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ATLANTA  CHICAGO  CINCINNATI  DALLAS  DENVER  HOUSTON  NY/NJ METRO  SAN FRANCISCO  SOCAL  SOUTH FLORIDA 

An Appraisal Report of: 
Parc at Windmill Farms

1003 Windmill Farms Blvd 

Forney, Texas 75126

Latitude/Longitude:  

32.74128,  -96.39680 

NVC File Number:  

DAL2212075 

Prepared For: 

Cort Thomas 

Partner 

Brown Fox PLLC 

8111 Preston Road, Suite 300 

Dallas, TX, 75225 

Cort@brownfoxlaw.com 

Effective Date(s) of Value: 

"As Is" - January 23, 2023 

Prepared By: 

NATIONAL VALUATION CONSULTANTS, INC. 

7807 E. PEAKVIEW AVENUE, SUITE 200 

CENTENNIAL, COLORADO 80111 
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February 7, 2023 

Cort Thomas 

Partner 

Brown Fox PLLC 

8111 Preston Road, Suite 300 

Dallas, TX, 75225 

Cort@brownfoxlaw.com 

Re: Parc at Windmill Farms

 1003 Windmill Farms Blvd   

Forney, Texas 75126 

 Latitude  32.74128 & Longitude  -96.39680 

 NVC File No.:  DAL2212075  

Dear Mr. Thomas: 

In compliance with your request, enclosed is an appraisal report of the above-referenced property.  The 

purpose of the appraisal is to provide our market value opinion of the valuation scenario summarized 

below. 

Scenario

Interest

Appraised

Effective Date

 of Appraisal

"As Is" Market Value Fee Simple January 23, 2023

Valuation Scenario

Briefly described, the subject is a Class B, Garden/Low Rise, apartment community with 17 residential 

buildings and two clubhouses. The improvements include 272 units with a total rentable area of 279,648 

SF for an average unit size of 1,028 SF. The subject was approximately 91.5% occupied at the time of this 

appraisal, per the rent roll provided.  There are  557 total parking spaces, for a parking ratio of 2.1 spaces 

per unit.   The subject was built in 2019.  

As an apartment complex, the subject is encumbered with tenant leases. Thus, the official property rights 

under appraisal are those of a leased fee estate.  However, it is commonplace in the industry to refer to 

the property rights as those of a fee simple interest, because of the short duration of apartment leases (6 

to 12 months) and since we are assuming that all of the tenant leases are at market levels.  In this 
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Cort Thomas 

February 7, 2023 

Page 3 

NVC | National Valuation Consultants, Inc. 

It is our opinion that this report complies fully with (a) the current Uniform Standards of Professional 

Appraisal Practice (USPAP) adopted by the Appraisal Standards Board of the Appraisal Foundation, (b) and 

 copy of the engagement letter can be found in the Addenda.  

It must be noted that our opinion of value is subject to other standard and typical assumptions and limiting 

conditions which are referenced in the accompanying appraisal report.  There are no extraordinary 

assumptions or hypothetical conditions. 

Extraordinary Assumptions: 

1. None 

Hypothetical Conditions: 

1. None 

Based upon the data, analyses and reasoning contained in the attached report, and subject to the 

assumptions and limiting conditions set forth in this analysis, our market value opinions are set forth 

below: 

Scenario

Interest

Appraised

Effective Date

 of Appraisal

Reconciled

Value

"As Is" Market Value Fee Simple January 23, 2023 $50,000,000 

Summary of Value Conclusion

In an effort to curb inflation, the Federal Reserve raised the federal funds rate seven times in 2022 and 

has signaled rate hikes will continue into 2023.  A 25 bps increase was the latest on February 1st.  While 

spreads between interest rates and investment rates are not static, market participants indicate that 

We have reflected this trend in the appraisal. 

Please note that our value opinions include personal property such as appliances, office furniture, and 

other personal property.  We have included all personal property in the appraised value of the subject 

property since we have determined from our analysis that it is typically traded with apartments in the 

market area.  
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Cort Thomas 

February 7, 2023 

Page 4 

NVC | National Valuation Consultants, Inc. 

We appreciate the opportunity to serve you, and trust you will advise us if we can be of further assistance. 

Respectfully submitted, 

NATIONAL VALUATION CONSULTANTS, INC. 

Charles G. Dannis, MAI, SRA 

Senior Managing Director 

Texas Certified General Appraiser 

License No.: TX 1321531 G 

Phone: 214-932-1818 

Email: cdannis@nvcinc.com 
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NVC | National Valuation Consultants, Inc. 

TABLE OF CONTENTS 

SUBJECT PHOTOGRAPHS .................................................................................................................... 6

Subject Photograph .................................................................................................................................. 7 

Property Aerial .......................................................................................................................................... 8 

Executive Summary .................................................................................................................................. 9 

PREMISES OF THE APPRAISAL ........................................................................................................... 12

Scope of Work ........................................................................................................................................ 13 

Definitions of Terminology ..................................................................................................................... 16 

Identification and History of the Property ............................................................................................. 18 

Standard Assumptions and Limiting Conditions ..................................................................................... 19 

Extraordinary Assumptions and Hypothetical Conditions ...................................................................... 22 

PRESENTATION OF DATA .................................................................................................................. 23

U.S. Economic Indicators ........................................................................................................................ 24 

Area / Subject Map ................................................................................................................................. 28 

Dallas-Fort Worth-Arlington, TX MSA Economic and Demographic Profile ........................................... 29 

Market Area Map ................................................................................................................................... 37 

Market Area Analysis .............................................................................................................................. 38 

State of Texas Tax and Assessment Analysis .......................................................................................... 45 

Site Analysis ............................................................................................................................................ 49 

Description of the Improvements .......................................................................................................... 51 

Subject Photographs ............................................................................................................................... 54 

ANALYSIS OF DATA AND CONCLUSIONS ............................................................................................ 56

Dallas-Fort Worth Apartment Market Analysis: ..................................................................................... 57 

Mesquite Apartment Submarket Cluster Analysis ................................................................................. 66 

Highest and Best Use Analysis ................................................................................................................ 72 

The Valuation Process ............................................................................................................................ 74 

Cost Approach ........................................................................................................................................ 75 

Sales Comparison Approach ................................................................................................................... 77 

Income Capitalization Approach............................................................................................................. 85 

Reconciliation and Final Value .............................................................................................................. 109 

Reasonable Exposure Time and Marketing Period ............................................................................... 110 

Certification .......................................................................................................................................... 112 

ADDENDA 

Appraiser Qualifications 

Improved Sale Abstracts 

Lease Comparable Abstracts 

Legal Description 

Site Plan / Floor Plans 

Rent Roll 

Operating Statements 

Engagement Letter 

APP000053

Case 3:22-cv-02118-X   Document 162-1   Filed 02/22/23    Page 53 of 310   PageID 3854



NVC | National Valuation Consultants, Inc. 

SUBJECT PHOTOGRAPHS 

APP000054

Case 3:22-cv-02118-X   Document 162-1   Filed 02/22/23    Page 54 of 310   PageID 3855



P
a

rc
 a

t 
W

in
d

m
ill

 F
a

rm
s

N
V

C
 |

 N
a

ti
o

n
a

l V
a

lu
a

ti
o

n
 C

o
n

su
lt

a
n

ts
, 

In
c.

D
A

L2
2

1
2

0
7

5
S

u
b

je
ct

 P
h

o
to

g
ra

p
h

s
7

S
u

b
je

ct
 P

h
o

to
g

ra
p

h

APP000055

Case 3:22-cv-02118-X   Document 162-1   Filed 02/22/23    Page 55 of 310   PageID 3856



P
a

rc
 a

t 
W

in
d

m
ill

 F
a

rm
s

N
V

C
 |

 N
a

ti
o

n
a

l V
a

lu
a

ti
o

n
 C

o
n

su
lt

a
n

ts
, 

In
c.

D
A

L2
2

1
2

0
7

5
S

u
b

je
ct

 P
h

o
to

g
ra

p
h

s
8

P
ro

p
e

rt
y 

A
e

ri
a

l

APP000056

Case 3:22-cv-02118-X   Document 162-1   Filed 02/22/23    Page 56 of 310   PageID 3857



Parc at Windmill Farms NVC | National Valuation Consultants, Inc. 

DAL2212075 Executive Summary 9 

Executive Summary 

CLIENT:  Cort Thomas 

Partner 

Brown Fox PLLC 

8111 Preston Road, Suite 300 

Dallas, TX, 75225 

Cort@brownfoxlaw.com 

PROPERTY IDENTIFICATION: Parc at Windmill Farms located at 1003 Windmill Farms 

Blvd  in Forney, Texas 75126 

PURPOSE OF APPRAISAL: The purpose of this assignment is to provide the 

following market value opinion(s):  

Scenario

Interest

Appraised

Effective Date

 of Appraisal

"As Is" Market Value Fee Simple January 23, 2023

Valuation Scenario

DATE OF INSPECTION:  January 23, 2023 

DATE OF REPORT PREPARATION: February 7, 2023 

EXTRAORDINARY ASSUMPTIONS: This report is subject to the extraordinary assumptions 

mentioned in the letter of transmittal and in the attached 

report. 

ZONING: The property is zoned  B-1 (Neighborhood Commercial) 

under the authority of City of Forney. Multifamily is a 

permitted land use under this zoning. 

SITE SIZE: 18.45 acres (±803,726 SF) per county assessor  

IMPROVEMENTS DESCRIPTION: 

Year of Construction: 2019  

Number of Buildings: 17 residential buildings and two clubhouses  

Net Rentable Area: 279,648 SF 

Average Unit Size: 1,028 SF 

Current Occupancy: 91.5% 

Parking: 557 total parking spaces, for a parking ratio of 2.1 spaces 

per unit. 
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Parc at Windmill Farms NVC | National Valuation Consultants, Inc. 

DAL2212075 Executive Summary 10 

UNIT MIX:  

Unit Type Size (SF)

No. of 

Units % of Total

Rentable

Area (SF)

A1 832 65 23.9% 54,080

A1 -HC 832 3 1.1% 2,496

A2A 798 48 17.6% 38,304

B1 1,059 28 10.3% 29,652

B2 1,145 77 28.3% 88,165

B2 -HC 1,125 3 1.1% 3,375

B3 1,203 12 4.4% 14,436

C1 1,365 35 12.9% 47,775

C1 -HC 1,365 1 0.4% 1,365

Total 1,028 272 100.0% 279,648

Unit Mix Summary

PROPERTY STRENGTHS AND WEAKNESSES 

  Strengths

Location offers good access and visibility 

Proximity to open space

Top rated school district

Large-sized units

Efficient floorplan design with balconies/patios

Adequate parking at 2.1 spaces per bedroom

Above-average project amenities 

New construction

Good condition / well maintained

Rental rates have trended upward in recent years

Stabilized occupancy

Strong employment growth in submarket / metropolitan area

  Weaknesses

Located in a tertiary market

Rising interest rates causing downward pressures on values

Significant new supply brought to market

Ample land supply in area allows for potential new construction 

Limited availability of debt capital 

Strengths And Weaknesses

HIGHEST AND BEST USE: 

As Vacant: Multi-family development 

As Improved:  Continued operation as a for-rent apartment project. 
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Parc at Windmill Farms NVC | National Valuation Consultants, Inc. 

DAL2212075 Executive Summary 11 

MARKET VALUE OPINION SUMMARY: 

Value Scenario "As Is" Market Value

Date of Valuation January 23, 2023

Interest Appraised Fee Simple

Sales Comparison Approach $49,000,000

Income Capitalization Approach

     Direct Capitalization $51,600,000

     DCFA $49,700,000

     Reconciled $50,000,000

Market Value Opinion $50,000,000

Market Value Opinion /Unit $183,824

Final Value Reconciliation

KEY UNITS OF COMPARISON: 

Valuation Premise  "As Is" 

Effective Date
 January 23, 2023 

Indicated Value $50,000,000

Indicated Value - $/SF (279,648) $178.80

Indicated Value - $/Unit (272) $183,824

Vacancy/Credit Loss 8.0%

Concessions 0.0%

Average Rent/ Unit / Month $1,560

Annual Expense / Unit (including reserves) $8,057

Operating Expenses Ratio 44.71%

Direct Capitalization Rate (Going In Rate) 5.25%

Key Units of Comparison

Scenario "As Is"

Date of Value January 23, 2023

Average Market Rent $1,560

Rent Escalation 0%, 2%, 3% 

Holding Period 10 years

Vacancy & Credit Loss 8.00%

Long Term Concessions 0.00%

Expense Escalation 3.00%

Terminal Cap Rate 5.75%

Discount Rate 7.00%

Selling Expenses 1.50%

DCF Value Indication (Rounded) $49,700,000

DCF Value Indication $/Unit $182,721

Summary of DCF Assumptions
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Parc at Windmill Farms NVC | National Valuation Consultants, Inc. 

DAL2212075 Scope of Work 13 

Scope of Work 

SCOPE OF WORK DEFINED  

The Scope of Work requirement within the Uniform Standards of Professional Appraisal Practice (USPAP) 

of the Appraisal Standards Board states that the appraiser must provide the following information within 

each appraisal, appraisal review, or appraisal consulting assignment: 

1. Identify the problem to be solved; 

2. Determine and perform the scope of work necessary to develop credible assignment 

results; and 

3. Disclose the scope of work in the report. 

While the scope of work is addressed within many sections of this report, the following is a summary of 

the Scope of Work for this assignment. 

APPRAISAL ELEMENTS 

There are six key assignment elements that need to be addressed when identifying the appraisal problem.  

These include: 

1. Client and any other intended users; 

2. 

3. Type and definition of value; 

4. 

5. Subject of the assignment and its relevant characteristics (e.g. interest valued, physical 

and legal characteristics); and 

6. Assignment conditions (e.g. hypothetical conditions, extraordinary assumptions, 

supplemental standards, and jurisdictional exceptions). 

CLIENT, INTENDED USERS AND INTENDED USE 

According to USPAP, the credibility of an appraisal must be evaluated within the context of the intended 

use.  To that end, this appraisal is prepared at the request of Brown Fox PLLC, for the purpose of assisting 

in the potential sale of the subject..  The intended users of this appraisal are officials with Brown Fox PLLC.  

This report has no other intended use, and National Valuation Consultants, Inc. is not responsible for the 

use of this report by any third parties. 
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Parc at Windmill Farms NVC | National Valuation Consultants, Inc. 

DAL2212075 Scope of Work 14 

PURPOSE OF APPRAISAL 

The purpose of the appraisal is to provide our market value opinion of the valuation scenario summarized 

below. 

Scenario

Interest

Appraised

Effective Date

 of Appraisal

"As Is" Market Value Fee Simple January 23, 2023

Valuation Scenario

PROPERTY RIGHTS APPRAISED 

The property rights appraised are those of a fee simple interest in the subject real property.  No opinion 

of value is provided for mineral rights, water rights or other non-realty items which may or may not be 

associated with the property. 

ANALYSIS PERFORMED IN THE ASSIGNMENT 

The engagement letter, included at the end of the addenda of this report, requests that the appraisers 

perform a comprehensive appraisal that includes a detailed explanation of all material factors that relate 

-

The work performed within this appraisal assignment includes a number of independent investigations 

and analyses.  The methods and sources utilized are listed as follows: 

Approaches to Value: The three traditional valuation approaches  cost, income, and sales 

comparison  were considered in the appraisal along with the subdivision development approach.  

Value indications were derived from those considered applicable, which is discussed later in this 

report. 

Market Area Analysis

demographic and economic statistics, reviewed city zoning maps, aerial photographs and other 

market data in analyzing the characteristics of the subject area. 

Site Description and Analysis: This description is based on an on-site inspection and review of 

documents provided by the property contacts.  Specific documents used in the description are 

cited in the Site Analysis section of this report. 

Improvement Description and Analysis:  This description is also based on an on-site inspection 

and review of building information provided by the property contacts.  Specific documents used 

in the description are cited in the Description of the Improvements section of this report. 
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Parc at Windmill Farms NVC | National Valuation Consultants, Inc. 

DAL2212075 Scope of Work 15 

Market Analysis: Macro and micro market analysis sections and industry overview sections were 

prepared by many individuals through a cooperative effort between the appraisers and 

professional research staff of National Valuation Consultants, Inc. (NVC).  We have cited our 

sources within these sections which typically include related trade industry associations, state and 

local government sources, and interviews with market participants. 

Market Data:  All market data were derived from multiple conversations with many individuals 

through a cooperative effort between the appraisers and professional research staff of National 

Valuation Consultants, Inc. (NVC). 

Comparable Sales:  The appraisers assembled data on comparable improved property sales and 

land sales from abstracts provided by CoStar COMPS; Real Capital Analytics; public deed records; 

multiple listing service data; newspaper articles and news releases; file sources; and conversations 

with numerous real estate buyers, sellers, and agents active in the marketplace. 

ASSIGNMENT CONDITIONS 

In two separate sections of this appraisal report, we have included the Standard Assumptions and Limiting 

Conditions used in the preparation of the appraisal assignment.   

PROPERTY CONTACTS 

In addition to public records and other sources cited in this appraisal, we have relied on the following 

parties for information pertaining to the subject: 

Contact Name Title Company Email Phone Number

Larina Friend Mgt. Co. Rep Sun Chase American lfriend@sunchaseamerican.com 336-545-1291

Kayla Martin Site Manager Parc at Windmill Farms manager@parcatwindmillfarms.com 972-552-5500

Property Contacts
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Parc at Windmill Farms NVC | National Valuation Consultants, Inc. 

DAL2212075 Definitions of Terminology 16 

Definitions of Terminology 

APPRAISAL  (noun) the act or process of developing an opinion of value.  (adjective) of or pertaining to 

appraising and related functions such as appraisal practice or appraisal services.  Comment:  An appraisal 

must be numerically expressed as a specific amount, as a range of numbers, or as a relationship to a 

previous value opinion or numerical benchmark.1

ASSIGNMENT  1) An agreement between an appraiser and a client to provide a valuation service; 2) the 

valuation service that is provided as a consequence of such an agreement.2 

MARKET VALUE  The most probable price which a property should bring in a competitive and open 

market under all conditions requisite to a fair sale, the buyer and seller each acting prudently and 

knowledgeably, and assuming the price is not affected by undue stimulus.  Implicit in this definition is the 

consummation of a sale as of a specified date and the passing of title from seller to buyer under conditions 

whereby: 

1. Buyer and seller are typically motivated. 

2. Both parties are well informed or well advised, and acting in what they consider their own best 

interests. 

3. A reasonable time is allowed for exposure in the open market. 

4. Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable 

thereto. 

5. The price represents the normal consideration for the property sold unaffected by special or 

creative financing or sales concessions granted by anyone associated with the sale.3

AS IS MARKET VALUE  The estimate of the market value of real property in its current physical condition, 

use, and zoning as of the appraisal date. (Interagency Appraisal and Evaluation Guidelines, OCC) 4

FEE SIMPLE ESTATE  Absolute ownership unencumbered by any other interest or estate, subject only 

to the limitations imposed by the governmental powers of taxation, eminent domain, police power, and 

escheat.5

LEASED FEE INTEREST  The ownership interest held by the lessor, which includes the right to receive 

the contract rent specified in the lease plus the reversionary right when the lease expires. .6

PROJECTION  In market analysis, a prediction of the future that is an extension of current and historical 

trends.7

EFFECTIVE DATE  1. The date on which the appraisal opinion applies. (SVP) 2. The date to which an 

ferred to as date of value. (USPAP)  3. The 

date that a lease goes into effect.8

1 USPAP 2020-2021 Edition, Page 3. 
2 USPAP 2020-2021 Edition, Page 3. 
3 Source: Code of Federal Regulations; Title 12--Banks And Banking; Chapter I--Comptroller Of The Currency, Department Of The 

Treasury; Part 34--Real Estate Lending And Appraisals--Subpart C Appraisals Sec. 34.42 Definitions; Revised January 1, 2000. 
4 Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th edition. 
5 Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th edition. 
6 Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th edition. 
7 Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th edition. 
8 Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th edition.
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PROSPECTIVE OPINION OF VALUE  A value opinion effective as of a specified future date. The term does 

not define a type of value. Instead, it identifies a value opinion as being effective at some specific future 

date. An opinion of value as of a prospective date is frequently sought in connection with projects that 

are proposed, under construction, or under conversion to a new use, or those that have not yet achieved 

sellout or a stabilized level of long-term occupancy.9

EXTRAORDINARY ASSUMPTION  An assignment-specific assumption as of the effective date regarding 

or conclusions. Uncertain information might include physical, legal, or economic characteristics of the 

subject property, or conditions external to the property, such as market conditions or trends, or about 

the integrity of data used in an analysis. 10

HYPOTHETICAL CONDITION 1.  A condition that is presumed to be true when it is known to be false. 

(SVP) 2. A condition, directly related to a specific assignment, which is contrary to what is known by the 

appraiser to exist on the effective date of the assignment results but is used for the purpose of analysis. 

Hypothetical conditions are contrary to known facts about physical, legal, or economic characteristics of 

the subject property; or about conditions external to the property, such as market conditions or trends; 

or about the integrity of data used in an analysis.(USPAP)11

EXPOSURE TIME  Estimated length of time that the property interest being appraised would have been 

offered on the market prior to the hypothetical consummation of a sale at market value on the effective 

date of the appraisal.12

MARKETING TIME  Opinion of the estimated amount of time it might take to sell a real or personal 

property interest at the concluded market value level during the period immediately after the effective 

date of an appraisal. 13

INTENDED USE - sal or appraisal review assignment results, as 

identified by the appraiser based on communication with the client at the time of the assignment. 14

INTENDED USER - the client and any other party as identified, by name or type, as users of the appraisal 

or appraisal review report by the appraiser, based on communication with the client at the time of the 

assignment. 15

PERSONAL PROPERTY  Identifiable tangible objects that are considered by the general public as being 

"personal," for example, furnishings, artwork, antiques, gems and jewelry, collectibles, machinery and 

equipment; all tangible property that is not classified as real estate.  (USPAP) Consists of every kind of 

property that is not real property; movable without damage to itself or the real estate; subdivided into 

tangible and intangible components. (IAAO)16

9 Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th edition. 
10 Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th edition. 
11 USPAP 2020-2021 Edition, Page 4. 
12 USPAP 2020-2021 Edition, Page 4. 
13 USPAP 2020-2021 Edition, Advisory Opinion 7, Page 74. 
14 USPAP 2020-2021 Edition, Page 4. 
15 USPAP 2020-2021 Edition, Page 4. 
16 USPAP 2020-2021 Edition, Page 5. 
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Identification and History of the Property 

PROPERTY NAME: Parc at Windmill Farms 

LOCATION: The property is just north of W US Hwy 80 and in between Forney 

and Terrell, TX. 

ADDRESS: 1003 Windmill Farms Blvd, Forney, Texas 75126 

COUNTY: Kaufman 

PROPERTY I.D. NUMBER: 8214

OWNER OF RECORD: D4FR  LLC 

LEGAL DESCRIPTION: Please refer to the Addenda.

LATITUDE / LONGITUDE: 32.74128 / -96.39680 

HISTORY OF THE PROPERTY: 

The improvements of the Parc at Windmill Farms were constructed in 2019.  Since then, there have been 

from DLP Capital Holdings, LLC to purchase the property for $47,328,000 or $174,000/unit.  The subject 

was not widely marketed nor was it listed with a brokerage firm.  The subject is part of ongoing legal 

proceedings to where the LOI has been taken by a receiver, Brown Fox LLC, to make financial decisions. 

Other than the current LOI in place, we are aware of no other sales since the property was built.  
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Standard Assumptions and Limiting Conditions 

1. Disclosure of the contents of the appraisal report is governed by the bylaws and regulations of 

the professional appraisal organizations with which the appraiser is affiliated:  specifically, the 

Appraisal Institute. 

2. This Report should be relied upon only by the Intended User(s) and only for the Intended Use(s) 

identified at the time of the assignment.  Furthermore, the Report is to be used in whole and not 

in part.  The Report shall not be duplicated or provided to any third party in whole or in part 

without the written consent of NVC. Exempt from this restriction is duplication for the internal 

use of the Intended User and its attorneys, accountants, or advisors for the sole benefit of the 

Intended User. Also exempt from this restriction is transmission of the Report pursuant to any 

requirement of any court, governmental authority, or regulatory agency having jurisdiction over 

the intended user, provided that the Report and its contents shall not be published, in whole or 

in part, in any public document without the written consent of NVC. Written consent and approval 

from NVC must be obtained before this appraisal report can be conveyed by anyone to the public 

through advertising, public relations, news, sales, or other media.  Any third party, not covered 

by the exemptions herein, who may possess this report, is advised that they should rely on their 

own independently secured advice for any decision in connection with this property.  NVC shall 

have no accountability or responsibility to any such third party. 

3. The appraiser will not be required to give testimony or appear in court because of having made 

this appraisal, with reference to the property in question, unless previous arrangements have 

been made. 

4. The distribution of the total valuation in this report between land and improvements applies only 

under the stated highest and best use of the property.  The separate allocation of value for land 

and improvements must not be used in conjunction with any other appraisal and is invalid if so 

used. 

5. The legal description used in this report is assumed to be correct. 

6. No survey of the property has been made by the appraiser and no responsibility is assumed in 

connection with such matters. Maps and sketches are included only to assist the reader in 

visualizing the property. 

7. No responsibility is assumed for matters of a legal nature affecting title to the property, nor is an 

opinion of title rendered.  The title is assumed to be good and merchantable unless otherwise 

stated. 

8. It is assumed that there are no hidden or unapparent conditions of the property, subsoil, 

(including termite infestations) or structures which would render it more or less valuable.  No 

responsibility is assumed for such conditions or for engineering which may be required to discover 

such. 
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9. All mechanical components are assumed to be in operable condition as would be considered 

standard for properties similar to the subject in type and age.  The heating, cooling, ventilation, 

plumbing and electrical equipment are considered to be in similar condition to the observable 

elements of the improvements unless otherwise stated. The insulation and energy efficiency of 

the improvements are assumed to be adequate and standard for the subject type and age unless 

otherwise noted. 

10. Information furnished by others is assumed to be true, correct and reliable.  A reasonable effort 

has been made to verify such information; however, no responsibility for its accuracy is assumed 

by the appraiser. 

11. The opinion of value assumes responsible ownership and competent management. 

12. Unless otherwise stated in this report, the existence of hazardous substances, including without 

limitation asbestos, polychlorinated biphenyls, petroleum leakage, or agricultural chemicals, 

which may or may not be present on the property, or other environmental conditions, were not 

called to the attention of nor did the appraiser become aware of such during the appraiser's 

inspection. The appraiser has no knowledge of the existence of such materials on or in the 

property unless otherwise stated. The appraiser, however, is not qualified to test such substances 

or conditions.  If the presence of such substances, such as asbestos, urea formaldehyde foam 

insulation, or other hazardous substances or environmental conditions, may affect the value of 

the property, the opinion of value is predicated on the assumption that there is no such condition 

on or in the property or in such proximity thereto that it would cause a loss in value.  No 

responsibility is assumed for any such conditions, nor for any expertise or engineering knowledge 

required to discover them. 

13. The values contained in this report are opinions.  There is no guarantee, written or implied, that 

the subject property will sell or lease for the indicated amounts. 

14. The appraisers of National Valuation Consultants, Inc. reserve the right to amend and/or alter 

statements, analyses, conclusions and opinions of value if information pertinent to this 

assignment is made known to us after the completion of the report. 

15. National Valuation Consultants, Inc., as well as any employee, agent or officer thereof, shall be 

completely indemnified against any and all losses, claims, damages, liabilities, costs or expenses 

to which the recipient and/or third party user may become subject, but only if neither National 

Valuation Consultants, Inc. nor any other indemnified person shall have been grossly negligent or 

shall have taken or omitted to take any action in bad faith in connection with the preparation of 

this report. 

16. The Americans with Disabilities Act ("ADA") became effective January 26, 1992.  We have not 

made a specific compliance survey and analysis of this property to determine whether or not it is 

in conformity with the various detailed requirements of the ADA.  It is possible that a compliance 

survey of the property, together with a detailed analysis of the requirements of the ADA, could 

reveal that the property is not in compliance with one or more of the requirements of the Act.  If 

so, this fact could have a negative effect upon the value of the property.  Since we have no direct 

evidence relating to this issue, we did not consider possible noncompliance with the requirements 

of ADA in estimating the value of the property. 
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17. Unless otherwise noted, all prospective values, if any, in this appraisal, are based on the market 

conditions which exist at the date of inspection combined with an informed forecast, based on 

current trends in supply and demand for the property type under appraisal, as to what such 

conditions will be at the future date of property completion and or stabilization.  The appraiser 

cannot be held responsible for unforeseeable events, such as unexpected new construction, 

unanticipated changes in economic conditions, or any other such events which might occur and 

which would alter market conditions prior to the effective date of the appraisal. 
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Extraordinary Assumptions and Hypothetical Conditions 

Our market value opinion is subject to certain standard assumptions and limiting conditions which are 

referenced in the accompanying appraisal report.  There are no Extraordinary Assumptions and 

Hypothetical Conditions that may have affected the assignment results. 

EXTRAORDINARY ASSUMPTIONS 

None 

HYPOTHETICAL CONDITIONS 

None
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U.S. Economic Indicators 

Gross Domestic Product 

Real gross domestic product (GDP) increased at an annual rate of 2.6% in 3Q 2022, in contrast to a 

decrease of 0.6% in 2Q 2022. 

Inflation 

The Consumer Price Index for All Urban Consumers rose just 0.1% from the previous month, and increased 

7.1% from a year ago, compared with respective estimates of 0.3% and 7.3%.  Inflation-adjusted average 

hourly earnings for workers rose 0.5% for the month, though they were still down 1.9% from a year ago. 
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U.S. 10-Year Treasury Yield 

As of late-December 2022, the 10-year U.S. Treasury yield dropped below 3.6%, after inflation reading 

comes in lighter than expected.  The data no doubt cemented the 50 basis point rate hike. 

Consumer Sentiment Index 

Consumer sentiment confirmed the preliminary reading earlier this month, rising 5% above November. 

attitudes have softened this month on the basis of easing pressures from inflation.  One-year business 

conditions surged 25%, and the long-term outlook improved a more modest but still sizable 9%.  Still, both 

measures are well below 2021 readings.  Assessments of personal finances, both current and future, are 

essentially unchanged from November.  Year-ahead inflation expectations improved considerably but 

remained elevated, falling from 4.9% in November to 4.4% in December, the lowest reading in 18 months 

but still well above two years ago.  Declines in short-run inflation expectations were visible across the 

distribution of age, income, education, as well as political party identification.  While the sizable decline 

in short-run inflation expectations may be welcome news, consumers continued to exhibit substantial 

uncertainty over the future path of prices. 
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Investment 

Stocks waver as holidays approach and investors look to 2023.  The S&P 500 is down 4.73% for the month. 

NCREIF Property Index 

The quarterly total return was 0.57% for the third quarter which is down from 3.23% the second quarter.  

The quarterly return consisted of 0.93% from income and (0.37%) from appreciation, the first negative 

appreciation returns since the 2nd quarter of 2020.  Appreciation is after the deduction of capital 

expenditures.  Market values before considering capital expenditures decreased by (0.09%), the first 

decline in the index since the 3rd quarter of 2020.  The decline was due in part to a significant increase in 

the number of properties that had their values written down this quarter versus those that were written 

3rd quarter of 2020. 
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Capital Markets 

According to CoStar Analytics, having decreased in 2020 by 27.5%, total commercial real estate sales 

volume reached a new record of $583B in 2021.  Thus far in 2022, total CRE sales volume has increased 

41.5%, with over 101,000 total sales and an overall asset value exceeding $13.7T. 

