hotmail.com)

609 Elderberry Court
McKinney, Texas 75070
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Attn: Ruth Cedillo, Acting Coordinator of Housing & Community Affairs
Texas Department of Housing & Community Affairs
FAX: 512/472-8526

REPEWER
JAN =7 2007
EXECUT;y,:

RE: Opposition to Stonebrook Villas, McKinney, Texas
January §, 2002

This letter is to register my opposition to the construction of Stonebrook
Villas, a Proposed Multi-Family Project located at W. Virginia Parkway &
Peregrine Dr. in McKinney, Texas.

We are opposed to any new multi-family housing projects in this area. The

proposed Stonebrook Villas apartment complex only includes two, three,

and four bedroom units. NW McKinney cannot support this high

concentration of residents due to the following facts:

¢ Both currently operating and under-construction schools are already
overcrowded.

¢ The infrastructure is not adequate as Custer Road (FM 2478) is only a

two-lane road with no shoulders.

Thank you for your time and consideration of our opposition to this
proposal.

Regards,

Emily J. Bjalfi-Allr

McKinney, Texas




DATE: Jénuary 4, 2002

TO: Attn: Ruth Cedillo, Acting Coordinator of Housing & Community Affairs
Texas Department of Housing & Community Affairs

VIA: FAX: 512/472-8526 RECENED

RE: Stonebrook Villas Affordable Housing Project JAN —4 2002
Virginia Pkwy. And Peregrine Drive, McKinney, Texas
EXECUTIVE

Dear Ms. Cedillo,

In regards to the above referenced Project, I would like to hereby voicel my direct

Sunday school at our church (Stonebridge United Methodist,) and seen the attendance
for Pre-K, which is 64 children for our membership, this raises my concermns for the

attendance of next year’s incoming Kindergartners. I can’t imagine there will be much
relief from the seven Kindergarten classes that we have this year.

The nearest major intersection for the proposed Project is Custer Rd. and Virginia
Parkway. Currently, this intersection is hazardous to say the least. No light exists,
there are stop signs on Virginia, and Custer has the right of way going north and south.
Custer Road is a two-lane blacktop road with no shoulders and traffic that exceeds the
normal speed. (Which I am not even sure the speed limit is posted.) Once you cross
Custer heading west Virginia turns into a two-lane blacktop road also with no shoulders.
These roads hardly accommodate the current traffic and adding two hundred fifty more
homes to this intersection would certainly make it a deathtrap.

Now I will say that I fully support the Texas Department of Housing & Community

Affairs, and our Fair State, in trying to provide the opportunity for our citizens to live in
and raise their children in good neighborhoods, However, I cannot see
hundred fifty more families into a community that already has overcrowded schools and
poor thoroughfares is beneficial to those families.




Phone: §72-620-8644 email. BACCCKQettbl.com
Calder Family Fax

RECEIVED
EXECUTIVE
To: g’:st:WAﬁmm?nt ofHousng & Froms  Anna & Brian Calder and Family o i
Attn: Ruth Cedilio, Acting Coordinator of
Housing & Community Affgirs
512/472-8526
Fo Pages: 1 (incl cover)
Phonmt Dwter  01/04/02
el cc:

HMUrgent O PorReview []Plesse Comment [ Plasse Reply 1 Plonse Recycle

This note Is in reference to Stonebrook Villas, A Proposed Multi-Family Project
located at W. Virginla Parkway & Peregrine Dr. in McKinney, Texas.

Our family Is opposed to any new multi-family projects in the area due to the fact !
that our schools are already overcrowded, among other concemns. E
We are expecting to receive specifics from the MISD in the near future regarding

how our schools would be negatively impacted capadity-wise should this project be

allowed to continue. Additionally, with the addition of 250 more families at the

proposed location (there are no one bedroom units - only 2, 3, & 4) and the fact that

Custer Road (FM 2478) is only a two lane road with no shoulders we expect severe

traffic implications.
This project seems to have been improperty planned as it is being been buiit far from !
basic infrastructure such as grocery stores, public or taxi service transportation, :
medical services and will overfoad existing infrastructure such as schools. We are
opposed to such improper planning and recommend that a more sultable location be
found for this development.

It is dear to our family that neither the needs of the intended occupants of this
project nor the needs of property owners in this area are being considered in the
planning of this developmert. There have been examples of such falled planning in
towns near McKinney and across the country; we should not allow it to occur here.

Anna & Brian Calder and Family




Furthermore, for the children of these families to get to the nearest elefnentary, which
is less than two miles, it would seem they would have to either cross a four lane portion
of Virginia Pkwy. Or walk (less than a quarter mile) up to the treacherouys intersection I
described above and cross. In either case, these children would be put|at risk.

department concludes that it would not be of service to our community, State, and
especially the families they are trying to support, to proceed with the ajove referenced
Project.

I hope, and trust, that the above factors are being taken into account I)o that your
S

Thank you for your attention in these matters.

Sincerely,

f@»«/}%w

Laura Bushnell
105 Ledgenest Drive
McKinney, TX 75070
972-529-1800

S

AHP010401.doc




304 Prism Ln - RECEWED

McKinney, TX 75070
January 4, 2002 JAN —4 2002

EXECUTIVE

In reply to: Opposition of Stonebrook Villas, A Proposed Multi-Family Project Jocated at W.
Virginia Parkway & Peregrine Dr. in McKinney, Texas

Texas Department of Housing & Community Affairs
Attn: Ruth Cedillo, Acting Coordinator of Housing & Community Affairs

Dear Ruth Cedillo,

I am contacting you today to make sure that my voice is recorded in Public Record as Opposing
the proposed Multi-Family Project located at W. Virginia Parkway & Peregrine Dr. in McKinney,
Texas called Stonebrook Villas. [n moving my family out to McKinney, we Jooked at how the
land around us was to be developed and what the City of McKinney's standards were for
development. The City promised that multi-family housing would not exceed 10% of the housing
in any sector of the Community. The City promised that schools would be built to accommodate
the proposed building. The City promised that Parks and Greenbelts would be built and
maintained.

At this time the City has allowed the already started multi-family housing projects to exceed the
10% cap calculated by community sector. I do not understand how we can need additional multi-
family housing in our neighborhood wheu the existing multi-family housing is not even close to
full occupancy and there are additional projects that have already broken ground creating an even
greater overbuilding of multi-family housing. In addition, the McKinney Independent School
District does not have adequate schools built to accommodate this additional project of
Stonebrook Villas. We do not need to build more Portable Classrooms at our existing schools;
children and teachers deserve better facilities than that. Also, other infrastructure is not in place to
accommodate an additional 250+ families in such a small area. Custer Road (FM 2478) in a two-
laned black top road with no shoulders. There is no public transportation to this area at this time.
And lastly, land that was originally set aside for park space and greenbelts for our families and
children has been dwindling with multiple rezoning changes.

I believe a City and Community should stand by their promises to build and maintain and have all
necessary infrastructure in place as was designed and planned for when we and others made the
decision to move to the area and build our homes. i believe that schools and children should not
be pushed aside for the sake of a land owner and developers change of view. 1believe that my
taxes paid to the Community, School District and State (Sales Taxes) allow me the right to say
“No More Multi-Family Housing In Our Neighborhoods Until ALL The City And
Community Promises Have Been Kept.”

