


Evergreen at McKinney 380 (McKinney Senior Community, L.P.) 

Application for January 16 City Council support Resolution 

Checklist for Resolution Policy 

 

1‐ The proposed site on the north side of U.S. 380 east of proposed Stonebridge Parkway is 
not within one linear mile of a property financed with housing tax credits.   

 

2‐ Housing needs characteristics‐ There currently is not a similar senior affordable property 

west of Central Expressway and north of 121.  There are long waiting lists on similar 

properties throughout the Metroplex.  Churchill Residential has developed and operates 

2200 senior living units in this region that stay 100% leased.   

 

3‐ This site is in a High Opportunity Area and is not in a Revitalization Area.  It is new 
construction. 

 

4‐ We are enclosing a resume showing applicant Churchill Residential experience.  We 

have developed in the last 15 years the most number of similar properties of any 

company in North Texas.  The Architect, Arrive Architectural group has produced more 

projects of this type than any architect in DFW.  The attorney Coats Rose has the largest 

affordable housing practice in Texas.  Churchill Residential Management has won #1 in 

the U.S. the last five years for customer satisfaction.  The market study analyst 

Apartment Market Data does the most number of similar affordable housing market 

studies in Texas.  The tax credit syndicator, NEF, is either the first or second largest tax 

credit syndicator in the U.S.   Mark Messer, the land broker, lives in McKinney and has 

been on the Planning Board.   The owners of the land have developed several market 

rate senior living communities and have been successful real estate investors.  The 

general contractor, NE Construction, has built several properties for Churchill and is one 

of the largest developer/builder of apartments based in DFW.  See attached list of 

Developer Information for email and phone contacts.  

 

5‐ Many seniors are qualified to have special needs.  We accommodate all special needs. 

 

6‐ McKinney Housing Authority ( MHA ).  The MHA may have voucher holders that will 

apply for residency.  There will probably be a small percentage of units occupied by 

MHA clients based on our similar properties.   

 

7‐ No children are allowed to live on Evergreen senior living properties. 
 

8‐ The property will always be senior rental, rather than ownership. 



 

 

9‐ We have many energy saving features noted below: 

E‐Star Appliances; Dishwasher/Refrigerator/Ceiling Fans/Lighting 
Low Flow Faucets; Kitchen, Bathroom & Shower & Low Flow Commodes 
HVAC/SEER greater than 14 
R‐15 Walls & R‐30 Ceilings 
Windows Energy Efficient Double Paned 
Native plantings 
Drip Irrigation 
Individual Electric Meters 
Landscape Sprinkler System 
Automatic Switching power for all non‐security exterior lighting 
Green Seal VOE 11 paints/stains/sealant 
Recycling Service (if available) 
Radiant Barrier 
 

10‐ This is a Greenfield site with no historic consequence. 
 

11‐ We have confirmed with TDHCA that the city of McKinney does not have more than 

twice the state average of units per capita supported by housing tax credits or private 

activity bonds. 

 

12‐ We will notify any nearby neighborhood HOA’s, and all elected officials at the ISD, City, 

County and State level prior to January 9. 

 

13‐ We are seeking a zoning determination letter but believe this site meets the 

comprehensive plan and is an allowed use in the current zoning code, with an SUP. 

 

14‐ See enclosed hold harmless agreement and release signed by applicant. 

 

15‐ This is a competitive 9% application and tax exempt bonds are not involved. 

 

16‐ The development complies with all accessibility standards. 

 

17‐ We believe the proposed development will not require any unusual impacts of city 

utility services, first responders, traffic, or environmental. 

 

18‐ The project will submit to an evaluation and compliance with city health and safety 

codes 

   



Additional Project Characteristics‐ 

Project Name‐  Evergreen at McKinney 380 

Location‐  North Side of U.S. 380 east of future Stonebridge Parkway extension. 

Finance Structure‐  Housing tax credit equity, conventional bank financing for construction and 

permanent from large national bank like Capital One 

Program year‐ 2018 

Partnership Name‐ Evergreen Senior Community, L.P. 

General Partner‐ Evergreen McKinney GP, L.L.C. 