CONCLUSION

As 2022 progresses, the U.S. inflation rate continues to impact markets, as strong consumer demand has 

collided with pandemic-related supply disruptions.  Prices are up sharply for a number of everyday 

household items, including food, vehicles, shelter, and energy.  Shortages of supplies and workers, heavy 

doses of federal aid, rising interest rate predictions, and robust consumer spending have combined to 

send inflation soaring.  The Federal Reserve reinforced its inflation fight by raising its key interest rate for 

the seventh time this year and signaling more hikes to come.  The central bank boosted its benchmark 

rate a half-point to a range of 4.25% to 4.5%, its highest level in 15 years.  Though lower than its previous 

three-quarter-point hikes, the latest move will further increase the costs of many consumer and business 

loans and the risk of a recession. 

While industrial properties continue to be the magnet for investors, the retail sector remains impacted by 

the continuous surge of e-commerce.  Unlike retail where supply exceeds demand, all types of housing in 

the U.S. remains supply constrained, and the demand for apartments has been fueled by generally 

unaffordable housing prices.  The hospitality industry is seeing the return of business and large conference 

travel, but the biggest issue the sector is suffering from currently is a talent shortage and the need to pay 

higher wages.  The hotel industry is directly affected by the office segment, which continues to be 

impacted by hybrid work from home policies, resulting in the shrinking of office demand in certain U.S. 

markets. 

Looking forward, most analysts anticipate a short and mild recession, followed by a period of slower 

n combined with higher 

interest rates and ongoing supply-chain issues, the commercial real estate markets will face challenges in 

the short term, although long term trends remain positive due to high employment and constrained 

supply in many markets. 
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Area / Subject Map 
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Dallas-Fort Worth-Arlington, TX MSA Economic and Demographic Profile 

MSA Defined

According to the U.S. Office of Management and Budget, the Dallas-Fort Worth-Arlington, TX 

Metropolitan Statistical Area (#19100) is defined as follows. 

Principal Cities:  Dallas, Fort Worth, Arlington, Plano, Irving, Denton, Richardson, Grapevine. 

Constituent Counties: Collin County, Dallas County, Denton County, Ellis County, Hunt County, 

Kaufman County, Rockwall County, Johnson County, Parker County, Tarrant County, Wise County. 

Locational and Linkages Attributes

The cities of Dallas and Fort Worth are the two central cities of the metroplex.  Dallas and its suburbs have 

one of the highest concentrations of corporate headquarters in the United States and is the largest 

growing metropolitan economy in the nation.  Its major industries include Information Technology and 

Conducting Business.  Fort Worth's economy is fueled by defense and aircraft manufacturing, as well as 

the Texas farming and ranching industry.   

The Dallas-Fort Worth Metroplex is home to over 220 publicly traded companies and roughly 700 total 

corporate headquarters, one of the largest concentrations in the United States.  As a whole, the region 

has over 20 Fortune 500 companies and approximately 40 Fortune 1,000 companies.  Among these 

companies in Dallas are AT&T, Southwest Airlines, Texas Instruments, and Exxon Mobil; Fort Worth is 

home to American Airlines and several major defense manufacturers including Lockheed Martin and Bell 

Helicopter Textron. 

The Dallas- -business 

mindset and absence of corporate and personal income taxes all contribute to a strong regional and state 

eco

businesses an edge by putting key markets within easy reach of both truck and rail shipping. 

Ground Transportation 

Highways 

The Dallas-Fort Worth area has multiple different freeways and interstates.  Major north-south Interstates 

include I-35 and I-45/I-75.  I-35 splits into I-35E and I-35W from Denton to Hillsboro.  I-35W goes through 

Fort Worth while I-35E goes through Dallas.  I-45 connects Dallas to Houston.  I-75 connects Dallas to 

Durant Oklahoma.  East-west routes include I-30 and I-20.  The North Central Texas Council of 

Governments is a cooperative effort of all the counties impacted by the continued population growth and 

resulting traffic congestion, with the charter to help plan and coordinate future transportation needs of 

the region.  Two major turnpikes have been opened in the last 10 years to address this growth: the Sam 

Rayburn Tollway, which links north Tarrant County to Collin County and the President George Bush 

Turnpike, which links I-20 and I-30, south of DFW Airport, to the Dallas North Tollway and I-75. 
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Public Transportation 

Public transit options continue to expand significantly, though in several outlying suburbs, it remains 

limited.  Dallas County and parts of Collin and Rockwall Counties have bus service and light rail operated 

by Dallas Area Rapid Transit, (DART), covering thirteen cities.  The Red Line extends north to Plano and 

southwest to Westmoreland Road.  The Blue Line reaches from Rowlett in the northeast to Ledbetter 

Road in south Dallas.  An additional three miles south to the University of North Texas near I-20 recently 

opened.  DART's 28-mile Green Line connects Carrollton in the northwest through Downtown Dallas to 

Pleasant Grove in the southeast.  The Orange Line is being extended in phases from Northwest Hwy to Las 

Colinas, in Irving, and finally to DFW International Airport. 

Rail 

Tarrant County has bus service operated by the Fort Worth Transportation Authority (known as 'The T'), 

available only in Fort Worth.  The commuter train that serves Fort Worth and its eastern suburbs is 

operated as the Trinity Railway Express.  It connects downtown Fort Worth to downtown Dallas, where it 

links to the DART light rail system.  A station near its midpoint, Centerport, serves DFW Airport via a free 

airport shuttle bus. 

The Dallas-Fort Worth-Arlington area is served by the Burlington Northern and Santa Fe Railway's 

Intermodal freight transport yard, the Yellow Freight Systems' cross-docking facility and the Union Pacific 

intermodal facility, all located adjacent to I-45, southeast of Dallas.  

Air Transportation 

Dallas-Fort Worth International Airport

Commercial air transportation is handled through the Dallas-Fort Worth International Airport (DFW).  

DFW, located midway between Dallas and Fort Worth, is the world's largest in terms of land area, covers 

in excess of 18,000 acres.  According to the airport's website, DFW Airport provides non-stop access to 

193 U.S. and 67 international cities.  During 2021 DFW served over 62.5 million passengers and over 1.8 

billion tons of cargo a significant increase over the 39.3 million passengers and 872,000 tons of cargo 

served by the same date in 2020.  DFW currently ranks 3rd in the world in terms of operations, and 2nd in 

terms of passengers.  The airport also provides employment for close to 228,000 individuals.  A map of 

non-stop flights from DFW is presented below. 
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Demographic Overview

The following table provides a summary of key demographic characteristics within the Dallas-Fort Worth 

MSA, the State of Texas, and the nation. 

Population Trends

The Dalla-Fort Worth MSA has recorded annual population growth of 1.3% since 2020, which has 

outpaced population growth in the State of Texas as a whole.  Over the next five years, the Dalla-Fort 

Worth MSA is expected to see annual growth taper off to 1.0%, which is above the projected rate of the 

State of Texas. 

Income Demographics

When compared to the State of Texas overall, a relatively large percentage of households in the Dalla-

Fort Worth MSA earn more than $100,000 annually (40.2%).  Within the State of Texas, only 35.0% fall 

within this income bracket.

Dalla-Fort Worth MSA State of Texas United States

2020 Census 7,637,387 29,145,505 331,449,281
2023 Estimate 7,933,171 30,065,904 334,500,069
2028 Projection 8,329,332 31,310,079 341,662,969
2020 - 2023 % Annual Change 1.3% 1.0% 0.3%
2023 - 2028 % Annual Change 1.0% 0.8% 0.4%
Average Age 37.2 37.4 40.2
Median Age 36.2 35.9 39.2

2020 Census 2,760,991 10,491,147 126,817,580
2023 Estimate 2,867,378 10,848,636 128,298,155
2028 Projection 3,013,369 11,325,374 131,437,810
2020 - 2023 % Annual Change 1.3% 1.1% 0.4%
2023 - 2028 % Annual Change 1.0% 0.9% 0.5%
2023 Average Household Size 2.7 2.7 2.5

2023 Estimated Median Household $81,625 $71,347 $73,336
2023 Estimated Avg. Household $113,629 $101,151 $104,972
% Under $50,000 29.9% 35.7% 34.8%
% $50,000 - $100,000 29.8% 29.3% 28.7%
% Over $100,000 40.2% 35.0% 36.4%

Environics Analytics, 2023
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Area Housing Stock 

The bulk of housing in the Dalla-Fort Worth MSA is concentrated in single-family homes which make up 

65.9% of inventory.  Overall, a higher percentage of households in the Dalla-Fort Worth MSA rent housing 

compared to the State of Texas; home-ownership levels are estimated at 60.0% and 62.3% in the Dalla-

Fort Worth MSA and State of Texas, respectively.  At $320,741, the estimated value of owner-occupied 

homes in the Dalla-Fort Worth MSA is higher than the State of Texas median of $254,801. 

Employment by Industry Sector 

Top employment sectors in the Dalla-Fort Worth MSA include Management (11.6%), Office/Admin 

Support (11.3%), and Sales/Related (10.8%).  Together, these three sectors comprise 33.7% of total 

employment.  When compared with the State of Texas, the Dalla-Fort Worth MSA has a higher portion of 

residents in the Business/Financial Ops occupation (6.8%). 

Housing Structure Totals % of Total Totals % of Total

1 Unit Detached/Attached 2,017,735 65.9% 8,108,184 67.7%
2-3-4 Units 134,266 4.4% 592,901 4.9%
5-19 Units 399,050 13.0% 1,249,613 10.4%
20 or more Units 403,418 13.2% 1,174,138 9.8%
Mobile Home, Trailer, Other 108,172 3.5% 853,180 7.1%
TOTAL 3,062,641 100.0% 11,978,016 100.0%

% Owner 60.0% % Owner 62.3%
% Renter 40.0% % Renter 37.7%

1991 1990
$320,741 $254,801

Environics Analytics, 2023

2023 Housing Stock, Home Ownership, & Values
Dalla-Fort Worth MSA State of Texas
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Resident Employment Trends 

The Dalla-Fort Worth MSA is currently exhibiting an unemployment rate of 3.3% as of November 2022.  In 

2021, the total number of employed residents in the Dalla-Fort Worth MSA increased by 214,943.  Over 

the 12-month trailing period through November 2022, resident employment growth slowed as the 

number of employed residents increased by 173,645. 

The total number of employed residents in the Dalla-Fort Worth MSA is now 7.7% higher than the recent 

peak reached in 2021.  When compared to the State of Texas, the Dalla-Fort Worth MSA's unemployment 

rate is lower, and unemployment in the Dalla-Fort Worth MSA is 0.1 percentage points lower than the 

nation. 

State of Texas United States
Year Employment Unemployment Rate Unemployment Rate Unemployment Rate

2011 3,109,349 7.8% 8.0% 8.9%

2012 3,188,765 6.5% 6.7% 8.1%

2013 3,253,995 6.2% 6.3% 7.4%

2014 3,350,325 5.1% 5.2% 6.2%

2015 3,437,008 4.1% 4.5% 5.3%

2016 3,559,384 3.9% 4.6% 4.9%

2017 3,637,295 3.7% 4.3% 4.4%

2018 3,713,687 3.6% 3.9% 3.9%

2019 3,798,180 3.3% 3.5% 3.7%

2020 3,673,336 7.1% 7.7% 8.1%

2021 3,888,279 5.1% 5.7% 5.3%

Nov 2021 4,015,523 3.9% 4.5% 3.9%

Nov 2022* 4,189,168 3.3% 3.7% 3.4%

Resident Employment Trends

Most Current Data

Source: U.S. Bureau of Labor Statistics, 01/2023. The preceding data reflects all BLS revisions to date.

* - Preliminary data

Dalla-Fort Worth MSA

0.0%

2.0%

4.0%

6.0%

8.0%

10.0%

0

1,000,000

2,000,000

3,000,000

4,000,000

5,000,000

2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 Nov

2021

Nov

2022*
Dalla-Fort Worth MSA Employment Dalla-Fort Worth MSA Unemployment Rate United States Unemployment Rate

APP000081

Case 3:22-cv-02118-X   Document 162-1   Filed 02/22/23    Page 81 of 310   PageID 3882



Parc at Windmill Farms NVC | National Valuation Consultants, Inc. 

DAL2212075 Economic and Demographic Profile 34 

Consumer Price Index (CPI) Trends

The Consumer Price Index (CPI) is a measure of the average change over time in the prices paid by urban 

consumers for consumer goods and services and serves as an economic indicator.  The CPI is the most 

widely used measure of inflation and provides information about price changes in the Nation's economy 

to government, business, and private citizens. 

Price indexes are available for the U.S., the four Census regions, size of city, cross-classifications of regions 

and size-classes, and for 26 local areas.  Indexes are available for major groups of consumer expenditures 

(food and beverages, housing, apparel, transportation, medical care, recreation, education and 

communications, and other goods and services), for items within each group, and for special categories, 

such as energy. 

The CPI for Dallas-Fort Worth CSA recorded an increase of 1.7% annually for "All Items" during the period 

2012-2021, which is slightly below the U.S. (Class A) increase.  From November 2021 November 2022 

(most recent data available), the CPI for the Dallas-Fort Worth CSA increased by 8.4%, which was above 

the U.S. (Class A) CPI increase of 7.1% over the same time period. 

The BLS divides the nation into several Combined Statistical Areas (CSA's).  CSA's are larger than 

Metropolitan Statistical areas (MSA's) because they are intended to give a regional picture.  For markets 

that do not fall within these CSA's, the BLS has defined these as being Class A, Class B/C, or Class D, 

depending on population.  Size Class A is defined as having a population of more than 1.5 million.  Size 

Class B/C is defined has having a population between 50,000 and 1.5 million.  Size Class D is defined as 

having a population of less than 50,000. 

DFW CSA U.S. (Class A)

2012 212.2 209.3

2013 216.0 212.6

2014 218.4 216.1

2015 217.5 217.1

2016 220.7 220.3

2017 226.1 225.4

2018 232.8 231.3

2019 237.7 235.9

2020 239.1 239.0

2021 251.6 249.1

Annual Change 1.7% 1.8%

2020-2021 5.2% 4.2%

Nov-21 257.4 255.1

Nov-22 279.0 273.2

Annual Change 8.4% 7.1%

DFW CSA Base Period: December 1982-84 = 100

U.S. Class Base Period: December 1986 = 100

Comparative CPI Trends

Dallas-FT Worth CSA and U.S. (Class A)

Year

All Items

Partial Year Comparison

Source: U.S. Bureau of Labor Statistics.  1Q 2023
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Market News

Goldman Sachs 

New York-based financial firm Goldman Sachs announced a truly transformative project.  The $480 

million, 950,000 SF regional campus will be adjacent to the Perot Museum of Nature and Science.  When 

completed, it will house nearly 5,000 employees a redefine the Dallas skyline.  The campus will anchor an 

11-acre mixed-use development being built by Dallas based Hunt Realty Investments on what are now 

low-rise apartments.  The city of Dallas approved an economic incentive package valued at about $18 

million.  As part of the deal, the company signed a lease with a minimum term of 15 years for the new 

project.  Construction is expected to begin in early 2023, with an anticipated delivery of 2026. 

Texas Live! 

Texas Live!, a partnership between The Cordish Companies and the Texas Rangers, is a dynamic $250 

million world-class dining, entertainment and hospitality district nestled between the Texas Rangers' 

Globe Life Park and the Dallas Cowboys AT&T Stadium in the heart of Arlington, TX.  The now completed 

project is part of a greater $1.25 billion vision for the Arlington stadium district that features a new 

Rangers ballpark; 200,000 square feet of best-in-class restaurants, retail and entertainment venues; a full-

service 300-room convention hotel; 35,000 square feet of meeting/convention space; and a 5,000-

capacity outdoor event pavilion.  The Rangers previous stadium, Globe Life Park, will remain open near 

Texas Live!, where it will be used for soccer games, football games, as well as some concerts. 

High-Speed Dallas-to-Houston Train 

A project to construct a high-speed train in-between Dallas and Houston is in the works as a $16 billion 

contract was enacted in June 2021.  Texas Central and Milan-based Webuild will work together to 

construct the rail line, which will allow passengers to travel between Dallas and Houston in 90 minutes.  

This will be the single biggest infrastructure investment of its kind in the United States by value and will 

be the first true high-speed rail service in the county.  The project has seen multiple setbacks and delays, 

primarily due to political and community opposition, however in June 2022, the Texas Supreme Court 

handed the company what could be a watershed victory, ruling that Texas Central can use eminent 

domain for this project.  

Walmart Fulfillment Center 

Plans are currently in the works for Walmart to build two new high-tech facilities in the Dallas-Fort Worth 

area in order to support its rapidly developing supply chain network.  The facilities include a 1.5 million SF 

automated fulfillment center set to open in 2023 and a 730,000 SF automated grocery distribution center 

the combination 

of Walmart associates and automation technology, the high-tech facilities will move more than two times 

the volume of a traditional fulfillment and grocery distribution center, all while improving the accuracy, 

quality and speed of the fulfillment and distribution of products. 
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CONCLUSION 

The Dallas-Fort Worth MSA encompasses 11 counties within the State of Texas.  Residents of the area 

refer to it as the Dallas/Fort Worth Metroplex, DFW, or The Metroplex.  It is the economic and cultural 

hub of the region commonly called North Texas or North Central Texas and is the largest land-locked 

metropolitan area in the United States. 

Dallas-Fort Worth's economy is expanding, adding 214,943 jobs in 2021, and has fully recovered from the 

recession, up 173,645 jobs since November 2021.  As of the latest report in November 2021, the economy 

has reached over 4.1 million jobs and is reporting an unemployment rate of 3.3%. 

The Dallas-Fort Worth MSA is home to excellent higher education institutions including Southern 

Methodist University, Texas Christian University, the University of Texas Southwestern Medical School, 

the University of Texas at Dallas, and the University of North Texas.  The region offers an extensive 

community college system as well, enrolling almost 190,000 students annually. 

The Dallas-

companies across various sectors to relocate or expand operations within the area.  The financial services 

sector is expected to have an outsized impact soon, with Goldman Sachs and Wells Fargo announcing the 

construction of regional campuses employing a combined 9,000 employees.  The latest example is 

Caterpillar, relocating to Irving from Peoria, Illinois; the heavy equipment manufacturer moved its electric 

power division to the area earlier.  Engineering giant AECOM announced relocating its global headquarters 

from Los Angeles to Dallas.  Another California transplant was MD7 LLC, a mobile infrastructure 

consultancy firm.  The company is relocating from San Diego to Allen.  The move is anticipated to create 

218 jobs and bring $6.8 billion in capital investment.   

In late 2019, Charles Schwab announced acquiring TD Ameritrade in a $26 billion transaction, moving its 

headquarters to Tarrant County from San Francisco. Charles Schwab completed a new regional office, and 

TD Ameritrade completed a large project nearby.  Combined the two companies will bring thousands of 

jobs to the region.  TripActions, a Palo Alto based company specializing in corporate travel, expanded its 

presence in Downtown Dallas. McKesson Corp, the nation's largest pharmaceutical distributor, relocated 

its headquarters to Irving. USAA added a 150,000-SF office building adjacent to its existing Plano location 

to bring the total headcount to 2,000 in north Texas, up by 800 employees. 

The Dallas-Fort Worth metro economy continues to grow and attract more companies which has caused 

increased employment and demand for commercial real estate.  Due to this, the overall outlook for the 

Dallas-Fort Worth MSA is favorable. 
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Market Area Map 
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Market Area Analysis 

Description of Market Area

The subject property is located at 1003 Windmill Farms Boulevard, in the City of Forney, Kaufman County, 

Texas.  For the purposes of this analysis, the market area is defined as the area generally bound by I-20 to 

the south, the county line to the north and the west, and the unincorporated community of Lawrence to 

the east.  A map of the market area is provided on the preceding page. 

Forney is a city in northwest Kaufman County, and has been named by the Texas Legislature as the 

"Antique Capital of Texas".  The city, which is about four miles southeast of Lake Ray Hubbard, has the 

second fastest growing school district in the state. 

The subject is located directly off U.S. 80.  The area immediately surrounding the subject is largely 

comprised of residential neighborhoods and undeveloped land.  Retail centers flank U.S. 80.  Additionally, 

the subject property is not located in an Opportunity Zone. 

Linkages and Locational Attributes

U.S. Route 80 passes through the city as a four-lane limited-access highway, leading west 20 miles to the 

center of Dallas and east 11 miles to Terrell.  I-20 is south of U.S. 80, running parallel to it in this part of 

the market area.  Both connect to I-635, which forms a partial loop around the east side of the metro area.  

Public Transportation 

Forney is a member of the STAR public bus transit service for area residents in Kaufman County, Rockwall 

County, Mesquite, Balch Springs, Seagoville, Hutchins, and DeSoto. Named Outstanding Rural Transit 

System by the Texas Transit Association in 2019, STAR provides scheduled and concierge transportation 

for over 235,000 riders per year utilizing a fleet of ADA-compliant vehicles. 

Air Transportation

Dallas-Fort Worth International Airport (DFW), home of American Airlines, is the fourth largest airport in 

the U.S. and offers passenger and commercial services to over 250 destinations throughout the United 

States and the world.  

for businesses locating in Forney.  It is located 42 miles northwest of Forney via I-635 N. 

Dallas Love Field, home of Southwest Airlines, carries over 17 million passengers a year to over 60 nonstop 

destinations throughout the United States and is also available for commercial cargo and freight 

transportation.  It is located 29 miles northwest of Forney via US-80 W. 

Rail 

Union Pacific has an intermodal facility in Mesquite (12 miles) and an intermodal hub south of Dallas in 

Wilmer (22 miles southwest).  Union Pacific Railroad covers 23 states across the western two-thirds of the 

United States. 
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Demographic Overview 

The following table provides a summary of key demographic statistics for the defined market area, as well 

as comparable data for the three- and five-mile radial areas surrounding the subject, the City of Forney, 

and Kaufman County. 

Population Trends 

The market area has seen annual population growth of 5.5% since 2020, which has outpaced population 

growth in Kaufman County as a whole.  Over the next five years, the market area is expected to see annual 

growth slow down to 2.9%, which remains higher than the projected rate of the county. 

Income Demographics 

When compared to Kaufman County overall, a relatively large portion of households in the market area 

earn more than $100,000 annually (53.0%).  Within Kaufman County, only 41.7% fall within this income 

bracket.

3 Mile Radius 5 Mile Radius Market Area City of Forney Kaufman County

Population
2020 Census 19,791 53,001 54,890 23,455 145,310
2023 Estimate 22,828 61,415 64,520 27,743 164,505
2028 Projection 25,994 69,823 74,426 31,707 183,288
2020 - 2023 % Annual Change 4.9% 5.0% 5.5% 5.8% 4.2%
2023 - 2028 % Annual Change 2.6% 2.6% 2.9% 2.7% 2.2%
Average Age 32.8 34.1 34.1 34.1 36.5
Median Age 31.9 33.5 33.7 33.5 35.6

Households
2020 Census 6,247 16,714 17,346 7,580 47,673
2023 Estimate 7,175 19,250 20,283 8,927 53,691
2028 Projection 8,137 21,768 23,311 10,138 59,515
2020 - 2023 % Annual Change 4.7% 4.8% 5.4% 0.7% 4.0%
2023 - 2028 % Annual Change 2.5% 2.5% 2.8% 2.6% 2.1%
2023 Average Household Size 3.2 3.2 3.2 3.1 3.0

Income
2023 Estimated Median Household $106,696 $103,960 $105,468 $101,554 $84,884
2023 Estimated Avg. Household $129,219 $123,503 $123,249 $112,834 $105,370
% Under $50,000 16.6% 18.0% 17.6% 19.0% 27.8%
% $50,000 - $100,000 29.9% 29.8% 29.4% 30.1% 30.5%
% Over $100,000 53.5% 52.2% 53.0% 50.9% 41.7%

Environics Analytics, 2023

Market Area Demographic Summary

Annual Growth Projections (2023 - 2028) Household Income Comparison
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Area Housing Stock 

The majority of housing in the market area is concentrated in single-family homes which represent 89.3% 

of inventory.  Overall, a lower proportion of households in the market area rent housing compared to 

Kaufman County; home-ownership levels are estimated at 81.6% and 76.5% in the market area and 

Kaufman County, respectively.  At $300,950, the estimated value of owner-occupied homes in the market 

area is above the Kaufman County median of $262,561. 

Resident Employment by Occupation 

Top employment sectors in the market area include Office/Admin Support (13.6%), Management (13.2%), 

and Sales/Related (10.9%).  Together, these three sectors account for 37.8% of total employment.  When 

compared with Kaufman County, the market area has a higher proportion of residents in the Management 

occupation. 

Housing Structure Totals % of Total Totals % of Total

1 Unit Detached/Attached 19,167 89.3% 44,600 77.8%

2-3-4 Units 443 2.1% 2,021 3.5%

5-19 Units 386 1.8% 1,442 2.5%

20 or more Units 1,153 5.4% 1,752 3.1%

Mobile Home, Trailer, Other 304 1.4% 7,492 13.1%
TOTAL 21,453 100.0% 57,307 100.0%

% Owner 81.6% % Owner 76.5%
% Renter 18.4% % Renter 23.5%

2008 2002
$300,950 $262,561

Environics Analytics, 2023

2023 Housing Stock, Home Ownership, & Values
Market Area Kaufman County

Home Ownership Levels

Median Year Structure Built
Median Value of Owner-Occupied Homes

24.5%

3.6%

4.9%

4.5%

8.1%

5.2%

6.4%

9.1%

10.2%

10.4%

13.1%

20.1%

3.6%

4.5%

5.4%

5.4%

7.0%

7.9%

8.3%

10.9%

13.2%

13.6%

0.0% 5.0% 10.0% 15.0% 20.0% 25.0% 30.0%

Other

Protective Svcs

Food Prep/Serving

Business/Financial Ops

Construction/Extraction

Health Practitioner/Tec

Edu/Training/Library

Transportation/Moving

Sales/Related

Management

Office/Admin Support

Employment by Occupation

Market Area Kaufman County

APP000088

Case 3:22-cv-02118-X   Document 162-1   Filed 02/22/23    Page 88 of 310   PageID 3889



Parc at Windmill Farms NVC | National Valuation Consultants, Inc. 

DAL2212075 Market Area Analysis 41 

Principal Employers 

Comprehensive Annual Financial Report, is presented below. 

Market Drivers 

Advanced Manufacturing:  The advanced manufacturing industry is well represented in Forney by a 

diversity of both small and large companies utilizing high-precision production methods and technology. 

A few advanced manufacturers in Forney include ABOX Packaging, Aircraft Ducting Repair, Classic 

Industries, Dal-Bac, and Smurfit Kappa.   

Data Centers & Technology: One of the key reasons, Forney is a prime destination for data storage, 

transmission, and high-tech manufacturing operations is our strategic proximity to the 1.5 million-square-

foot Dallas Infomart interconnect hub, the largest facility in the south-central United States, making 

maximum roundtrip latency virtually instantaneous. Gateway, a master-planned 2,000-acre mixed-use 

development, offers critical access to several major fiber optics providers for comprehensive connectivity, 

along with dual-feed electrical service availability by Oncor, access to a large supply of water, natural gas, 

and related services.  

Healthcare: The 80,000-square-foot Forney Medical Plaza features a 24/7 Baylor Scott & White ER facility 

and helipad, with medical offices/suites and clinic space for lease. Current tenants include pediatrics, 

ing services. Forney 

also offers available land throughout the community well-suited for healthcare office development. 

Logistics:  In February 2020, the City of Forney was selected by Amazon for the construction of their new 

200,000-square-foot distribution center, and just four months later, the company announced it would 

also be placing a 1.08 million-square-foot fulfillment center in Forney.  Other key companies in Forney 

include Goodyear Tire & Rubber Co., and Steve Silver Furniture Company. 

Employers Employees

Forney Independent School District 1,390

WalMart 398

Smurfit Kappa 260

Intex Electric 250

Kroger Marketplace 222

Steve Silver Company 200

Lowe's Home Improvement 165

City of Forney 160

Goodyear Tire & Rubber 160

Ridgecrest Healthcare & Rehap 160

Source: City of Forney 2021 CAFR, 2023.

Principal Employers - City of Forney
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Resident Employment Trends 

The City of Forney is currently exhibiting an unemployment rate of 4.4% as of November 2022.  In 2021, 

the total number of employed residents in the City of Forney grew by 876.  Over the 12-month trailing 

period through November 2022, resident employment growth slowed as the number of employed 

residents increased by 780. 

The total number of employed residents in the City of Forney is now 8.5% above the recent peak reached 

in 2021.  When compared to Kaufman County, the  unemployment rate is higher, and unemployment 

in the City of Forney is 1.0 percentage point above the nation. 

Dallas-Ft Worth MSA
Year Employment Unemployment Rate Employment Unemployment Rate Unemployment Rate

2011 7,469 6.1% 47,242 8.3% 7.8%

2012 7,753 5.3% 47,941 6.9% 6.5%

2013 8,140 4.7% 48,995 6.4% 6.2%

2014 8,665 3.7% 50,740 5.2% 5.1%

2015 9,189 3.0% 52,824 4.1% 4.1%

2016 9,757 3.5% 55,742 3.8% 3.9%

2017 10,352 3.5% 57,740 3.6% 3.7%

2018 12,060 3.5% 60,348 3.5% 3.6%

2019 13,957 3.2% 64,407 3.2% 3.3%

2020 14,263 7.1% 64,465 6.4% 7.1%
2021 15,139 5.6% 68,423 4.9% 5.1%

Nov 2021 15,643 4.6% 70,701 3.9% 3.9%

Nov 2022* 16,423 4.4% 74,225 3.5% 3.3%

Resident Employment Trends

Most Current Data

Source: U.S. Bureau of Labor Statistics, 01/2023. The preceding data reflects all BLS revisions to date.

* - Preliminary data
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Forney School District 

Forney ISD is a school district in Forney, TX.  As of the 2020-2021 school year, it had 12,724 students (most 

recent data presented).  According to the district website, the state waived accountability ratings for the 

2020-2021 school year because of the coronavirus pandemic.  The school received an accountability rating 

of A for the 2018-2019 school year.   

In the Class of 2020, 97.2% of students received their high school diplomas on time or earlier.  The average 

SAT score at Forney ISD was 1060 for 2019-2020 graduates.  The average ACT score was 21.0. 

As of the 2020-2021 school year, on average, teachers had 9.4 years of experience. 

District News 

On Tuesday, Sept. 21, the District 

in 2023. 

The Keith Bell Opportunity Central (OC) is a state-of-the-art college and career center designed to 

create a collaborative space for the Forney community to engage in learning at all levels. The 

estimated 350,000 square foot, three-tier learning facility will be built across from the new Jackson 

Middle School and Rhodes Intermediate campus on Innovation Blvd. and will serve as a national 

model for education. 

This one-of-a-kind facility will serve as a career and college center, multi-purpose complex, student-

run business hub, fine arts events, and more. Students will take career classes, complete college 

courses and learn skills in entrepreneurship. Local businesses can partner with Forney ISD to 

educate the future workforce and build community connections. Members of the community can 

attend fine arts events, take college classes, join recreation leagues, and shop from a variety of 

stores.  The OC is scheduled to open in 2023. 

Forney ISD Board Calls for May 2022 Bond Forney School District

At a special called board meeting on Feb. 17, the Forney ISD Board of Trustees voted unanimously 

to approve a May bond referendum proposed by the Facilities Planning Committee. The bond 

package to go before voters in May will not increase the district's tax rate. The district tax rate is 

currently $1.37 and has lowered 17 cents over the last 3 years. Unprecedented enrollment growth 

is expected in the next few years as housing demands have increased across Forney. The latest 

quarterly enrollment report forecasts a staggering 25,000 students in five years, and 35,000 

students by 2031. The report is based on the latest data of housing starts, inventory, land use and 

enrollment trends presented by leading demographer Zonda Education. 
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CONCLUSION

The subject property is located in the eastern corridor of the Dallas-Fort Worth Metroplex along US 

Highway 80, featuring the sites, land, and infrastructure needed for strong growth and development.  