Respectfullz,
OI;IQ; Calhoun

Homeowner in Stonebridge Ranch Community
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ATTORNEYS AT LAW lawfirm@tbjbs.com
4700 RENAISSANCE TOWER
1201 ELM STREET, DALLAS, TEXAS 75270-2196

TOUCHSTONE BERNAYS | TeL 2147411166

A. Scott Campbell

Partner
REC E lVED DIRECT DIAL 214-672-8213
RECEIVED e 5 2 200 e

FEB2 1 ZU%ultifamily Finance Division
Multifamily Finance Division February 21, 2002

Mr. Robert Onion

TDHCA

Waller Creek Office Building
507 Sabine Street

Austin, TX 78701

Re:  Stonebrook Villas Proposed Development

Dear Mr. Onion:

Please be advised that the undersigned has been engaged by a group of concerned citizens
in McKinney, Texas, known as the MCBG (McKinney Citizens for Balanced Growth) to assist them
in their attempts to obtain needed information from Southwest Housing Development and in certain
matters related to the Stonebrook Villas® application. Presently, this group of concerned citizens is
faced with a quickly approaching March 14 TEFRA date, and is concerned that they will not be
adequately prepared for the TEFRA on that date in light of the developer’s inability to provide
certain requested information in a timely manner.

The MCBG has repeatedly made requests to the developer, Southwest Housing
Development, for the following information:

1. Revised construction budget;

2. Revised unit mix;

3. Revised construction schedule;

4, Revised income proforma,

5. Site plan if any revisions have been made since its submission to McKinney P&Z;

6. References from several other homeowners groups as well as from the City of Dallas
on projects with whom it has partnered,

7. SWHD’s screening criteria for residents;

8. Income schedules for residents;

9. Occupancy standards;

TOUCHSTONE, BERNAYS, JOHNSTON, BEALL & SMITH, L.L.P.




February 21, 2002
Page 2

10.  Exact amount of city and school taxes committed to pay per unit or per resident
(including the length of that commitment and the form in which this commitment is
to be made;

11.  Copy of all proposed deed restrictions (for example, any after school program for
summer child care programs that would be included in such deed restrictions);

12.  Copy of the developer’s agreement with Housing Services of Texas regarding the
services they are to provide to the residents and its agreement to help fund such
services.

13.  Information on the five other low income housing projects developed by this
developer, including location, development budgets, and last year’s P&L for each.

We have been informed by the developer that the information we requested is to be provided to us
by February 28. With only two weeks for the concerned citizens to review these materials, this
makes it particularly difficult for them to be appropriately prepared to proceed on March 14. Iwould
add that an independent consultant has been lined up to review this information on behalf of the
MCBG, and there is real concern that two weeks will not be a sufficient amount of time for the
consultant to properly analyze the information and provide a report concerning the same.

Atthe present, with every day that goes by without this requested information, it is becoming
increasingly difficult if not impossible to be properly prepared to go forth with TEFRA on March
14. In light of these circumstances, it is requested that the TEFRA date be moved to sometime in
late March, preferably on a Saturday, assuming that the developer provides the requested information
on the date promised. MCBG believes that the information items requested of the developer are
reasonable and could and should have been provided sometime last month. MCBG has been prompt,
patient, and courteous in their requests for information from the developer. The information
requested is very relevant to the proposed project and upcoming TEFRA.

It is this group’s wish that the application process be fair to all concerned parties, and in this
regard would again request that the TEFRA date be moved accordingly. If you should have any
questions or comments with regard to this request, please feel free to give me a call. Moreover,
please do not hesitate to directly contact Roger Davis, Lisa Owens, or Cindy Evans who are acting
as spokespersons for this concerned citizens group.

Yours very truly,
A. Scott Campbell
ASC/cb

535318.1

TOUCHSTONE, BERNAYS, JOHNSTON, BEALL & SMITH, L.L.P.




January 9, 2002 REGENE“
JAN 10 2002

EXECUTIVE

Texas Dept. of Housing & Community Affairs
Attn: Ruth Credillo, Acting Coordinator of Housing & Community Affairs
FAX: (512) 472-8526

1 live in Stonebridge Ranch, Crimson Ridge Development in McKinney, Texas.

It has come to my attention that there is a possible development that has made application
for tax credits. The name of the development is Stonebrook Villas with a proposed
location of W, Virginia Parkway and Peregrine Drive in McKinney. This is a multi-family
development which has 250 units.

I am adamantly opposed to this development for several reasons. First, I drive by this area
and take my son to school every day. The intersection thar this sits by (Custer & Virginia
Parkway) is a death trap with some deaths already reported. Traffic is out of control and
a tremendous amount of truck (semi) traffic, dump trucks, cement trucks, not to mention
regular traffic flow, pass by there every day. This is a main thoroughfare that feeds heavy
traffic from Hwy. 121 to Hwy. 380. I already feel that I’m taking my life and my son’s life
in my hands every time I cross Custer. Visibility is poor and if someone pulls up beside
you, you can’t see at all. It would be a total disaster to put in mukti-family housing so
close to this intervection. Also, Custer Road has no shoulders, sits somewhat elevated and
there is no place to go but in a deep ditch if the need arises,

Secondly, I have taught in the schools that would be 50 heavily impacted by this
development. The children are in portables now and it will only get worse. All children
deserve better than that.

I appreciate the consideration of oy concerns.

Sincerely,

Susan Carothers

225 Adonis Circle
McKinney, TX 75070
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Tcxas Department of Housing & Community Affairs ‘/'4/1/ 0 8
Attn: Ruth Cedillo, Acting Coordinator of Housing { 4 002
And Community Affairs N TC
Fax: 512-472-8526.
Re: Stonebrook Villas REGEWED
JAN =7 2002

Dear Ms Cedillo,

We wanted to state our opinion about the proposed Multi-Family projected located at
Virginia Parkway and Peregrine Dr.. referenced as Stonebrook Villas.

We are strongly opposed to the devcloment of this project for sevcral reasons.
Overcrowding in our schools is and has alrcady become an issue. But the overnding
concern is the impact this has on the children’s quality of education and issucs that come
with overcrowding. We have a young one getting close to school age and want the best
for her and the other children in the neighborhood.

We live next to the school and have to deal with the traffic coming to and from the
school. And, it can be difficult. Also, traffic on Custer and Virginia has been on the nise.
Custer is a two-lanc road without shoulders and has more traffic that is secms it should.
Besides, the Virginia Parkway and Custer Rd intcrsection is an accident-prone arca to
begin with.

This project, with the increase in families only makes these issues more difficult to live
with. We did not move to McKinney to have overcrowding in our schools and dcal with
traffic congestion. Again, we are strongly opposed to this project.

