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Mill Stream/4% tax credit
M_cﬂ:N-Nﬂ Housing & Commun(i)ty Development

ULrquAe by nature.

TO: Paul Grimes, City Manager
FROM: Janay Tieken, Housing & Community Development Manager
DATE: 22 June 2021

SUBJECT: Mill Stream Multifamily

Please find attached the evaluation for the Mill Stream affordable multifamily development which is
requesting a Resolution of No Objection from City Council for their application to the Texas Department of
Housing and Community Affairs for their 4% bond application.

The atttached evaluation was completed per Resolution # 2017-03-071 (R) which sets forth a policy for the
review and consideration of requests for Resolutions in Support of housing developments seeking or
utilizing low income housing tax credits.



Mill Stream Apartments Project Narrative

Pedcor Investments, A Limited Liability Company (“Pedcor”) is currently under contract to purchase a
12.3-acre property located at the northeast corner of Wilmeth Road and Community Avenue in McKinney,
Texas. This site enjoys excellent visibility being less than 1 mile from Highway 75 and on a divided 4-lane
arterial. It is across the street from McKinney North High School, and less than a half mile from Scott
Johnson Middle School. It is one exit (about 1 mile) down the highway from a major commercial center
which includes anchors such as Walmart, Target, Lowe’s, Home Depot, Kroger, Academy and more. It is
also just a half mile from the Collin College campus. The proximity to these amenities provides not only
needed services but opportunities for residents to work close to home.

At the 6/15/21, City Council meeting, Council approved "PD" - Planned Development District
with a base district of "MF3" - Multiple Family Residential-Medium-High Density District, with some
modifications on height and parking.

The development will be financed with non-competitive (4%) housing tax credits and tax-exempt bonds,
along with a HUD 221(d)(4) loan, and the community will serve households earning less than 60% of the
Dallas MSA Area Median Income, which is currently $89,000 for a family of four. Therefore, eligible
households will earn approximately $35,000 to $62,000, depending on household size. Initial research by
a third-party market analyst indicates there are 7,200 income qualified households in the Primary Market
Area.

The McKinney Housing Finance Corporation (“HFC”) approved an inducement resolution in December
2020, which authorized the submission of an application for an allocation of private activity bonds. Such
application was submitted to the Bond Review Board on January 4, 2021. Pedcor is not seeking partnership
with the HFC and thus will not seek a property tax exemption.

The proposed community will consist of 240 total units, 96 one-bedroom, 108 two-bedroom, and 36
three-bedroom units. Rents are projected to be, on average, $914, $1,092, and $1,257 for the one, two,
and three-bedroom units, respectively. The conceptual site plan includes ten (10) 3-story, 24-unit
buildings as well as a community center and leasing office. It will also feature a swimming pool with splash
pad, covered pavilion, BBQ grills and picnic tables, two playgrounds, perimeter fencing, a dog park, fully
furnished clubhouse with business center, a laundry room, and a fitness center, at minimum.

The units in Pedcor developments are also amenity-rich and typically include 9-foot ceilings, self-cleaning
ovens, Energy Star refrigerators with icemakers, Energy Star dishwashers and windows, storage rooms,
covered patios/balconies and entries, ceiling fans, and laundry connections, among others. The site will
also be designed so the 5% of the units will be accessible for those with mobility impairments and 2% of
the units will be accessible for those with hearing/visual impairments. In addition, all common amenities
will be accessible, and sufficient accessible parking, including covered parking, will be provided.

Pedcor and its affiliates will be responsible for the construction of the development and will own and
operate the property for a minimum of fifteen years. The business model of the 30+ year old company
proves that it will likely be owned and managed by Pedcor long after that, upwards of 25 years. Strict
tenant selection criteria along with clear house rules for residents and high levels of attention to
maintenance make Pedcor communities sustainable and successful for decades to come.