Forney is one of the few remaining cities in the Dallas-Fort Worth Metroplex with available sites and 

hundreds of acres of land to build and grow.  Top Fortune 500 companies, including Amazon, Goodyear 

Tire & Rubber, and Vistra Energy, along with other statewide, national and international businesses, such 

as Ireland-based corrugated manufacturer Smurfit Kappa, are found in Forney. 

The market area has enjoyed very strong annual population growth since 2020 at 5.5%.  Population 

growth is expected to continue over the next five years; however, it will be at a slower pace of 2.9%.  This 

pace is above growth in Kaufman County.  The City of  strong and diverse range of industries has 

bolstered job growth, with the number of employed residents now 8.5% above the recent peak reached 

in 2021.  As of November 2022, the unemployment rate has fallen to 4.4%, which is the lowest rate 

recorded since the pandemic began. Overall, the outlook for the market area is favorable as the market 

area looks to continue to improve. 
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State of Texas Tax and Assessment Analysis 

Property Tax Administration 

According to the State of Texas, administration of the property tax system in Texas involves both state 

and local entities and officials.  State law governs how the process works. 

1. The Comptroller of Public Accounts of the State of Texas adopts rules establishing 

minimum standards for the administration and operation of an appraisal district.  The minimum 

standards may vary according to the number of parcels and the kinds of property the district is 

responsible for appraising. 

2. The Board of Tax Professional Examiners is responsible for certifying tax professionals in 

Texas and  in setting standards for and approving curricula and materials for use in training and 

educating appraisers and assessor-collectors. 

3. An appraisal district is established in each county.  The district is responsible for 

appraising property in the district for ad valorem tax purposes of each taxing unit that imposes ad 

valorem taxes on property in the district.  An appraisal district is a political subdivision of the state.  

With exceptions, the appraisal district's boundaries are the same as the county's boundaries.  The 

appraisal district is governed by a board of directors.  A chief appraiser is the chief administrator. 

4. An appraisal review board settles any disagreements between the property owner and 

the appraisal district about the value of a property.  The appraisal review board is established for 

each appraisal district. 

Local taxing units, which include the county, city, school district, and special districts, decide how much 

money they will spend.  This determines the total amount of taxes that property owners will pay.  The 

county assessor-collector shall assess and collect taxes on property in the county. 

The county attorney or, if there is no county attorney, the district attorney shall represent the county to 

enforce the collection of delinquent taxes if the commissioners court does not contract with a private 

attorney. 

Assessment 

The assessment of property for taxation on the basis of a percentage of its appraised value is prohibited.  

All property shall be assessed on the basis of 100% of its appraised value.  The market value of property 

shall be determined by the application of generally accepted appraisal methods and techniques.  If the 

appraisal district determines the appraised value of a property using mass appraisal standards, the mass 

appraisal standards must comply with the Uniform Standards of Professional Appraisal Practice.  The same 

or similar appraisal methods and techniques shall be used in appraising the same or similar kinds of 

property.  However, each property shall be appraised based upon the individual characteristics that affect 

the property's market value.  In determining the market value of property, the chief appraiser shall 

consider the cost, income, and market data comparison methods of appraisal and use the most 

appropriate method. 
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Reassessment Cycle 

The appraisal district must repeat the appraisal process for property in the county at least once every 

three years. 

Tax Rates 

Local taxing units, which include the county, city, school district, and special districts, decide how much 

money they will spend.  This determines the total amount of taxes that property owners will pay.  The 

governing body of each taxing unit, before the later of September 30 or the 60th day after the date the 

certified appraisal roll is received by the taxing unit, shall adopt a tax rate for the current tax year and 

shall notify the assessor for the unit of the rate adopted. 

-in-

Beginning in early August, taxing units take the first step toward adopting a tax rate by calculating and 

publishing the effective and rollback tax rates. 

The effective tax rate would provide the taxing unit with approximately the same amount of 

revenue it had the year before on properties taxed in both years. 

The rollback rate provides the taxing unit approximately the same amount of tax revenue it spent 

the previous year for day-to-day operations plus an extra 8-percent cushion, and sufficient funds 

to pay its debts in the coming year.  For school districts, the cushion is six cents per $100 of 

property value, not 8%. 

Current Assessment

8214 in the Kaufman County Tax 

District.  We note this assessment is based on the subject as improved and have current tax rates of 

2.6346% and a total assessed value of $35,000,000.  Kaufman County has five different tax units to 

comprise the total tax paid, which is shown below.  This equates to a total tax amount of $922,107 or 

$3,390/unit. 

Parcel Number Land Value

Improvement

Value

Assessed

Value

Mill Levy

Per $100 of 

Value

Total

Taxes

8214 $3,214,902 $31,785,098 $35,000,000 2.63 $922,107

Subtotal Real Estate $35,000,000 $922,107 

$/Unit $128,676 $3,390

$/SF $125.16 $3.30

Total Real Estate Taxes $922,107 

Calculation of 2022 Assessment and Taxes

Source: Kaufman County Assessor's Office
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Tax Rate

The tax rate is comprised of five taxing units that are shown below. 

Taxing Unit Assessed Value Tax Rate Total Tax

Kaufman County 35,000,000$          0.345850% $121,048

Road & Bridge 35,000,000$          0.070412% $24,644

Forney ISD 35,000,000$          1.354600% $474,110

KC ESD #6 (Forney) 35,000,000$          0.034830% $12,191

Kaufman CO FWSD 1C 35,000,000$          0.828900% $290,115

Total 2.634592% $922,107

Taxable Values

Projection of Future Taxes

Going forward, the assessor will base future taxable value on comparable projects.  In the table below, 

we have summarized the 2022 assessed values on several comparable projects in Kaufman County. 

Property County

Year

Built Avg. SF

# of

Units

Assessed 

Value

Value Per

Unit

Avilla Oakridge 1405 N Gateway Blvd Kaufman 2021 956 209 $39,100,000 $187,081

Gateway Pines 1200 N Gateway Blvd Kaufman 2018 810 337 $40,824,114 $121,140

Magnolia Grove 551 Crossroads Pkwy Kaufman 2020 910 270 $31,414,244 $116,349

Emerson at Forney 300 Trailhouse Ln Kaufman 2019 894 320 $33,524,957 $104,765

Gateway Oaks 1105 Gateway Blvd Kaufman 2016 860 313 $37,832,752 $120,871

Gateway Cedars 1100 N Gateway Blvd Kaufman 2014 791 334 $37,510,624 $112,307

Comps Averages 2018 870 297 $36,701,115 $127,086

Tax Comparable Summary

Source: Kaufman County Assessor's Office

/unit is $128,676 /unit.  The tax comparables above are quite similar overall and 

indicate an average assessed value of $127,086/unit.  The proposed sale of the subject property may 

cause the taxable value to be higher.  The current assessment is roughly 74% of the proposed sale price 

($47,328,000 or $174,000/unit).  Based on conversations with local brokers, buyers are often 

underwriting tax values at 80% to 100% of the sale price with the expectation that tax values will tend 

to lag market value.  slightly falls below this range.  
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Given the nature of this market underwriting, we have based taxes on 80% of the current contract price.  

The contract price is $47,328,000; hence, using an 80% of value factor to determine our estimated market 

assessment, an assessed value of $37,862,400 is indicated and this value equates to a per unit amount of 

$139,200.  This is well supported by market data ely 

larger average unit size (in this market).  In the following table, we have estimated stabilized taxes for the 

subject property.  A potential investor would likely use similar assumptions. 

Scenario

Stabilized 

Proforma

(Un-Trended)

No. of Units 272

Assessor's Value ($/Unit) $139,200

Assessor's Value $37,862,400

Assessment Ratio 100.00%

Total Assessed Value $37,862,400

Mill Levy (2022) 2.6346

Real Estate Taxes $997,520

Subtotal Taxes $997,520

Total Taxes (Rounded) $1,000,000

$/Unit $3,676

NVC Projection

NVC Property Tax Projection

Gross Receipts Tax (Franchise or Margin Tax)

In Article 2 of the Texas Tax Code, the Gross Receipt Tax (GRT), aka Franchise Tax or Margin Tax, was 

reformed by broadening the tax base, lowering the tax rate, and extending coverage to all active 

businesses receiving state law liability protection. A taxable entity, under the new franchise tax, is defined 

companies, partnerships, limited partnerships, limited-liability partnerships, professional and business 

associations, joint ventures, joint stock companies, and holding companies. There are some entities that 

will not be held responsible for the tax; those taxable entities that are excluded from the franchise tax 

include sole proprietorships, general partnerships owned entirely by natural persons, certain 

unincorporated passive entities, and non-profit and other organizations currently exempt from the 

franchise tax.  As the subject is not one of these tax-exempt entities, the franchise tax must be applied as 

an additional tax.  The computation franchise tax rate is estimated at 0.331% as of 2022 and 2023.  This 

will be discussed more in the income approach. 
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Site Analysis 

In analyzing and describing the subject site, we have relied on our personal inspection of the property and 

surrounding area on January 23, 2023; information provided by ownership; and records on file with the 

county. 

SIZE: 18.45 acres (±803,726SF) per county assessor.  

ADDRESS: 1003 Windmill Farms Blvd, Forney, Texas 

LOCATION: The property is just north of W US Hwy 80 and in between Forney 

and Terrell, TX.  

SHAPE: The site is generally irregular in shape but functional.   

TOPOGRAPHY: Generally level 

FRONTAGE: The site has frontage on Windmill Farms Blvd and W US Hwy 80.  

VISIBILITY: Good  

ACCESS: Good  

VIEWS: Average - Neighborhood - Housing and U.S. 80

SOIL CONDITIONS: The appraisers were not provided a soils report. This appraisal 

specifically assumes that there are no adverse soil conditions that 

would prevent development on this site.  If more information is 

required, the client is advised to seek the counsel of a qualified 

professional.  

EASEMENT / ENCUMBRANCES: A title policy and ALTA Survey were not provided. As is the case 

with most major commercial sites, easements and 

encumbrances are common place and predominately utility-

related.  This appraisal is based on the standard assumption that 

no title exceptions, recorded or unrecorded, are present that 

would have a negative impact on the subject site. 

HAZARDOUS SUBSTANCES: The appraisers were not provided with a Phase I Environmental 

Site Assessment.  This appraisal specifically assumes that the 

property is not affected by environmental conditions that would 

significantly impact the usability, or marketability of the site.   
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FLOODPLAIN: According to Site To Do Business (STDB), the subject property is 

located within FEMA Flood Insurance Rate Map Community 

Panel Number 0175D, dated, July 3, 2012. The subject is situated 

in Zone X. First American Flood Data Services defines Zone X as 

an area that is determined to be outside the 100- and 500-year 

floodplains. 

DRAINAGE: Based on our inspection of the site, drainage appears adequate. 

ZONING: The property is zoned  B-1 (Neighborhood Commercial) under the 

authority of City of Forney. Multifamily is a permitted land use 

under this zoning. 

REAL ESTATE TAXES: Please refer to the Tax and Assessment Analysis section of this 

report for detailed tax information.  

SITE IMPROVEMENTS: Sidewalks, curb and gutter on frontage streets.    

UTILITIES: All utilities are available to the site.  

SURROUNDING LAND USES: Current surrounding land uses are as follows: 

North: Single Family (SF) homes 

East: Day Care Center and High Point Creek 

South: Industrial, Multifamily, Vacant Land, and Railroad Tracks 

(across U.S. 80) 

West: Downtown Forney - Multifamily and Retail 

CONCLUSION: 

The site is well suited for multi-family development having good access and visibility. 
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Description of the Improvements 

In describing and analyzing the improvements, we have relied on the following sources of information: 

1. Personal inspection on January 23, 2023, and  

2. Various exhibits and written information provided to us by the owner. 

According to Costar, the subject is a Class B, Garden/Low Rise, apartment community with 17 residential 

buildings and two clubhouses. The  improvements include 272 units with a total rentable area of 279,648 

SF for an average unit size of 1,028 SF.  There are 557 total parking spaces, for a parking ratio of 2.1 spaces 

per unit.    The subject was built in 2019.  

IMPROVEMENT SUMMARY 

Year of Construction: 2019 

Total Units: 272 

Density: 14.74 units/acre 

No. of Buildings: 17 residential buildings and two clubhouses 

Net Rentable Area: 279,648 SF  per rent roll 

Average Unit Size: 1,028 SF 

PARKING

No. of Spaces: 557  Per Rental Information Survey 

Spaces per unit: 2.05 

Description:  544 surface spaces and 13 ADA Parking   

BUILDING STRUCTURE

No. of Floors: 2 

Design: Walk-up exterior 

Foundation: Likely a shallow foundation system such as slab, spread footings 

or pad foundation 

Construction type: Wood frame 

Exterior Finish: Mix of masonry veneer and fiber cement siding 

Roofing: Pitched roof with composite shingles  

General Comments: Architectural plans were not available.  Our assumptions 

regarding the structural elements summarized above are based 

on common building practices observed in improvements of 

similar design and function.    
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UNIT MIX:  

Unit Type Size (SF)

No. of 

Units % of Total

Rentable

Area (SF)

A1 832 65 23.9% 54,080

A1 -HC 832 3 1.1% 2,496

A2A 798 48 17.6% 38,304

B1 1,059 28 10.3% 29,652

B2 1,145 77 28.3% 88,165

B2 -HC 1,125 3 1.1% 3,375

B3 1,203 12 4.4% 14,436

C1 1,365 35 12.9% 47,775

C1 -HC 1,365 1 0.4% 1,365

Total 1,028 272 100.0% 279,648

Unit Mix Summary

HVAC/MECHANICAL

Heat:  Hydronic (Aquatherm type) systems  

AC:  Ground Mounted AC Condensers 

Hot Water: Individual gas water heaters 

UTILITIES METERING

Electric: Individually metered, direct billed 

Gas:  Individually metered, direct billed 

Water: Reimbursed via RUBS 

Trash: Reimbursed at a flat monthly rate 

Sewer: Reimbursed via RUBS 

DOORS AND WINDOWS 

Entry Doors: Raised-panel, metal clad 

Interior Doors:  Raised-panel, wood 

Windows: Double-pane, vinyl frames 

Window coverings: Mini-blinds provided 

FLOORING 

Entry: Vinyl 

Kitchen: Vinyl 

Bathrooms: Vinyl 

Living Area: Vinyl 

Bedrooms: Carpet 

KITCHENS 

Counter Tops: Granite/quartz or similar 

Cabinets:  Laminated composition board cabinetry 

Appliance Color: A mix of black and stainless 

Appliances: Oven/range, hood vent, refrigerator with ice maker.  All units 

have a full-size washer and dryer. 
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PROJECT AMENITIES: Clubhouse, Dog/Pet Park, Fitness Center, Playground, Pool and 

Lounge  

UNIT AMENITIES: W/D appliances, 9' Ceilings, Vaulted Ceilings (select units), AC, 

Balcony/Patio, Fireplace (select units), Crown molding and Walk-

in closets

CEILING HEIGHT: 9-foot ceilings  

LIFE SAFTEY / SPRINKLERS: Sprinklers and smoke detectors in units, fire extinguishers 

located in hallways  

SITE IMPROVEMENTS: Concrete-paved parking lot and driveways with concrete curbs 

and sidewalks, project signage and landscaping.  

ADA COMPLIANCE: An ADA compliance audit is beyond the scope of this report.   

However, the PCA provided to the appraisers indicates the 

subject appears to generally conform to ADA requirements.   For 

purposes of this appraisal, it is assumed that the subject is in 

compliance with the Americans With Disabilities Act (ADA). 

OVERALL CONDITION: Overall, the property is in good condition for its age and any 

immediate repairs are negligible 

PERSONAL PROPERTY: The subject includes personal property, which is typical for an 

apartment project.  This includes all appliances within the units, 

as well as management office furniture and equipment along 

with two central clubhouses. 

Note that our market value allocation to the personal property summarized above reflects depreciation 

and is lower than the replacement cost new estimated in the Cost Approach. 

AGE AND ECONOMIC LIFE

Actual Age: 4 years (Built in 2019) 

Effective Age: 4 years (Appraiser Estimate) 

Life Expectancy: 55 years (per MVS) 

Remaining Economic Life: 51 years 

CONCLUSION: 

The subject is a 272-unit, Class B, apartment complex. The subject's unit finish is similar - if not superior 

to - other apartments of this vintage and class in the submarket.  
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Subject Photographs 

Project Signage Exterior 

Exterior Exterior 

Leasing Center Fitness Center 
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Pool Area Pool Area 

Kitchen Living Room 

Bedroom Washer/Dryer 
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ANALYSIS OF DATA AND CONCLUSIONS 
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Dallas-Fort Worth Apartment Market Analysis: 

A proper analysis and understanding of the market factors which influence the apartment market is 

necessary as a precursor to the appraisal process.  We have relied upon CoStar Analytics apartment 

market survey data and trends for rent, vacancy, and inventory levels in the Dallas-Fort Worth market and

dat .  Based upon data 

sources available, the following is an analysis of the factors which impact demand for apartment units. 

Dallas-Fort Worth Apartment Market Overview 

Like many markets, Dallas-Fort Worth is reporting softer demand for multifamily units compared to the 

surge in 2021 and pre-crisis levels.  The surge of inflation and souring consumer sentiment are freezing 

household formation, a key ingredient for multifamily demand.  Both vacancy and availability rates are 

trending higher, closer to pre-pandemic norms. 

Even so, submarkets with healthy demographic tailwinds continue to drive demand in the market. 

Frisco/Prosper and Denton have been leading the market in net absorption, reflecting the continuous 

population growth in these areas.  Meanwhile, submarkets with a greater concentration of renters by 

necessity are reporting weaker demand.  For example, Mesquite, Garland/Rowlett, and Arlington 

reported stagnant demand in the past year, pushing vacancy rates higher to pre-crisis norms. 

The metroplex remains a target for corporate relocations and expansions, and steady in-migration is 

another driver for apartment demand.  Dallas-Fort Worth ranks as one of the top metros for nominal 

employment growth in the past decade.  New residents are less likely to purchase a home until they 

identify neighborhoods they prefer, leading many to rent initially. 

Demand has outstripped the supply of for-sale housing over the past expansion, leading to a competitive 

housing market.  As a result of the pandemic, surging demand for single-family homes has created a hyper-

competitive environment, particularly among renters seeking to enter homeownership.  As a result, some 

households are left renting for longer until additional supply hits the market.  More recently, a rising 

interest rate environment is expected to keep renter retention renewals elevated. 

As vacancy and availability rates trend higher, closer to pre-pandemic norms, the pace of rent growth is 

softening, also coming closer to pre-crisis performances.  Class A rents are declining fastest, while Class B 

rents are proving more resilient.   

In the meantime, the pace of multifamily construction in Dallas-Fort Worth has remained relatively flat.  

Permitting activity is rebounding, after slipping during the pandemic, leading to leaner construction starts.  

While rising permitting activity is an encouraging sign for future construction, developers continue to 

struggle with supply chain bottlenecks, inflationary pressures, and availability of construction materials. 

In a rising interest rate environment, the cost to finance new projects is a barrier to kicking off 

construction.  All these forces have weighed on developers' ability to get projects off the ground quickly. 
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Dallas-Fort Worth Apartment Market Year-Over-Year Trend Summary 

From 4Q 2021 to 4Q 2022, vacancy within the market increased by 220 bps to a rate of 8.4%.  Over the 

same time, rental rates increased by 3.9% to an average rate of $1,508/unit.  In 4Q 2022, 1,488 apartment 

units were returned to the market while 4,453 new units were added.  Both metrics fell substantially from 

4Q 2021. 

Dallas-Fort Worth Apartment Market Snapshot 

The following table provides an overview of apartment market statistics by property subtype for the 

metropolitan Dallas-Fort Worth market.  As shown, vacancy is currently higher in the Class B segment at 

9.1%.  By number of units, the Dallas-Fort Worth apartment market exhibits the following composition: 

Class A-31.9%, Class B-44.2%, and Class C-23.9%. 

Product Class Definitions 

Each class of apartment building is defined below, using parameters established by BOMA International.  

Please note that these are primarily market classifications, not construction classifications: 

Class A: Generally, garden product built within the last 10 years.  Properties with a physical age 

greater than 10 years but have been substantially renovated.  Commands rents within the range 

and/or club building.  High-

products in the market. 

Class B: Generally, product built within the last 20 years.  Exterior and interior amenity package is 

dated and less than what is offered by properties in the high end of the market.  Good quality 

rents in the submarket. 

Class C:  Generally, product built within the last 30 years.  Limited, dated exterior and interior 

amenity package.  Improvements show some age and deferred maintenance.  Commands rents 

2022 Q4 2021 Q4 YoY Change Trend

Overall Vacancy 8.4% 6.2% 220  bps

Market Rate Per Unit $1,508 $1,452 3.9%

Absorbed Units (1,488) 5,447 (6,935)

New Unit Deliveries 4,453 6,053 (1,600)

Dallas-Fort Worth Apartment Market Year-Over-Year Trend Summary

Source: CoStar Properties Analytical Search, 01/09/2023.

Total 

Inventory Total Units % of Units Total Units Vacancy

Class A 838 258,815 31.9% 22,517 8.7% 623 $1,822

Class B 1,822 358,608 44.2% 32,633 9.1% 90 $1,458

Class C 2,573 193,827 23.9% 12,986 6.7% (100) $1,170

Total 5,233 811,250 100.0% 68,137 8.4% 613 $1,510

Source: CoStar Properties Analytical Search, 01/09/2023. RBA = Rentable Building Area

Dallas-Fort Worth Apartment Market Snapshot

Class

Existing Inventory Vacancy Rate

Absorbed 

Units

Market Rate 

Per Unit
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Dallas-Fort Worth Apartment Market Map 

The following map shows apartment properties within the Dallas-Fort Worth metro.  The blue markers 

are properties that are currently available: these properties are for sale, for lease, or both.  The gray 

markers are properties that are not currently available.  Please note that some markers overlap. 
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Dallas-Fort Worth Apartment Market  Total Trends 

Apartment expansion in the Dallas-Fort Worth market has been robust over the past 10 years, peaking in 

2021, but remaining substantial through 1Q 2023.  Steady deliveries resulted in elevated vacancy, despite 

record demand in the market through 2021.  Vacancy rose to 9.0% in 2020, fell to 6.2% in 2021, but 

jumped back up to 8.4% in 

vacancy was at its lowest in 2021, rent growth surged by 16.0%.  However, rent growth is now moderating, 

as demand contracts.  The 10-year average vacancy rate for the market is 7.8%, and as of YTD 2023, 

vacancy has risen above that mark to 8.4%.  Rental rates are up by only 0.1% since year-end 2022. 

New Unit Deliveries Absorbed Units Vacancy

Market 

Rate Per 

Unit % Change

2013 12,616 12,534 7.1% $1,020 N/A

2014 14,202 12,538 7.2% $1,052 3.1%

2015 16,073 18,753 6.6% $1,114 5.9%

2016 22,247 16,225 7.3% $1,149 3.1%

2017 29,497 16,284 8.9% $1,172 2.0%

2018 23,311 21,529 8.9% $1,202 2.6%

2019 25,005 23,818 8.7% $1,245 3.6%

2020 26,047 21,218 9.0% $1,252 0.6%

2021 27,108 47,340 6.2% $1,452 16.0%

2022 23,537 4,112 8.4% $1,508 3.9%

21,964 19,435 7.8% $1,217 4.4%

YTD 944 613 8.4% $1,510 0.1%

Vacancy (bps) 220 70

Rents 3.9% (1.6%)

Absorption (SF) (6,935) (2,262)

Completions (SF) (1,600) (4,574)

Historical Supply and Demand Trends

CAGR/Averages

811,250

YoY Prev. Quarter

Q4 2022 Recent Trends

3.3%

5,233

5,127

5,230

633,554

655,801

685,298

708,609

733,614

Inventory

Total Units

603,279

617,481

Total Inventory

4,366

4,419

4,477

Source: CoStar Properties Analytical Search, 01/09/2023. Annual numbers represent year-end statistics.

Dallas-Fort Worth Apartment Market Trends

Period

Rents

Current Year Data

Supply & Demand

4,567

4,681

4,788

4,899

5,015 759,661

786,769

810,306

0.0%

5.0%

10.0%

0

20,000

40,000

60,000

2013 2015 2017 2019 2021 YTD
Deliveries Absorption Vacancy
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Dallas-Fort Worth Apartment Market  Class A Trends 

Class A units have experienced the most significant growth in the Dallas-Fort Worth market.  Demand for 

Class A units remained robust from 2015 through 2021, but saw a steep drop-off in 2022.  In 2021, vacancy 

fell to 7.1%, but turned back upward in 2022.  Rent growth has followed suite, with growth of 18.0% in 

2021, backing off to growth of just 2.2% in 2021.  At the start of 2023, vacancy remains at 8.7%, with rents 

rising by 0.2%. 

New Unit 

Deliveries Absorbed Units Vacancy

Market 

Rate Per 

Unit % Change

2013 8,428 5,791 8.9% $1,328 N/A

2014 10,112 7,207 10.6% $1,360 2.4%

2015 12,749 12,187 10.0% $1,419 4.3%

2016 15,689 12,667 11.0% $1,442 1.6%

2017 21,128 13,581 14.0% $1,455 0.9%

2018 20,434 18,094 13.8% $1,477 1.5%

2019 20,362 20,054 12.6% $1,525 3.2%

2020 20,754 17,569 12.8% $1,508 (1.1%)

2021 15,167 27,393 7.1% $1,780 18.0%

2022 10,621 5,582 8.7% $1,819 2.2%

15,544 14,013 11.0% $1,511 3.6%

YTD 470 623 8.7% $1,822 0.2%

Vacancy (bps) 160 60

Rents 2.2% (2.7%)

Absorption (SF) (2,356) (574)

Completions (SF) (1,220) (1,555)

344 111,329

374 121,441

Dallas-Fort Worth Apartment Market Trends - Class A

Period

Inventory Supply & Demand Rents

Total Inventory Total Units

604 191,441

674 211,803

751 232,557

415 134,190

469 149,879

538 171,007

Current Year Data

800 247,724

837 258,345

CAGR/Averages 9.8%

Q4 2022 Recent Trends Historical Supply and Demand Trends

YoY Prev. Quarter

Source: CoStar Properties Analytical Search, 01/09/2023. Annual numbers represent year-end statistics.
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Dallas-Fort Worth Apartment Market  Class B Trends 

The majority of apartment units in the Dallas-Fort Worth market are Class B unit, which comprise 44.2% 

of total units here.  In 2021, net absorption outpaced new supply allowing vacancy to contract to 6.4%.  

As a result, rents rose by 15.8%.  The following year, a record number of new units delivered, while 

demand slowed significantly, causing vacancy to spike to a 10-year high of 9.0%.  Rent growth continued 

in 2022, but at a below-average pace.  As of YTD, vacancy has continued to tick upward, with rent growth 

of 0.1%. 

New Unit 

Deliveries Absorbed Units Vacancy

Market 

Rate Per 

Unit % Change

2013 4,183 4,914 6.5% $956 N/A

2014 4,090 4,541 6.3% $990 3.6%

2015 3,324 4,716 5.7% $1,055 6.6%

2016 6,240 3,306 6.6% $1,092 3.5%

2017 8,345 3,600 7.9% $1,115 2.1%

2018 2,794 3,939 7.4% $1,148 3.0%

2019 4,412 4,137 7.4% $1,191 3.7%

2020 5,270 3,675 7.8% $1,206 1.3%

2021 11,825 15,757 6.4% $1,397 15.8%

2022 12,916 2,565 9.0% $1,457 4.3%

6,340 5,115 7.1% $1,161 4.8%

YTD 474 90 9.1% $1,458 0.1%

Vacancy (bps) 260 70

Rents 4.3% (1.4%)

Absorption (SF) (2,975) (1,624)

Completions (SF) (380) (3,019)

1,480 298,918

1,503 303,008

Dallas-Fort Worth Apartment Market Trends - Class B

Period

Inventory Supply & Demand Rents

Total Inventory Total Units

1,629 323,711

1,663 328,123

1,696 333,393

1,520 306,332

1,551 312,572

1,594 320,917

Current Year Data

1,754 345,218

1,820 358,134

CAGR/Averages 2.0%

Q4 2022 Recent Trends Historical Supply and Demand Trends

YoY Prev. Quarter

Source: CoStar Properties Analytical Search, 01/09/2023. Annual numbers represent year-end statistics.
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Dallas-Fort Worth Apartment Market  Class C Trends 

In the Class C segment, new deliveries have been muted, which has helped maintain relatively healthy 

vacancy despite weak demand.  Net absorption has fallen negative for Class C units in five out of the past 

six years.  Despite weak demand, rent growth has continued each year.  Strong demand was experienced 

in 2021, allowing vacancy to fall to a 10-year low, and rents to rise by 11.6%.  In 2022, net absorption fell 

back into negative territory, although rent growth remained above average.  At the start of 2023, 100 

Class C units have returned to market, and rents have been reduced by 0.2%. 

New Unit 

Deliveries Absorbed Units Vacancy

Market 

Rate Per 

Unit % Change

2013 5 1,829 6.9% $708 N/A

2014 0 788 6.5% $737 4.1%

2015 0 1,852 5.6% $795 7.9%

2016 318 253 5.6% $845 6.3%

2017 24 (896) 6.1% $883 4.5%

2018 83 (504) 6.4% $917 3.9%

2019 231 (373) 6.7% $954 4.0%

2020 23 (25) 6.7% $979 2.6%

2021 116 4,192 4.6% $1,093 11.6%

2022 0 (4,037) 6.7% $1,172 7.2%

80 308 6.2% $908 5.8%

YTD 0 (100) 6.7% $1,170 (0.2%)

Vacancy (bps) 210 70

Rents 7.2% 0.4%

Absorption (SF) (1,606) (65)

Completions (SF) 0 0

2,542 193,032

2,542 193,032

Dallas-Fort Worth Apartment Market Trends - Class C

Period

Inventory Supply & Demand Rents

Total Inventory Total Units

2,555 193,457

2,562 193,688

2,568 193,711

2,542 193,032

2,547 193,350

2,549 193,374

Current Year Data

2,573 193,827

2,573 193,827

CAGR/Averages 0.0%

Q4 2022 Recent Trends Historical Supply and Demand Trends

YoY Prev. Quarter

Source: CoStar Properties Analytical Search, 01/09/2023. Annual numbers represent year-end statistics.
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New Development 

According to CoStar, there are currently 146 apartment properties under construction within the Dallas-

Fort Worth apartment market that will add 37,951 new units to the market upon completion.  The 

properties are well dispersed throughout the market; however, a large concentration of this new supply 

can be found in the Plano, Northwest Fort Worth, and Frisco/Prosper submarket clusters.  There are 

another 72 apartment properties that are currently proposed for development within the market, with 

the potential to add 27,311 new apartment units, if completed, and three in final planning with 807 units.   