J% AN

Mike and Kristi Casillo
Kcasillo@InterVoicc.com




To: Texas Department of Housing & Community Affairs
Aftn: Ruth Cedillo, Acting Coordinator of Housing & Community Affairs

From: Peter and Sydney Conces, 8407 Kestrel Ct., McKinney, TX

Subject: Stonebrook Villas, A Praposed Muiti-Family Project located at W. Virginia
Parkway & Peregrine Dr. in McKinney, Texas

Ruth,

We are definitely opposed to any new multi-family development in this are due to the fact
that our schools are already extremely overcrowded.

Also. the traffic will increase dramatically in an area that has only a two-lane road with no
shoulders. It is already very difficult and dangerous to drive in this area.

Sincerealy, 7
Peter and Sydney Conces

RECEIVED
JAN =4 2002

EXECUTIVE
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Texas Department of Housing and Community Affairs
Attention: Ruth Cedillo. Acting Coordinator of Housing and Community Affairs
FAX: 512/472-8526

As residents of the Falcon Creek Subdivision of Stonebridge Ranch, we would like to voice our
opposition to the proposed multi-family complex to be located on the corner of Peregrine and
Virginia Parkway. Our children attend Eddins Elemcntary which is already overcrowded. Two
new clementary schools are opening next year which will take away some of the students from our
school, however, there arc houses being built as we speak north of Virginia, which [ assume will be
in the Eddins school zone, and therc are also many more houses being built throughout the golf
course at Cotton Ridge and Custer, and ] kngw that all of these new homes will also be in the
Eddins Elementary District. Any relief our school may feel with the new schools opening will be
very short-lived as we are getting many more new homes within our boundarics to take their place.
Our daughter is in Kindergarten, and there are 7 kindergarten classes currently at Eddins, which is
more than at any other school 1 have heard of. Wolfford and Walker only have 4 kindergarten
classes each. We strongly feel that 7 kindcrgarten classcs is ridiculous to maintain and that
overcrowding this school any further would be a burden on the school, the parents, the teachers,
and especially the students.

Furthermore, traffic along Custer Rd. should be considercd. As [ stated before, new home
developments are already going up east of Custer along the golf course and north of Virginia
Pkwy, as well as across Custer (on the West side of Custer. officiaily in Frisco). This new
construction will greatly increase traffic on Custer Rd., which is already highly travelled. Custer is
only a two lane road with no shoulder, median, or turn lane. Also, therc are no traffic signals at
any of the entrances to our neighborhood. We feel that the increased traffic an apartment complex
would bring to this narrow road would pose dangerous driving conditions.

We appreciate your considcration of the above points.

Sincerely,

RERENED

hanie Crutch
Jarmes and Step %'ng | JAN 4 2002
Frir A -
2 Dudchma, EXEG01IE




8700 Aviary Drive
McKinney, TX 75070
4 Jan 02

Texas Department of Housing and Community Affairs

Ms. Ruth Cedillo-

We want to state, for the record, that we are opposed to the Stonebrook Villas Housing being
built at the intersection of Peregrine and Virginia Parkway. Our school, C.T. Eddins is
avercrowded now and the traffic in this area is congested already. Building the Villas at this
location would only add to our problems.

Sincerely,

et 7 Qoo QA RECENVED

Marla & Charles DeGilio JAN © d 2002

EXECUTIVE




RECENED
TO: Texas Department of Housing & Community Affairs ~4 2002
Attn: Ruth Cedillo, Acting Coordinator of Housing & Community Affairs  JAN 4

FAX: 512/472-8526 ExEGIITNE

RE: Stonebrook Villas, A Proposed Multi-Family Project located at W. Virginia
Parkway & Peregrine Dr. in McKinney, Texas

Dear Ms. Cedillo;

We are opposed to any new multi-family in the area due to the fact that our
schools are already overcrowded. Currently, MISD has had to place portable
classrooms at the current schools to accommodate the families already living in
this area. Allowing these multi-family projects without planning to accommodate
the children in the schools is negligent.

Additionally, we need to mention how our traffic will be impacted with the addition
of 250 more families at that location (there are no one bedroom units - only 2, 3,
& 4) and the fact that Custer Road (FM 2478) is only a two lane road with no
shoulders. Custer Road is already overcrowded, a hazard to motorists and
pedestrians alike, as development has accelerated in the area of the proposed
multi-family units, Custer Road adjoins this property (Stonebrook Villas) to the
west.

Please accept this letter as our formal objection to the proposed multi-family
housing project named Stonebrook Villas at W. Virginia Parkway and Peregrine
Drive.

ichard & Gloria DeQreo
8701 Falcon View Drive
McKinney, TX 75070-6701




To: Texas Dept. of housing & community affairs
Atten: Ruth Cedillo, Acting Coordinator of Housing & Community Affairs

From: Mr & Mrs. Patrick DeRiso
7900 south Ballantrae Drive
McKinney, Texas

We are opposed to any new muiti-family housing in our area due to the fact that our
schools are already overcrowed. Traffic will also be impacted due to Custer being a 2
lane road and no shouiders.

Your attention to this matter would be greatly appreciated.

Thank you,
. ' RECEED
Mrs Patrick DeRiso
o 1 AN ~< 2002
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Heather K. and Daniel P. Doyle
200 Peregrine Dr.
McKinney, Texas 75070
972-562-8081
hkdoyle@attbi.com

Dg @MMR,';'
Texas Department of Housing & Community Affairs | VAN >4 2008
Attention: Ms. Ruth Cedillo Eve
Acting Coordinator of Housing & Community Affairs W“‘ "Wt
Ms. Cedillo,

We are faxing this letter to express our opposition to the planned Stonebrook Villas
Housing, L.P. that is proposed for the corner of Virginia Parkway and Custer Road.

As we understand the need for such housing, we believe any more multi-family housing in
this area would be detrimental. Custer Road, as well as, Virginia Parkway are not
prepared to accommodate such traffic flow, as this development would bring, with the
 already completed areas, in addition to the areas currently under development and in
planning. Eddins Elementary, which is already beyond its capacity, in addition could not
handle such a load. Especially with the existence of the portable building already in place
that are to be “temporary”.  Finally, as we have stated that we understand the need for
such housing, we do not feel it should be disadvantageous to the property owners in the
area who are paying the tax dollars to support such a property. We appreciate you taking
the time to hear our concems and look forward to an agreeable resolution.



January 4, 2002

To: Texas Department of Housing & Community Affairs
Attn: Ruth Cedillo, Acting Coordinator of Housing & Community Affairs

Re: Stonebrook Villas

Multi Famiy Project @ Peregrine Dr. & Virginia Pkwy
McKinney, Texas

I am opposed to any new multi-family in the area due to the fact that our schools
are already overcrowded.

Secondly, our traffic will be impacted greatly with the addition of 250 more
families at that location. Custer Road is only a two lane road with no shoulders.