Low IncomeHousing Tax Credit (LIHTC) Checklist

1. Isthe project one linear mile or less from another LIHTC development? No.

2. Does this development serve the same populations? N/A

3. Project characteristics:

a. Program and Owner Data:
i. Project Name: Mill Stream Apartments
ii. Location: northeast corner of Wilmeth Road and Community Avenue
iii. Program Year: 2022
v. Partnership Name: Pedcor investments-2020-CLXXX, L.P.
v. General Partner Name: Mill Stream Housing Company, LLC
vi. General Partner Owner: Pedcor Investments, A Limited Liability Company
(“Pedcor”)
b. Project and Site Data:
i. Census Tract: 48085030604
ii. Site Acreage: 12.29 acres
iii. Density: proposed 19.5 units per acre
v. Allowable Density per Zoning: 20 units per acre
v. Maximum units allowed per zoning: 245 units
c. Building Data:
i. Unit Mix & Rents:
1. 96 1-bdr/1-bath units for $914 (all rents estimated as if operating today)
2. 108 2-bdr/2-bath units for $1,092
3. 36 3-bdr/3-bath units for $1,257
ii. Total Net Rentable Square Footage: estimated 224,052 square feet
iii. Total Overall Square Footage: estimated 270,000 square feet including
clubhouse, mail kiosk, swimming pool, playgrounds, dog park and other
amenities

4. Sponsor and Developer Information: The developer, Pedcor Development Associates, LLC, is an
affiliate of Pedcor, which was formed in 1987 and has developed almost 27,000 units in 154
communities and 20 different states. Corporate resume is attached.

5. Persons with Special Needs: No set-asides are proposed.

6. McKinney Housing Authority Waiting List and if the Development is supported by MHA:
The McKinney Housing Authority currently has a waiting list of 539 for PHA units and 301 for
Section 8 vouchers. The item will be heard at the June 22, 2021 MHA Board Meeting.

7. Individuals with children: Units will not be age-restricted, so there is an expectation that some
units will be occupied by individuals with children. The Pedcor Management Corporation
portfolio consists of over 16,000 units, and of those approximately 35% of the units are
occupied by adults with children. Approximately 19% of those units are occupied by seniors and
the remainder by a single person.

8. Eventual tenant ownership: N/A. The intent is for the Partnership to own the property for at
least fifteen years and likely much longer.

9. Energy efficiency: The development will include several green features including but not limited
to:

a. Energy-Star rated refrigerators
b. Energy-Star rated dishwashers



10.

11.

12.

13.

14,

15.

16.

17.

18.

At least one Energy-Star rated ceiling fan per unit
Energy-Star rated lighting
EPA Water Sense or equivalent qualified showerheads and faucets in all bathrooms
15 SEER (or greater) HVAC

g. Energy-Star rated windows
Historic impact: None. The site is vacant land with no existing structures and is not in a historic
district.
Notification: Pedcor representatives have researched and made inquiries to city staff regarding
any neighborhood organizations near the proposed site, and none have been identified. In
addition, Pedcor representatives have reached out to the mayor and other members of city
council, including newly elected Councilman Justin Beller of District 1. Meetings with the mayor
and other councilmembers have been positive.
Current zoning: At the 6/15/21 City Council meeting, City Council approved zoingin of
"PD" Planned Development District with a base district of "MF3" - Multifamily Residential
-Medium-High Density District with height and parking modifications.

~ D Qo0

Proposed zoning: N/A

Whether the applicant is in the process of seeking the appropriate zoning from the City and
has signed and provided to the City a release agreeing to hold the City and all other parties
harmless in the event that the appropriate zoning is denied: Property is appropriately

zoned and an executed "Hold Harmless" agreement is attached.

Whether the development is financed through a private activity bond program, including
private activity bonds issued by the TDHCA, the Texas State Affordable Housing Corporation,
or a local issuer, such as the McKinney Housing Finance Corporation (“MHFC”), and if so,
review of any staff or City Council requested financial analysis provided by an issuer related to
the applicant’s financing: The applicant intends to finance the development through private
activity bonds issued by the McKinney Housing Finance Corporation.

Whether the development complies with accessibility standards required under Section 504 of
the Rehabilitation Act of 1973 (29 U.S.C. § 794); 24 C.F.R. Part 8, Subpart C; and related
authorities concerning accessibility standards: The development complies with accessibility
standards required under Section 504 of the Rehabilitation Act of 1973.

An evaluation of the anticipated impact of the development on City services and related
infrastructure, including but not limited to, police and fire services; water, sanitary sewer, and
stormwater capacities and facilities; traffic patterns; and any environmental issues; and Police:
The proposed development is in line with the anticipated growth of the City. The McKinney
Police Department has a multi-year plan to meet the demands of future City growth. The
McKinney Police Department has sufficient current capacity to absorb the new development’s

anticipated service demands.

Fire: These developments typically increase demand for EMS. New buildings are built within
existing codes and standards including active fire protection features. The overall impact to fire
suppression should be minimal under normal circumstances. An additional inspection(s)

requirement is created for the Fire Marshal Office.