Submarket

# of 

Properties # of Units % of Units

# of 

Properties # of Units % of Units

Plano 6 3,867 10.2% 1 379 1.4%

Northwest Fort Worth 13 3,450 9.1% 6 2,014 7.3%

Frisco/Prosper 8 2,509 6.6% 9 6,036 21.8%

Allen/McKinney 10 2,387 6.3% 3 1,850 6.7%

Arlington 8 2,063 5.4% 2 578 2.1%

Southwest Fort Worth 8 1,652 4.4% 4 1,425 5.1%

North Fort Worth 5 1,637 4.3% 3 1,005 3.6%

Southeast Fort Worth 6 1,591 4.2% 3 1,128 4.1%

Oak Cliff 6 1,429 3.8% 0 0 0.0%

Garland/Rowlett 4 1,338 3.5% 3 700 2.5%

Lewisville/Flower Mound 5 1,317 3.5% 0 0 0.0%

Far North Dallas 5 1,186 3.1% 1 1,114 4.0%

Richardson 3 1,175 3.1% 2 457 1.6%

Rockwall/Wylie 4 1,110 2.9% 2 612 2.2%

Denton 5 1,103 2.9% 4 1,352 4.9%

Farmers Branch/Carrollton 4 1,087 2.9% 1 264 1.0%

East Dallas 10 1,075 2.8% 6 1,426 5.1%

West Dallas 4 924 2.4% 6 2,444 8.8%

Southeast Dallas 3 798 2.1% 2 477 1.7%

Ellis County 4 762 2.0% 0 0 0.0%

Grand Prairie 3 705 1.9% 0 0 0.0%

Downtown Dallas 3 648 1.7% 2 733 2.6%

Las Colinas 2 574 1.5% 1 275 1.0%

Johnson County 2 378 1.0% 1 604 2.2%

South Dallas County 2 356 0.9% 0 0 0.0%

Uptown/Park Cities 1 345 0.9% 4 1,388 5.0%

Parker County 1 332 0.9% 0 0 0.0%

Southeast Outlying 2 326 0.9% 0 0 0.0%

Mesquite 1 325 0.9% 0 0 0.0%

Grapevine 1 324 0.9% 1 200 0.7%

North Richland Hills/Haltom City 1 291 0.8% 0 0 0.0%

Downtown Fort Worth 1 283 0.7% 1 202 0.7%

Northeast Outlying 1 216 0.6% 0 0 0.0%

Hood County 1 145 0.4% 0 0 0.0%

Henderson County 1 122 0.3% 0 0 0.0%

Northwest Dallas 2 121 0.3% 1 300 1.1%

East Fort Worth 0 0 0.0% 1 268 1.0%

Irving 0 0 0.0% 1 220 0.8%

Wise County 0 0 0.0% 1 282 1.0%

TOTALS 146 37,951 100.0% 72 27,733 100.0%

Dallas-Fort Worth Apartment Market - New Development by Submarket Cluster
Under Construction Proposed

Submarket # of Properties # of Units % of Units

Southeast Dallas 1 285 35.3%

Grand Prairie 1 272 33.7%

Uptown/Park Cities 1 250 31.0%

TOTALS 3 807 100.0%

Source: CoStar Properties Analytical Search, 01/09/2023.

Final Planning

Dallas-Fort Worth Apartment Market - New Development by Submarket Cluster
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CONCLUSIONS 

The Dallas-Fort Worth multifamily market remains on stable ground even as performances are softening 

from their record-setting pace last year.  The region is seeing weaker demand for multifamily units as 

elevated economic uncertainty and stubborn inflation weigh on households' decision to sign new leases. 

In turn, the pace of rent growth is slowing, trending closer to precrisis norms through the end of the year.  

Ranking among the top spots for apartment construction, overall development levels remain stable in 

Dallas-Fort Worth.  The trend is counter to several other major Sun Belt markets whose pipelines have 

swelled over the past two years.   

Robust economic underpinnings have fostered a healthy apartment market.  Healthy job growth and 

continuous in-migration are two primary drivers of apartment demand in the metroplex.  Even with a flow 

of new properties coming to the market, the renter pool continues to absorb new units at a steady pace. 

Continuous supply and leading absorption levels make Dallas-Fort Worth one of the country's fastest-

growing and balanced multifamily markets. 

The multifamily market has been an example of resilience across asset classes, and investors remain 

bullish on the Dallas-Fort Worth apartment market.  According to CoStar, the metroplex remains a leader 

for sales volume in the country over the past two years, following a broader trend of investors descending 

on sunbelt markets amid economic uncertainty.  Most deals are found in value-add opportunities, with 

the Mid-Cities and older sections of the metroplex such as East Dallas as active areas for investment. 

Meanwhile, core investors often target areas with amenity-rich assets within urban areas like Uptown. 
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Mesquite Apartment Submarket Cluster Analysis 

A proper analysis and understanding of the market factors which influence the apartment submarket is 

necessary as a precursor to the appraisal process.  We have relied upon CoStar Analytics apartment 

market survey data and trends for rent, vacancy, and inventory levels in Dallas- Mesquite 

apartment submarket cluster, and 

after concessions.  Based upon data sources available, the following is an analysis of the factors which 

impact demand for apartment units.  A map of the Mesquite apartment submarket cluster is provided 

below. 

The blue markers are properties that are currently available: these properties are for sale, for lease, or 

both.  The gray markers are properties that are not currently available.  Please note that several markers 

overlap.   

Mesquite Apartment Submarket Cluster Snapshot

The table below provides a breakdown of apartment market statistics by property class for the Mesquite 

submarket cluster.  As shown, vacancy is currently higher in the Class B segment at 9.8%.  By number of 

units, the Mesquite submarket cluster displays the following composition: Class A-8.2%, Class B-50.7%, 

and Class C-41.1%. 

Total 

Inventory Total Units % of Units Total Units Vacancy

Class A 9 2,215 8.2% 140 6.3% 1 $1,414

Class B 65 13,724 50.7% 1,345 9.8% (9) $1,186

Class C 86 11,128 41.1% 835 7.5% (5) $1,074

Total 160 27,067 100.0% 2,319 8.5% (13) $1,159

Source: CoStar Properties Analytical Search, 01/09/2023. RBA = Rentable Building Area

Mesquite Apartment Submarket Cluster Snapshot

Class

Existing Inventory Vacancy Rate

Absorbed 

Units

Market Rate 

Per Unit
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Mesquite Apartment Submarket Cluster  Total Trends

The Mesquite apartment submarket cluster has expanded at an average annual rate of 1.2% since 2013, 

and new supply has generally been well received.  The 10-year average vacancy rate is 7.0%, but vacancy 

has risen above that average since 2022.  Despite weak demand in 2022, rents grew by 6.3% last year.  

This was slower than the 10.0% growth in 2021, but still above average.  Net absorption remains in 

negative territory at the start of 2023, but vacancy has held 8.5%.  YTD 2023's average rent has increased 

from year-end 2022 by 0.2% to $1,159/unit, which is 23.2% lower than the metro market. 

New Unit Deliveries Absorbed Units Vacancy

Market 

Rate Per 

Unit % Change

2013 0 480 6.5% $726 N/A

2014 334 197 7.0% $749 3.2%

2015 0 383 5.4% $809 8.0%

2016 492 226 6.4% $851 5.2%

2017 0 235 5.4% $889 4.5%

2018 381 (279) 7.9% $920 3.5%

2019 593 127 9.6% $959 4.2%

2020 557 1,293 6.6% $989 3.1%

2021 412 440 6.4% $1,088 10.0%

2022 2 (567) 8.5% $1,157 6.3%

277 254 7.0% $914 5.3%

YTD 0 (13) 8.5% $1,159 0.2%

Vacancy (bps) 210 70

Rents 6.3% (0.3%)

Absorption (SF) (177) (114)

Completions (SF) (412) 0

Rents

Total Inventory Total Units

Mesquite Apartment Submarket Cluster Trends

146 24,296

147 24,630

Period

Inventory Supply & Demand

152 25,503

154 26,096

157 26,653

147 24,630

149 25,122

149 25,122

Current Year Data

159 27,065

160 27,067

CAGR/Averages 1.2%

Source: CoStar Properties Analytical Search, 01/09/2023. Annual numbers represent year-end statistics.

160 27,067

Q4 2022 Recent Trends Historical Supply and Demand Trends

YoY Prev. Quarter
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Mesquite Apartment Submarket Cluster  Class A Trends

The Class A segment is the smallest segment in the Mesquite apartment submarket cluster, comprising 

only 8.2% of units here.  However, this is the fastest-growing apartment segment, expanding at an average 

annual rate of 12.1% since 2013.  Class A units have been well received here, with positive demand each 

year through 2021.  However, net absorption turned negative in 2022.  Due to supply-side pressure over 

the past 10 years, the average vacancy rate is elevated at 10.4%.  However, vacancy has remained below 

that average since 2020.  In turn, this has encouraged strong rent growth in the past two years.  YTD 2023's 

average rent has increased from year-end 2022 by 0.6% to $1,414/unit, which remains 22.4% lower than 

the metro market. 

New Unit 

Deliveries Absorbed Units Vacancy

Market 

Rate Per 

Unit % Change

2013 0 14 3.5% $1,012 N/A

2014 334 131 20.5% $1,009 (0.3%)

2015 0 202 2.6% $1,084 7.4%

2016 313 109 16.2% $1,100 1.5%

2017 0 154 5.5% $1,140 3.6%

2018 337 89 18.4% $1,157 1.5%

2019 320 277 17.7% $1,167 0.9%

2020 120 306 8.3% $1,188 1.8%

2021 0 68 5.2% $1,278 7.6%

2022 0 (24) 6.4% $1,405 9.9%

142 133 10.4% $1,154 3.7%

YTD 0 1 6.3% $1,414 0.6%

Vacancy (bps) 120 (140)

Rents 9.9% (0.5%)

Absorption (SF) 24 62

Completions (SF) 0 0

4 791

5 1,125

Mesquite Apartment Submarket Cluster Trends - Class A

Period

Inventory Supply & Demand Rents

Total Inventory Total Units

7 1,775

8 2,095

9 2,215

5 1,125

6 1,438

6 1,438

Current Year Data

9 2,215

9 2,215

CAGR/Averages 12.1%

Q4 2022 Recent Trends Historical Supply and Demand Trends

YoY Prev. Quarter

Source: CoStar Properties Analytical Search, 01/09/2023. Annual numbers represent year-end statistics.
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Mesquite Apartment Submarket Cluster  Class B Trends

The Class B segment experienced its strongest expansion from 2019 through 2021.  During this time frame, 

net absorption remained mostly positive, which helped maintain moderately healthy vacancy levels.  In 

2022, however, demand weakened, pushing vacancy to a 10-year high of 9.7%.  In the meantime, rent 

growth surged in 2021, and continued to see healthy growth in 2021.  As of YTD 2023, vacancy has already 

started to tick upward to a current rate of 9.8%, but YTD 2023's average rent has increased from year-end 

2022 by 0.3% to $1,186/unit, which is 18.7% lower than the metro market. 

New Unit 

Deliveries Absorbed Units Vacancy

Market 

Rate Per 

Unit % Change

2013 0 169 5.7% $746 N/A

2014 0 (14) 5.8% $767 2.8%

2015 0 49 5.4% $834 8.7%

2016 179 196 5.2% $872 4.6%

2017 0 (34) 5.5% $904 3.7%

2018 0 (242) 7.4% $934 3.3%

2019 273 (19) 9.5% $977 4.6%

2020 437 701 7.2% $1,008 3.2%

2021 412 356 7.4% $1,125 11.6%

2022 2 (314) 9.7% $1,183 5.2%

130 85 6.9% $935 5.3%

YTD 0 (9) 9.8% $1,186 0.3%

Vacancy (bps) 230 120

Rents 5.2% (0.3%)

Absorption (SF) (209) (236)

Completions (SF) (412) 0

58 12,421

58 12,421

Mesquite Apartment Submarket Cluster Trends - Class B

Period

Inventory Supply & Demand Rents

Total Inventory Total Units

59 12,600

60 12,873

62 13,310

58 12,421

59 12,600

59 12,600

Current Year Data

64 13,722

65 13,724

CAGR/Averages 1.1%

Q4 2022 Recent Trends Historical Supply and Demand Trends

YoY Prev. Quarter

Source: CoStar Properties Analytical Search, 01/09/2023. Annual numbers represent year-end statistics.
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Mesquite Apartment Submarket  Class C Trends

Minimal Class C deliveries has helped to maintain healthy vacancy in this segment, despite periods of 

weak demand.  In 2021, 16 units were absorbed, allowing the vacancy rate to decline to 5.4%.  As vacancy 

decreased, 2021's average rent increased by 8.3% to $1,001/unit.  In 2022, 226 units were returned, 

causing the vacancy rate to increase to 7.4%.  Even though vacancy increased, 2022's average rent 

increased by 7.3% to $1,074/unit.  YTD metrics show that no units have been delivered, while five units 

have been returned, increasing the vacancy rate to 7.5%.  YTD 2023's average rent has remained 

unchanged from year-end 2022, which is 8.2% lower than the metro market. 

New Unit 

Deliveries Absorbed Units Vacancy

Market 

Rate Per 

Unit % Change

2013 0 296 7.7% $641 N/A

2014 0 81 6.9% $673 5.0%

2015 0 132 5.7% $720 7.0%

2016 0 (76) 6.4% $772 7.2%

2017 0 115 5.4% $817 5.8%

2018 44 (125) 6.9% $854 4.5%

2019 0 (132) 8.1% $892 4.4%

2020 0 285 5.5% $924 3.6%

2021 0 16 5.4% $1,001 8.3%

2022 0 (226) 7.4% $1,074 7.3%

4 37 6.5% $837 5.9%

YTD 0 (5) 7.5% $1,074 (0.0%)

Vacancy (bps) 200 40

Rents 7.3% (0.3%)

Absorption (SF) 9 60

Completions (SF) 0 0

84 11,084

84 11,084

Mesquite Apartment Submarket Cluster Trends - Class C

Period

Inventory Supply & Demand Rents

Total Inventory Total Units

86 11,128

86 11,128

86 11,128

84 11,084

84 11,084

84 11,084

Current Year Data

86 11,128

86 11,128

CAGR/Averages 0.0%

Q4 2022 Recent Trends Historical Supply and Demand Trends

YoY Prev. Quarter

Source: CoStar Properties Analytical Search, 01/09/2023. Annual numbers represent year-end statistics.
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New Development

According to CoStar, there is currently one apartment development under construction within the 

Mesquite submarket cluster.  Once completed this development will deliver 325 units to the submarket 

cluster.   

CONCLUSION

The Mesquite submarket cluster consists of vintage garden-style properties.  Some sections of the 

submarket cluster lack the local employment opportunities and neighborhood amenities of neighboring 

Garland, let alone cities like Richardson and Plano.  Employment growth is most robust in the retail and 

trade/distribution sectors, and those jobs contribute to the demand for workforce housing in the area. 

Leasing activity performed well in 2020 and 2021, thanks to a surge of pent-up demand from the 

pandemic.  Renters have demonstrated interest in the area's budget-friendly communities and new 

properties recently hitting the market. 

Both demand as well as rent growth cooled in 2022, coming in closer to precrisis performances, and little 

has changed at the start of 2023.   

According to CoStar, investors remain keen to deploy capital in Mesquite.  Like other submarkets with 

primarily Class B stock, Mesquite has seen several value-add trades recently, and pricing has about 

doubled in the past decade. 

Address Name City Units

502 E US Highway 80 Wildwood Luxury Urban Homes Forney 325

325

Mesquite Apartment  Submarket Cluster - Under Construction

TOTALS

Source: CoStar Properties Analytical Search, 01/09/2023.
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Highest and Best Use Analysis 

The fundamental concept of highest and best use may be defined as: 

17

To test for highest and best use, all logical and feasible alternatives must be analyzed.  The appraiser 

should determine whether the proposed usage of the land is:  

1. physically possible 

2. legally permissible 

3. economically feasible 

4. maximally productive 

If an affirmative answer may be given to these basic questions, it is determined that the highest and best 

use test has been satisfied. 

The appraiser must recognize that land is generally appraised as if vacant and available for development 

to its highest and best use and that the appraisal of improvements is based on their actual contribution 

to the site.  Thus, the highest and best use of a site must be determined both 1) as vacant and 2) as 

improved.  Highest and best use as vacant will be addressed first. 

HIGHEST AND BEST USE AS VACANT 

Physically Possible Uses

The subject site is of sufficient size to accommodate various types of development.  It has good exposure 

and visibility along surrounding roadways. It is convenient to residential and commercial development.  

All relevant municipal utilities are available in adequate supply to service a variety of development. 

Legally Permissible Uses

The property is zoned  B-1 (Neighborhood Commercial) under the authority of City of Forney. Multifamily 

is a permitted land use under this zoning.  There are no reasonable probable modifications of existing land 

use regulations to occur in the near future.  Subject to the current zoning, the legally permissible uses 

include multi-family residential.   

Economically Feasible Uses

A multifamily residential use is physically possible and legally permissible for the subject, and we believe 

a change from this basic usage would probably be unlikely. We have discussed apartment market 

conditions at length in the preceding market analysis.  The metro apartment market is strong with 

substantial new development in the pipeline; thus, multi-family development is considered feasible at this 

time. 

17  Appraisal Institute, The Appraisal of Real Estate, 15th Edition, (Chicago: Appraisal Institute, 2020), page 305. 
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Maximally Productive Use

Based on our analysis, the maximally productive and highest and best use of the subject site, as if vacant, 

is development of a multi-family project.   

HIGHEST AND BEST USE AS IMPROVED

The highest and best use as improved is also analyzed using the four previously indicated criteria. 

1). A physically possible utilization as evidenced by the current development of the site; 

2). A legally permissible use under requirements set by zoning authority; 

3). Economically feasible and maximally productive, based on the property's ability to produce 

a positive net operating income, which, when capitalized, significantly exceeds the 

underlying land value; and, 

4). Considering the above, the maximally productive or highest and best use of the site, as 

improved, is for continued operation, management, and maintenance of the existing 

apartment complex.

Most Likely Buyer 

In analyzing the subject and supported by market evidence, the most likely buyer of the apartment 

community would be an institutional buyer such as a Life company, REIT, or national or regional apartment 

investor. 
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The Valuation Process 

The estimation of a real property's market value involves a systematic process in which the problem is 

defined; the work necessary to solve the problem is planned; and the data required are acquired, 

classified, analyzed and interpreted as an opinion of value.  In this process, three basic approaches, when 

applicable, are used by the appraiser: the sales comparison approach, the income capitalization approach 

and the cost approach.  When one or more of these approaches is not applicable in the appraisal process, 

full justification must be presented.  An explanation of each approach follows: 

COST APPROACH 

In the cost approach, the appraiser first values of the fee simple interest in the site.  The replacement or 

reproduction cost new of the improvements is then estimated.  Next, depreciation from all sources is 

determined and subtracted from the replacement or reproduction cost new of the improvements to arrive 

at their present value.  The present value of all improvements is added to the market value of the site, 

resulting in an indicated value by the cost approach. 

SALES COMPARISON APPROACH 

The sales comparison approach involves the comparison of the subject property to similar properties that 

have recently sold or that are currently offered for sale.  The sales prices of these properties are then 

adjusted to reflect the respective differences of each from the subject to indicate a value range.  This value 

range, as indicated by the adjusted comparable properties, is then used to establish an indicated value 

for the subject property. 

INCOME CAPITALIZATION APPROACH 

The income capitalization approach is a process in which the anticipated future benefits (actual dollar 

income or amenities) are reduced to a present value figure.  The appraiser is primarily concerned with the 

future benefits resulting from net income and reversionary proceeds.  This approach involves estimating 

potential gross income by comparison with competing properties and estimating expenses (derived from 

historical and/or market experience) to determine a projected net income stream.  The income stream is 

then capitalized into an indication of value by using capitalization rates extracted from competitive 

properties in the market or by using other techniques when applicable.  Alternatively, the income stream 

as well as the reversion of the property is converted into value by use of a discounted cash flow (DCF) 

analysis.  If both techniques are used, the resultant value indications must be reconciled. 

RECONCILIATION 

The final analytical step in the valuation process is reconciliation of the value indications obtained from 

the different approaches to value.  The appraisers must consider the relative dependability and 

applicability of each approach as dictated by the individual characteristics of the subject.  The final opinion 

of value reflects the results of such deliberation.
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Cost Approach 

The cost approach is based on the principle of substitution, which "affirms that a knowledgeable buyer 

would pay no more for a property than the cost to acquire a similar site and construct improvements of 

equivalent desirability and utility without undue delay."18

The cost approach to value typically involves the following steps: 

1.

highest and best use. 

2. Determine which cost basis is most applicable to the assignment: reproduction cost or 

replacement cost. 

3. Estimate the direct (hard) and indirect (soft) costs of the improvements as of the effective 

appraisal date. 

4. Estimate an appropriate entrepreneurial incentive or profit from analysis of the market. 

5. Add the estimated direct costs, indirect costs, and entrepreneurial incentive or profit to 

arrive at the total cost of the improvements. 

6. Estimate the amount of accrued depreciation in the structure and, if necessary, allocate 

it among the three major categories:  physical deterioration, functional obsolescence, and 

external obsolescence. 

7. Deduct the estimated depreciation from the total cost of the improvements to derive an 

estimate of their depreciated cost. 

8. Estimate the contributory value of any site improvements that have not already been 

considered.  (Site improvements are often appraised at their contributory value, i.e., 

directly on a depreciated-cost basis  but may be included in the overall cost calculated 

in Step 3 and depreciated if necessary.) 

9. Add land value to the total depreciated cost of all the improvements to arrive at the 

indicated value of the property. 

10. If appropriate, adjust for the property interest being appraised to derive the indicated 

value of the specified interest in the property.  

11. If the property will experience net income shortfalls during a lease-up period, then 

calculate a rent-up adjustment to account for the cost of leasing (distinct from leasing 

commissions.)  

12. Adjust for personal property (e.g., furniture, fixtures, and equipment) or intangible assets 

that are included in the appraisal. 19

18  Appraisal Institute, The Appraisal of Real Estate, 15th Edition, (Chicago: Appraisal Institute, 2020), page 528. 
19  Ibid, page 532-533. 
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RELEVANCE OF COST APPROACH 

The objective of the cost approach is to examine the replacement costs of an alternative building of like 

utility, less all depreciation.  This recognizes that there is an underlying connection between cost and 

value.  Sometimes the connection is obscured by factors such as depreciation or excess profits, but the 

relationship still exists.  The cost approach reflects market thinking because market participants relate 

value to cost.  Buyers tend to judge the value of an existing structure not only by prices and rents of similar 

buildings, but also by comparing the costs to create a new building with optimal physical condition and 

functional utility.  Moreover, buyers will sometimes consider the potential costs of rehabilitating an older 

structure up to the physical condition and functional utility that they desire.  

We have found that the cost approach can be very meaningful in some appraisals and have little or no 

meaning in others. Specifically, the cost approach is useful for newer, functional buildings in stable 

markets. However, as buildings age over time, and as functional flaws in the design and layout are exposed 

by a changing market, the replacement cost method takes on less relevance.  This is a subjective process 

which can have a large impact on the resulting value, thereby diminishing its reliability. 

The first step of the Cost Approach involves estimating the value of the site as though vacant and available 

to be developed to its highest and best use.  In order to estimate the value of the land as vacant, we gather 

recent land sales similar in zoning, intended use, location, size, and site utility.  After substantial market 

research and speaking with multiple brokers, we did not find any recent or relevant land sales to compare 

with subject property.  Therefore, it is unlikely the Cost Approach would be relied upon in underwriting 

by the most probable buyer (investor) and we have omitted the Cost Approach herein; this approach Is 

not considered necessary to produce a credible opinion. 
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Sales Comparison Approach 

The sales comparison approach, also termed the market approach, involves the comparison of the subject 

property to similar properties which have already sold, or which are currently offered for sale, with 

consideration given to their respective differences from the subject.  This process tends to form a pattern 

of indicators from which the appraiser can estimate the value of the subject property.  The principle of 

substitution is an integral part of this approach since a purchaser will typically not pay more for a property 

than would be required to purchase an equally desirable substitute property. 

The following procedures are used to apply the sales comparison approach. 

1. esearch the competitive market for information on properties that are similar to the subject 

property and that have recently sold, are listed for sale, or are under contract.  Information on 

agreements of sale, options, listings, and bona fide offers may also be collected.  The 

characteristics of the properties such as property type, date of sale, size, physical condition, 

location, and land use constraints should be considered.  The goal is to find a set of comparable 

sales or other evidence such as property listings or contracts as similar as possible to the subject 

property to ensure they reflect the actions of similar buyers.  Market analysis and highest and 

best use analysis set the stage for the selection of appropriate comparable sales. 

2. Verify the information by confirming that the data obtained is factually accurate and that the 

-length market considerations.  Verification should elicit additional 

information about the property such as buyer motivation, economic characteristics (if the 

property is income-producing), value component allocations, and other significant factors as well 

as information about the market to ensure that comparisons are credible. 

3. Select the most relevant units of comparison used by participants in the market (e.g., price per 

acre, price per square foot, price per front foot, price per dwelling unit) and develop a 

comparison that explains market behavior. 

4. Look for differences between the comparable sale properties and the subject property using all 

appropriate elements of comparison.  Then adjust the price of each sale property, reflecting how 

it differs, to equate it to the subject property or eliminate that property as a comparable.  This 

step typically involves using the most similar sale properties and then adjusting for any remaining 

differences.  If a transaction does not reflect the actions of a buyer who would also be attracted 

to the subject property, the appraiser should be concerned about comparability and the wisdom 

of relying on that comparable as a basis for comparison. 

5. Reconcile the various value indications produced from the analysis of comparables into a value 

conclusion.  A value opinion can be expressed as a single point estimate, as a range of values, or 
20

20  Appraisal Institute, The Appraisal of Real Estate, 15th Edition, (Chicago: Appraisal Institute, 2020), page 355. 
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Each of the preceding steps will be further explained in detail as they are utilized.  Several units of 

comparison are typically developed in the valuation of income-producing properties.  Those units of 

comparison appropriate for this analysis are detailed as follows: 

Sales Price per Unit 

The sales price per unit is a unit of comparison which expresses the relationship between price/value and 

the size of a structure. This is a reliable indicator of value assuming a high degree of comparability among 

properties available for comparison.  The weakness of this unit of comparison is that it does not directly 

differentiate between the respective income-generating capabilities of somewhat dissimilar properties.  

For apartments, the price per apartment unit is the frequently utilized unit of comparison.  We will use 

price per unit as our unit of comparison.  

Price per Square Foot 

The sales price per square foot is a unit of comparison which expresses the relationship between 

price/value and the size of a structure. This is a reliable indicator of value assuming a high degree of 

comparability among properties available for comparison.  The weakness of this unit of comparison is that 

it does not directly differentiate between the respective income-generating capabilities of somewhat 

dissimilar properties.  Rentable area is the preferred unit of comparison for office buildings while the gross 

area is preferred for retail properties.  For apartments, both the price per apartment unit and the price 

per square foot of rentable area are the preferred units of comparison.  Because of the unreliability of the 

area estimates of the comparable sales, a comparative analysis based on price per square foot is 

considered unreliable.  Therefore, we will use the price per square foot unit of comparison as a check 

against the value reached by price per unit. 

Effective Gross Income Multiplier 

The effective gross income multiplier (EGIM) is obtained by dividing sales price by effective potential gross 

annual income.  This unit of comparison tends to be self-adjusting, since the relationship between income 

and price/value tends to be similar among reasonably comparable properties.  It is this characteristic of 

the EGIM that makes it a relatively reliable valuation tool.  The weakness of this unit of comparison is that 

reliable effective gross income data are not always available.  Also, the EGIM process is, in effect, the 

inverse of the capitalization process used in the income approach.  In this sense, the EGIM is really not an 

Based on our conversations with brokers and investors around the U.S., these valuation tools are not 

considered ideal in valuing a property with the unique characteristics of the subject.  Quite simply, these 

techniques are considered somewhat crude, which is why the greatest weight is usually placed on the 

income capitalization approach in valuing these types of properties.  Nonetheless, we will utilize the 

SP/Unit technique, as a test of reasonableness. 
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SEARCH FOR COMPARABLE SALES 

The subject is a 272-unit, Class B,  Garden/Low Rise apartment complex.  We searched for sales of similar 

.  Leading up to the 

coronavirus pandemic, the apartment market was strong and active with rising rents, and declining 

vacancies.  There has been minimal sales activity since, due in part to increased uncertainty, higher 

interest rates, and a wider gap between buyer and seller expectations.     

We considered many of the recent sales comparables and narrowed the data down to the sales which we 

considered to be the most relevant.  Each of the sales were inspected by the appraiser, and then 

confirmed with buyer, seller, or broker, together with supplemental data from public records.   Although 

there may be additional sales available, it is our opinion that this represents an adequate sample from 

which an estimate of fair market value can be derived. 

Complete sale abstracts are contained in the Addenda.  The sales are summarized in the table below, 

or cash equivalent transactions. 

Comp 

No. Name/Location Date of Sale Year Built

Average 

Unit Size

Occupancy 

At Sale Sale Price Total Units

Sale 

Price/Unit

1 The Borough

5700 Boca Raton Blvd

Fort Worth

9/22 1981/2018 779 90.0% $27,350,000 208 $131,490

2 Bridgewood Ranch Apartments

4100 Vista Ln

Kaufman

9/22 2006 831 89.6% $16,044,405 106 $151,362

3 Greens of Hickory Trail

8613 Old Hickory Trail

Dallas

2/22 1999 1,090 98.0% $45,000,000 300 $180,000

4 Magnolia Grove

551 Crossroads Pky

Terrell

1/22 2021 910 97.8% $57,400,000 270 $212,593

5 Harmony Hill Apartments

11010 Harmony Hill Ln

Rowlett

5/22 2017 818 92.5% $165,000,000 644 $256,211

Comparable Avg. 2011 886 93.6% $62,158,881 306 $186,331

Subject  Contract 2019 1,028 91.5% 272 $0

Sale Comparable Summary

Please refer to the following page for a map of the comparables.  
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ADJUSTMENTS & ANALYSIS

The objective of this section is to adjust the comparables for their key differences with the subject so that 

we can make an informed estimate of fair market value of the subject.  This can be accomplished via either 

a qualitative or quantitative process.  Both are legitimate appraisal techniques.  We have opted to utilize 

the quantitative adjustment process within this appraisal.   

Adjustments are made to the sale prices of the comparables to compensate for differences between each 

sale and the subject.  Due to differences among the comparables and limited availability of comparable 

market data, matched pairs comparison (paired sales analysis) was unreliable.  While this type of analysis 

and adjustment method is considered ideal, it is often not realistic.  However, we have attempted, to the 

best extent possible, to quantify the individual adjustments to each sale comparable.  Unlike other 

investment products, no two commercial-grade real estate products are exactly alike.  There are multiple 

differences between properties, and this creates differences in value.  Further, the market for investment-

grade real estate in general is thinly traded relative to non-real estate investments. As a result, the 

adjustment process is still somewhat subjective.   

According to the 15th edition of The Appraisal of Real Estate, published in 2020 by the Appraisal Institute, 

the use of the sales comparison approach in valuation involves the estimation of the degree of similarity 

or difference between the subject property and a comparable by considering various elements of 

comparison.  Adjustments are then made to the prices of the comparables to compensate for differences 

between each sale and the subject.  These elements of comparison are discussed as follows. 

1. PROPERTY RIGHTS CONVEYED: The subject is being valued in fee simple/leased fee.  All of the 

comparables were also sold conveying fee simple/leased fee ownership. Thus, no adjustments are 

required for real property rights conveyed. 

2. FINANCING TERMS account for the impact on value that is produced by favorable or unfavorable 

financing. No adjustments are necessary for financing terms.  

3. CONDITION OF SALE adjustments reflect the motivations of the buyer and the seller.  All sales are 

considered "arm's length." All of the buyers and sellers appeared to be free of duress with 

adequate exposure to the market for the property to sell at its market value.  No adjustments are 

necessary in this category. 

4. MARKET CONDITIONS (TIME) account for value changes in properties between the date of the 

comparable sale and the effective date of this appraisal report. The sales occurred between 

January 2022 and September 2022.  Slight downward adjustments have been made to all 

Comparables as recent interest rates have caused downward pressures on values. 

5. LOCATION adjustments account for superiority/inferiority in terms of access, road frontage, 

surrounding land uses, the character of the neighborhood, micro-area trends in rents and 

occupancy rates, and other factors. This is a subjective process, although it is based on real 

differences in rents.  Comparable Nos. 1 and 5 received a slight downward adjustment as they are 

located in faster growing areas of the DFW market.  Comparable No. 2 received a slight upward 

adjustment for being located farther outside the fast-growing City of Forney, TX. 