Sipoerely, ) - RECEER
Jilic Durbin JAN —4 2002
Resident of Falcon Creck

EXECUTIVE



January 4, 2002

Ruth Cedillo

Acting Coordinator of Housing and Community Affairs -

Texas Departrnent of Housing and Community Aftairs P EG E“’ED
Hervey and Kristen Ewing '

712 Coralberry Drive JAN —4 2002

McKinnay, Texas 75070

EXECUTIVE

Ms_ Cediifio,

I would like to express my apprehension and opposition cornceming the construction of
Stonebrook Villas, A Proposed Muiti-Family Project located at W. Virginia Parkway &
Peregrine Dr. in McKinney, Texas. As a resident in close proximity {0 the proposed
development, | do not feel that McKinney has sufficient roadway infrastructure to support
yet another substantial residential development at this location. FM 2478 the primary
highway for this area is only a two lane road and is considerably overloaded with oxisting
traffic from nearby neighborhoods. | also would fike to express concern over the negative
impact this may have to existing property value.

Respectiully,

Harvey Ewing




Robbie and Martha Farquharson
8401 Garnet Way,
McKinney, TX 75070

January 4, 2002

Texas Department of Housing & Community Affairs

Attn: Ruth Cedillo
Acting Coordinator of Housing & Community Affairs

Dear Ms. Cedillo:

It is with great concemn that I write to you. 1 recently learned through a legal notice
published in the paper as well as through many of| my ncighbors of the proposed
Multi-Family Project (Stonebrook Villas) located| at W. Virginia Parkway and
Peregrine Drive in McKinney, TX.

amounts to 250 families. This intersection where this project is to be developed is
not a safe one cven at the present time. 1'm sure you can research records and see
the many accidents that have occurred at this intersection. At night, it could be
considercd a “blind” intersection because it is gften to see the traffic that is
traveling south on FM 2478 (Custer Road). This thproughfare also does not have a
shoulder on either the west or the east side of the rpad. The additional traffic that
will obviously come with the addition of 250 famjlies could very possibly prove
hazardous.

As | understand it, the project will contain a totalﬂFf 250 units - which basically

3

In addition, { am conceroes aboui e evercrowding of s neighbuhood
elementary school alrcady located on Peregrine. There have already been placed
portable building on that site to take care of a de of overcrowding. There are
new elementary schools being built throughout McKinney that could better handle
the additional families that will be sending their children to school. Sites closer to
these schools would be better choices to build this proposed apartmrxent complex.




We already have two apartment communities located in Stonebridge located on
Virginia Parkway. We do not need a third. is additional complex very
definitely will lower the property value of our ho csteads that we work hard to
preserve. Our children can play in out neighborhoods and even takce short trips to
the local convenience store (Norby’s) without us, as parents, being overly
concerned. The additional traffic that this project wjll bring with it will require our
kids to lose a large part of their freedom that they have come to enjoy.

Please take our thoughts and concerns to heart and work with us to not allow this
project to be approved or to proceed.

Sincerely,

Robbie and Martha Farquharson




To: Texas Department of Housing & Community Affairs
Attn: Ruth Cedillo,

Dear Ruth, I want to voice my opposition to Stonebrook Villas, a
proposed Multi-Family Project at Peregrine Dr. and Virginia
Parkway, in McKinney Texas. The amount of apartments that
have recently been built in the immediate area have already
overloaded the streets and schools. We currently have children
who must be moved to other schools in the McKinney area. A
high density apartment would, in my opinion, put the schools in a
position that would be impossible to get out of. The traffic is
already a nightmare. Please find another location that will not
negatively impact an area as much as this.

Sincerely, ,
_M RECENED
Mark Farris %ﬁ%/ JAN ~4 2002

'EXECUTIVE



“QECENE
N - 100

Ruth Cedillo January 4, 2002
Acting Coordinator of
Housing & Community Affairs
TX Department of
Housing & Community Affairs
Post Box 13941

Austin, TX 78711

Re: Affordable Housing Development W. Virginia Pkwy and Peregrine Drive
McKinney, TX; Stonebrook Villas

Ms Cedillo:

| am opposed to the proposed plan to build Stonebrook Villas for three reasons:
density, traffic, and impact on local schools.

Our community is becoming overbuilt with apartment complexes to such a degree that
the City of McKinney has restricted multi-family dwelling zoning. As | understand, the
city has place a freeze on new zoning. In addition, the project may exceed zoning
requirements for our area. | believe the limit is 24 units per acre. Please check into
this — is the project’s density in compliance with the city’s zoning requirement for muiti-
family dwellings? There may be room in other less dense areas of McKinney for the
project.

A great deal of development is taking piace along the west end of Virginia Parkway,
which will substantially increase traffic flow through our residential neighborhood. If a
250 unit project is also added to the mix, this will certainly exacerbate the traffic
situation. Because of the residential nature of Stonebridge, children walk and ride
bikes to school along the streets. The traffic load will be a definite problem for them

Schools: School resources for pupils are already stressed by the tax base because the
community has a high density of residential use and a low density of commercial
property. The school board has been opposed to high-density projects because the tax
base has not been adequate to support the schools. As an example, 90 town homes
are planned for the corner of Virginia Pkwy and Stonebridge drive. The project has not
yet braken ground and the school board is already very concern. | would certainly
suggest your staff speak with the school board chairperson before going forward with
250 units.




RECENED

Page 2 JAN "4 2002
Ronald Gossling
January 4, 2002 EXEG\“NE

Thank you for listening. You can reach me at my office: 972.713.7476.
Ronald Gossling

821 Creekline Way
McKinney,

2




January 4, 2002

Ms. Ruth Cedillo (via Fax 1.512.472.8526)
Acting Coordinator of Housing & Community Affatrs .
Texas Department of Housing & Community Affairs PEG ENF!’%
Re:  Stonebrook Villas Multi-family Project JAN —4 2007
W. Virginia Parkway & Peregrine Drive
McKinney, Texas

EXECUTIV:

Dear Ms. Cedillo:

My wife, Jennifer, and I reside at 8901 Aplamado Drive in Falcon Creek Village of Stonebridge
Ranch in McKinney, Texas and are constituents of State Representative Mary Denmy’s district.
We are strongly opposed to the aforementioned proposed mmiti-family project immediately north
of us, near the intersection of W. Virginia Parkway and Peregrine Drive.

This proposed housing project would introduce children from over 250 new families into an
already overcrowded school system. Also, Custer Road, which is the north/south collector
immediately west of Peregrine, is a 2-lane asphalt road without shoulders and already carries a
dangerous volume of vehicles, including a high percentage of large trucks and construction
equipment. This type of development is better suited near the fringe of higher density residential
zoning and/or commercial zoning, not in the middle of low-density, single-family zoning.

Thank you for the opportunity to express our concerns. Please contact us if you bave any
questions,

Sincerely,

A baisf

Paul M. Hames



lanuary 4, 2002

Texas Department of Housing and Community Affairs R EG EWEB
Attn; Ruth Cedillo, Acting Coordinator of Housing and Community Affairs -
VIAFAX 512/472-8526 JAN ~< 2002

Re: Stonebrook Villas EXEG"TWE

A Proposed 250-Unit Multi-Family Apartment Complex
To Be Located at Peregrine Orive & W, Virginia Parkway
McKinney, Texas

Dear Ms, Cedillo,

| am writing to you with my concerns regarding the proposed Stanebrook Viflas development at the intersection of .
Virginla Parkway and Peregrine Drive in McKinney, Texas. | am very much opposed to the development of a multi-
family development at this particular location in McKinney for several reasons.

