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Real Estate Analysis Division
Underwriting Report
June 1, 2024

DEVELOPMENT IDENTIFICATION

TDHCA Application #: Program(s): |TDHCA Bonds/4% HTC

Waters at Waterchase

Address/Location: 12365 Plano Rd

City: Dallas County: Dallas Zip: 75243
Population: General Program Set-Aside: General Area: Urban
Activity: Acquisition/Rehab Building Type: Garden (Up to 4-story) Region: 3

Low-Income: 40% at 60%

Analysis Purpose: New Application - Initial Underwriting
ALLOCATION
REQUEST RECOMMENDATION
Int. Int. Perm. Perm Const
TDHCA Program Amount Rate | Amort Term Amount Rate | Amort Term Lien |Const. Term| Lien

Private Activity Bonds

(TDHCA Issuer Only) $20,000,000 $20,000,000
FHTC (4% Credit) $1,250,668 $1,250,648
CONDITIONS

- Receipt and acceptance by Cost Certification:

- Certification of comprehensive testing for asbestos; that any appropriate abatement procedures were
implemented; and that any remaining asbestos-containing materials are being managed in accordance with
an acceptable Operations and Maintenance (O&M) program.

Should any terms of the proposed capital structure change or if there are material changes to the overall development
plan or costs, the analysis must be re-evaluated and adjustment to the credit allocation and/or terms of other TDHCA
funds may be warranted.

SET-ASIDES

TDHCA SET-ASIDES for HTC LURA
Income Limit Rent Limit Number of Units
60% of AMI 60% of AMI 130
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DEVELOPMENT SUMMARY

Waters at Waterchase is the acquisition rehabilitation of an existing HTC property. The development will consist of 130
units, with 104 one bedroom units, 21 two-bedroom units and 5 three bedroom units. 100% of the units are for
households at 60% AMI and below. Originally the property was 134 units, however three units are currently non-revenue
units: with one used as a maintenance shop, one used as an activity center, and one used as an office. Two existing
units will be combined to create a three bedroom accessible unit. The developer has received a waiver approval to

FDIC for the non-revenue units.

RISK PROFILE
STRENGTHS/MITIGATING FACTORS WEAKNESSES/RISKS
= |[Low gross capture rate = [1.15 DCR
DEVELOPMENT TEAM

OWNERSHIP STRUCTURE

» ‘Wilfredo Sagueton

Sporetary A Treasurer
%

®  Michas] M. Nguyen
Prasidant & CED

0%

*® indicates ability to exercize control.
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DEVELOPMENT SUMMARY

SITE PLAN

LR RETERTION FENOS, 1 HETENTICN
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Parking No Fee Tenant-Paid Total
Open Surface 160 1.2/unit 0 - 160 1.2/unit
Carport 15 0.1/unit 0 - 15 0.1/unit
Garage 0 - 0 - 0 -
Total Parking 175 1.3/unit 0 - 175 1.3/unit
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Comments:

The post-rehab provided parking of 175 spaces is compliant with local requirements. Property built prior to current
parking codes and requirements and is sustanining an exisiting non-conforming condition with only 177 existing spaces,
as modern codes would only require 165 spaces.

BUILDING ELEVATION

BUILDING CONFIGURATION

Building Type A B C D E F Total
Floors/Stories 3 3 3 3 3 Buildings
Number of Bldgs 1 3 1 1 1 1 8
Units per Bldg 17 18 23 17 10 9
Total Units 17 54 23 17 10 9 130
Avg. Unit Size (SF) 677 sf I Total NRA (SF) 88,031 I Common Area (SF)* 21,200
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SITE CONTROL INFO

Site Acreage: Development Site:  3.21  acres Density:  40.5  units/acre
Site Control: 3.209 Site Plan: 3.21 Appraisal: 3.21 ESA: 3.21
Feasibility Report Survey: 3.21 Feasibility Report Engineer's Plan: N/A Existing LURA: 3.209
Confrol Type: Purchase and Sale Agreement
Development Site: 3.21 acres Cost: $14,800,000 $113,846 per unit
Seller: AHF - Waterchase, LLC
Buyer: Waters at Waterchase, LP
Related-Party Seller/Identity of Interest: Yes
Date of Most Recent Arms Length Settlement Statement: 1/5/2004
Sales Price in Most Recent Arms Length Settlement Statement: more than 5 years ago
Comments:

The seller of the property is AHF Waterchase, LLC (the “Seller”), will be acquired by Waters at Waterchase, LP (the
“Partnership.”). The General Partner of the Partnership will be AHF — Waters at Waterchase, LLC, which is wholly
owned by Atlanfic Housing Foundation, Inc., and accordingly is anaffiliate of the Seller. However, the Seller is not
related to the Partnership for purposes of Section 42(d)(2)(B)(iii) because the General Partner of the Partnership will
be allocated less than 50% of the Partnership’s capital and profit items and, at the time of the acquisition of the

Property, the Partnership’s other partners will not be affiliates of the General Partner or of the Seller.

APPRAISED VALUE

Appraiser:  Colliers International Date: 11/11/2025
Land as Vacant: 3.21 acres $3,000,000 Per Unit: $23,077
Existing Buildings: (as-is) $11,800,000 Per Unit: $90,769
Total Development: (as-is) $14,800,000 Per Unit: $113,844

SITE INFORMATION

Flood Zone: Zone X Scattered Site? No

Zoning:  MF-2(A) and CR Within 100-yr floodplain? No

Re-Zoning Required? No Utilities at Site? Yes
Year Constructed: 1984 Title Issues? No

Current Uses of Subject Site:
Waters at Waterchase Apartments
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TENANT RELOCATION PLAN

The project may require that residents temporarily relocate out of their unit. Residents that are tfemporarily displaced will
be temporarily relocated to on-site “hotel units” that they will move to with all their belongings for approximately 2-3
weeks. Applicant will also utilize end-of-lease transfers to newly renovated units fo give our residents priority fo stay in
the community instead of marketing them exclusively to new tenants. Due to current vacancies and future naturally
occurring vacancies, all households will be accommodated and there is no anticipated displacement from the
property. These vacancies will accommodate the plan to house residents in an onsite hotel unit. Applicant's intent is to
ensure that a building is completely empty for the rehabilitation. In the unlikely event a hotel unit is not immediately
available for occupancy, the rehabilitation of a building will be conducted in a way that doesn't severely impact a
resident waiting for relocation. The rehabilitation of a unit will not occur unless the unit is vacant. For circumstances
involving femporary off-site displacement, hotels within 2 miles of the property have been identified. Prospects include
Quality Inn at Town Center and America'’s Best Inn.

Applicant has budgeted $104,000 for tenant relocation.

HIGHLIGHTS of ENVIRONMENTAL REPORTS

Provider: AEl Date: 3/27/2026

Recognized Environmental Conditions (RECs) and Other Concerns:
= Possible asbestos containing materials have been found on the property.

MARKET ANALYSIS

Provider: Novogradac Date: 2/2/2026

Primary Market Area (PMA): 18 sq. miles 2 mile equivalent radius

Comments:

Rehab or reconstruction projects where: (i) 100% of units are covered by an existing project based rental assistance
that will confinue for at least the Compliance Period, an existing Department LURA, or the subject rents are at or
below 50% AMGI rents, (ii) is 80% occupied, and (i) gives existing fenants leasing preference or the right to refurn,
do not require a full market study. The subject property is 87% occupied.

OPERATING PRO FORMA

SUMMARY- AS UNDERWRITTEN (Applicant's Pro Forma)

NOI: $853,183 Avg. Rent: $1,097 Expense Ratio: 47.5%
Debt Service: $740,698 B/E Rent: $1,019 Controllable Expenses: $4,461
Net Cash Flow: $112,485 UW Occupancy: 92.5% Property Taxes/Unit: $0

Aggregate DCR: 1.15 B/E Occupancy: 86.1% Program Rent Year: 2025

100% tax exemption achieved through a grandfathered agreement with the Community Housing Development
Organizations (CHDO).