APP000129

Case 3:22-cv-02118-X   Document 162-1   Filed 02/22/23    Page 129 of 310   PageID 3930



Parc at Windmill Farms NVC | National Valuation Consultants, Inc. 

DAL2212075 Sales Comparison Approach 82 

6. OCCUPANCY accounts for the impact of occupancy level on sales price.  Occupancy at the time of 

sale for the comparables ranged from 89.6% to 98.0%.  Comparable Nos. 3 and 4 received a slight 

downward adjustment as both properties had 98.0% and 97.8% occupancy at sale.  

current occupancy is within the range of the comparables. 

. 

7. PROPERTY AGE/CONDITION adjustments are required when the subject and the comparables 

vary in terms of age and/or the general level of maintenance evident in the units and common 

areas. The subject was built in 2019. The comparable properties were built between 1999 and 

2021. An upward adjustment is made to Comparable Nos. 1 and 3 which were built in 1981 and 

1999, while a slight upward adjustment was given to Comparable No. 2 for being built in 2006.  

No other adjustments were made to location. 

8. DESIGN/QUALITY/APPEAL adjustments account for such items as architectural appeal, 

construction quality, and project and unit amenities.  By nature, this is a subjective adjustment, 

based primarily on the judgment of the appraisers.  We have made an upward adjustment to 

comparable No. 1 due to an inferior quality and a slight downward adjustment to Comparable No. 

5 for having a superior design. 

9. AVERAGE UNIT SIZE adjustments address the significant impact on value of this one factor unique 

to apartment properties. As we are using a "per unit" method of comparison, we adjust for the 

different sizes of the units. All else being equal, a project with an abundance of smaller one-

bedroom units will sell at a lower price per unit than a project with a greater share of larger two-

bedroom units. The average unit sizes among comparable properties range from 779  SF to 1,090  

SF. The subject's average unit size is 1,028 SF which is within the range of comparable properties.  

An upward adjustment has been applied to Comparable Nos. 1 and 5 since both properties have 

a much smaller average unit size. 

10. PROJECT DENSITY adjustments account for the relationship between the number of units and the 

total site area of a property. Typically, properties with lower densities sell for higher prices/unit 

since the property is more appealing to tenants.  There were no adjustments to project density. 

Please refer to the adjustment grid provided on the following page. 
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CONCLUSION OF PRICE PER UNIT ANALYSIS 

The sales indicate an unadjusted range in prices from $131,490/unit to $256,211/unit.  Based off the 

adjustments, we have concluded to a range in prices from $151,362/unit to $212,593/unit.  Due to their 

recency of sale, average unit size, and the similarity in total units, we have placed a stronger weight on 

Comparable Nos. 3 and 4, pointing to the middle of adjusted values.  With consideration given to the 

unique characteristics of the subject and to the range of values indicated by adjustments to the 

comparable sales, we have concluded the following value: 

Value Indication

$180,000

272

$48,960,000

$49,000,000

$/Unit $180,147

$/SF $175.22

Total

Value Indication (Rounded)

"As Is" Value

Via Sales Comparison, As of January 23, 2023

Price / Unit

NVC Conclusion/Unit

No. of Units
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Income Capitalization Approach 

The income capitalization approach requires the appraiser to formulate a market value for the subject by 

converting projected net income into a single present value.  This process is known as capitalization.  The 

approach to value requires the following steps: 

1.

2. Estimate the potential gross income of the property by adding the rental income and any other 

potential income. 

3. Estimate the vacancy and collection loss. 

4. Subtract vacancy and collection loss from total potential gross income to arrive at the effective 

gross income of the subject property. 

5. Estimate the total operating expenses for the subject by adding fixed expenses, variable expenses, 

and a replacement allowance (where applicable). 

6. Subtract the estimate of total operating expenses from the estimate of effective gross income to 

arrive at net operating income.  (Deductions for capital items may also be necessary at various 

points in time through the projection period to calculate the cash flow used in discounted cash 

flow analysis.) 

7. Apply one of the direct or yield capitalization techniques to this data to generate an estimate of 

value via the income capitalization approach. 

8. If necessary, calculate a rent-up adjustment for the value indication that accounts for the cost of 

leasing up the property or for needed capital improvements (including an appropriate estimate 

of entrepreneurial incentive). 21

The preceding steps are discussed in detail below and in the following pages.  The preceding steps are 

discussed in detail below and in the following pages. 

POTENTIAL GROSS INCOME ESTIMATE 

The first step is to estimate market rent attainable for the subject.  This is accomplished via an analysis of 

competing properties in the market area.  It should be noted that the following comparables may not 

represent all competing properties within the submarket, but they are considered to form a reliable and 

representative data base from which we can obtain a reasonable estimate of market rent for the subject.   

We have prepared detailed abstracts on each rent comparable, and this information is presented in the 

Addenda.  A summary table of the data and location map is presented on the following page.  All units are 

rented on an unfurnished basis. 

21  Appraisal Institute, The Appraisal of Real Estate, 15th Edition, (Chicago: Appraisal Institute, 2020), page 432. 
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Rent per Square Foot and Gross Rent per Unit 

The rent per square foot is a unit of comparison which expresses the relationship between rent and the 

size of a unit.  This is a reliable indicator of market rent assuming a high degree of comparability among 

properties available for comparison. 

Overall, we believe that the square footage figures from the comparables are representative of livable 

area.  While this issue may be of concern, we note that the typical apartment renter does not analyze rent 

on a per square foot basis.  Rather, it is the gross monthly rent that is of primary concern.  Minor 

differences in square footage tend to have little or no impact on the achievable rent for similar types of 

units.  Therefore, within our analysis, we will place emphasis on both rent per livable square foot and 

gross monthly rent per unit. 

No. 

Name/

Street Address

 Year 

Built 

Total 

Units

 Average 

Unit Size 

$/SF 

Range

Avg.

$/SF

$/Unit 

Range

 Average 

Unit Rent  Occupancy 

1
Gateway Pines

1200 Gateway Blvd N
2018 337 810

$1.31 -

$2.15
$1.75

$1,075 -

$2,100
$1,418 92.8%

2
Gateway Oaks

1105 Gateway Blvd N
2016 313 860

$1.33 -

$1.95
$1.66

$1,090 -

$2,150
$1,424 96.4%

3
Gateway Cedars

1100 Gateway Blvd N
2014 334 791

$1.39 -

$1.89
$1.67

$1,059 -

$1,704
$1,318 98.7%

4
Emerson at Forney Marketplace

300 Trailhouse Ln
2019 320 894

$1.39 -

$2.11
$1.74

$1,258 -

$1,891
$1,558 94.3%

5
Magnolia Grove

551 Crossroads Pkwy
2020 270 910

$1.42 -

$2.12
$1.77

$1,224 -

$2,010
$1,613 93.0%

2017 315 853
$1.31 -

$2.15
$1.72

$1,059 -

$2,150
$1,466 95.0%

2019 272 1,028
$1.30 -

$1.71
$1.51

$1,323 -

$1,838
$1,552 91.5%

Average

Subject Contract Rent

Lease Comparable Summary

Apartment rents in this market are typically quoted on a monthly basis with lease terms averaging around 

twelve months. Quoted rent typically includes any premiums for location, floor-level, and views. Tenants 

are typically responsible for the cost of most utilities.  

A map showing the location of each of the comparables may be found on the following page. 
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Market Rent Analysis

The subject includes 9 primary unit types with multiple floor plan variations.  Thus, we have prepared 

individual adjustment grids for the representative unit types.  In each case, we have attempted to analyze 

the comparable unit type which most closely resembles the subject unit for which we are estimating 

market rent.  In making adjustments, we have focused on the following key differences between the 

subject and the comparables, including:  

� Location 

� Quality/Condition 

� Project Amenities 

� Average Unit Size 

� Parking 

� Layout 

� Unit Amenities 
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Rents for any individual floor plan may vary substantially with exposure.  This is especially valid for 

or plan (or similarly, an unusually small or large number 

of the floor plans to begin with) can still influence the rent upward or downward over a short time frame.  

It is this factor that explains why some of the rents at comparable floor plans at the comparables may 

appear relatively high or low compared with the balance of the data set.  For this reason, our concluded 

market rents for the subject may not always perfectly conform to the average indicated by the 

comparables. 

Conclusions of Market Rent 

grids.  While we have attempted to be as quantitative as possible, it is important to note that, in the end, 

the final conclusion of market rent is still somewhat subjective due to the myriad of differences.  Still, we 

are confident that the rental estimates are supported by the comparable data.   

A1 832 65 $1,421 $1.71 $1,425 $1.71 $92,625

A1 -HC 832 3 $1,368 $1.64 $1,375 $1.65 $4,125

A2A 798 48 $1,323 $1.66 $1,340 $1.68 $64,320

B1 1,059 28 $1,605 $1.52 $1,610 $1.52 $45,080

B2 1,145 77 $1,631 $1.42 $1,640 $1.43 $126,280

B2 -HC 1,125 3 $1,710 $1.52 $1,723 $1.53 $5,169

B3 1,203 12 $1,667 $1.39 $1,676 $1.39 $20,112

C1 1,365 35 $1,838 $1.35 $1,849 $1.35 $64,715

C1 -HC 1,365 1 $1,770 $1.30 $1,783 $1.31 $1,783

Total 1,028 272 $1,552 $1.51 $1,560 $1.52 $424,209

Annual Base Rental Income $5,090,508

Total 

Current

Market Rent

Contract 

Rent

NVC 

Current

Market Rent

NVC

Current

Rent/SF

NVC Market Rent Conclusion

Unit Type Size (SF)

No. of 

Units

Contract

Rent/SF

These are estimated market rents for a twelve-month lease term.  The lease comparables indicate a range 

of average monthly rent from $1,318/unit to $1,613/unit and from $1.66/SF to $1.77/SF.  With the Class 

B vacancy rate in the submarket now at its highest in over 10 years, there is no material immediate 

increase in current contract rents and levels are supported.  Our average monthly market rent conclusion 

is $1,560 /unit or $1.52/SF, which is within the indicated range for total average monthly rent per unit, 

but below the range for average monthly rent per SF.  Our market rent estimate is only 18% of the 

estimated median household income in Forney  well below the typical qualifying ratio of 30%. 

Properties with larger units tend to rent for more per unit, but less per square foot.   The comparables 

average unit size ranges from 791 SF to 910 1,028 SF, which is  outside 

of the comparable range.  Because the subject has larger units than the comparables, it has a higher 

average rent per unit, but is below the range of average rent per SF. 
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Loss To Lease 

lly, 

in a market with moderately increasing rental rates, older leases would be slightly below market rent. 

However, the loss to lease exposure for an apartment is limited by the short-term nature of the lease. We 

have taken these factors into consideration within our projection of market rents, which are net of loss to 

lease.  Thus, we have not projected loss to lease as a separate line item within our analysis. 

Concessions 

Some properties use concessions periodically as a means to stay competitive and manage occupancy.  This 

is less common with properties utilizing revenue optimizing software such as LRO or Yield Star where 

asking rents are adjusted more frequently. In our market rent analysis, we have made adjustments for 

any incentives where applicable. Therefore, our market rent conclusions are net of concessions and no 

further deduction for concessions is necessary.  

Other Income 

Other income at the subject includes parking revenue, utility reimbursements and income from other 

sources.  

Parking Income 

There are no charges for parking at the subject property. 

Utility Reimbursement 

Utility reimbursements vary from property to property based on several factors including age, building 

efficiency, which utilities are direct billed to the tenants, and whether the utilities are sub-metered, 

allocated, or collected based on a fixed amount per unit. However, most property managers in this area 

attempt to recover between 80% and 100% of their utility expenses.  Based off the properties 2023 

budget, we see that they are reporting utilities net of reimbursements.  Therefore, we will not project out 

any utility reimbursements for the subject. 

Other Income 

Other income includes items such as pet rent, trash and pest control income, damage and cleaning fees, 

application fees, late charges, forfeiture of security deposits, non-sufficient funds charges, interest on 

deposits and other miscellaneous items.  Placing emphasis on the 2023 budget, we have projected other 

income at $800/unit

average $726/year. 
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ABSORPTION, VACANCY AND COLLECTION LOSS 

Absorption 

Absorption pertains to the period that would be required to lease vacant units at the subject property.  

The subject is currently 91.5% occupied, and is considered at or near stabilized under current market 

conditions.  

Vacancy and Credit Loss 

Vacancy in the overall Mesquite apartment submarket cluster has a 10-year average of 7.0% with current 

vacancies at 8.5% YTD 2023 according to Costar.  This is just 0.1 percentage points higher than the vacancy 

in the metropolitan area overall.  Over the last decade, the subject

but in 2023, vacancy has jumped to a decade high of 9.8% as a result of negative absorption that began in 

2022. 

The stabilized lease comparables indicate a range in occupancy from 92.8% to 98.7%.  As discussed in the 

Apartment Market Analysis section, there is substantial new apartment inventory planned and under 

construction which is expected to ease the tight rental market.  Based on these factors, it is our opinion 

that a 8.0% long-term stabilized vacancy and credit loss factor is a reasonable assumption for the subject; 

we allocate 7% to vacancy and 1% to credit loss.  It is likely that this would match the assumptions of a 

typical purchaser for this property in the current market conditions. 

OPERATING EXPENSES 

Operating expenses are the annual direct expenses or annual cash outflows borne by the owner/ investor 

of income producing properties as the necessary cost of generating gross income.  The expense figures 

used are typical of stabilized annual cash expenses to be paid by the owner of the property over the 

income projection period.  Before net operating income can be calculated, operating expenses are 

estimated and deducted from effective gross income.  

To estimate the appropriate expenses for the subject property, we have examined several sources of 

information, including: 

1. Aggregated expense data from the most recent NCREIF survey for similar properties in the 

2. Analysis of actual expense data from several comparable multifamily projects, from which we 

have actual operating data. Please note that it was necessary to screen these projects to protect 

client confidentiality.   

3. An analysis of the 2023 budget.   

 statements is provided immediately following the 

summary of comparable expense data on the following pages. 
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NCREIF Expense Data 
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Our estimation of operating expenses for the subject as of January 23, 2023 follows in the ensuing 

narrative discussion.    

NVC Expenses Estimates 

Employee Compensation (Payroll/Personnel) 

This category, for a property like the subject, includes salaries for any on-site personnel.  This might 

include a full-time manager, leasing agents, and all maintenance personnel.  It also includes all employee 

benefits such as health insurance, payroll taxes, and workman's compensation. 

� Expense comparables range from $1,400 to $2,008/unit with an average of $1,715/unit. 

� 2023 Budget expenses average $1,276/unit which is slightly below the range of comparables. 

� Our projection is $1,410/unit which is within the range of the comparables. 

Professional Services (Management Fee) 

This category includes items such as management fees, legal fees and other professional services.  

Property management fees are often treated as a separate expense category for apartments and are 

typically charged as a percentage of effective gross income.  Fees tend to vary depending on a variety of 

factors including the market position and rent levels of a particular property.  Generally, higher quality 

properties with higher unit rents have lower management fees (as a percentage) because they produce 

more income yet require the same amount of time and effort to manage as a property with average rents. 

� Expense comparables range from 2.28% to 3.00% of EGI with an average of 2.76%. 

� 2023 Budget expenses average 2.81% of EGI which is within the range of comparables. 

� Our projection is 3.0% of EGI which is within the range of the comparables. 

General/Administrative Expense 

General and administrative expenses include items such as phone service, postage, and office supplies.  

� Expense comparables range from $241 to $360/unit with an average of $301/unit. 

� 2023 Budget expenses average $196/unit which is below the range of comparables. 

� Our projection is $210/unit which is below the range of the comparables, but consistent with the 

overall budget. 

Utilities 

The expense category includes all utility expense not paid directly by the tenant and net of 

reimbursements.  As previously mentioned, tenants at the subject are billed directly for electricity and 

gas.  Water, trash and sewer will be recovered by the landlord.   

� Expense comparables range from $256 to $1,394/unit with an average of $811/unit. 

� 2023 Budget expenses average $214/unit which is below the range of comparables. 

� With heavy emphasis on budgeted and historical operations, our projection is $230 /unit which is 

slightly below the range of the comparables, but near the budget. 
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Repairs & Maintenance/Cleaning & Decorating 

This category includes painting, cleaning, landscaping, plumbing, electrical, landscaping, unit make-ready, 

security, and general maintenance. 

� Expense comparables range from $787 to $1,067/unit with an average of $939/unit. 

� 2023 Budget expenses average $310 /unit which is far below the range of comparables. 

� We placed heavy emphasis on expense comparables for this category as the subject ages.  Our 

projection is $750 /unit which is within the range of the comparables 

larger average unit size. 

Insurance 

This category includes all insurance premiums and deductibles paid by the landlord. Landlords typically 

carry both property and liability insurance. 

� Expense comparables range from $366 to $700 /unit with an average of /unit  

� 2023 Budget expenses average $430 /unit which is above the range of comparables 

� Our projection is $430 /unit which is equivalent to the budget and within range of the expense 

comparables. 

Leasing 

Leasing costs include all expenses incurred for capital improvements and equipment to satisfy the initial 

construction obligations of the landlord.  With a heavy emphasis on budgeted operations, we project a 

lease expense of $200 /unit, or $54,400 . 

Services

Service costs include expenses associated with building, supporting, and delivering the properties overall 

services.  These include software, equipment, staffing, and fees.  With heavy emphasis on budgeted 

operations, we project a service expense of $250/unit or $68,000. 

Property Taxes 

Taxes are based on the estimated amount to be collected by the various taxing entities with jurisdiction 

over the subject. Please refer the Tax Assessment and Analysis section for a detailed stabilized tax 

projection.  Our tax projection equates to $3,676/unit. 

We have also included an estimated franchise tax of 0.331%, which equates to $60 /unit or $16,222.  

APP000143

Case 3:22-cv-02118-X   Document 162-1   Filed 02/22/23    Page 143 of 310   PageID 3944



Parc at Windmill Farms NVC | National Valuation Consultants, Inc. 

DAL2212075 Income Capitalization Approach 96 

Replacement Reserves 

Replacement Reserves is an allowance that provides for expenditures of short-lived items or recurring 

expenses.  The deterioration of capital items occurs over a period of time, but are viewed as an annual 

expense to ownership.  This requires an annual deduction be made from income to reflect the statistical 

probability of their occurrence time. 

For apartment buildings, short-lived items such as appliances, carpeting, window coverings, and HVAC 

units are typically considered in replacement reserves.   Generally, apartment investors will select a 

reserve amount between $150 to $350 per unit depending upon the age/condition of the property and 

previously, the property condition assessment provided to the appraisers estimated reserves would 

average $310 (uninflated) over the next 12 years.   We note that most buyer underwrite slightly lower 

reserves between $200 and $250 for properties of this vintage and condition.  We have projected reserves 

at $300/unit as the subject is larger in average unit size than typical apartments in the market.  

Total Operating Expenses Conclusion 

 January 23, 2023, is shown in the following 

table. 

Amount $/Unit $/SF Low High Avg.

Personnel $383,520 $1,410 $1.37 $1,400 $2,008 $1,715 $1,276

Management Fees $147,026 $541 $0.53 $360 $528 $466 $541

Administrative Expense $57,120 $210 $0.20 $241 $360 $301 $196

Leasing $54,400 $200 $0.19 $110 $446 $238 $196

Utilities $62,560 $230 $0.22 $787 $1,067 $939 $228

Services $68,000 $250 $0.24 $256 $1,394 $811 $214

Repairs & Maintenance/Cleaning & Decorating$204,000 $750 $0.73 $631 $1,174 $913 $310

Property Insurance $116,960 $430 $0.42 $165 $452 $318 $430

Franchise Tax $16,222 $60 $0.06 N/A N/A N/A $0

Property Taxes $1,000,000 $3,676 $3.58 $2,656 $3,961 $3,373 $3,492

Subtotal-Variable Expenses $2,109,808 $7,757 $7.54 $4,503 $5,668 $5,011 $6,883

Property Taxes $1,000,000 $3,676 $3.58 $2,656 $3,961 $3,373 $3,492

Replacement Reserves $81,600 $300 $0.29 - - - $0

Total Operating Expenses $3,191,408 $11,733 $11.41 $8,043 $8,875 $8,384 $6,883

Expense Comps 

(Per Unit)

NVC Expense Projection as of January 23, 2023

Total No. of Units: 272

Total SF (NRA): 279,648

Expense Category

NVC Projection 2023 

Budget

Overall our projections are within the range of comparable market data and similar to historical 

operations. 
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NET OPERATING INCOME 

The stabilized income and expense projection is summarized in the following table. 

Annual

Percent

of EGI $/SF $/Unit

Operating Income:

Gross Base Rental Income $5,090,508 103.9% $18.20 $18,715

Vacancy/Credit Loss (8.0%) -$407,241 -8.3% ($1.46) -$1,497

Other Income $217,600 4.4% $0.78 $800

Effective Gross Income $4,900,867 100.0% $17.53 $18,018

Operating Expenses:

Personnel $383,520 7.8% $1.37 $1,410

Management Fees $147,026 3.0% $0.53 $541

Administrative Expense $57,120 1.2% $0.20 $210

Leasing $54,400 1.1% $0.19 $200

Utilities $62,560 1.3% $0.22 $230

Services $68,000 1.4% $0.24 $250

Repairs & Maintenance/Cleaning & Decorating$204,000 4.2% $0.73 $750

Property Insurance $116,960 2.4% $0.42 $430

Franchise Tax $16,222 0.3% $0.06 $60

Property Taxes $1,000,000 20.4% $3.58 $3,676

Replacement Reserves $81,600 1.7% $0.29 $300

Total Operating Expenses $2,191,408 44.7% $7.84 $8,057

Net Operating Income $2,709,459 55.3% $9.69 $9,961

Per Unit Indicators:

Effective Gross Income/Unit $18,018

Operating Expenses/Unit $8,057

Operating Expenses/EGI (%) 44.7%

"As Is"

Source: NVC

Income/Expense Category

Income and Expense Projection - As of

Total SF (NRA): 279,648

Total No. of Units: 272

January 23, 2023

NOI Comparison 

Our year 1 NOI projection is way below the 2023 budget.  This is primarily due to an increased projection 

in vacancy/credit loss, increases in expenses such as repairs & maintenance/cleaning & decorating to meet 

market comparable ranges, a 3.0% management fee, and $300/SF in replacement reserves.
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CAPITALIZATION 

Capitalization is a process in which projected net income is converted into a single value estimate.  The 

two primary methods of capitalizing income are 1) direct capitalization and 2) yield capitalization.  

DIRECT CAPITALIZATION 

There are several methods of deriving an appropriate overall rate to use to capitalize NOI.  In determining 

the appropriate rate for the subject, we have utilized the following methods: A) market extraction, B) 

investor survey, and C) Debt Coverage Ratio  

A) Market Extraction 

A market-extracted capitalization rate (overall rate) is market-oriented and can be determined by dividing 

the NOI of a comparable sale by its selling price.  If comparables are truly similar to the subject, they will 

produce a narrow range from which an appropriate rate can be selected and applied to the subject's NOI. 

As a basis for comparison, the strengths and weaknesses of the subject are summarized below. 

  Strengths

Location offers good access and visibility 

Proximity to open space

Top rated school district

Large-sized units

Efficient floorplan design with balconies/patios

Adequate parking at 2.1 spaces per bedroom

Above-average project amenities 

New construction

Good condition / well maintained

Rental rates have trended upward in recent years

Stabilized occupancy

Strong employment growth in submarket / metropolitan area

  Weaknesses

Located in a tertiary market

Rising interest rates causing downward pressures on values

Significant new supply brought to market

Ample land supply in area allows for potential new construction 

Limited availability of debt capital 

Strengths And Weaknesses
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In an effort to curb inflation, the Federal reserve raised the federal funds rate seven times in 2022 and 

has signaled rate hikes will continue into 2023.  While spreads between interest rates and investment 

rates are not stat

impact on investment rates, as compared to a year ago.  We have reflected this trend in the appraisal. 

Within the Sales Comparison Approach of this report, we confirmed and analyzed several recent sales of 

summarized in the table below.  Please see the Sales Comparison Approach section of this report for other 

details about the sales comparables. 

These comparable sales indicate a range of capitalization rates of 2.80% to 4.65% on in-place income.  

Because of the on-going and anticipated interest rate hikes in the market, we estimate a higher 

capitalization rate due to the resulting downward pressures on value.  Based on the market data 

summarized above, we conclude to a range in capitalization rates from 4.75% to 5.25% via market 

extraction. 
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B) Investor Survey 

In preparation for this assignment we spoke with several brokers active in the  area who 

specialize in institutional grade, Class A and B multi-family projects.  We have recently also interviewed 

other multi-family market participants in other primary markets though out the region and nationally.   

The brokers active in the market indicated a capitalization rate range of 5.00% to 5.50% for 

institutional grade multifamily properties. 

The table below provides current and historical OAR trends (from the PwC Real Estate Investor Survey) 

that are relevant to the subject property. 

Low High Average

2 Years Ago 4Q20 3.50% 8.00% 5.22%

1Q21 3.50% 7.00% 5.04%

2Q21 3.50% 7.00% 4.96%

3Q21 3.00% 7.00% 4.59%

Year Ago 4Q21 3.00% 7.00% 4.42%

1Q22 3.00% 7.00% 4.40%

2Q22 3.00% 7.00% 4.45%

Last Quarter 3Q22 3.00% 8.00% 4.75%

Current 4Q22 3.25% 8.00% 4.89%

Reporting Period

Overall Capitalization Rate (OAR)

National Apartment Market

PwC Real Estate Investor Survey 4Q22

4.00%

4.20%

4.40%

4.60%

4.80%

5.00%

5.20%

5.40%

4Q224Q214Q204Q194Q184Q17

In the latest survey, overall capitalization rates for institutional-grade apartment complexes averaged 

4.89%. This is  up 47 basis points  from one year ago.  This data should reflect the on-going effects of the 

interest rate hikes that began in the first quarter of 2022. 

In addition to the national PwC data, we have spoken the Vice Chairman of Capital 

Markets at Newmark, who is very active in the multifamily market within the Dallas-Fort Worth metroplex.  

He discussed the increase of capitalization rates throughout the apartment market in general due to rising 

interest rates and inflation.  Based off his information, we concluded to a capitalization range of 5.00% to 

5.50% via the investor survey technique. 
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C) Debt Coverage Ratio (DCR) Method 

Due to the current state of the economy and overall trends in the real estate industry, more investors are 

looking at the relationship between debt and overall cap rates.  Thus, we have included the following DCR 

analysis. 

A debt coverage ratio is the ratio of NOI to annual debt service.  The DCR method of deriving an overall 

rate involves factoring the debt coverage ratio that is typically required by a lender during the 

underwriting of the loan request.  The estimated overall rate is derived by multiplying the debt coverage 

ratio, the loan-to-value ratio, and the mortgage constant. 

To estimate an overall rate, the debt coverage ratio is multiplied by the mortgage constant and the loan-

to-value ratio.  The formula is as follows: 

Ro  =   DCR x Rm x M 

Ro  =   overall rate 

DCR  =   debt coverage ratio 

Rm  =   mortgage constant 

M  =   loan-to-value ratio 

In order to gather the necessary information to calculate the OAR for a property similar to the subject, we 

have reviewed financing information from RealtyRates.com - Investor Survey.  According to the most 

recent survey, current investment parameters applicable are as follows: 

Component Minimum Maximum Average

Interest Rate 3.62% 7.88% 5.78%

Amortization Period (years) 15 40 26

Mortgage Constant 0.0865 0.0824 0.0744

Loan to Value 55.00% 90.00% 73.00%

Debt Coverage Ratio 1.00 1.86 1.43

RealtyRates.com Investor Survey - 1st Quarter 2023*

Permanent Financing - Apartment

*4th Quarter 2022 - Realty Rates

APP000149

Case 3:22-cv-02118-X   Document 162-1   Filed 02/22/23    Page 149 of 310   PageID 3950



Parc at Windmill Farms NVC | National Valuation Consultants, Inc. 

DAL2212075 Income Capitalization Approach 102 

As indicated, even though the survey is from 1st Quarter 2023, the data is from 4th Quarter 2022.  Interest 

rates on loans for properties like the subject generally track the 10-year treasury with an approximate 200 

to 300 basis point risk premium.   The 10-year treasury yield has trended upward significantly over the 

past 12 months which translates to rising interest rates for commercial loans.   

Loan Terms Selected

Interest Rate 5.75%

Amortization Period  (years) 30

Mortgage Constant (Rm) 0.0700

Loan to Value (M) 60%

Debt Coverage Ratio (DCR) 1.25

DCR Method OAR Indication

DCR  x  Rm  x  M  =   Ro 5.25%

Summary of DCR Method

Due to rising interest rates, investors are likely to contribute greater equity to reduce the impact of higher 

interest rates and to ensure acceptable coverage ratios, resulting in a lower LTV.  The DCR method further 

indicates a current cap rate of 5.11%. 

Conclusion of Capitalization Rate 

Method

Market Extraction 4.75% - 5.25%

Investor Survey 5.00% - 5.50%

Debt Coverage Ratio

Conclusion of Capitalization Rates

5.25%

Indication

Of the two methods used in deriving a capitalization rate, market extraction is the most heavily weighted.  

Based on the varied data, we conclude a range of proforma capitalization rates of 4.75% to 5.25% for the 

subject.  This range takes into consideration that the subject has value-add potential for unit renovation.  

Based on the preceding and given the future date of value, an overall rate of 5.25% is selected for the 

subject property.  The indicated value for the subject is shown in the following table: 

NOI $2,709,459

Capitalization Rate 5.25%

Indicated Value By Direct Capitalization $51,608,752

Rounded $51,600,000

Value Per $/Unit (272) $189,706

Direct Capitalization - "As Is"

As of January 23, 2023
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2. YIELD CAPITALIZATION (DCF ANALYSIS) 

Yield capitalization is utilized as an additional means of estimating the subject's market value by the 

income capitalization approach.   This method utilizes a DCF analysis and is currently in wide use by most 

sophisticated investors and purchasers of income-producing properties.  This method utilizes a DCF 

analysis that allows for year-to-year variations of projected income and expenses while reflecting all actual 

contractual income expected to accrue to the property. 

Properly utilized, the DCF analysis should mirror the expectations and requirements of typical investors 

and purchasers of real estate at the time of the appraisal.  The criteria used in this analysis are based on 

the best available data in the marketplace.  Documentation and logic supporting the estimates of gross 

and net income have been previously discussed.  Other important elements of the DCF analysis are 

described in the following sections. 

Inflation 

To some degree, rental rates and expenses follow inflation.  When real estate market conditions are 

stable, one can expect rental rates will advance no faster than the cost of constructing a new property to 

serve as a suitable substitute for the subject property.  CPI trends in the subject's market were discussed 

in the Economic and Demographic Profile section. We project CPI to increase at approximately 3.0% over 

the holding period.  Accordingly, we will use an average general inflation factor of 3.00% throughout the 

holding period.  We note that this is consistent with typical investor underwriting in the subject's market.  

Rent Escalation 

Trends in supply and demand have the greatest effect on changes in market rental rates.  In periods where 

demand exceeds supply, rents tend to increase at a rate faster than that of inflation.  When supply exceeds 

demand, rents may grow at a much slower rate or experience real declines. 

We addressed historic rental rates and other apartment market conditions in depth in our preceding 

market analysis.  The most recent quarterly data indicates a trend of stable vacancies and rents after a 

time period of declining vacancies and high rent growth.  It is anticipated that effective rents will continue 

to rise over the next year.  We note that some investors had been underwriting rent spikes within their 

DCF acquisition analyses, but the number of apartment development projects in the pipeline in many 

major metro areas has recently tempered these expectations.  

cluster had its highest vacancy rate in over a decade. In conclusion, we have estimated escalated rents at 

0% in year one, 2% in year two, and 3% throughout the rest of the holding period. 