General Partner Owner‐  TBD 

Site Size‐ Approximately 8 acres‐ see site plan 

Census Tract‐ 303.01 

Density‐ 116 units on 8 acres‐14.5 UPA  3 story  Allowed density – more than 14.5 

Building Data‐ see enclosed schedule for unit mix and rents and NRA, GBA 

 

Attachments‐ 

Churchill Resume 

Architectural Site Plan 

Elevations‐  We have enclosed pictures of Evergreen at Richardson in place of elevations 

15 year operating summary‐ attached 

Source and Uses‐ attached 

Executed Hold Harmless‐ attached 

   

























Sources & Uses 

   

First Mortgage  $  3,000,000 

Home Loan  $  2,000,000 

Tax Credit Equity  $13,800,000 

Deferred Developer Fee  $      825,609 

Total Sources  $19,626,609 

   

Land/Acquisition  $  1,500,000 

Total Direct Construction Costs  $11,166,464 

Total Indirect Construction Costs  $  1,600,000 

Construction Loan Interest & Fees  $  1,261,445 

Financing Costs/Fees/Working Cap/Reserves  $  4,098,700 

Financing Costs  $19,626,609 

 

 

APARTMENT UNIT MIX

Gross Potential Rents
Unit Income Number % of Monthly Sq. Ft. Total Unit Rents Per Sq. Ft.
Type Restriction of Units Total Units Rent Monthly Annual Per Unit Sq. Ft. Monthly Annual

1br/1ba 30% 6 5% 333$            1,998$           23,976$             675         4,050           0.49$         5.92$     
1br/1ba 40% 0 0% 468$            -$               -$                  675         -               #DIV/0! #DIV/0!
1br/1ba 50% 22 19% 602$            13,244$          158,928$           675         14,850          0.89$         10.70$    
1br/1ba 60% 26 22% 737$            19,162$          229,944$           675         17,550          1.09$         13.10$    
1br/1ba Mkt 4 3% 800$            3,200$           38,400$             675         2,700           1.19$         14.22$    
Total One Bedroom 58 50%
2br/2ba 30% 5 4% 394$            1,970$           23,640$             900         4,500           0.44$         5.25$     
2br/2ba 40% 0 0% 556$            -$               -$                  900         -               #DIV/0! #DIV/0!
2br/2ba 50% 22 19% 717$            15,774$          189,288$           900         19,800          0.80$         9.56$     
2br/2ba 60% 27 23% 879$            23,733$          284,796$           900         24,300          0.98$         11.72$    
2br/2ba Mkt 4 3% 950$            3,800$           45,600$             900         3,600           1.06$         12.67$    
Total Two Bedroom-B!/B2 58 50%
3br/2ba 30% 0 0% 478$            -$               -$                  1,100      -               
3br/2ba 40% 0% 665$            -$               -$                  1,100      -               
3br/2ba 50% 0 0% 851$            -$               -$                  1,100      -               
3br/2ba 60% 0 0% 1,038$          -$               -$                  1,100      -               
3br/2ba Mkt 0% 1,205$          -$               -$                  1,100      -               
Total Two Bedroom -B-2 HC 0 0%
4br/2ba 30% 0% 610$            -$               -$                  1,332      -               
4br/2ba 40% 0% 814$            -$               -$                  1,332      -               
4br/2ba 50% 0% 963$            -$               -$                  1,332      -               
4br/2ba 60% 0 0% 1,104$          -$               -$                  1,332      -               
4br/2ba Mkt 0% -$             -$               -$                  1,332      -               
Total Four Bedroom Large 0 0%

-$               

Total 116        100% 82,881$          994,572$           91,350          

Weighted Average 714.49$        788         0.907         10.89     









Developer:
Churchill Senior Communities, L.P. Bradley E. Forslund (972) 550-7800

Contact Name Phone

Housing General Contractor:
NE Construction Andre Nicholas (972) 221-0095

Contact Name Phone

Architect:
Arrive Architecture Marc Tolson (817) 514-0584

Contact Name Phone

Civil Engineer:
Kimley-Horn Nick Sulkowski (972) 770-1357

Contact Name Phone

Market Analyst:
Apartment MarketData, L.L.C. Darrell Jack (210) 530-0040

Contact Name Phone

Attorney:
Coats, Rose, Yale, Ryman & Lee, P.C. Tamea Dula & Barry Palmer (713) 653-7322

Contact Name Phone

Accountant:
Novogradac & Company George Littlejohn (512) 340-0420

Contact Name Phone

Property Manager:
Churchill Senior Communities Management, L.L.C. Robert Tinning (972) 550-7800

Contact Name Phone

Originator of Underwriter:
Citi Community Capitol Citi Group Mahesh Aiyer (713) 752-5046

Contact Name Phone

Email
george.littlejohn@novoco.com

Email

djack@stic.net

Email
marc@arriveag.com

Email

Sponsor & Developer Information

tdula@coatsrose.com

bforslund@cri.bz
Email

anicholas@neconstruction.net

rtinning@cri.bz

Email

nick.sulkowski@kimley-horn.com
Email



Syndicator:
National Equity Fund Jason Aldridge (972) 741-5150

Contact Name Phone

Environmental
Intertek PSI Brian Reeser (214) 330-9211

Contact Name Phone
brian.reeser@psiusa.com
Email

Email
jaldridge@neffin.org

mahesh.aiyer@citi.com
Email



 
 
 
 
December 22, 2017 
 
 
Brad Forslund 
C/O Churchill Senior Residential, Inc. 
5605 N. MacArthur Blvd., Suite 580 
Irving, Texas 75038 
 
RE:   Case # ZONE2017-0022 - Zoning Verification Letter for Property ID Number 2602273 in the City of 

McKinney, Collin County, Texas. 
 