Applicant has limited rents by $101-$191 for in order to provide a 15% advantage to market per the investor's
requirement. Underwriter has matched those rents for all unit types.
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DEVELOPMENT COST EVALUATION

SUMMARY- AS UNDERWRITTEN (TDHCA's Costs- Based on SCR)

Acquisition | $934,579/ac $113,846/unit $14,800,000 Confractor Fee $1,054,079
Off-site + Site Work $4,967 /unit $645,692 Soft Cost + Financing $4,401,861
Building Cost $70.60/sf $47,807 /unit $6,214,879 Developer Fee $3,545,902
Confingency 10.00% $5,277 /unit $686,057 Reserves $752,301
Total Development Cost |  $24¢.929/unit | $32,100,770 | Rehabilitation Cost | $52,774/unit
Quadlified for 30% Basis Boost? Rehabilitation Development located in QCT
REHABILITATION COSTS / UNIT / % HARD COST
Site Work $541,655 $4,167/unit 7% |Finishes/Fixtures $2,319,941 $17,846/unit 31%
Building Shell $2,608,321 $20,064/unit 35%|HVAC $853,403 $6,565/unit 11%
Amenities $104,037 $800/unit 1% |Appliances $433,214 $3,332/unit 6%
Total Exterior $3,254,013 | $25,031/unit| 47%|Total Interior $3,606,558 $27,743/unit | 53%
SCOPE & COST REVIEW
Provider: AEl Date: 10/30/2025

Scope of Work:

Exterior
- Replace 100%
a. Windows
b. Entry, Patio, and Patio Storage Doors
c. Door Hardware: Locksets, Levers, Peep Holes (entry only)
d. Cane Detection Railing
e. Hand Rail Extensions
f. Siding, Trim, Soffit, and Fascia
g. Gutters & Downspouts
h. Delete Chimneys and repair roofing
i. Install Horizontal Railing Boards on balconies
j. Dumpster enclosures
- Repair/Replace as needed
a. Exterior Brick & Tuck Pointing
b. Balcony & Walkway Repair
C. 4x4 Patio Posts
d. Retaining walls
- Paint Exterior including doors and siding
a. Include Pressure wash of all Buildings
b. Stain Horizontal Railing Pickets
- Exterior Lighting Replacement
Site
- Form/Pour ADA accessible route to all ADA Units and Amenities and make required changes to meet ADA
guidelines (based on plans).
- Form/Pour ADA Accessible parking spaces w/offloading spaces
- Re-stripe Accessible parking, offloading, and walkways as needed
- Perimeter Fencing Repair (Front of Property)
- R&R Pedestrian gates at pool w/Accessible Hardware
- Add Playground w/Canopy & ADA Compliant Border/Mulch
- Add Dog Park
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- Leasing Office & Activity Center
a. Demo countertops, cabinets, plumbing fixtures, electrical fixtures, interior doors, fireplace, and walls as drawn.
b. Wall framing to comply w/accessibility standards
c. Re-route water supply and drainage to support framing changes
d. Perform electrical rough in changes in compliance w/accessibility compliance
e. Install Drywall & TBT as needed
f. Replace interior doors and interior carpentry
g. Prep & Paint unit interior
h. R&R cabinets
i. R&R countertops
j- Install new plumbing fixtures: Sinks, faucets, supply lines, angle stops, toilets, bathtubs, shower pans, shower valves/trim, water
heater, and garbage disposal
k. Install new electrical fixtures: Ceiling fans, light fixtures, interconnected smoke detectors, patio light fixture
I. Install new refrigerator, Ice maker box w/supply line, dishwasher, range, Countertop Microwave, splash guard, and disposal
m. Install Resilient Flooring
n. Install all bath accessories & door hardware
0. Install Blinds
p. Install Shelving and Quartz countertop
g. Final Cleaning
Interior Units (120 Units)
13. HVAC Unit
a. 15.2 SEER2 A/C —replace air handler & condenser
b. New Smart thermostat
c. New grilles and registers
d. New Line Sets
e. Bath exhaust venting & fans
14. Appliances (per AHF provided spec package)
a. Refrigerator
b. lce Maker Box w/Supply Line
c. Range
d. Dishwasher
e. OTR Microwave/Vent Hood Combo
f. Garbage disposal
15. Kitchen and Bathroom Cabinets
16. Kitchen and Bathroom Quartz Countertop
a. Refrigerator
b. lce Maker Box w/Supply Line
c. Range
d. Dishwasher
e. OTR Microwave/Vent Hood Combo
f. Garbage disposal
15. Kitchen and Bathroom Cabinets
16. Kitchen and Bathroom Quartz Countertop
17. Kitchen sink & faucet (per AHF provided spec package)
18. P-Traps, supply lines and shut-off valves
19. Vanity sink & faucet (per AHF provided spec package)
20. Toilets (per AHF provided spec package)
21. Tubs and Shower Pans (floor plan dependent)
22. Cultured Marble Tub Surround (floor plan dependent)
23. Tile Shower Surround (floor plan dependent)
24. Frameless Glass shower bi-pass (floor plan dependent)
25. Shower Valves and Trim
26 Water Heater
27. Bathroom Accessories
28. Interior Door Hardware (per AHF provided spec package)
29. Exterior door hardware (per AHF provided spec package)
30. Smoke detectors
31. Fire extinguisher
32. Light fixtures (per AHF provided spec package)
a. Dining
b. Kitchen
c. Baths
d. Ceiling fan (energy-star rated) — 1 per unit
e. Install light fixture in each bedroom
f. Patio
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Credit Allocation Supported by Costs:

Total Development Cost Adjusted Eligible Cost

Credit Allocation Supported by Eligible Basis

$27,185,247

$1,250,793

$32,100,770

UNDERWRITTEN CAPITALIZATION

BOND RESERVATION

Issuer Amount Reservation Date Priority
TDHCA $20,000,000 5/26/2026 Priority 3
Closing Deadline
11/22/2026
IPerceni of Cost Financed by Tax-Exempt Bonds 59.6%
INTERIM SOURCES
Funding Source Description Amount Rate LTC
Fifth Third - Tax Exempt Constr Loan Construction Loan $18,000,000 5.42% 57%
Enterprise FHTC $1,594,601 $0.85 5%
AHF - WWC Development, LLC Deferred Developer Fee $2,659,426 0.00% 8%
Atlantic Housing Foundation, Inc. Private Loan $8,000,000 5.00% 25%
Interim Cash Flow Cash Flow $1,078,814 0.00% 3%
Bond Reinvestment Income Bond Income $289,181 0.00% 1%

$31,622,022 | Total Sources

PERMANENT SOURCES
PROPOSED UNDERWRITTEN
Debt Source Interest Interest
Amount Rate Amort | Term Amount Rate Amort | Term LTC
Barings $10,235,000 | 6.63% 40 17.0 $10,235,000 | 6.63% 40 170 | 32%
Atlantic Housing Foundation, Inc. $8,000,000 | 5.00% 0 36.0 $8,000,000 | 5.00% 0 360 | 25%
Interim Cash Flow $1,078,814 | 0.00% 0 0.0 $1,078,814 | 0.00% 0 0.0 3%
Bond Reinvestment Income $289,181 0.00% 0 0.0 $289,181 0.00% 0 0.0 1%
I Total $19,602,995 $19,602,995
PROPOSED UNDERWRITTEN
Equity & Deferred Fees Amount Rate | % Def Amount Rate % TC |% Def
Enterprise $10,630,676 $0.85 $10,629,612 $0.85 33%
AHF - WWC Development, LLC $1,867,099 53% $1,868,163 6% 53%
I Total $12,497,775 $12,497,775
$32,100,770 | Total Sources |
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Credit Price Sensitivity based on current capital structure I

$0.999|Maximum Credit Price before the Development is oversourced and allocation is limited

$0.781|Minimum Credit Price below which the Development would be characterized as infeasible

CONCLUSIONS
Gap Analysis:
Total Development Cost $32,100,770
Permanent Sources (debt + non-HTC equity) $19,602,995

Gap in Permanent Financing

$12,497,775

Possible Tax Credit Allocations:

Equity Proceeds

Annual Credits

Recommendation:

Underwriter recommends an annual tax credit allocation of $1,250,668 per the Applicant's request and $20,000,000

of TDHCA bonds.

Determined by Eligible Basis $10,630,673 $1,250,793
Needed to Balance Sources & Uses $12,497,775 $1,470,474
Requested by Applicant $10,629,612 $1,250,668
RECOMMENDATION
Equity Proceeds Annual Credits
Tax Credit Allocation $10,629,612 $1,250,668
Deferred Developer Fee $1,868,163 ( 53% deferred)
Repayable in 12 years

Underwriter:

Jeffrey Price

Manager of Real Estate Analysis:

Diamond Unique Thompson

Director of Real Estate Analysis:

Jeanna Adams
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