Expense Escalation 

The subject's stabilized expenses previously discussed are applied in the DCF analysis.  Expenses are 

increased by the previously concluded annual inflation rate.  The management fee is projected as a 

percentage of EGI and will fluctuate accordingly.  

Holding Period 

A 10-year holding period has been selected for use in each respective DCF analysis, which is supported by 

our in-house survey of institutional investors and the results of the PwC investor survey.  An 11th year is 

calculated for reversionary purposes. 
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Discount (Yield) Rate Selection 

The proper selection of a yield rate is critical to the DCF analysis.  In order to translate the forecasted 

income stream into an estimate of value, the NOI for each year, as well as the value of the reversion upon 

termination of the investment, is discounted to the present utilizing a selected discount rate, which for 

the purposes of this report is interchangeable with the internal rate of return (IRR). 

Yield rates are partially a function of perceived risks.  Real estate must compete with other investment 

instruments in the capital markets.  Because real estate is immobile and illiquid, it is generally regarded 

as higher risk than fixed-rate investments with a stated yield. In addition, yields on commercial real estate 

are far more difficult to quantify as real estate is traded less frequently than other types of investments. 

The PwC survey reported an average discount rate of 6.86% as of the most recent survey.  This is  up 23 

basis points  from one year ago.  Please refer to the following table. 

Low High Avg.

2 Years Ago 4Q20 5.00% 10.00% 6.83%

1Q21 5.00% 10.00% 6.73%

2Q21 5.00% 10.00% 6.69%

3Q21 5.00% 10.00% 6.74%

Year Ago 4Q21 5.00% 10.00% 6.63%

1Q22 5.00% 10.00% 6.62%

2Q22 4.75% 10.00% 6.72%

Last Quarter 3Q22 4.75% 10.00% 6.79%

Current 4Q22 4.75% 10.00% 6.86%

Discount Rate (IRR)

National Apartment Market

Reporting Period

PwC Real Estate Investor Survey 4Q22

6.25%

6.50%

6.75%

7.00%

7.25%

7.50%

4Q224Q214Q204Q194Q184Q17

location, we will use a discount rate of 7.00%.  This is 175 basis points above our estimated going-in cap 

rate and just slightly below the survey spread of 197 bps. 
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Exit Capitalization Rate Selection 

Most investors typically add 50 to 100 basis points to the stabilized rate to reflect the increased risk of a 

property at the end of the assumed holding period.  The holding period in this analysis is 10 years.  A 

higher terminal capitalization rate is justified by the fact the property will be 10 years older at the end of 

the holding period, and there is uncertainty of how market conditions will be at this time.  According to 

the latest PwC survey, the average exit cap rate was 39 points above the going-in rate.  This is  essentially 

flat from a year ago, as indicated in the table below. 

Going-In 

Cap Rate

Exit Cap 

Rate

Spread 

(BPS)

2 Years Ago 4Q20 5.22% 5.60% 38.00

1Q21 5.04% 5.42% 38.00

2Q21 4.96% 5.31% 35.00

3Q21 4.59% 5.25% 66.00

Year Ago 4Q21 4.42% 4.79% 37.00

1Q22 4.40% 4.81% 41.00

2Q22 4.45% 4.76% 31.00

Last Quarter 3Q22 4.75% 5.14% 39.00

Current 4Q22 4.89% 5.28% 39.00

National Apartment Market

Going-in/Exit Capitalization Rates

Reporting Period

PwC Real Estate Investor Survey 4Q22
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30

40

50
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70

4Q224Q214Q204Q194Q184Q17

Overall, we conclude with an increase of 50 basis points above the concluded stabilized going-in rate of 

5.25%, indicating a terminal capitalization rate of 5.75%.  

Selling Costs 

Respondents in the PwC survey reported anticipated selling costs to be 0.5% to 3.0% of proceeds from 

resale.  Considering the size of the subject asset, we will deduct 1.50% in selling costs to calculate the 

reversion at the end of the holding period in our stabilized DCF. 
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Present Value Calculation

For the P.V. of  

Analysis Year Annual  Cash Flow 

 Period Ending Cash Flow 7.00%

Discount Rate

Year 1 Jan-2024 $2,709,459 $2,532,205

Year 2 Jan-2025 $2,643,717 $2,309,125

Year 3 Jan-2026 $2,674,020 $2,182,797

Year 4 Jan-2027 $2,754,241 $2,101,197

Year 5 Jan-2028 $2,836,868 $2,022,648

Year 6 Jan-2029 $2,921,974 $1,947,035

Year 7 Jan-2030 $3,009,633 $1,874,248

Year 8 Jan-2031 $3,099,922 $1,804,183

Year 9 Jan-2032 $3,192,920 $1,736,737

Year 10 Jan-2033 $3,288,707 $1,671,812

  Total Cash Flow                $29,131,462 $20,181,986

  Property Resale $58,027,097 $29,498,034

  Total Property Present Value   $49,680,020

  Rounded to Thousands           $49,700,000

$/Unit $182,721

  Percentage Value Distribution    

  Prospective Income             40.62%

  Prospective Property Resale    59.38%

  Total 100.00%

"As Is" - January 23, 2023

Present Value Calculation
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Yield Capitalization Conclusions 

With each of the required elements now identified, we are able to analyze the results of our DCF analysis.  

A summary of the cash flow and the present value calculation is provided at the end of this section, with 

additional supporting reports and assumptions included in the Addenda.  A summary of assumptions is 

provided in the following table. 

Scenario "As Is"

Date of Value January 23, 2023

Average Market Rent $1,560

Rent Escalation 0%, 2%, 3% 

Holding Period 10 years

Vacancy & Credit Loss 8.00%

Long Term Concessions 0.00%

Expense Escalation 3.00%

Terminal Cap Rate 5.75%

Discount Rate 7.00%

Selling Expenses 1.50%

DCF Value Indication (Rounded) $49,700,000

DCF Value Indication $/Unit $182,721

Summary of DCF Assumptions

Income Capitalization Approach Reconciliation 

The value indications by both direct capitalization and yield capitalization were employed in order to 

direct capitalization method is similar to that derived from the yield capitalization method.  Direct 

capitalization is most useful where lease terms are of shorter duration or where the future change in 

estor. Yield 

capitalization is typically given greater weight where existing leases have a significant impact on the 

income stream.    We have placed greater weight on the yield capitalization method, rounding to an 

appropriate level of confidence. 

Valuation Premise  "As Is" 

Date of Valuation January 23, 2023

Direct Capitalization $51,600,000

Yield Capitalization $49,700,000

Reconciled To $50,000,000

Income Approach Reconciliation
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Reconciliation and Final Value 

In this valuation, the Sales Comparison and Income Capitalization Approach were used.  The resultant 

values are provided in the following table. 

Value Scenario "As Is" Market Value

Date of Valuation January 23, 2023

Interest Appraised Fee Simple

Sales Comparison Approach $49,000,000

Income Capitalization Approach

     Direct Capitalization $51,600,000

     DCFA $49,700,000

     Reconciled $50,000,000

Market Value Opinion $50,000,000

Market Value Opinion /Unit $183,824

Final Value Reconciliation

Sales Comparison Approach 

The strength of this approach is that it is based entirely upon the actions of market participants.  The sales 

were analyzed using a price per unit analysis.  The weakness of this approach is that there has been limited 

ma

adjustments for each sale. Furthermore, most investors do not rely on this technique in making their 

purchase decisions, although it is considered as a test of reasonableness. Overall, minimal weight is 

accorded to the sales comparison approach. 

Income Capitalization Approach 

The income capitalization approach to value is predicated on the assumption that a strong relationship 

exists between the net income a property produces and its market value.  For this reason, the income 

capitalization approach focuses on the most important feature to an investor in an income-producing 

property, the potential net operating income.  The direct capitalization technique and the yield 

capitalization technique were utilized in this approach.  The quantity and quality of data available for this 

approach were considered good, thus we have a high level of confidence in the resulting value indication.  

We have placed most weight on the income approach for our final value conclusion. 

Our market value opinion is subject to certain standard assumptions and limiting conditions which are 

referenced in the accompanying appraisal report.  There are no Extraordinary Assumptions and 

Hypothetical Conditions that may have affected the assignment results. 

EXTRAORDINARY ASSUMPTIONS 

None 

HYPOTHETICAL CONDITIONS 

None 

APP000157

Case 3:22-cv-02118-X   Document 162-1   Filed 02/22/23    Page 157 of 310   PageID 3958



Parc at Windmill Farms NVC | National Valuation Consultants, Inc. 

DAL2212075 Reasonable Exposure and Marketing Time 110 

Reasonable Exposure Time and Marketing Period 

The Statement on Appraisal Standards No. 6 (SMT-6) define reasonable exposure time as follows: 

"The estimated length of time the property interest being appraised would have been offered on 

the market prior to the hypothetical consummation of a sale at market value on the effective date 

In contrast, Advisory Opinion 7 (AO-7) marketing time as follows: 

concluded market value level during the period immediately after the effective date of an 

The key difference between the two is that exposure time is inherent in the market value and is always 

presumed to precede the effective date of value, whereas the marketing period is the estimated length 

of time immediately after the effective date of value that will be necessary to sell the property. 

Market Context 

In level markets, the exposure time and marketing time should be identical.  In improving markets, the 

marketing period will probably be shorter than the exposure period, whereas in declining markets, the 

marketing period will probably be longer than the exposure period.  In the following table, we have 

considered average marketing times indicated in a national real estate investor survey conducted by PwC 

Real Estate. 

Low High Avg. Months

2 Years Ago 4Q20 1.0 12.0 5.3

1Q21 1.0 12.0 5.3

2Q21 1.0 12.0 4.4

3Q21 1.0 12.0 4.6

Year Ago 4Q21 1.0 12.0 4.2

1Q22 1.0 12.0 4.3

2Q22 1.0 12.0 4.3

Last Quarter 3Q22 1.0 12.0 4.3

Current 4Q22 1.0 12.0 4.6

Average Marketing Times

National Apartment Market

Reporting Period

PwC Real Estate Investor Survey 4Q22

0.0

1.0

2.0

3.0

4.0

5.0

6.0

4Q224Q214Q204Q194Q184Q17
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Conclusion 

Considering both the macro context of the institutional real estate market in general, as well as the micro 

aspects of the subject property in particular, it is our opinion that the reasonable exposure period inherent 

in the market value estimate four months. 

The multifamily market has improved, and investment interest has increased for apartment properties.  

Thus, we estimate that the forward-looking marketing period is also at four months.  This is the length of 

time that we estimate it will take to sell the subject property at the appraised value. 

Exposure and Marketing Period Conclusions 

Exposure Period Implicit in Market Value Estimate 4 Months 

Forecasted Marketing Period 4 Months 
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Certification 

We certify that, to the best of our knowledge and belief: 

1. The statements of fact contained in this report are true and correct. 

2. The reported analyses, opinions, and conclusions are limited only by the reported assumptions 

and limiting conditions and are our personal, impartial, and unbiased professional analyses, 

opinions, and conclusions. 

3. We have no present or prospective interest in the property that is the subject of this report and 

no personal interest with respect to the parties involved. 

4. We have no bias with respect to the property that is the subject of this report or to the parties 

involved with this assignment. 

5. Our engagement in this assignment was not contingent upon developing or reporting 

predetermined results. 

6. Our compensation for completing this assignment is not contingent upon the development or 

reporting of a predetermined value or direction in value that favors the cause of the client, the 

amount of the value opinion, the attainment of a stipulated result, or the occurrence of a 

subsequent event directly related to the intended use of this appraisal. 

7. Our analyses, opinions and conclusions were developed, and this report has been prepared, in 

conformity with the Uniform Standards of Professional Appraisal Practice (USPAP), the 

requirements of the Code of Professional Ethics and the Standards of Professional Appraisal 

Practice of the Appraisal Institute. 

8. Charles G. Dannis, MAI, SRA made a personal inspection of the property that is the subject of this 

report.  

9. Additional employees of National Valuation Consultants, Inc. provided assistance with the 

preparation of this report. Specifically, Andrew Teichner provided significant real property 

appraisal assistance under the direction and supervision of the person signing this report. This 

included comparable data research, market analysis, highest & best use, application of valuation 

approaches and reconciliation. Cherylee Beller provided assistance with research, data gathering 

and confirmation of public records.  Otherwise, no one provided significant real property appraisal 

assistance to the persons signing this certification. 

10. The use of this report is subject to the requirements of the Appraisal Institute relating to review 

by its duly authorized representatives. 

11. As of the date of this report, Charles G. Dannis, MAI, SRA has completed the continuing education 

program for Designated Members of the Appraisal Institute.  
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12. We have performed no services, as an appraiser or in any other capacity, regarding the property 

that is the subject of this report within the three-year period immediately preceding acceptance 

of this assignment. 

Charles G. Dannis, MAI, SRA 

Senior Managing Director 

Texas Certified General Appraiser 

License No.: TX 1321531 G 

Phone: 214-932-1818 

Email: cdannis@nvcinc.com 
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Charles (Chuck) G. Dannis, MAI, SRA 
Senior Managing Director 

Chuck has been a real estate appraiser and consultant since 1972.  In 1976, he co-founded the 

Dallas-based appraisal firm Crosson Dannis, Inc., which provided real estate appraisal and 

consultation services throughout the U.S. for more than 35 years.  In 2015, Crosson Dannis 

merged with National Valuation Consultants to create one of the largest privately held 

commercial real estate valuation and advisory firms in the United States.   

Chuck currently serves as the Senior Managing Director of NVC’s Dallas office, overseeing all 

aspects of its day-to-day operations including bidding, structuring and engaging appraisal 

assignments and managing the office’s valuation team.  

PROFE SSION AL EXPERIE NCE

NATIONAL VALUATION CONSULTANTS, INC. JANUARY 2015 - PRESENT

One of the largest, privately held commercial real estate valuation and advisory companies in 

the United States with a focus on institutional real estate clients

CROSSON DANNIS, INC. 1977 – DECEMBER 2014

Served as co-founder and President of this full-service real estate appraisal and consulting firm 

operating throughout the United States. 

FIRST TEXAS FINANCIAL CORPORATION AND MUTUAL SAVINGS 1974 - 1976 

Initially employed as Regional Supervisor, subsequently promoted to Assistant Vice President.  

Responsible for management and marketing of all company-owned real estate developments 

with concurrent responsibilities of all appraisal work on income-producing property loans.  

Residential developments included several single-family subdivisions and a large, planned unit 

development. 

OAK CLIFF SAVINGS AND FIRST TEXAS FINANCIAL CORPORATION 1972 - 1974 

Employed as a Staff Appraiser for a statewide savings and loan holding company, involving real 

estate appraisal and consulting work on all types of properties. 

EDUCAT ION

SOUTHERN METHODIST UNIVERSITY B.B.A. – MANAGEMENT

GRADUATE STUDIES IN FINANCE AND REAL ESTATE

CERTIFIC ATION S A ND L IC ENSE S

Certified General Appraiser in the State of Texas 

PROFE SSION AL AFFIL IAT ION S

" Member of the Appraisal Institute (MAI and SRA) 

" Chairman – Ethics Committee, Appraisal Institute1

" Chairman – Candidate Guidance, Appraisal Institute1

" Chairman – Public Relations, Appraisal Institute1

" Chairman – Symposium Committee, Appraisal Institute2

" Vice Chairman – Research Committee, Appraisal Institute2

" Member – Appraisal Standards Council, Appraisal Institute2

1Local Chapter 
2National Appointment 

PHONE:

Direct:   214.932.1818 

Mobile: 214.707.1851 

EMAIL:

cdannis@nvcinc.com

WEBSITE:

www.nvcinc.com

NVC - DALLAS  

6060 North Central Expressway

Suite 740 

Dallas, TX 75206
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Charles (Chuck) G. Dannis, MAI, SRA 
Senior Managing Director Page 2

PROFE SSION AL AFFIL IAT ION S (CONT. )  

" Chairman – Valuation Committee, National Council of Real Estate Investment Fiduciaries 

" Chairman, Education Committee, National Council of Real Estate Investment Fiduciaries 

" Board of Directors, National Council of Real Estate Investment Fiduciaries (1997-2001;2015-2023); Chairman of the Board 

(2020 -2022) 

" Lecturer – Nuts & Bolts (Essentials) of Institutional Real Estate, National Council of Real Estate Investment Fiduciaries, 2001- 

" Adjunct Professor of Practice in Real Estate, Edwin L. Cox School of Business, SMU, 1988- 

" Chairman - City of Dallas, Economic Review Panel for the Landmark Commission, 2002, 2008 

" Mayor’s Real Estate Task Force for the City of Dallas, 2003-2006 

PUBLICA TI ON S, SPEECHE S A ND LEC TURES

" Articles contributed to the following publications: 

Appraisal Journal Real Estate Finance

Real Estate Review D Magazine (blog)

Institutional Real Estate Letter Dallas Business Journal

" Participation in various Educational Symposiums/Conferences including MBA (Texas, Louisiana and National Conferences), 

IPT, NCREIF, SMU, Appraisal Institute 

BOARDS , C IVIC  AN D PR OFESSIONA L SERVICE  (PAST A ND PRESE NT)  

" Guest Lecturer at graduate business schools of: UT Austin, UT Arlington, Texas A&M, Harvard, DePaul, and UT Dallas 

" Board of Trustees – The Dallas Marathon, benefiting The Texas Scottish Rite Hospital for Children (President/Chairman, 2005-

2008; Chairman Emeritus, 2009-)  

" Board of Directors – Folsom Institute for Real Estate, SMU/Cox, Vice Chair Education (2014 -) 

" Host of “The Real Estate Hour”, 1992 – 2008; 2020 - 2022 (CBS Radio Network, Dallas affiliate)  

" Founder, SMU Real Estate Society at the SMU Cox School of Business 

" Board of Governors, Chartered Realty Investor Society 

" Board of Directors – Friends of The Katy Trail (2011 - 2016) 

" Board of Trustees – The Shelton School (2013 -), an Internationally known school for children that learn differently 

" Independent Director, TIER REIT (2003 - 2017); Chairman of the Board (2013 - 2015)  

" Qualified as an expert witness in several states and courts throughout the U.S. 

AWARDS AN D HONOR S

" The Dallas Marathon’s Victory Award for Excellence and Community Service, 2011 

" First recipient of the Eugene T. Byrne Endowed Faculty Innovation Award, SMU Cox School of Business, 2006 

" HOPE Professor Nominee, SMU Cox School of Business, 2008, 2009 and 2021 

" Mortgage Bankers Association, Faculty Fellow Award, 1996-1997 

" First Recipient of the Folsom Institute for Real Estate/SMU Real Estate Society’s Distinguished Real Estate Alumni  

Award – 2015 

" Appraisal Institute Education Trust’s Dr. William N. Kinnard, Jr. Award in recognition of his professionalism and commitment 

to real estate appraisal education, 2016 

" Commandant of the U.S. Marine Corps Quality Citizen Award, 2008 

" North Texas Commercial Association of Realtors “Michael F. McAuley Lifetime Achievement Award” for his personal efforts 

to the community, to professional organizations committed to the real estate industry and to charitable pursuits, 2019 

" Included in the 2023 DCEO Dallas 500 
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Comparable Sale 1

Apartment Garden/Low Rise

NVC # 263863

The Borough • 5700 Boca Raton Blvd, Fort Worth, Texas

SALE DATA

Sale Price $27,350,000

Sale Price/Unit $131,490

Sale Price/RSF $168.78

Cap Rate 4.65%

Date of Sale 09/22/2022

Grantor S2 Magnolia LLC

Grantee 5700 Borough , LLC (89.25%); Yates
Borough, LLC (5.0%); Lambiris
Borough, LLC (3.25%); and Stosich
Borough, LLC (2.5%.

Document # D222232720

Terms Cash to seller

Marketing Time N/AV

Contract Time N/AV

Occupancy at Sale 90.0%

PROPERTY IDENTIFICATION

Property Name The Borough

Address / Location 5700 Boca Raton Blvd

City, County, State Fort Worth, Tarrant County, Texas

PROPERTY DATA

Description Two-Story, Class C, Garden Apartment
Community.

No. of Buildings 1

Year Built 1981

Year Renovated 2020

Total Units 208

Total SF 162,048

Average Unit Size 779 SF

Land Size 435,600 SF

Density 20.80

Project Amenities BBQ Grills, Clubhouse, Computer
Lab/Business Center, Fitness Center,
Laundry Facility, On-site Leasing
Office, Pool

Unit Amenities AC, Balcony/Patio, Fireplace, Stainless
Steel Appliances, Storage, W/D
Hookups

Parking Open

Parking Ratio 1.99 Per 1,000 SF NRA

NVC, Inc. • 7807 E. Peakview Ave. Suite 200, Centennial, CO 80111 • www.nvcinc.com • 303.753.6900
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APARTMENT UNIT MIX

Unit Type Quantity Size (SF) Monthly Rent Rent/SF Total SF Total Rent

Comparable 1 Cont...

1 BD/ 1 BA 32 502 16,064

1 BD/ 1 BA 56 615 34,440

1 BD/ 1 BA 16 674 10,784

1 BD/ 1 BA 24 820 19,680

1 BD/ 1 BA Fireplace 20 674 13,480

2 BD/ 2 BA 40 1,050 42,000

2 BD/ 2 BA 20 1,280 25,600

Total Monthly Rent: $0

Average Rent Per Unit:

Average Rent Per SF:

INCOME & EXPENSE DATA

Gross Amount Per Unit Per SF Overall Cap Rate 4.65%

Rental Income EGIM .00

Other Income Expense Ratio

Vacancy (0.0%) $0 $0 $0.00 Sale Price Per Unit $131,490

Effective Gross Income $0 $0 $0.00 Sale Price Per SF $168.78

Expenses

Reserves Source: In Place

Net Operating Income $1,271,775 $6,114 $7.85 Comments: See comments

SALE COMMENTS

According to confidential source the property sold for $27.35 million with an actual cap rate based on in place income and
adjusted for taxes was 4.75%.

2022 Demographics within one Mile:

Households: 6,945
Median Household Income: $44,109
Median Home Value: $152,050

CoStar “ Star” rating: 2 star Garden Apartment Community
Walk Score: 51 (Somewhat Walkable)
Transit Score:27 (Some Transit)

VERIFICATION

Verified By Confidential

Telephone N/A

Surveyed By Dennis Young

Surveyed Date 12/15/2022

Reviewed By Bradley Kilgore

NVC, Inc. • 7807 E. Peakview Ave. Suite 200, Centennial, CO 80111 • www.nvcinc.com • 303.753.6900
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Comparable Sale 2

Apartment Garden/Low Rise

NVC # 264583

Bridgewood Ranch Apartments • 4100 Vista Ln, Kaufman, Texas

SALE DATA

Sale Price $16,044,405

Sale Price/Unit $151,362

Sale Price/RSF $182.14

Date of Sale 09/01/2022

Occupancy at Sale 89.6%

PROPERTY IDENTIFICATION

Property Name Bridgewood Ranch Apartments

Address / Location 4100 Vista Ln

City, County, State Kaufman, Kaufman County, Texas

PROPERTY DATA

No. of Buildings 5

Year Built 2006

Total Units 106

Total SF 88,088

Average Unit Size 831 SF

Land Size 259,587 SF

Density 17.79

Project Amenities BBQ Grills, Clubhouse, Fitness Center,
Pool

Unit Amenities Balcony/Patio, W/D Hookups

NVC, Inc. • 7807 E. Peakview Ave. Suite 200, Centennial, CO 80111 • www.nvcinc.com • 303.753.6900
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APARTMENT UNIT MIX

Unit Type Quantity Size (SF) Monthly Rent Rent/SF Total SF Total Rent

Comparable 2 Cont...

1 66 716 47,256

2 32 976 31,232

3 08 1,200 9,600

Total Monthly Rent: $0

Average Rent Per Unit:

Average Rent Per SF:

INCOME & EXPENSE DATA

Gross Amount Per Unit Per SF Overall Cap Rate

Rental Income EGIM

Other Income Expense Ratio

Vacancy (0.0%) $0 $0 $0.00 Sale Price Per Unit $151,362

Effective Gross Income $0 $0 $0.00 Sale Price Per SF $182.14

Expenses

Reserves Source:

Net Operating Income $0 $0 $0.00 Comments:

VERIFICATION

Verified By Confidential User

Telephone N/A

Surveyed By Andrew Teichner

Surveyed Date 01/23/2023

NVC, Inc. • 7807 E. Peakview Ave. Suite 200, Centennial, CO 80111 • www.nvcinc.com • 303.753.6900
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Comparable Sale 3

Apartment Garden/Low Rise

NVC # 264372

Greens of Hickory Trail • 8613 Old Hickory Trail, Dallas, Texas

SALE DATA

Sale Price $45,000,000

Sale Price/Unit $180,000

Sale Price/RSF $165.15

Date of Sale 02/24/2022

Grantor Greens Of Hickory LLC

Grantee Hickory Trails DE Holdings, LLC

Property Interest Fee Simple

Document # 202200052778

Occupancy at Sale 98.0%

PROPERTY IDENTIFICATION

Property Name Greens of Hickory Trail

Address / Location 8613 Old Hickory Trail

City, County, State Dallas, Dallas County, Texas

PROPERTY DATA

Description Two-Story, Class B, Garden Apartment
Community.

No. of Buildings 40

Year Built 1999

Year Renovated 2019

Total Units 250

Total SF 272,475

Average Unit Size 1,090 SF

Land Size 1,089,871 SF

Density 9.99

Project Amenities BBQ Grills, Clubhouse, Computer
Lab/Business Center, Fitness Center,
On-site Leasing Office, Playground,
Pool

Unit Amenities AC, Balcony/Patio, Storage, W/D
Hookups

Parking Open and carports

NVC, Inc. • 7807 E. Peakview Ave. Suite 200, Centennial, CO 80111 • www.nvcinc.com • 303.753.6900
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APARTMENT UNIT MIX

Unit Type Quantity Size (SF) Monthly Rent Rent/SF Total SF Total Rent

Comparable 3 Cont...

2 BD/ 2 BA Flat 75 911 68,325

2 BD/ 2 BA Townhome 50 1,110 55,500

3 BD/ 2 BA Flat 75 1,094 82,050

3 BD/ 2 BA Townhome 50 1,332 66,600

Total Monthly Rent: $0

Average Rent Per Unit:

Average Rent Per SF:

INCOME & EXPENSE DATA

Gross Amount Per Unit Per SF Overall Cap Rate

Rental Income EGIM

Other Income Expense Ratio

Vacancy (0.0%) $0 $0 $0.00 Sale Price Per Unit $180,000

Effective Gross Income $0 $0 $0.00 Sale Price Per SF $165.15

Expenses

Reserves Source:

Net Operating Income $0 $0 $0.00 Comments:

VERIFICATION

Verified By Confidential

Telephone N/A

Surveyed By Rylie Hardman

Surveyed Date 01/17/2023

NVC, Inc. • 7807 E. Peakview Ave. Suite 200, Centennial, CO 80111 • www.nvcinc.com • 303.753.6900
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Comparable Sale 4

Apartment

NVC # 264756

Magnolia Grove • 551 Crossroads Pky, Terrell, Texas

SALE DATA

Sale Price $57,400,000

Sale Price/Unit $212,593

Sale Price/RSF $159.02

Cap Rate 3.63%

Date of Sale 01/25/2022

Grantor Ventures Development Group

Grantee Railfield Partners

Document # 2022-0003538

Occupancy at Sale 97.8%

PROPERTY IDENTIFICATION

Property Name Magnolia Grove

Address / Location 551 Crossroads Pky

City, County, State Terrell, Kaufman, Texas

PROPERTY DATA

No. of Buildings 1

Year Built 2021

Total Units 270

Total SF 360,972

Land Size 472,626 SF

Project Amenities Fitness Center, Playground, Pool,
Study Rooms

NVC, Inc. • 7807 E. Peakview Ave. Suite 200, Centennial, CO 80111 • www.nvcinc.com • 303.753.6900
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APARTMENT UNIT MIX

Unit Type Quantity Size (SF) Monthly Rent Rent/SF Total SF Total Rent

Comparable 4 Cont...

Total Monthly Rent:

Average Rent Per Unit:

Average Rent Per SF: $1.51

INCOME & EXPENSE DATA

Gross Amount Per Unit Per SF Overall Cap Rate 3.63%

Rental Income EGIM .00

Other Income Expense Ratio

Vacancy (0.0%) $0 $0 $0.00 Sale Price Per Unit $212,593

Effective Gross Income $0 $0 $0.00 Sale Price Per SF $159.02

Expenses

Reserves Source:

Net Operating Income $0 $0 $0.00 Comments:

SALE COMMENTS

Magnolia Grove, a recently constructed 270-unit multifamily property sold January 2022.

The property delivered in the first half of 2021 and was reported to be 97.8% occupied by the end of December.

VERIFICATION

Verified By Confirmed by Confidential Broker

Surveyed By Andrew Teichner

Surveyed Date 02/06/2023

NVC, Inc. • 7807 E. Peakview Ave. Suite 200, Centennial, CO 80111 • www.nvcinc.com • 303.753.6900

APP000175

Case 3:22-cv-02118-X   Document 162-1   Filed 02/22/23    Page 175 of 310   PageID 3976



Comparable Sale 5

Apartment Mid/High Rise

NVC # 260980

Harmony Hill Apartments • 11010 Harmony Hill Ln, Rowlett, Texas

SALE DATA

Sale Price $165,000,000

Sale Price/Unit $256,211

Sale Price/RSF $313.22

Cap Rate 2.80%

Date of Sale 05/12/2022

Grantor HC Harmony Hill, LLC

Grantee TX Harmony Apartments LLC

Document # 2022001/35546

Terms Cash to seller

Marketing Time N/AV

Contract Time N/AV

Occupancy at Sale 92.5%

PROPERTY IDENTIFICATION

Property Name Harmony Hill Apartments

Address / Location 11010 Harmony Hill Ln

City, County, State Rowlett, Dallas County, Texas

PROPERTY DATA

Description Four-Story, Class A, Mid-Rise
Apartment Community.

No. of Buildings 1

Year Built 2017

Year Renovated 2019

Total Units 644

Total SF 526,781

Average Unit Size 818 SF

Land Size 962,937 SF

Density 29.13

Project Amenities BBQ Grills, Clubhouse, Computer
Lab/Business Center, Dog/Pet Park,
Fitness Center, Jogging Trail, On-site
Leasing Office, Pool, Valet Trash

Unit Amenities AC, Balcony/Patio, Granite Counters,
Stainless Steel Appliances, Storage,
W/D, W/D Hookups

Parking Open, Carports, and Detached
Garages.
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APARTMENT UNIT MIX

Unit Type Quantity Size (SF) Monthly Rent Rent/SF Total SF Total Rent

Comparable 5 Cont...

1 BD/ 1 BA 102 560 57,120

1 BD/ 1 BA 80 561 44,880

1 BD/ 1 BA 77 642 49,434

1 BD/ 1 BA 27 647 17,469

1 BD/ 1 BA 50 759 37,950

1 BD/ 1 BA 22 794 17,468

1 BD/ 1 BA 20 816 16,320

1 BD/ 1 BA 13 836 10,868

1 BD/ 1 BA 46 845 38,870

1 BD/ 1 BA 15 959 14,385

2 BD/ 2 BA 20 888 17,760

2 BD/ 2 BA 12 1,006 12,072

2 BD/ 2 BA 20 1,026 20,520

2 BD/ 2 BA 14 1,081 15,134

2 BD/ 2 BA 20 1,108 22,160

2 BD/ 2 BA 15 1,149 17,235

2 BD/ 2 BA 16 1,201 19,216

2 BD/ 2 BA 20 1,246 24,920

2 BD/ 2 BA 20 1,253 25,060

2 BD/ 2 BA 15 1,276 19,140

3 BD/ 2 BA 20 1,440 28,800

Total Monthly Rent: $0

Average Rent Per Unit:

Average Rent Per SF:

INCOME & EXPENSE DATA

Gross Amount Per Unit Per SF Overall Cap Rate 2.80%

Rental Income EGIM .00

Other Income Expense Ratio

Vacancy (0.0%) $0 $0 $0.00 Sale Price Per Unit $256,211

Effective Gross Income $0 $0 $8.77 Sale Price Per SF $313.22

Expenses

Reserves Source: In Place

Net Operating Income $4,620,000 $7,174 $8.77 Comments: See comments
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SALE COMMENTS

According to confidential source the property sold for $165 million and the Actual cap rate was 2.80%.