An evaluation of existing infrastructure, as well as a traffic analysis are attached.
An evaluation of compliance with City health and safety codes.

The development will comply with health and safety codes.
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RELEASE AND HOLD HARMLESS AGREEMENT
STATE OF TEXAS ) |
) KNOW ALL MEN BY THESE PRESENTS:
COUNTY OF TRAVIS )

WHEREAS, this Release and Hold Harmless Agreement (“Agreement”) is hereby
entered into by and between Pedcor Investments-2020-CLXXX, L.P. (*Releasor”), and the City
of McKinney, Texas, a Texas municipal corporation (the “City”): and

WHEREAS, Releasor will be submitting an application for 4% low income housing tax
credits (“LIHTC™) to the Texas Department of Housing and Community Affairs (“TDHCA™) for
a housing development generally described as: Mill Stream Apartments (the “Project”), generally
located on property located in the City of McKinney (the “Property™); and

WHEREAS, Releasor has also submitted a request to the City for passage of a Resolution
by the City Council of the City of McKinney, Texas (“City Council™), stating no objection to the
Project; and

WHEREAS, Releasor has also submitted or intends to submit an application to the City
requesting a zoning amendment on the Property to: Planned Development, as necessary to
develop the Project, an affordable multifamily development; and

WHEREAS, Texas law, at Texas Government Code, § 2306.6705(5), provides for
Releasor to execute this Agreement to release and hold the City harmless in the event that
Rgleasor’s zoning amendment application on the Property is denied; and

WHEREAS, Releasor’s providing this Agreement to the City is consistent with the City’s
LIHTC Resolution Policy.

NOW, THEREFORE, for and in consideration of the foregoing premises, and other good
and valuable consideration, the receipt of which is hereby acknowledged, Releasor, and its

successors, assigns and grantees, does hereby completely release the City from and waive any
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and all claims, whether known or unknown, which arise or may arise, from Releasor’s zoning
amendment application, including but not limited to, its denial of appropriate zoning.
Furthermore, Releasor agrees to indemnify and hold harmless the City, its officers
employees, agents, and representatives, from any and all claims, counterclaims, demands,
actions, and causes of action of any kind or character, whether known or unknown, present or
future, asserted by Releasor its successors, assigns and grantees, or any third party, with regard
to any damages to the Property or Project, as identified above, that may be or have been brought
against the City, its officers, employees, agents and representatives, as the result of the City’s
consideration of Releasor’s zoning amendment application, including but not limited to, its
denial of appropriate zoning.
EXECUTED on the dates acknowledged below, and effective as of the last date signed.
RELEASOR:
Pedcor Investments-2020-CLXXX, L.P.
By: Mill Stream Housing Company, LLC

Its General Partner

‘By: Pedcor Investments, A Limited Liability Company

Its: Managing Member

By: A é’ﬂt é?{ﬁ__—

Jean Latsha, Vlce President - Development

Ao

Date signed: /" 29~ 2/
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THE STATE OF TEXAS  §
§
COUNTY OF TRAVIS §

e BEFORE ME, the undersigned authority, on this day personally appeared

Q,Q(\ ,G\J(R N , known to me to be the person whose name is subscribed
to the foregomg instrument and acknowledg,ed to me that said instrument was executed and
intended as a release for the purposes and consideration therein described and in the capacity
therein stated.

‘fi SUBSCRIBED AND SWORN TO before me on {his. ﬂ day of ;Sﬂmm# ,
2027, 4 sbich

hand and seal of office.

: //-':5"
L\NOTARY PUBLIC STATE OF TEXAS§ e
L/ MY COMM. EXP. 01/16/2024 § %
NOTARY ID 13232749-0 Notary Public in and for

the State of Texas

My Commission Expires: ()] / fé/ZﬂZQ

CITY OF McKINNEY, TEXAS

By Date signed:
Paul Grimes
City Manager

THE STATE OF TEXAS  §
§
COUNTY OF COLLIN §

BEFORE ME, the undersigned authority, on this day personally appeared Paul Grimes,
City of McKinney City Manager, known to me to be the person whose name is subscribed to the
foregoing instrument and acknowledged to me that said instrument was executed and intended as
a release for the purposes and consideration therein described and in the capacity therein stated.

SUBSCRIBED AND SWORN TO before me on this day of
2020, to certify which witness my hand and seal of office.

Notary Public in and for
the State of Texas

My Commission Expires:
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