C.T. Eddins Elementary Schoo! is already over-crowded and the entire 3™ grade is receiving their education in
portable classrooms with no running water or bathroom facilities provided to these portable buildings. This proposed
complex will contain only two to four bedroom apartments that will house famiies with multiple children. As our
schools pass the capacity rate, it becomes a very difficult task to provide our children with 2 good education.

This proposed development will be located very near an intersection that is aiready dangerous and has caused
residents much concern. The intersection of Virginia Parkway and Custer Road (FM 2478) is already very busy.
Custer Road is a 2-lane road with no shoulder or emergency lane. It is already a very busy road with normal traffic
as well as large truck traffic that is inherent on major roads. Additionally, the children of this development will have to
cross Virginia Parkway (1 4 lane roadway) on foot on bicycle very close to its intersection with Custer Road. Again,
this is not safe.

As a resident of this community, | very much oppose the construction of Stonebrook Villas. It is my opinion that this
development will only further compound the over-crowding problems at our school,

I truly apprediate your consideration on this matter.

/A0 e

Sylvia Hart
106 Sparrow Hawk Drive

McKinney, Texas 75070




TO:  Texas Department of Housing & Community Affairs
Attn: Ruth Cedillo, Acting Coordinator of Housing & Community Affairs
FAX: 512/472-8526

FROM: Jim & Wendi Hartwig
Property Owners, 103 Falcon Creek Drive
McKinney, TX 75070
Phone/Fax 972-529-2785

RE: Opposition to Stonebrook Villas, A Proposed Multi-Family
Project located at W. Virginia Parkway & Peregrine Dr. in McKinney, Texas

DATE: January 4, 2002

This letter is to state that we are vehemently opposed to any additional multi-family properties in the area
mainly due to that fact that our schools are already overcrowded. The aforementioned property would be
zoned to attend Eddins elementary school which already has temporary outbuildings for the students.

Additionally, our traffic will be seriously impacted at this sight with the addition of 250 more families at
the location (there are no onc bedroom units, only 2,3& 4) and the fact that Custer Road ( FM 2478), which
is the main intersecting road, is only a 2 lane road with no shoulders. This alone has been a traffic
hazard for some time.

We would like our opposition put on record and we are extremely disappointed and outraged as tax payers
that a property like Stonebrook Viltas could come to fruition and there be little to no publicity or

notification to the neighboring homeowners. These are our tax dollars and we are not in favor of the
aforementioned property being built to the detriment of our own property.

RECEVED
JAN =4 2002

EXECUTIVE



RECEVED
JAN ~4 2002

Texas Department of Housing & Conmmunity Affairs EXEG UTWE
Attn: Ruth Cedillo, Acting Coordinator of Housing & Community Affairs
FAX: 512/472-8526

January 4, 2002

Re: Stonebrook Villas, A proposed Multi-Family Project located at W. Virginia Parkway
& Peregrine Dr. in McKinney, Texas

Dear Ms. Cedillo,

In regards to the above referenced project, I would like to state my concern & opposition.
1 am opposed to any new multi-family project in the area due to the fact that our schools,
and the school specific to this project bave an existing overcrowding issue. In this
particular area where the project is proposed, there is C.T. Eddins Elementary, which is
within our subdivision. This school is already at capacity, and is having trouble
accommodating the already existing families. It will not be able to accommodate 250
new families should this project go through. In addition, the overcrowding has posed
many traffic safety issues. Each school year, the problem increases due to more families
moving into the area. This school year has been the worst. Adding more families will
only make this dangerous situation worse. This school has done it’s best to assure the
children are safe despite the traffic problems, but this situation is already about to
explode. Although there have been new schools opening and more new schools to
follow, the overcrowding situation has not improved, nor do I believe will improve,
especially if this project or new developments goes through. Schools that are being built
to ease the vvercrowding just cannot be built fast enough to keep up with the fast-paced
growth. To give you an idea of the overcrowding situation, children, including my own,
who have a school nearby, have to be bused across town to other elementary and middle
schools.

Second, my concern is how traffic will be impacted with the addition of 250 more
families at this proposed location. Custer Road (FM2478) is a high traffic two-lane road
with po shoulders. There have been numerous traffic accidents at the intersection where
the proposed project is planned. There has been no talk of widening this road in the
future. Iam very concerned that this will also pose a traffic safety issue.

In closing, 1 certamly would like to see continued growth in our community, however, at
this point in time, our schools and arca roads are having enough trouble accommodating
the fast-paced growth that we are already experiencing. 1 believe this area would be
better suited for something other than Multi-Family projects.

Thank you for your ume.

Sincerely,

.\“D"/J"l.\‘% //1/(4/;

Debra.M. Heap
8701 Aviary Drive

McKimney, TX 75070
972-562-2161




Bo Henk 06 January 2002
8529 Spectrum Drive

McKinney, Texas 75070

Ph/Fax: 972-529-6630

RECEINED

To: Ruth Cedillo, Acting Coordinator JAN —4 2002
Texas Department of Housing and Community Affairs

Fax: 512-472-8526 EXECUTIVE

Subject: Proposed State Punded Housing Project in McKinney, Texas
Dear Ms Cedillo-

It has come to my attention that an enormous State Funded Housing Project is
proposed for a site located near my neighborbood in McKinney, Texas. The project is the
Multi-Family Project located at Peregrine Drive and Virginia Parkway.

As a home owner with three elementary school-age children in an existing neighborhood
located approximately one-half mile from this proposed project site I would like to voice
my objection to this project location.

Our schools in McKinney are already overcrowded and the city is growing at an
alarming rate: over 10,000 new residents arrive yearly with the existing growth plans in
our neighborhoods. The school most affected by this new project site is the CT Eddins
Elementary School which my children attend. We are already overcrowded and lack the
teachers and facilities needed for the number of students currently enrolled. We are
already faced with having our children attend class in outdoor annexes built this past year
for the third grade - this is already unacceptable.

To place a huge multifamily state-funded complex within one-quarter mile of this
school would require massive additional construction costs to the school — a burden on all
the existing families and children attending the school and strain the small grounds left
available for recreation and physical education.

The road system in this part of McKinney is already inadequate and antiquated for the
burden of current development and residents. A two lane road is all that feeds numerous
neighborhoods adjacent to the propsed Project Site. Custer Road cannot handle any more
traffic than it already has.

Please take this as a vote of no-confidence in the States decision to locate a Multi-
Family Housing Project at the Peregrine Drive and Virginia Parkway Location.

There are many other areas in the Southern McKinney, North Allen area which is
currently in carly phases of development that could handle the burden of such a large new
housing project — provided the State does it’s homework in finding out the planned
infrastructure.

It appears obvious to me that the State did not do its’ homework to the fullest
when selecting the Peregrine Dr and Virginia Parkway location.