The property was renamed Harmony Luxury Apartments after the sale.

2022 Demographics within one Mile:

Households: 717
Median Household Income: $121,481
Median Home Value: $301,892

CoStar “ Star” rating: 4 star Mid-Rise apartment community
Walk Score: None available at time survey.
Transit Score: None available at time of survey.

VERIFICATION

Verified By Confidential

Telephone N/A

Surveyed By Dennis Young

Surveyed Date 07/25/2022

Reviewed By Bradley Kilgore
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Gateway Pines • 1200 Gateway Blvd N, Forney, Texas

NVC # 516676U

Apartment Garden/Low Rise

Comparable Lease 1

PROPERTY DATA

Description Three-Story, Class A, Garden Apartment
Community.

No. of Buildings 1

Year Built 2018

Total Units 337

Total SF 272,856

Average Unit Size 810 SF

Project Amenities BBQ Grills, Clubhouse, Dog/Pet Park, Fitness
Center, On-site Leasing Office, Pool

Unit Amenities 9' Ceilings, AC, Balcony/Patio, Stainless Steel
Appliances, Storage, W/D

Additional Amenities Concierge Package Center, Poolside Grilling
Stations, Courtyard & Pergola Recreation
Areas, 2 Inch Wood Style Window Coverings,
and Hardwood-Style Flooring.

Parking Open, Carports, and Attached and Detached
Garages.

Parking Ratio 1.40 Per 1,000 SF NRA

PROPERTY IDENTIFICATION

Property Name Gateway Pines

Address / Location 1200 Gateway Blvd N

City, County, State Forney, Kaufman, Texas

LEASE DATA

Current Occupany 92.8%

Typical Lease Term Will do any lease between 6 and 12
months

Current Concessions None

Premiums None

Parking Charges Carports: $35/MonthDetached Garages:
$100/Month.

HVAC Individual

Tenant Expenses Electric: Yes

Water: Yes

Sewer: Yes

Trash: Yes
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APARTMENT UNIT MIX

Unit Type Quantity Size (SF) Monthly Rent Rent/SF Total SF Total Rent

Comparable Lease 1 Cont...

Studio 12 499 $1,075 $2.15 5,988 $12,900

1 BD/ 1 BA 78 587 $1,100 $1.87 45,786 $85,800

1 BD/ 1 BA 60 712 $1,375 $1.93 42,720 $82,500

1 BD/ 1 BA 2 713 $1,350 $1.89 1,426 $2,700

1 BD/ 1 BA 54 763 $1,410 $1.85 41,202 $76,140

1 BD/ 1 BA 42 816 $1,485 $1.82 34,272 $62,370

2 BD/ 2 BA 18 825 $1,515 $1.84 14,850 $27,270

2 BD/ 2 BA 27 1,038 $1,700 $1.64 28,026 $45,900

2 BD/ 2 BA 18 1,197 $1,755 $1.47 21,546 $31,590

2 BD/ 2 BA 12 1,213 $1,770 $1.46 14,556 $21,240

2 BD/ 2 BA Townhome 14 1,606 $2,100 $1.31 22,484 $29,400

Total Monthly Rent: $477,810

Average Rent Per Unit: $1,418

Average Rent Per SF: $1.75

LEASE COMMENTS

Rents and occupancy from ALN Apartment Data and Phone is number of the apartment community.

2022 Demographics within one Mile:
Households: 2,208
Median Household Income: $96,260
Median Home Value: $240,746

CoStar “ Star” rating: 4 star Garden apartment community
Walk Score: 5 (Car-Dependent)
Transit Score: None available at time of survey.

VERIFICATION

Verified By ALN Apartment Data, Inc.

Telephone (972) 357-7892

Surveyed By Dennis Young

Surveyed Date 01/10/2023

Reviewed By Andrew Teichner
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Gateway Oaks • 1105 Gateway Blvd N, Forney, Texas

NVC # 516677U

Apartment Garden/Low Rise

Comparable Lease 2

PROPERTY DATA

Description Three-Story, Class A, Garden Apartment
Community.

No. of Buildings 1

Year Built 2016

Total Units 313

Total SF 269,086

Average Unit Size 860 SF

Project Amenities BBQ Grills, Clubhouse, Dog/Pet Park, Fitness
Center, On-site Leasing Office, Pool, Sports
Courts

Unit Amenities 9' Ceilings, AC, Balcony/Patio, Granite
Counters, Stainless Steel Appliances, Storage,
W/D Hookups

Additional Amenities Breezeway Storage Units, Sand Volleyball
court, Stainless-Steel Appliances(Select units),
Granite Counters(Select Units), Artistek
Walnut Flooring, 2” Faux-Wood Blinds, and
Programmable Thermostats.

Parking Open, Carports, and Detached Garages

PROPERTY IDENTIFICATION

Property Name Gateway Oaks

Address / Location 1105 Gateway Blvd N

City, County, State Forney, Kaufman, Texas

LEASE DATA

Current Occupany 96.4%

Typical Lease Term Do 6 and 12 month leases.

Current Concessions None

Premiums None with Storage Closets: $20/Month to
$75/Month

Parking Charges Carports: $30/MonthDetached Garages:
$100/Month

HVAC Individual

Tenant Expenses Electric: Yes

Water: Yes

Sewer: Yes

Trash: Yes
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APARTMENT UNIT MIX

Unit Type Quantity Size (SF) Monthly Rent Rent/SF Total SF Total Rent

Comparable Lease 2 Cont...

1 BD/ 1 BA 22 564 $1,100 $1.95 12,408 $24,200

1 BD/ 1 BA 44 575 $1,090 $1.90 25,300 $47,960

1 BD/ 1 BA 78 716 $1,325 $1.85 55,848 $103,350

1 BD/ 1 BA 6 716 $1,210 $1.69 4,296 $7,260

1 BD/ 1 BA 17 817 $1,400 $1.71 13,889 $23,800

1 BD/ 1 BA 3 817 $1,440 $1.76 2,451 $4,320

1 BD/ 1 BA 39 828 $1,375 $1.66 32,292 $53,625

1 BD/ 1 BA 3 828 $1,450 $1.75 2,484 $4,350

1 BD/ 1 BA 2 839 $1,450 $1.73 1,678 $2,900

2 BD/ 2 BA 9 1,076 $1,685 $1.57 9,684 $15,165

2 BD/ 2 BA 27 1,076 $1,685 $1.57 29,052 $45,495

2 BD/ 2 BA 10 1,133 $1,685 $1.49 11,330 $16,850

2 BD/ 2 BA 2 1,133 $1,575 $1.39 2,266 $3,150

2 BD/ 2 BA 17 1,238 $1,742 $1.41 21,046 $29,614

2 BD/ 2 BA 7 1,238 $1,785 $1.44 8,666 $12,495

2 BD/ 2 BA 10 1,317 $1,750 $1.33 13,170 $17,500

2 BD/ 2 BA 8 1,317 $1,800 $1.37 10,536 $14,400

3 BD/ 2 BA 3 1,410 $2,100 $1.49 4,230 $6,300

3 BD/ 2 BA 6 1,410 $2,150 $1.52 8,460 $12,900

Total Monthly Rent: $445,634

Average Rent Per Unit: $1,424

Average Rent Per SF: $1.66

LEASE COMMENTS

Rents and occupancy from ALN Apartment Data and Phone is number of the apartment community.

2022 Demographics within one Mile:
Households: 8,940
Median Household Income: $98,945
Median Home Value: $243,363

CoStar “ Star” rating: 4 star Garden apartment community
Walk Score: 1 (Car-Dependent)
Transit Score: None available at time of survey.

VERIFICATION

Verified By ALN Apartment Data, Inc.

Telephone (972) 552-9441

Surveyed By Dennis Young

Surveyed Date 12/16/2022

Reviewed By Andrew Teichner
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Gateway Cedars • 1100 Gateway Blvd N, Forney, Texas

NVC # 516678U

Apartment Garden/Low Rise

Comparable Lease 3

PROPERTY DATA

Description Three-Story, Class A, Garden Apartment
Community

No. of Buildings 1

Year Built 2014

Total Units 334

Total SF 264,260

Average Unit Size 791 SF

Project Amenities BBQ Grills, Clubhouse, Common area Wi-Fi,
Computer Lab/Business Center, Dog/Pet Park,
Fitness Center, On-site Leasing Office, Pool

Unit Amenities 9' Ceilings, AC, Balcony/Patio, Granite
Counters, Stainless Steel Appliances, Storage,
W/D Hookups

Additional Amenities Pergola Recreation Area, Breezeway Storage
Units, Resident Lounge, Pendant Lighting,
and Vinyl Wood Plank Flooring.

Parking Open, Carports, and Detached Garages

PROPERTY IDENTIFICATION

Property Name Gateway Cedars

Address / Location 1100 Gateway Blvd N

City, County, State Forney, Kaufman, Texas

LEASE DATA

Current Occupany 98.7%

Typical Lease Term Will do any lease between 6 and 12
months.

Current Concessions None

Premiums None

Parking Charges Carports: $25/MonthDetached Garages:
$75/Month

HVAC Individual

Tenant Expenses Electric: Yes

Water: Yes

Sewer: Yes

Trash: Yes
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APARTMENT UNIT MIX

Unit Type Quantity Size (SF) Monthly Rent Rent/SF Total SF Total Rent

Comparable Lease 3 Cont...

1 BD/ 1 BA 78 560 $1,059 $1.89 43,680 $82,602

1 BD/ 1 BA 84 700 $1,229 $1.76 58,800 $103,236

1 BD/ 1 BA 66 775 $1,279 $1.65 51,150 $84,414

1 BD/ 1 BA 18 850 $1,379 $1.62 15,300 $24,822

2 BD/ 2 BA 58 1,010 $1,619 $1.60 58,580 $93,902

2 BD/ 2 BA 30 1,225 $1,704 $1.39 36,750 $51,120

Total Monthly Rent: $440,096

Average Rent Per Unit: $1,318

Average Rent Per SF: $1.67

LEASE COMMENTS

Rents and occupancy from ALN Apartment Data and Phone is number of the apartment community.

2022 Demographics within one Mile:
Households: 9,516
Median Household Income: $98,938
Median Home Value: $242,764

CoStar “ Star” rating: 4 star Garden apartment community
Walk Score: 9 (Car-Dependent)
Transit Score: None available at time of survey.

VERIFICATION

Verified By ALN Apartment Data, Inc.

Telephone (972) 564-9292

Surveyed By Dennis Young

Surveyed Date 11/18/2022

Reviewed By Andrew Teichner
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Emerson at Forney Marketplace • 300 Trailhouse Ln, Forney, Texas

NVC # 516679U

Apartment Garden/Low Rise

Comparable Lease 4

PROPERTY DATA

Description Two-Story, Class A Garden Apartment
Community

No. of Buildings 1

Year Built 2019

Total Units 320

Total SF 286,013

Average Unit Size 894 SF

Project Amenities BBQ Grills, Clubhouse, Computer
Lab/Business Center, Dog/Pet Park, Fitness
Center, Game Room, On-site Leasing Office,
Pool, Sports Courts, Valet Trash

Unit Amenities AC, Granite Counters, Stainless Steel
Appliances, W/D

Additional Amenities Outdoor Grilling Pavilion, Community Garden,
Sand Volleyball Court, Pendant Lighting,
Wood Vinyl Plank Flooring, and Private Pet
Yards (select units)

Parking Open, Carports, and Detached Garages

PROPERTY IDENTIFICATION

Property Name Emerson at Forney Marketplace

Address / Location 300 Trailhouse Ln

City, County, State Forney, Kaufman, Texas

LEASE DATA

Current Occupany 94.3%

Typical Lease Term Will do any lease between 6 and 13
months.

Current Concessions None

Premiums None

Parking Charges Carports: $45/MonthDetached Garages:
$125/Month

HVAC Individual

Tenant Expenses Electric: Yes

Water: Yes

Sewer: Yes

Trash: Yes
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APARTMENT UNIT MIX

Unit Type Quantity Size (SF) Monthly Rent Rent/SF Total SF Total Rent

Comparable Lease 4 Cont...

1 BD/1 BA Yard 59 725 $1,532 $2.11 42,775 $90,388

1 BD/1 BA 54 750 $1,258 $1.68 40,500 $67,932

1 BD/1 BA 40 779 $1,547 $1.99 31,160 $61,880

1 BD/1 BA 2 833 $1,422 $1.71 1,666 $2,844

1 BD/1 BA 37 887 $1,260 $1.42 32,819 $46,620

2 BD/ 2 BA 35 966 $1,686 $1.75 33,810 $59,010

2 BD/ 2 BA 32 1,000 $1,861 $1.86 32,000 $59,552

2 BD/ 2 BA 20 1,018 $1,710 $1.68 20,360 $34,200

2 BD/ 2 BA 14 1,148 $1,848 $1.61 16,072 $25,872

3 BD/ 2 BA 15 1,237 $1,840 $1.49 18,555 $27,600

3 BD/ 2 BA 12 1,358 $1,891 $1.39 16,296 $22,692

Total Monthly Rent: $498,590

Average Rent Per Unit: $1,558

Average Rent Per SF: $1.74

LEASE COMMENTS

Rents and occupancy from ALN Apartment Data and Phone is number of the apartment community.

Valet Trash: $35/Month

2022 Demographics within one Mile:
Households: 3,788
Median Household Income: $102,555
Median Home Value: $243.457

CoStar “ Star” rating: 4 star Garden Apartment Community
Walk Score: 34 (Car-Dependent)
Transit Score: None Available at time of survey.

VERIFICATION

Verified By ALN Apartment Data, Inc.

Telephone (972) 552-5584

Surveyed By Dennis Young

Surveyed Date 01/03/2023

Reviewed By Andrew Teichner
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Magnolia Grove • 551 Crossroads Pkwy, Terrell, Texas

NVC # 516680U

Apartment Garden/Low Rise

Comparable Lease 5

PROPERTY DATA

Description Three-Story, Class A, Garden Apartment
Community.

No. of Buildings 1

Year Built 2020

Total Units 270

Total SF 245,718

Average Unit Size 910 SF

Project Amenities BBQ Grills, Clubhouse, Computer
Lab/Business Center, Dog Wash, Dog/Pet
Park, Fitness Center, Game Room, Media
Room/Movie Theater, On-site Leasing Office,
Playground, Pool, Sports Courts, Valet Trash

Unit Amenities 9' Ceilings, AC, Balcony/Patio, Granite
Counters, Stainless Steel Appliances, Storage,
W/D

Additional Amenities Indoor/Outdoor Recreation Room, Outdoor
Kitchen, Firepits, Nitro Cold Brew Coffee
Station, and Sand Volleyball Court.

Parking Open, Carports, and detached Garages.

PROPERTY IDENTIFICATION

Property Name Magnolia Grove

Address / Location 551 Crossroads Pkwy

City, County, State Terrell, Kaufman, Texas

LEASE DATA

Current Occupany 93.0%

Typical Lease Term 12 month leases only.

Current Concessions None

Premiums None

Parking Charges Carports: $50/MonthDetached Garages:
$150/Month

HVAC Individual

Tenant Expenses Electric: Yes

Water: Yes

Sewer: Yes

Trash: Yes
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APARTMENT UNIT MIX

Unit Type Quantity Size (SF) Monthly Rent Rent/SF Total SF Total Rent

Comparable Lease 5 Cont...

Studio 12 578 $1,224 $2.12 6,936 $14,688

1 BD/ 1 BA 78 704 $1,470 $2.09 54,912 $114,660

1 BD/ 1 BA 72 789 $1,510 $1.91 56,808 $108,720

2 BD/ 2 BA 6 1,059 $1,685 $1.59 6,354 $10,110

2 BD/ 2 BA 30 1,106 $1,765 $1.60 33,180 $52,950

2 BD/ 2 BA 36 1,156 $1,865 $1.61 41,616 $67,140

2 BD/ 2 BA 12 1,223 $1,850 $1.51 14,676 $22,200

2 BD/ 2 BA 18 1,292 $1,830 $1.42 23,256 $32,940

3 BD/ 2 BA 6 1,330 $2,010 $1.51 7,980 $12,060

Total Monthly Rent: $435,468

Average Rent Per Unit: $1,613

Average Rent Per SF: $1.77

LEASE COMMENTS

Rents and occupancy from ALN Apartment Data and Phone is number of the apartment community.

Valet Trash: $25/Month

2022 Demographics within one Mile:
Households: 231
Median Household Income: $46,465
Median Home Value: $269,999

CoStar “ Star” rating: 4 star Garden Apartment Community
Walk Score: 18 (Car-Dependent)
Transit Score: None Available at time of survey.

VERIFICATION

Verified By ALN Apartment Data, Inc

Telephone (469) 410-6104

Surveyed By Dennis Young

Surveyed Date 11/23/2022

Reviewed By Andrew Teichner
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______________________________________________________________________

Sunchase American, Ltd.
______________________________________________________________________

Parc at Windmill Farms
FINANCIAL STATEMENTS FOR THE MONTH OF

December, 2022

______________________________________________________________________

Number of Units 272
Number of Sq Feet 279,648

Parc at Windmill Farms
Forney, TX 76126
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Month Ending 12/15/2022 Year to Date 12/15/2022
Actual Ratio Budget Variance Actual Ratio Budget Variance

Revenue
Possible Rent Per Leases

Rent Per Schedule 464,074 109.38 % 427,730 36,344 5,235,716 108.47 % 4,969,563 266,153
Leases Under Schedule (39,796) (9.38) % (25,278) (14,518) (408,992) (8.47) % (251,497) (157,494)

Total Possible Rent Per Leases 424,278 100.00 % 402,452 21,826 4,826,724 100.00 % 4,718,066 108,659

Vacancy Losses (38,842) (9.15) % (19,248) (19,594) (177,826) (3.68) % (223,630) 45,804
Other Rental Losses (3,038) (0.72) % (4,290) 1,252 (81,606) (1.69) % (50,296) (31,311)
Total Rental Losses (41,880) (9.87) % (23,538) (18,342) (259,432) (5.37) % (273,926) 14,493
Total Net Rental Revenue 382,398 90.13 % 378,914 3,484 4,567,292 94.63 % 4,444,140 123,152

Other Revenue 11,104 2.62 % 12,383 (1,279) 210,392 4.36 % 177,581 32,811

Total Revenue 393,502 92.75 % 391,297 2,205 4,777,684 98.98 % 4,621,721 155,963

Operating Expenses
Personnel Expenses 20,506 4.83 % 27,363 6,857 308,503 6.39 % 325,461 16,957
Management Fees 10,981 2.59 % 11,001 20 135,221 2.80 % 129,976 (5,245)
Administrative Expenses 4,280 1.01 % 4,605 325 51,353 1.06 % 52,397 1,045
Leasing Expenses 3,154 0.74 % 4,140 986 51,518 1.07 % 55,082 3,564
Utility Expenses 7,527 1.77 % 7,077 (450) 61,028 1.26 % 63,352 2,324
Service Expenses 10,845 2.56 % 4,838 (6,006) 63,496 1.32 % 58,806 (4,690)
Cleaning & Decorating Expenses 6,684 1.58 % 1,320 (5,365) 54,310 1.13 % 35,330 (18,981)
Repair & Maintenance Expenses 3,768 0.89 % 860 (2,908) 32,250 0.67 % 14,835 (17,414)
Property Taxes 75,866 17.88 % 76,931 1,065 922,107 19.10 % 923,173 1,066
Property Insurance 9,741 2.30 % 8,327 (1,414) 111,232 2.30 % 99,924 (11,308)

Total Operating Expenses 153,352 36.14 % 146,462 (6,890) 1,791,018 37.11 % 1,758,336 (32,682)

Total Net Operating Income 240,150 56.60 % 244,835 (4,685) 2,986,666 61.88 % 2,863,385 123,281

Property Replacements
Recurring Replacements 3,048 0.72 % 954 (2,095) 43,453 0.90 % 15,313 (28,140)
Non-Recurring Replacements 3,139 0.74 % 0 (3,138) 247,033 5.12 % 191,321 (55,711)

Total Property Replacements 6,187 1.46 % 954 (5,233) 290,486 6.02 % 206,634 (83,851)

Reserve Activity 6,800 1.60 % 6,800 0 81,600 1.69 % 81,600 0

Total Available for Debt Service 227,163 53.54 % 237,081 (9,918) 2,614,580 54.17 % 2,575,151 39,429

Debt Service 149,256 35.18 % 156,640 7,384 1,835,376 38.03 % 1,879,680 44,305

Total Cash Flow/(Deficit) 77,907 18.36 % 80,441 (2,534) 779,205 16.14 % 695,471 83,734

Parc at Windmill Farms
Summary Income Statement

December 15, 2022

Created on: 01/03/2023, 1:42 PM EST Page 1
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Current
Month Per

Unit
Annualized

Per Unit
Current

Month / SQ Ft
Annualized /

SQ FT

Current
Month % of

Gross
YTD % of

Gross

Current Annualized
Current

Month/SQ FT
Annualized / SQ

FT
Current % of

Gross YTD % of Gross

Revenue

Possible Rent Per Leases
Rent Per Schedule 1,706.15 19,248.96 1.659 18.723 109.380 % 108.473 %
Leases Under Schedule (146.31) (1,503.65) (0.142) (1.463) (9.380) % (8.473) %

Total Possible Rent Per Leases 1,559.84 17,745.31 1.517 17.260 100.000 % 100.000 %

Vacancy Losses (142.80) (653.77) (0.139) (0.636) (9.155) % (3.684) %
Other Rental Losses (11.17) (300.02) (0.011) (0.292) (0.716) % (1.691) %
Total Rental Losses (153.97) (953.80) (0.150) (0.928) (9.871) % (5.375) %

Total Net Rental Revenue 1,405.87 16,791.51 1.367 16.332 90.129 % 94.625 %

Other Revenue 40.82 773.50 0.040 0.752 2.617 % 4.359 %

Total Revenue 1,446.70 17,565.02 1.407 17.085 92.746 % 98.984 %

Operating Expenses
Personnel Expenses 75.39 1,134.20 0.073 1.103 4.833 % 6.392 %
Management Fees 40.37 497.14 0.039 0.484 2.588 % 2.802 %
Administrative Expenses 15.73 188.80 0.015 0.184 1.009 % 1.064 %
Leasing Expenses 11.60 189.40 0.011 0.184 0.743 % 1.067 %
Utility Expenses 27.67 224.37 0.027 0.218 1.774 % 1.264 %
Service Expenses 39.87 233.44 0.039 0.227 2.556 % 1.316 %
Cleaning & Decorating Ex-
penses

24.57 199.67 0.024 0.194 1.575 % 1.125 %

Repair & Maintenance Expenses 13.85 118.57 0.013 0.115 0.888 % 0.668 %
Property Taxes 278.92 3,390.10 0.271 3.297 17.881 % 19.104 %
Property Insurance 35.81 408.94 0.035 0.398 2.296 % 2.304 %

Total Operating Expenses 563.79 6,584.63 0.548 6.405 36.144 % 37.106 %

Total Net Operating Income 882.90 10,980.39 0.859 10.680 56.602 % 61.878 %

Property Replacements
Recurring Replacements 11.21 159.75 0.011 0.155 0.718 % 0.900 %
Non-Recurring Replacements 11.54 908.21 0.011 0.883 0.740 % 5.118 %

Total Property Replacements 22.75 1,067.96 0.022 1.039 1.458 % 6.018 %
Reserve Activity 25.00 300.00 0.024 0.292 1.603 % 1.691 %

Total Available for Debt Service 835.16 9,612.43 0.812 9.350 53.541 % 54.169 %
Debt Service 548.74 6,747.71 0.534 6.563 35.179 % 38.025 %

Total Cash Flow/(Deficit) 286.42 2,864.72 0.279 2.786 18.362 % 16.144 %

Parc at Windmill Farms
Summary Income Statement

December 15, 2022

Created on: 01/03/2023, 1:42 PM EST Page 1
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Month
Ending

12/15/2022

Month
Ending

12/15/2021
Month Ending

12/15/2022

Year to
Date

12/15/2022

Year to
Date

12/15/2021
Year to Date
12/15/2022

Actual Actual Period Diff Period % Var Actual Actual Period Diff Period % Var

Revenue

Possible Rent Per Leases
Rent Per Schedule 464,074 395,090 68,984 17.5 % 5,235,716 4,587,880 647,836 14.1 %
Leases Under Schedule (39,796) (13,941) (25,856) 185.5 % (408,992) (180,879) (228,113) 126.1 %

Total Possible Rent Per Leases 424,278 381,149 43,128 11.3 % 4,826,724 4,407,001 419,723 9.5 %

Vacancy Losses (38,842) (9,565) (29,277) 306.1 % (177,826) (89,886) (87,939) 97.8 %
Other Rental Losses (3,038) (4,406) 1,369 (31.1) % (81,606) (52,547) (29,061) 55.3 %
Total Rental Losses (41,880) (13,971) (27,908) 199.8 % (259,432) (142,433) (117,000) 82.1 %
Total Net Rental Revenue 382,398 367,178 15,220 4.1 % 4,567,292 4,264,568 302,723 7.1 %

Other Revenue 11,104 16,392 (5,288) (32.3) % 210,392 262,300 (51,907) (19.8) %
Total Revenue 393,502 383,570 9,932 2.6 % 4,777,684 4,526,868 250,816 5.5 %

Operating Expenses
Personnel Expenses 20,506 24,411 (3,905) (16.0) % 308,503 284,920 23,583 8.3 %
Management Fees 10,981 10,759 222 2.1 % 135,221 125,577 9,644 7.7 %
Administrative Expenses 4,280 4,897 (617) (12.6) % 51,353 51,243 110 0.2 %
Leasing Expenses 3,154 3,727 (573) (15.4) % 51,518 54,082 (2,564) (4.7) %
Utility Expenses 7,527 3,565 3,962 111.1 % 61,028 50,481 10,547 20.9 %
Service Expenses 10,845 4,310 6,535 151.6 % 63,496 54,816 8,680 15.8 %
Cleaning & Decorating Expenses 6,684 4,522 2,161 47.8 % 54,310 29,497 24,813 84.1 %
Repair & Maintenance Expenses 3,768 1,669 2,100 125.8 % 32,250 15,905 16,345 102.8 %
Property Taxes 75,866 399,393 (323,527) (81.0) % 922,107 896,285 25,822 2.9 %
Property Insurance 9,741 8,327 1,414 17.0 % 111,232 106,295 4,937 4.6 %

Total Operating Expenses 153,352 465,580 (312,228) (67.1) % 1,791,018 1,669,101 121,917 7.3 %

Total Net Operating Income 240,150 (82,010) 322,160 (392.8) % 2,986,666 2,857,767 128,899 4.5 %

Property Replacements
Recurring Replacements 3,048 3,921 (873) (22.3) % 43,453 23,100 20,353 88.1 %
Non-Recurring Replacements 3,139 3,364 (225) (6.7) % 247,033 122,141 124,891 102.3 %

Total Property Replacements 6,187 7,285 (1,098) (15.1) % 290,486 145,241 145,244 100.0 %

Reserve Activity 6,800 6,800 0 0.0 % 81,600 81,600 0 0.0 %

Total Available for Debt Service 227,163 (96,095) 323,258 (336.4) % 2,614,580 2,630,926 (16,346) (0.6) %

Debt Service 149,256 156,640 (7,384) (4.7) % 1,835,376 1,879,888 (44,513) (2.4) %

Total Cash Flow/(Deficit) 77,907 (252,735) 330,642 (130.8) % 779,205 751,038 28,167 3.8 %

Parc at Windmill Farms
Income Statement Prior Year Comparison

December 15, 2022

Created on: 01/03/2023, 1:42 PM EST Page 1
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Month Ending 12/15/2022 Year to Date 12/15/2022
Actual Ratio Budget Variance Actual Ratio Budget Variance

Revenue
Total Potential Per Schedule 464,074 109.38 % 427,730 36,344 5,235,716 108.47 % 4,969,563 266,153
Leases Under/Over Schedule (39,796) (9.38) % (25,278) (14,518) (408,992) (8.47) % (251,497) (157,494)
Total Possible Rent Per Leases 424,278 100.00 % 402,452 21,826 4,826,724 100.00 % 4,718,066 108,659

Vacancy Loss (38,842) (9.15) % (19,248) (19,594) (177,826) (3.68) % (223,630) 45,804
Model (1,558) (0.37) % (1,470) (88) (17,710) (0.37) % (17,010) (700)
Bad Debt Loss (771) (0.18) % (2,012) 1,241 (52,770) (1.09) % (23,590) (29,180)
Discounts & Concessions (709) (0.17) % (808) 99 (11,126) (0.23) % (9,696) (1,431)
Total Rental Losses (41,880) (9.87) % (23,538) (18,342) (259,432) (5.37) % (273,926) 14,493
Total Net Rental Revenue 382,398 90.13 % 378,914 3,484 4,567,292 94.63 % 4,444,140 123,152

Deposit Forfeitures 3,504 0.83 % 1,475 2,029 52,466 1.09 % 39,235 13,231
Non-Refundable Pet Fees 1,372 0.32 % 2,300 (928) 24,515 0.51 % 27,600 (3,085)
Application Fees 650 0.15 % 1,500 (850) 17,450 0.36 % 18,000 (550)
NSF & Late Fees 2,755 0.65 % 2,850 (95) 30,915 0.64 % 34,450 (3,535)
Television Cable Revenue 0 0.00 % 1,700 (1,700) 15,523 0.32 % 20,400 (4,877)
Vending Revenue 0 0.00 % 0 0 1,428 0.03 % 0 1,428
Miscellaneous Revenue 2,758 0.65 % 2,500 258 67,481 1.40 % 37,200 30,281
Interest Income 65 0.02 % 58 7 614 0.01 % 696 (82)
Total Other Revenue 11,104 2.62 % 12,383 (1,279) 210,392 4.36 % 177,581 32,811

Total Revenue 393,502 92.75 % 391,297 2,205 4,777,684 98.98 % 4,621,721 155,963

Operating Expenses
Personnel Expenses

Office Salaries 7,653 1.80 % 11,075 3,422 120,718 2.50 % 129,693 8,976
Maintenance 4,948 1.17 % 8,111 3,163 91,947 1.90 % 95,874 3,926
Porters/Housekeepers 2,843 0.67 % 2,704 (139) 24,128 0.50 % 31,928 7,800
Bonuses 0 0.00 % 0 0 8,000 0.17 % 2,000 (6,000)
Employers FICA 1,237 0.29 % 1,769 532 20,100 0.42 % 21,347 1,247
Other Payroll Taxes 1,454 0.34 % 2,082 628 23,643 0.49 % 25,114 1,471
Payroll Administrative 146 0.03 % 208 62 2,365 0.05 % 2,496 131
Workers Compensation 464 0.11 % 664 200 7,541 0.16 % 8,009 468
Group Insurance 750 0.18 % 750 0 9,000 0.19 % 9,000 0
Employee Recruitment 157 0.04 % 0 (157) 207 0.00 % 0 (208)
Contract Office Help 854 0.20 % 0 (854) 854 0.02 % 0 (854)

Total Personnel Expenses 20,506 4.83 % 27,363 6,857 308,503 6.39 % 325,461 16,957

Management Fees
Management Fee 10,981 2.59 % 11,001 20 135,221 2.80 % 129,976 (5,245)