Dear Mr. Forslund: 
 
The property Parcel ID Number 2602273, as shown on the enclosed locator map, in the City of McKinney is 
zoned “PD” – Planned Development District Ordinance number 1770, and as amended by “PD” – Planned 
Development Ordinance numbers 2004-06-068 and 2006-02-016. The subject property shall develop 
according to the “BG” – General Business District.  
 
Enclosed, please find a locator map, aerial map, “PD” – Planned Development District Ordinance numbers, 
1770, 2004-06-068 and 2006-02-016, of the City of McKinney Zoning Ordinance, Schedule of Uses and 
“BG” District Regulations.  The zoning of adjacent properties is available via the interactive maps on the 
City of McKinney’s website, www.mckinneytexas.org.  From the home page, go to 
Departments>Development Services>Planning>Interactive Planning Map.  
 
This letter has been prepared for the property shown on the enclosed location map.  If this is not the 
property you requested, please let us know.  If you should have any questions regarding this letter, please 
contact the City of McKinney Planning Department at (972) 547-7409. 
 
Sincerely, 
 
Karen McCutcheon 
Sr. Planning Technician 
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(a)

(b)

(1)

(2)

(c)

(1)

(2)

(d)

(1)

(2)

(3)

(4)

(5)

(6)

(7)

(8)

(e)

(1)

Sec. 146-85. - BG - General Business district.

Purpose. The "BG" - General Business zone is designed to provide for a wide range of retail and

service establishments. Zoning or rezoning to this classi�cation will not generally be permitted

after July 1, 2014.

Permitted uses. The following uses are permitted in the "BG" - General Business zone:

Any use permitted in the "BN" - Neighborhood Business zone; except single family

attached units; and

Other uses indicated as being permitted in the "BG" - General Business zone in the

Schedule of Uses.

Speci�c use permits. The following speci�c uses require a permit in the "BG" - General Business

zone:

All uses indicated as being allowed in the "BG" - General Business zone with a

speci�c use permit in the schedule of uses; and

The city may allow residential and mixed business and residential structures to

conform with the space limits of the "RG 18" - General Residence zone or any other

zone requiring more lot area per dwelling unit, upon a �nding that the proposed

density of residential use will be in harmony with nearby residential zoning, and

when said mixed occupancy building is speci�cally designed and constructed for

such mixed occupancy, but shall not include the construction of a business building

in the yard of a residence or within an existing residence.

Space limits. The following space limits shall apply to the "BG" - General Business zone:

Minimum lot area for business: None. Residential structures shall conform to the

provisions of the "RG 18" - General Residence zone, except as may be modi�ed by

the city in accordance with the speci�c use provisions of this zone.

Minimum width of lot: None for business.

Minimum depth of lot: None for business.

Minimum front yard: None for business.

Minimum side yard: �ve feet when abutting any zone requiring a side yard; none

abutting business.

Maximum lot coverage including accessory buildings, loading docks, incinerators and

vending devices: 95 percent.

Maximum �oor area ratio: two to one (2.0:1.0).

All other space limits identi�ed as being applicable to the "RG 18" - General

Residence zone in Appendix F of the Zoning Ordinance.

Miscellaneous provisions.

Only one building for living purposes shall be permitted on one zoning lot except as
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otherwise provided herein.

(Code 1982, § 41-80; Ord. No. 1270, § 3.13, 12-15-1981; Ord. No. 97-11-61, § 1, 11-18-1997; Ord. No. 2002-08-

084, § I.28, 8-20-2002; Ord. No. 2008-07-066, § 1, 7-14-2008; Ord. No. 2008-11-104, § 5, 11-4-2008; Ord. No.

2010-05-011, § 4, 5-17-2010; Ord. No. 2010-12-053, § 14, 12-7-2010; Ord. No. 2012-11-056, § 30, 11-5-2012;

Ord. No. 2013-04-033, § 3, 4-2-2013; Ord. No. 2014-03-018, § 12, 3-4-2014)
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