Sincerely
Bo Henk, McKinney Resident

i UA—
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January 4, 2002

Mr. and Mrs. Christopher Jessen

107 Ledgenest Drive .

McKinney, TX 75070 RECEIVED
JAN ~4 2002

Texas Department of Housing & Community Affairs

Ruth Cedilo EXECUTIVE

Fax:512 472-8526

My family and | e opposed to the multi-family Stonebrook Villas in our area. Our neighborhood
school is already overcrowded at this time. The chiidren from the Stonebrook Vilas would be
attending our neighborhood school. My family moved out to McKinney to have our child attend an
elementary school where the class size would be reasonable. Due o alf the homes and apartments
being constructed, C.T. Eddins is now an overcrowded elementary school.

In addrbon, our neighborhood traffic will be increased due to more students being driven fo school.
We moved to this neighborhood thinking it would be safe for our chiddren to walk o school. There
Is already a problem with traffic along 2478 since it is only two lanes and further traffic would make
it even worse.

Please consider not building the Stonebrook Villas. They would be located at W. Virginia Parkway
and Peregrine Drive in McKinney, Texas.




January 4% 2002 RFQN\IF&

To: Texas Department of Housing & Comrounity Affairs JAN *4 2002
Attn: Ruth Cedillo, Acting Coordinator of Housing & Community Affairs

FAX: §12/472-8526 EREGY e

Hecllo Ruth,

My wife and | are residents in Faloon Creek, which is directly across the strect from the proposed “Stonebrook Villas’, a
proposed Multi-Family Project located at West Virginia Parkway & Peregrine Drive, in McKinncy, Texas, north of
Dallas.

Like many families in Stonebridge Ranch, we moved north of Dallas to escape over-crowded schools and the “city-ness”
in general. We are Christian, very compassionate, and not intcrested in creating an obstacle here for the sake of socio-
economic reasons- or contributing to stereotypes. But this project docs threaten the very reasons we all moved to a
planned community.

The fact is we oppose this development because of our concern over what will happen with 1) school overcrowding, 2)
heavier traffic on streets not designed to handle it, and 3) our property value.

Like virtually every family here, we made a decision to invest in a home in 8 community where the schools are well-
regarded (by quality and child/teacher ratio), and the reputation for a “small town” culture has created a place where our
children are safe, and we don’t have to lock our doors.

The “choice™ we made 2 years ago for where we want to live is being taken away from us. This land in question was
intended for homes, or for retail stores. If we had been told that it was designed for a low-income apartment property, we
would not have moved to this location. It would ot have come from a predisposition toward elitism, or attitudes about
“low-income” families. Risk is risk, crime is crime, and our choice was to movc to, and build from scratch, a home that
would be a safe, long-term reward for our family- based on what developers told us would be built there. Believe me, [
don't drive to work 40 miles a day one way for any other rcason. McKinney is our home and it was a dcstination for us.

A house is one of the few things that you can rest assured will appreciate in value. Our concern is about the attitudes of a
potential buyer of our home. Heaven forbid that this proposed property might detract from the value of Stonebridge
homes- but this is not about bias, this is about reality. Skipping ahead, if our concerns turn out to be valid, it’s nothing
personal toward the folks who would live in that complex- but we just got shafted. Why? Because future potential buyers
might fear a rise in crime, for example, and choose to avoid that possible risk- and not consider buying our home, and the
homes around us.

Qur belicf is that cvery family should have the means and the resources to live in the best way they can, but we also
believe that from a zoning standpoint, it’s not a “win” for just anyone to plant this project wherever the land happens to
be- what kind of analysis measures whether the long term effects on the community are positive or ncgative? It would
seem more appropriate to blend in this proposed property with a part of West McKinney that protects ALL parties
involved, certainly including the families who would live in this complex. They 're no less important. We're talking about a
high-profile conerstone intersection, it’s just the wrong spot that’s all. It’s not about peaple, it’s about the number of
people, and it’s about building a neighborhood with pieces that fit smoothly, not forced together.

Our tax dollars, tied to property valucs, are being used to support this project- and ultimately it will overstress the
infrastructure that’s here. Our roads are already a mincficld. Qur schools are already using temporary units.

If 2 crystal ball told us that there is absolutely NO possibility of an adverse effect on our schools, roads/teaffic, property
values, or crime rate, we would support this project wholly. But no one knows the answer to that question.

We urge you to block this project uatil a solution can be found that creates a “win/win” for ALL of the families affected.

Very Sincerely,
The Johnsons
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J}mn 4, 2002
To: The Texas Department of Housing and Community Affairs |
ATTN: RUTH CEDILLO, Acting Coordinator of Housing and Community Aflairs

I am one of the many families writing to oppose Stoncbrook Villas, a sed Multi-

Family Project to be located at West Virginia Parkway and Peregrine Drive in McKPEcEWEn
Texas. The following are a couple of the concerns of the surrounding co

opposed to Stonebrook Villas. | JAN —4 2002
The children of this project would be attending C.T. Eddins Elementary School. AtExEc UTWE
time, Eddins is already very overcrowded; many portable classrooms are

surrounding the building. As an educator, I have first hand knowledge that
conductive environment for students to leatn in, as they are cold, noisy,
the rest of the school. Although there are new schools scheduled to open in/ the
surrounding area within the next several years, it must also be taken into 'nsxdcratton
the several large communities already in progress in this area.

A second concern is the nearby supporting infrastructure. The project will be located just
next to the intersection of West Virginia Parkway and Custer Road (FM 2478). Said
intersection is extremely busy and is already becoming the most dangerouy in the area,
Compiled with Custer Road (FM 2478) consisting of only two, narrow lang¢s with no
shoulder on either side, the infrastructure simply cannot support the existi trafﬁc let
alone 250 more homes located in the cxact troublc spot. !

Probably of most concern to us surrounding communities is the effect Stonebrook Villas
will have on the immediate economy. With all terrible recent events, coupled with the
slowest economy in years and the contracts already in place to build up unding arcas
with very large homes, the legitimate fear arises that low-income housing will
dramatically affect the development of this emerging and long-planned cox ity. The
surrounding area is already saturated with new and slightly used homes, as/well as
numerous more currently in construction. Unfortunately, low-income housjng has a
negative stigma surrounding it. This combined with the stale economy will irreparably
damage the development of the west side of McKinney, Texas and ﬁmhcmore drive new
buyers to other areas.

In conclusion, for the above reasons my family and 1 are vehemently oppo#ed to the
building of Stonebrook Villas.

Sincerely,

Erica and Bradley Jones
8418 Falconet Circle
McKinncy, Texas 75070




Norman and Carrie L. Klass
200 Peregrine Dr.
McKinney, Texas 75070
972-562-8081
hkdoyle@attbi.com

RECEIVED
Texas Department of Housing & Community Affairs JAN —4 2002
Attention: Ms. Ruth Cedillo
Acting Coordinator of Housing & Community Affairs EXECUTIVE
Ms. Cedillo,

As future homeowners in Stonebridge Ranch we are faxing this letter to express our
opposition to the planned Stonebrook Villas Housing, L.P. that is proposed for the corner
of Virginia Parkway and Custcr Road. We currently reside with my daughter and son in-
law upon the completion of our new home. We understand the need for such housing, but
believe any more multi-family housing in this area would be detrimental. Custer Road, as
well as, Virginia Parkway are not prepared to accommodate such traffic flow, as this
development would bring, with the already completed areas, in addition to the areas
currently under development and in planning. Eddins Elementary, which is already beyond
its capacity, in addition could not handle such a load. Especially with the existence of the
portable building already in place that are to be “temporary”. Finally, as we have stated
that we understand the need for such housing, we do not feel it should be disadvantageous
to the property owners in Stonebridge Ranch who are paying the tax dollars to support
such a property. We appreciate you taking the time to hear our concems and look
forward to an agreeable resolution.

I o e

Carrie L. Klass :
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RECEIVED
JAN =4 2002

January 4, 2002 EXECUTIVE

Texas Department of Housing & Community Affairs
Attn: Ruth Cedillo, Acting Coordinator of Housing & Community Affairs
FAX: 512/472-8526

Re: Stonebrook Villas, A Proposed Multi-Family Project located at W. Virginia
Parkway & Peregrine Dr. in McKinney, Texas

Ms.Cedillo

1 am writing this letter to show our concern about the proposed Muli-Family
Project which would be located at W. Virginia Parkway and Peregrine Dr. in
Mckinney Tx. We live in an area of already over crowded schools requiring
portable buildings. | cannot see how adding a proposed Muilti-Family apartment
complex of 250 units can help our situation with our already over populated
schools. The area where this proposed complex of 250 units would be situated
is on a very busy corner of Custer Rd. and Virginia Pkwy, this corner is not only
extremely busy from the residents who currently live in this area, but it is also

1 laden with construction vehicles. This igsue is not only an extreme concern to my

1 family but to the majority of families who live in this area.

Concerned residents

Craig and Mary Kobren
8806 Merlin Ct.
Mckinney Tx, 75070




Jan 04 02 03:25p J. David Kurtz (972) 542-89886

p-1
Telefax
To: Texas Department of Housing & Telefax:
Community Affairs FAX: 512/472-8526
Aftn: Ruth Cedillo, Acting Coordinator
of Housing & Community Affairs
Date: January 4, 2002 Number of pages (inc. cover):
From: J. David & Joanne Kurtz
8413 Beech Lane
McKinney, TX 75070
Telephone: (972) 542-8997 Telefax: (972) 542-8986
Attn: Ruth Cedillo, Acting Coordinator of Housing & Community Affairs Lo
Texas Department of Housing & Community Affairs U

X

Subject. Proposed Multi-Family Project at W. Virgina Parkway and Peregrine Dr.
McKinney, TX

Dear Ms. Cedillo,

For the record, | am opposed to any new multi-family housing projects located at W.
Virgina Parkway and Peregrine Dr. McKinney, TX 75070

due to the fact that our schools are already overcrowded. Furthermore, the view out my
back door now includes classroom trailers due to the overcrowded schoals.

Additionally, our traffic will be impacted with the addition of 250 more families at that
location (there are no one bedroom units - only 2, 3, & 4) and the fact that Custer Road
(FM 2478) is only a two lane road with no shoulders.

My wife and | are in favor of providing low income housing to those who need it;
however, we do not feel it should be done at the detriment of the property owners in the
area.

McKinney, TX 75070
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RECEIVED
JAN —4 2002

EXECUTIVE

January 4, 2002

Texas Department of Housing & Community Affairs
Attn: Ruth Cedillo, Acting Coordinator of Housing & Community Affairs
FAX: 512/472-8526

RE: Stonetwook Vilias, A Proposed Multi-Family
Project located at W. Virginia Parkway & Peregrine Dr. in McKinney, Texas

1 am oppaosed to any new multi-family housing in our area due to the fact our schools are already at capacity even with two new
elementary schools due to open this fall.

Additionally, traffic would be im pacted with the addition of 250 more families at this location. One of the main roads near the above
intersection is Custer Road (FM 2478) and It is only a two lane road with no shoulders.

Again | am opposed to the above referenced project and would appreciate any help you can offer with this matter.
Sincerely,

o \audonalogp

Sheryl Laudensiager

8520 Spectrum Drive
McKinney, TX 75070

Pridey, Junuery 06, SBUR  Arverten Owling’ LaudCany Page:
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FAX COVER SHEET RECEIVED

 Fatcom view Drive 2002
8708 Faicon -
McKinney, TX 75070 JA N 4
(214) 7260140 - h

(214) 7047074 -¢ EXEGUTIVE

URGENT URGENT URGENT

Send to: From:

T Department of Housing & Community | JOHN LEGRAND, Property owner of 8708 Faicon

A:::l:s we View Drive (Falcon Creek Addition ~ Stonebrige
Ranch Community)

Attention: Date:

Ruth Cedlilo 01/04/02

Office location: Qffice iocation:

Fax number: Phone number:

512-472-8526 214-726-0140

Total pages, including cover: 01

Comments:

Dear Ms. Cedilio:

Please aliow me this occasion to introduce myself as John LeGrand. | am one of the many
concerned homeowners in the Faicon Creek Addition in the Stonebridge Ranch Community (located
at Virginia Parkway and Custer Rd.), who is opposed to future development of the Stonebrook Vilias

Apartments that has been proposed at the intersection of Virginla Parkway and Parigrine Dr. (which
paralisis Custer Rd.).

1 truly belleve that this development wili have a negative impact on our aiready overcrowded CT
Edins Elementary School with the infiux of additional children. Furthermore, I am confident that this

type of development will have a long-term negative impact on our property values in Falcon Creek.

Again, | am very opposed to this new development and am planning to continue my support of those
individuals and community feaders who are also In opposition of the Stonebrook Villas Development.

Thank you for your time and consideration of this matter.

Sincerely,

—Q 4!

Johi T. LeGra
N

CC: Lisa Owens

.
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January 4% 2002 o~

8708 Falcon View Drive _
McKinney, TX 75070 JAN ~4 2002
(214) 726-0140

EXECUTIVE

Texas Department of Housing & Community Affairs
Attn: Ruth Cedillo, Acting Coordinator of Housing & Community Affairs
(512) 472-8526

Regarding: Future development of Stonebrook Villas Apartments in McKinney, Texas

To whom it may concern:

I would like to express opposition to the planned development of the Stonebrook Villas
Multi-Dwelling Apartment project to be located near the Falcon Creek Addition in
McKinney, Texas. I believe that this type of complex will have a negative impact on our
community and will decrease the property values of all of our homes in the Falcon Creek
Addition,

In addition to this, our CT Edins Elementary School has already had its share of over-
crowding; furthermore, this will only place a larger burden on our over-crowed school in
our neighborhood. This is one of my biggest concerns, as our son will be attending the
CT Edins Elementary School.

In closing, our family is against any future development of this type, and we are hopeful
that the Stonebrook Villas developers will look for another location to build this complex.

We are in full support of our local community leaders and those individuals that are also
opposed to this development.

i D Pt

Cheryl G. LeGrand




PECENED
JAN =4 2007
EXEGuTiy

To: Texas Department of Housing and Community Affairs
Atten. Ruth Cedillo

I 2am opposed to the multi-family housing project planned for
StoneBrook Villas located at Virginia Parkway & Peregrine Dr.

I reside on the corner of Peregrine Dr. and would live directly across
from the development. Qur Schools are already overcrowded. Custer
road is a two Lane road. Virginia Parkway had a heavy traffic load.
Traffic on Peregrine in front of my home to get to the school in the
morning and afternoon causes difficulty for residents with no Children.
This will add 250 more families of which many will have children.

This is of serious concern to and other residents.

Cordially

Brenda Massey
101 Peregrine Dr.
McKinney, Tx.
972-540-6142
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- PECFIVED
/D) S AN 4 20
To: Ruth Cedillo . EXEGUTIVE

Acting Coordinator Of Housing: & Community Affairs
Texas Department of Housing & Community Affairs

My name is Sam Massey, I am respanding to the new
Housing Project proposed at Virginia Parkway & Peregrine Dr.
Stonebridge Ranch.

I am opposed to any muitiple-family- complexes in our school
district. Eddington School installed 3 Trailers this summer to
accomodate overcrowding classrooms.

With the additions of 200 or more families, I hate to imagine
the next step.

I live on Peregrine Dr. & the traffic will increase drastically.

Preston Rd. is very busy also.

Not to mention property values.

Please consider an alernate site.

A /P %Zm

Sam Masscy
Brenda Massey
101 Peregrine Dr.
McKinney, TX.
75070
972-540-6142
lasjm@attbi.com

T0TA. P.O2
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R
rAx RECEIVED
JAN —4 2002

TRAMSHISSION EXECUTIVE

To:
Texas Department of Housing & Community Affairs
Attn: Ruth Cedilio, Acting Coordinator of Housing & Community Affairs

512/472-8526

From:
Scott and Kim McCraw

Date and Time
Friday, January 04, 2002 at 4:08PM

Number of Pages
I, including this cover page.

)

A4
If you have any problems or questions regarding this transmission,
please call 972 529 1312

Subject: Stonebrook Villas, A Proposed Multi-Family Project to be located at
Peregrine Drive and Virginia Parkway in McKinney

As a homeowner, concerned citizen and parent | am absolutely opposed to the
aforementioned project. | am appalled at the idea that is being proposed. This
will have a detrimental impact on the value of my house, a detrimental impact on
the schools that my children attend, and | have extreme concerns over the
impact that it will have on the safety of my family. Please immediately
reconsider.

Scott P. McCraw
Kimberly A. McCraw.
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RECEIVED
01/04/02 JAN -4 2002

EXEGUTIVE
Texas Department of Housing & Community Affairs
Attn: Ruth Cedillo, Acting Coordinator of Housing & Community Affairs
FAX: 512/472-8526

Dear Ms. Cedillo

I write this letter to express my concern for a construction project |
have recently been made aware of.

| am opposed to any new multi-family housing complex in the area of
W. Virginia Parkway & Peregrine Dr. in McKinney near Falcon Creek.
This area of McKinney Is already woefully short of space for students
at the elementary and middle school level and due to the fact that our
schools are aiready overcrowded this project would only add to the
strain on resources. Additionally, it would appear to me that the
access roads and outlets for this area are inadequate to support this
type of multi-family project. The simple fact that Custer Road (FM
2478) is only a two lane road with no shoulders makes it challenging
enough today without much housing, it would be a nightmare upon
completion of a multi-family facility.

in summary, | am vehemently opposed to Stonebrook Villas, the
Proposed Multi-Family Project located at W. Virginia Parkway &
Peregrine Dr. in McKinney, Texas and will be closely watching to see
how our elected and appointed representatives handie this situation.

With sincere concern,
Bryan Miller BT M“%
1112 Bristiewood Drive

McKinney TX 75070



Texas Department of Housing & Community Affairs
Attn: Ruth Cedillo, Acting Coordinator of Housing & Community Affairs
Fax: 512-472-8526

Jan, 9, 2002
Dear Ms. Cedillo,

I'am writing to oppose the multi-family housing project that is being proposed for the
intersection of Virginia Parkway and Peregrine in McKinney, Texas.

An addition of 250 family units will negatively impact the already over crowded school
and the increasingly heavy traffic on Custer Road (FM 2478) and Virginia Parkway.
Since there is not public transportation in this area and it would be within 2 blocks of the
school, there would be an increasing amount of both vehicular and pedestrian traffic and
the potential for accidents. The children from this new complex would have to cross a
major thoroughfare in already heavy traffic. During the times of school drop off and pick
up, the congestion in this area is already very heavy and the potcntial for this to increase
is extremely high if this project is approved.

One of the reasons why my husband and I moved to McKinney and selected the
Stonebridge Ranch was because of the amenities of this community. We pay homeowner
association dues for the upkeep of the common areas, parks, playgrounds, biking/hiking
trails and other amenities. With the addition of this multi-family unit directly across the
street from some of these common play areas and directly next to the school, many non-
paying visitors would have access to these areas. While we don’t mind sharing the cost
of the upkeep for these areas along with other paying members, our association dues
would probably increase if there were additional wear and tear on these areas caused by
the non-paying visitors.

Please reconsider this proposed site for the multi-family unit.

Juli :ﬁ Miller & Melvin

3 8412 Arbor Creek Lane
' McKinney, TX 75070
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RECEIVED
JAN —4 2002

January 4, ~2002 EXEGUTIVE

Texas Department of Housing & Community Affairs
Attn: Ruth Cedillo, Acting Coordinator of Housing & Community Affairs
FAX: 512/472-8526

Re: Stonebrook Villas, A Proposed Multi-Family Project located at W. Virginia
Parkway & Peregrine Dr. in McKinney, Texas

Dear Ms. Cedillo,

We are writing this letter to voice our opposition to the multi-family project
proposed for the intersection of W. Virginia Parkway and Peregrine Dr. in
McKinney, TX. As a parent of a child who will be attending the same elementary
school as the children from the multi-family project, | am very concerned about
the overcrowding in the school. We already have portable buildings to
accommodate the overflow of students, and | can not imagine trying to make
room for another 250 families’ children. ’

Also, the apartment complex will border on Custer Road, which is a very small
two-lane road with no shoulders. It is already very congested with numerous
construction vehicles and regular residential traffic.

Sincerely,

Mr. and Mrs. Kelly G. Molton
8808 Merlin Ct.
McKinney, TX 75070
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Texas Dept. of Housing & Comumnunity Affairs EXEGU TIVE
Attn: Ruth Cedillo, Acting Coordinator of Housing & Community Affairs

Fax: §12/472-8526

January 4, 2002

Re: Stonebrook Villas, A proposed multi-family project located at W. Virginia Parkway
& Peregrine Dr. in McKinney, Texas

My wife and [ are voicing our opposition to the above referenced project. The
infrastructure that would be necessary is not currently available, nor is it slated to be.

The main road (Custer-FM 2478) is a two-lane road that currently has a heavy load of
construction vehicles utilizing it. The intersection of Custer and Virginia ha