Total Management Fees 10,981 2.59 % 11,001 20 135,221 2.80 % 129,976 (5,245)

Parc at Windmill Farms
Detailed Income Statement

December 15, 2022

Created on: 01/03/2023, 1:42 PM EST Page 1
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Month Ending 12/15/2022 Year to Date 12/15/2022
Actual Ratio Budget Variance Actual Ratio Budget Variance

Administrative Expenses
Office Supplies 0 0.00 % 75 75 667 0.01 % 900 234
Professional Services 0 0.00 % 0 0 750 0.02 % 750 0
Site Travel 0 0.00 % 0 0 255 0.01 % 0 (255)
Postage & Freight 368 0.09 % 250 (119) 3,494 0.07 % 3,000 (495)
Employee Relations 915 0.22 % 640 (275) 985 0.02 % 1,080 95
License, Permits & Fees 818 0.19 % 680 (137) 12,110 0.25 % 9,905 (2,205)
Credit/Collection/Eviction Cost 556 0.13 % 878 322 13,439 0.28 % 10,540 (2,898)
Dues & Subscriptions 0 0.00 % 0 0 463 0.01 % 450 (14)
Copier, Forms & Printing 220 0.05 % 250 30 2,911 0.06 % 3,000 90
Training & Seminars 289 0.07 % 135 (154) 1,675 0.03 % 1,620 (56)
Computer Supplies 0 0.00 % 40 40 947 0.02 % 1,268 322
Telephone & Answering 666 0.16 % 1,107 441 8,317 0.17 % 13,284 4,967
Miscellaneous Administrative 448 0.11 % 550 102 5,340 0.11 % 6,600 1,260

Total Administrative Expenses 4,280 1.01 % 4,605 325 51,353 1.06 % 52,397 1,045

Leasing Expenses
Advertising 2,298 0.54 % 2,201 (97) 28,463 0.59 % 26,632 (1,831)
Locator Commissions 0 0.00 % 250 250 250 0.01 % 3,000 2,750
Referral Fees 0 0.00 % 0 0 250 0.01 % 1,000 750
Brochures & Related 0 0.00 % 0 0 811 0.02 % 700 (111)
Project & Promotions 141 0.03 % 450 309 3,819 0.08 % 4,200 381
Leasing Commissions 715 0.17 % 1,239 524 17,925 0.37 % 19,550 1,625

Total Leasing Expenses 3,154 0.74 % 4,140 986 51,518 1.07 % 55,082 3,564

Utility Expenses
Electricity - House Meters 2,005 0.47 % 1,827 (177) 22,722 0.47 % 26,632 3,909
Electricity - Vacant & Model 456 0.11 % 480 23 2,295 0.05 % 5,760 3,466
Water Expense 4,881 1.15 % 4,548 (333) 38,516 0.80 % 37,038 (1,477)
Sewer Expense 4,407 1.04 % 4,630 223 49,279 1.02 % 45,299 (3,981)
Resident Billing 900 0.21 % 840 (61) 10,965 0.23 % 10,078 (888)
Water Irrigation 1,372 0.32 % 1,545 174 15,974 0.33 % 20,085 4,112
Water & Sewer Reimbursements (6,494) (1.53) % (6,793) (299) (78,723) (1.63) % (81,540) (2,817)

Total Utility Expenses 7,527 1.77 % 7,077 (450) 61,028 1.26 % 63,352 2,324

Service Expenses
Grounds Maintenance Contract 4,716 1.11 % 4,720 4 56,598 1.17 % 56,640 43
Exterminating Services/Supplies 624 0.15 % 325 (299) 5,140 0.11 % 3,900 (1,241)
Exterminating Reimbursements (1,428) (0.34) % (1,452) (24) (17,541) (0.36) % (17,424) 117
Garbage & Trash Removal 7,177 1.69 % 2,050 (5,127) 30,586 0.63 % 24,600 (5,986)
Garbage & Trash Reimbursements (1,933) (0.46) % (1,930) 3 (23,470) (0.49) % (23,160) 310
Security Services 882 0.21 % 600 (282) 7,442 0.15 % 7,200 (242)
Uniform Services and Cleaning 332 0.08 % 0 (332) 645 0.01 % 750 106
Hallway Cleaning 360 0.08 % 450 90 3,314 0.07 % 5,400 2,086
Fire Protection 115 0.03 % 75 (39) 782 0.02 % 900 117

Total Service Expenses 10,845 2.56 % 4,838 (6,006) 63,496 1.32 % 58,806 (4,690)

Parc at Windmill Farms
Detailed Income Statement

December 15, 2022

Created on: 01/03/2023, 1:42 PM EST Page 2
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Month Ending 12/15/2022 Year to Date 12/15/2022
Actual Ratio Budget Variance Actual Ratio Budget Variance

Cleaning & Decorating Expenses
Contract Paint Labor 3,366 0.79 % 206 (3,161) 13,685 0.28 % 8,841 (4,844)
Paint Supplies 207 0.05 % 319 112 5,319 0.11 % 8,489 3,170
Contract Cleaning & Supplies 2,024 0.48 % 345 (1,679) 20,080 0.42 % 8,520 (11,560)
Carpet Cleaning 1,077 0.25 % 240 (837) 13,325 0.28 % 6,960 (6,365)
Carpet Dyeing & Repairs 0 0.00 % 90 90 325 0.01 % 1,080 755
Sheetrock Repairs 10 0.00 % 120 110 1,576 0.03 % 1,440 (137)

Total Cleaning & Decorating Ex-
penses

6,684 1.58 % 1,320 (5,365) 54,310 1.13 % 35,330 (18,981)

Repair & Maintenance Expenses
Roof Supplies & Repairs 0 0.00 % 0 0 250 0.01 % 0 (250)
Grounds Maintenance Supplies 247 0.06 % 40 (207) 1,614 0.03 % 480 (1,133)
Pool Supplies & Repair 482 0.11 % 450 (32) 7,353 0.15 % 6,940 (413)
Clubhouse & Amenity Repairs 134 0.03 % 0 (134) 134 0.00 % 0 (134)
Parking Lot/Sidewalks 0 0.00 % 0 0 62 0.00 % 0 (62)
Electrical Supplies & Repairs 754 0.18 % 25 (729) 1,195 0.02 % 450 (745)
Plumbing Supplies & Repairs 409 0.10 % 35 (374) 2,540 0.05 % 420 (2,121)
HVAC Supplies & Repairs 176 0.04 % 100 (77) 5,573 0.12 % 2,600 (2,972)
Appliance Supplies & Repairs 833 0.20 % 90 (742) 9,875 0.20 % 1,255 (8,620)
Carpentry Supplies 0 0.00 % 0 0 15 0.00 % 0 (15)
Hardware Supplies 210 0.05 % 45 (165) 848 0.02 % 590 (258)
Locks & Keys 105 0.02 % 25 (80) 395 0.01 % 600 204
Light Bulbs & Fixtures 418 0.10 % 50 (368) 2,396 0.05 % 1,500 (895)

Total Repair & Maintenance Ex-
penses

3,768 0.89 % 860 (2,908) 32,250 0.67 % 14,835 (17,414)

Property Taxes
Property Tax Expense 75,866 17.88 % 76,931 1,065 922,107 19.10 % 923,173 1,066

Total Property Taxes 75,866 17.88 % 76,931 1,065 922,107 19.10 % 923,173 1,066

Property Insurance
Hazard Insurance Expense 9,741 2.30 % 8,327 (1,414) 111,232 2.30 % 99,924 (11,308)

Total Property Insurance 9,741 2.30 % 8,327 (1,414) 111,232 2.30 % 99,924 (11,308)
Total Operating Expenses 153,352 36.14 % 146,462 (6,890) 1,791,018 37.11 % 1,758,336 (32,682)

Total Net Operating Income 240,150 56.60 % 244,835 (4,685) 2,986,666 61.88 % 2,863,385 123,281

Parc at Windmill Farms
Detailed Income Statement

December 15, 2022
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Month Ending 12/15/2022 Year to Date 12/15/2022
Actual Ratio Budget Variance Actual Ratio Budget Variance

Property Replacements
Recurring Replacements

Carpet Replacement 1,331 0.31 % 604 (727) 24,794 0.51 % 10,268 (14,526)
Drapery/Mini-Blind Replacements 0 0.00 % 85 85 3,485 0.07 % 1,870 (1,615)
Apppliance Replacements 1,717 0.40 % 265 (1,453) 15,174 0.31 % 3,175 (11,999)

Total Recurring Replacements 3,048 0.72 % 954 (2,095) 43,453 0.90 % 15,313 (28,140)

Non-Recurring Replacements
Pool Furniture 0 0.00 % 0 0 2,279 0.05 % 3,500 1,221
Playground/Recreational Equipment 0 0.00 % 0 0 108 0.00 % 0 (108)
Lawns, Trees & Shrubs 1,949 0.46 % 0 (1,948) 129,661 2.69 % 126,843 (2,818)
Paving & Parking Lots 0 0.00 % 0 0 (3,815) (0.08) % 9,100 12,915
Roof Replacments 0 0.00 % 0 0 5,225 0.11 % 0 (5,225)
Exterior Carpentry/Siding 0 0.00 % 0 0 1,289 0.03 % 0 (1,289)
Concrete Repairs 0 0.00 % 0 0 3,789 0.08 % 0 (3,789)
HVAC Replacments 0 0.00 % 0 0 6,066 0.13 % 2,500 (3,566)
Plumbing Replacements 0 0.00 % 0 0 5,140 0.11 % 0 (5,140)
Electrical Replacement 0 0.00 % 0 0 1,419 0.03 % 0 (1,419)
Pool & Equipment 0 0.00 % 0 0 489 0.01 % 0 (488)
Gate Repairs & Supplies 500 0.12 % 0 (500) 4,695 0.10 % 800 (3,896)
City Inspection/Multifamily Fee 0 0.00 % 0 0 26,928 0.56 % 26,928 0
Major Pest Control 379 0.09 % 0 (379) 1,326 0.03 % 800 (526)
Other Non-Recurring Replacements 111 0.03 % 0 (111) 14,193 0.29 % 5,500 (8,692)
Unit Upgrades 0 0.00 % 0 0 9,000 0.19 % 0 (9,001)
Audit Expense 0 0.00 % 0 0 7,800 0.16 % 7,700 (100)
Fire Alarm System Repairs 200 0.05 % 0 (200) 31,311 0.65 % 7,650 (23,661)
Ownership Level Expenses 0 0.00 % 0 0 130 0.00 % 0 (129)

Total Non-Recurring Replacements 3,139 0.74 % 0 (3,138) 247,033 5.12 % 191,321 (55,711)
Total Property Replacements 6,187 1.46 % 954 (5,233) 290,486 6.02 % 206,634 (83,851)

Parc at Windmill Farms
Detailed Income Statement

December 15, 2022
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Month Ending 12/15/2022 Year to Date 12/15/2022
Actual Ratio Budget Variance Actual Ratio Budget Variance

Reserve Activity
Recurring Reserve Expense 6,800 1.60 % 6,800 0 81,600 1.69 % 81,600 0

Total Reserve Activity 6,800 1.60 % 6,800 0 81,600 1.69 % 81,600 0

Total Available for Debt Service 227,163 53.54 % 237,081 (9,918) 2,614,580 54.17 % 2,575,151 39,429
Debt Service

Interest Expense 114,114 26.90 % 156,640 42,526 1,376,787 28.52 % 1,879,680 502,893
Principal - First to Fourth 35,101 8.27 % 0 (35,101) 413,791 8.57 % 0 (413,791)
HUD MIP (PMI) Insurance 41 0.01 % 0 (41) 44,798 0.93 % 0 (44,797)

Total Debt Service 149,256 35.18 % 156,640 7,384 1,835,376 38.03 % 1,879,680 44,305

Total Cash Flow/(Deficit) 77,907 18.36 % 80,441 (2,534) 779,205 16.14 % 695,471 83,734

Parc at Windmill Farms
Detailed Income Statement

December 15, 2022
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Month Ending 12/15/2022 Year to Date 12/15/2022
Actual Ratio Budget Variance Actual Ratio Budget Variance

Syndication / Non-Operating Ex-
penses

Debt Service Principal Credit (35,101) (8.27) % 0 (35,101) (413,791) (8.57) % 0 (413,791)
Replacement Reserve Credit (6,800) (1.60) % 0 (6,800) (81,600) (1.69) % 0 (81,600)
Deferred Interest - HUD 7,299 1.72 % 0 7,299 43,455 0.90 % 0 43,455

Total Syndication / Non-Operating Ex-
penses

(34,602) (8.16) % 0 (34,602) (451,936) (9.36) % 0 (451,936)

Net Income / (Loss) 112,509 26.52 % 80,441 32,068 1,231,141 25.51 % 695,471 535,670

Parc at Windmill Farms
Detailed Income Statement

December 15, 2022
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______________________________________________________________________

Sunchase American, Ltd.
______________________________________________________________________

Parc at Windmill Farms
FINANCIAL STATEMENTS FOR THE MONTH OF

December, 2021

______________________________________________________________________

Number of Units 272
Number of Sq Feet 279,648

Parc at Windmill Farms
Forney, TX 76126

APP000230
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Month Ending 12/15/2021 Year to Date 12/15/2021
Actual Ratio Budget Variance Actual Ratio Budget Variance

Revenue
Possible Rent Per Leases

Rent Per Schedule 395,090 103.66 % 366,930 28,160 4,587,880 104.10 % 4,370,520 217,360
Leases Under Schedule (13,941) (3.66) % (6,468) (7,473) (180,879) (4.10) % (88,041) (92,837)

Total Possible Rent Per Leases 381,149 100.00 % 360,462 20,687 4,407,001 100.00 % 4,282,479 124,523

Vacancy Losses (9,565) (2.51) % (18,347) 8,782 (89,886) (2.04) % (250,982) 161,095
Other Rental Losses (4,406) (1.16) % (2,136) (2,270) (52,547) (1.19) % (61,444) 8,898
Total Rental Losses (13,971) (3.67) % (20,483) 6,512 (142,433) (3.23) % (312,426) 169,993
Total Net Rental Revenue 367,178 96.33 % 339,979 27,199 4,264,568 96.77 % 3,970,053 294,516

Other Revenue 16,392 4.30 % 5,855 10,537 262,300 5.95 % 92,460 169,840

Total Revenue 383,570 100.64 % 345,834 37,736 4,526,868 102.72 % 4,062,513 464,356

Operating Expenses
Personnel Expenses 24,411 6.40 % 23,385 (1,026) 284,920 6.47 % 283,584 (1,338)
Management Fees 10,759 2.82 % 9,736 (1,023) 125,577 2.85 % 114,396 (11,181)
Administrative Expenses 4,897 1.28 % 3,600 (1,297) 51,243 1.16 % 43,473 (7,769)
Leasing Expenses 3,727 0.98 % 4,882 1,155 54,082 1.23 % 63,490 9,409
Utility Expenses 3,565 0.94 % 7,485 3,921 50,481 1.15 % 89,203 38,721
Service Expenses 4,310 1.13 % 4,604 294 54,816 1.24 % 56,170 1,354
Cleaning & Decorating Expenses 4,522 1.19 % 703 (3,821) 29,497 0.67 % 20,665 (8,832)
Repair & Maintenance Expenses 1,669 0.44 % 765 (903) 15,905 0.36 % 11,040 (4,865)
Property Taxes 399,393 104.79 % 45,171 (354,222) 896,285 20.34 % 542,058 (354,227)
Property Insurance 8,327 2.18 % 2,952 (5,375) 106,295 2.41 % 35,425 (70,869)

Total Operating Expenses 465,580 122.15 % 103,283 (362,297) 1,669,101 37.87 % 1,259,504 (409,597)

Total Net Operating Income (82,010) (21.52) % 242,551 (324,561) 2,857,767 64.85 % 2,803,009 54,759

Property Replacements
Recurring Replacements 3,921 1.03 % 223 (3,698) 23,100 0.52 % 2,310 (20,790)
Non-Recurring Replacements 3,364 0.88 % 0 (3,364) 122,141 2.77 % 63,361 (58,780)

Total Property Replacements 7,285 1.91 % 223 (7,062) 145,241 3.30 % 65,671 (79,570)

Reserve Activity 6,800 1.78 % 6,800 0 81,600 1.85 % 81,600 0

Total Available for Debt Service (96,095) (25.21) % 235,528 (331,623) 2,630,926 59.70 % 2,655,738 (24,812)

Debt Service 156,640 41.10 % 159,223 2,583 1,879,888 42.66 % 1,910,674 30,786

Total Cash Flow/(Deficit) (252,735) (66.31) % 76,305 (329,040) 751,038 17.04 % 745,064 5,974

Parc at Windmill Farms
Summary Income Statement

December 15, 2021

Created on: 12/30/2021, 2:52 PM EST Page 1
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Current
Month Per

Unit
Annualized

Per Unit
Current

Month / SQ Ft
Annualized /

SQ FT

Current
Month % of

Gross
YTD % of

Gross

Current Annualized
Current

Month/SQ FT
Annualized / SQ

FT
Current % of

Gross YTD % of Gross

Revenue

Possible Rent Per Leases
Rent Per Schedule 1,452.54 16,867.21 1.413 16.406 103.658 % 104.104 %
Leases Under Schedule (51.25) (665.00) (0.050) (0.647) (3.658) % (4.104) %

Total Possible Rent Per Leases 1,401.28 16,202.21 1.363 15.759 100.000 % 100.000 %

Vacancy Losses (35.17) (330.47) (0.034) (0.321) (2.510) % (2.040) %
Other Rental Losses (16.20) (193.18) (0.016) (0.188) (1.156) % (1.192) %
Total Rental Losses (51.36) (523.65) (0.050) (0.509) (3.666) % (3.232) %

Total Net Rental Revenue 1,349.92 15,678.56 1.313 15.250 96.334 % 96.768 %

Other Revenue 60.26 964.34 0.059 0.938 4.301 % 5.952 %

Total Revenue 1,410.18 16,642.90 1.372 16.188 100.635 % 102.720 %

Operating Expenses
Personnel Expenses 89.75 1,047.50 0.087 1.019 6.405 % 6.465 %
Management Fees 39.56 461.68 0.038 0.449 2.823 % 2.849 %
Administrative Expenses 18.00 188.39 0.018 0.183 1.285 % 1.163 %
Leasing Expenses 13.70 198.83 0.013 0.193 0.978 % 1.227 %
Utility Expenses 13.11 185.59 0.013 0.181 0.935 % 1.145 %
Service Expenses 15.85 201.53 0.015 0.196 1.131 % 1.244 %
Cleaning & Decorating Ex-
penses

16.63 108.44 0.016 0.105 1.187 % 0.669 %

Repair & Maintenance Expenses 6.14 58.48 0.006 0.057 0.438 % 0.361 %
Property Taxes 1,468.36 3,295.17 1.428 3.205 104.786 % 20.338 %
Property Insurance 30.61 390.79 0.030 0.380 2.185 % 2.412 %

Total Operating Expenses 1,711.69 6,136.40 1.665 5.969 122.152 % 37.874 %

Total Net Operating Income (301.51) 10,506.50 (0.293) 10.219 (21.517) % 64.846 %

Property Replacements
Recurring Replacements 14.42 84.93 0.014 0.083 1.029 % 0.524 %
Non-Recurring Replacements 12.37 449.05 0.012 0.437 0.882 % 2.772 %

Total Property Replacements 26.78 533.97 0.026 0.519 1.911 % 3.296 %
Reserve Activity 25.00 300.00 0.024 0.292 1.784 % 1.852 %

Total Available for Debt Service (353.29) 9,672.52 (0.344) 9.408 (25.212) % 59.699 %
Debt Service 575.88 6,911.35 0.560 6.722 41.097 % 42.657 %

Total Cash Flow/(Deficit) (929.17) 2,761.17 (0.904) 2.686 (66.309) % 17.042 %

Parc at Windmill Farms
Summary Income Statement

December 15, 2021

Created on: 12/30/2021, 2:52 PM EST Page 1
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Month
Ending

12/15/2021

Month
Ending

12/15/2020
Month Ending

12/15/2021
Year to Date

12/15/2021
Year to Date

12/15/2020 Year to Date 12/15/2021

Actual Actual Period Diff
Period % Var -

CALC Actual Actual Period Diff Period % Var

Revenue
Possible Rent Per Leases

Rent Per Schedule 395,090 356,050 39,040 11.0 % 4,587,880 4,251,440 336,440 7.9 %
Leases Under Schedule (13,941) (4,139) (9,802) (236.8) % (180,879) (17,363) (163,516) (941.8) %

Total Possible Rent Per Leases 381,149 351,911 29,238 8.3 % 4,407,001 4,234,077 172,924 4.1 %

Vacancy Losses (9,565) (22,911) 13,346 58.3 % (89,886) (1,826,233) 1,736,346 95.1 %
Other Rental Losses (4,406) (17,215) 12,809 74.4 % (52,547) (479,500) 426,954 89.0 %
Total Rental Losses (13,971) (40,126) 26,155 65.2 % (142,433) (2,305,733) 2,163,300 93.8 %

Total Net Rental Revenue 367,178 311,785 55,394 17.8 % 4,264,568 1,928,344 2,336,224 121.2 %

Other Revenue 16,392 13,742 2,649 19.3 % 262,300 119,499 142,801 119.5 %

Total Revenue 383,570 325,527 58,043 17.8 % 4,526,868 2,047,843 2,479,025 121.1 %

Operating Expenses
Personnel Expenses 24,411 23,825 (586) (2.5) % 284,920 233,182 (51,739) (22.2) %
Management Fees 10,759 10,075 (684) (6.8) % 125,577 62,150 (63,427) (102.1) %
Administrative Expenses 4,897 5,075 178 3.5 % 51,243 52,902 1,660 3.1 %
Leasing Expenses 3,727 5,544 1,817 32.8 % 54,082 68,247 14,166 20.8 %
Utility Expenses 3,565 8,348 4,783 57.3 % 50,481 79,903 29,422 36.8 %
Service Expenses 4,310 10,215 5,905 57.8 % 54,816 61,838 7,021 11.4 %
Cleaning & Decorating Expenses 4,522 2,310 (2,213) (95.8) % 29,497 10,960 (18,537) (169.1) %
Repair & Maintenance Expenses 1,669 382 (1,287) (336.6) % 15,905 12,480 (3,425) (27.4) %
Property Taxes 399,393 (204,289) (603,682) 295.5 % 896,285 444,711 (451,574) (101.5) %
Property Insurance 8,327 9,920 1,593 16.1 % 106,295 39,678 (66,616) (167.9) %

Total Operating Expenses 465,580 (128,595) (594,175) 462.1 % 1,669,101 1,066,051 (603,050) (56.6) %

Total Net Operating Income (82,010) 454,122 (536,132) (118.1) % 2,857,767 981,792 1,875,976 191.1 %

Property Replacements
Recurring Replacements 3,921 718 (3,204) (446.4) % 23,100 1,425 (21,675) (1,520.9) %
Non-Recurring Replacements 3,364 24,115 20,751 86.1 % 122,141 60,312 (61,829) (102.5) %

Total Property Replacements 7,285 24,833 17,548 70.7 % 145,241 61,737 (83,504) (135.3) %

Reserve Activity 6,800 6,800 0 0.0 % 81,600 54,400 (27,200) (50.0) %

Total Available for Debt Service (96,095) 422,490 (518,585) (122.7) % 2,630,926 865,654 1,765,272 203.9 %

Debt Service 156,640 149,610 (7,030) (4.7) % 1,879,888 848,467 (1,031,422) (121.6) %

Total Cash Flow/(Deficit) (252,735) 272,880 (525,615) (192.6) % 751,038 17,187 733,851 4,269.8 %

Parc at Windmill Farms
Income Statement Prior Year Comparison

December 15, 2021

Created on: 01/03/2022, 7:41 AM EST Page 1
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Month Ending 12/15/2021 Year to Date 12/15/2021
Actual Ratio Budget Variance Actual Ratio Budget Variance

Revenue
Total Potential Per Schedule 395,090 103.66 % 366,930 28,160 4,587,880 104.10 % 4,370,520 217,360
Leases Under/Over Schedule (13,941) (3.66) % (6,468) (7,473) (180,879) (4.10) % (88,041) (92,837)
Total Possible Rent Per Leases 381,149 100.00 % 360,462 20,687 4,407,001 100.00 % 4,282,479 124,523

Vacancy Loss (9,565) (2.51) % (18,347) 8,782 (89,886) (2.04) % (250,982) 161,095
Model (1,350) (0.35) % (1,240) (110) (15,600) (0.35) % (14,730) (870)
Bad Debt Loss (1,139) (0.30) % (360) (780) (21,900) (0.50) % (4,282) (17,617)
Discounts & Concessions (1,917) (0.50) % (536) (1,380) (15,047) (0.34) % (42,432) 27,385
Total Rental Losses (13,971) (3.67) % (20,483) 6,512 (142,433) (3.23) % (312,426) 169,993
Total Net Rental Revenue 367,178 96.33 % 339,979 27,199 4,264,568 96.77 % 3,970,053 294,516

Deposit Forfeitures 74 0.02 % 600 (526) 40,712 0.92 % 20,800 19,912
Non-Refundable Pet Fees 2,609 0.68 % 1,200 1,409 30,968 0.70 % 14,400 16,568
Application Fees 1,450 0.38 % 500 950 17,700 0.40 % 8,750 8,950
NSF & Late Fees 4,955 1.30 % 1,200 3,755 40,931 0.93 % 14,400 26,531
Television Cable Revenue 1,024 0.27 % 0 1,023 88,418 2.01 % 0 88,418
Miscellaneous Revenue 6,233 1.64 % 2,355 3,879 42,897 0.97 % 34,110 8,787
Interest Income 47 0.01 % 0 47 674 0.02 % 0 674
Total Other Revenue 16,392 4.30 % 5,855 10,537 262,300 5.95 % 92,460 169,840

Total Revenue 383,570 100.64 % 345,834 37,736 4,526,868 102.72 % 4,062,513 464,356

Operating Expenses
Personnel Expenses

Office Salaries 9,569 2.51 % 10,345 776 115,465 2.62 % 121,339 5,874
Maintenance 7,778 2.04 % 6,249 (1,529) 77,717 1.76 % 74,312 (3,406)
Porters/Housekeepers 2,284 0.60 % 2,253 (31) 24,113 0.55 % 27,036 2,924
Bonuses 0 0.00 % 0 0 6,130 0.14 % 5,000 (1,130)
Employee Apartments 0 0.00 % 0 0 3,703 0.08 % 0 (3,704)
Employers FICA 1,603 0.42 % 1,521 (82) 18,960 0.43 % 18,826 (134)
Other Payroll Taxes 1,886 0.49 % 1,791 (95) 22,304 0.51 % 22,148 (156)
Payroll Administrative 189 0.05 % 155 (34) 2,229 0.05 % 1,860 (369)
Workers Compensation 602 0.16 % 571 (31) 7,110 0.16 % 7,063 (48)
Group Insurance 500 0.13 % 500 0 6,000 0.14 % 6,000 0
Employee Recruitment 0 0.00 % 0 0 550 0.01 % 0 (549)
Contract Office Help 0 0.00 % 0 0 639 0.01 % 0 (640)

Total Personnel Expenses 24,411 6.40 % 23,385 (1,026) 284,920 6.47 % 283,584 (1,338)

Management Fees
Management Fee 10,759 2.82 % 9,736 (1,023) 125,577 2.85 % 114,396 (11,181)

Total Management Fees 10,759 2.82 % 9,736 (1,023) 125,577 2.85 % 114,396 (11,181)

Parc at Windmill Farms
Detailed Income Statement

December 15, 2021

Created on: 12/30/2021, 2:52 PM EST Page 1
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Month Ending 12/15/2021 Year to Date 12/15/2021
Actual Ratio Budget Variance Actual Ratio Budget Variance

Administrative Expenses
Office Supplies 30 0.01 % 85 55 965 0.02 % 1,020 56
Professional Services 0 0.00 % 155 155 1,717 0.04 % 2,610 893
Site Travel 0 0.00 % 25 25 0 0.00 % 300 300
Postage & Freight 244 0.06 % 300 56 2,917 0.07 % 3,600 683
Employee Relations 874 0.23 % 500 (375) 1,546 0.04 % 775 (771)
License, Permits & Fees 875 0.23 % 198 (676) 8,696 0.20 % 6,527 (2,169)
Credit/Collection/Eviction Cost 1,404 0.37 % 517 (887) 12,557 0.28 % 6,201 (6,356)
Dues & Subscriptions 0 0.00 % 0 0 448 0.01 % 200 (248)
Copier, Forms & Printing 260 0.07 % 150 (110) 3,115 0.07 % 1,800 (1,315)
Training & Seminars 115 0.03 % 115 1 1,590 0.04 % 1,380 (210)
Computer Supplies 0 0.00 % 0 0 660 0.01 % 400 (260)
Telephone & Answering 671 0.18 % 955 283 10,837 0.25 % 11,460 624
Miscellaneous Administrative 424 0.11 % 600 176 6,195 0.14 % 7,200 1,004

Total Administrative Expenses 4,897 1.28 % 3,600 (1,297) 51,243 1.16 % 43,473 (7,769)

Leasing Expenses
Advertising 2,201 0.58 % 2,886 685 27,341 0.62 % 34,890 7,549
Locator Commissions 0 0.00 % 500 500 1,400 0.03 % 3,000 1,600
Referral Fees 0 0.00 % 0 0 1,250 0.03 % 500 (750)
Brochures & Related 50 0.01 % 0 (49) 539 0.01 % 700 161
Project & Promotions 151 0.04 % 450 298 4,622 0.10 % 6,000 1,379
Leasing Commissions 1,325 0.35 % 1,046 (279) 18,930 0.43 % 18,400 (530)

Total Leasing Expenses 3,727 0.98 % 4,882 1,155 54,082 1.23 % 63,490 9,409

Utility Expenses
Electricity - House Meters 1,972 0.52 % 3,500 1,528 26,064 0.59 % 36,700 10,635
Electricity - Vacant & Model 242 0.06 % 560 318 1,899 0.04 % 7,640 5,741
Water Expense 2,693 0.71 % 3,402 709 35,047 0.80 % 40,822 5,776
Sewer Expense 3,764 0.99 % 3,863 100 45,830 1.04 % 46,363 532
Resident Billing 925 0.24 % 988 62 12,036 0.27 % 11,849 (187)
Water Irrigation 400 0.11 % 1,300 899 9,011 0.20 % 18,564 9,553
Water & Sewer Reimbursements (6,431) (1.69) % (6,128) 305 (79,406) (1.80) % (72,735) 6,671

Total Utility Expenses 3,565 0.94 % 7,485 3,921 50,481 1.15 % 89,203 38,721

Service Expenses
Grounds Maintenance Contract 4,716 1.24 % 4,999 282 56,597 1.28 % 59,988 3,391
Exterminating Services/Supplies 286 0.07 % 272 (14) 3,923 0.09 % 3,264 (660)
Exterminating Reimbursements (1,482) (0.39) % (1,548) (66) (17,753) (0.40) % (18,438) (684)
Garbage & Trash Removal 2,655 0.70 % 2,000 (655) 27,035 0.61 % 24,000 (3,036)
Garbage & Trash Reimbursements (2,038) (0.53) % (2,064) (26) (23,741) (0.54) % (24,584) (842)
Security Services 0 0.00 % 545 545 3,405 0.08 % 6,540 3,135
Uniform Services and Cleaning 0 0.00 % 0 0 1,133 0.03 % 600 (533)
Hallway Cleaning 0 0.00 % 400 400 3,230 0.07 % 4,800 1,570
Fire Protection 173 0.05 % 0 (172) 987 0.02 % 0 (987)

Total Service Expenses 4,310 1.13 % 4,604 294 54,816 1.24 % 56,170 1,354

Parc at Windmill Farms
Detailed Income Statement

December 15, 2021

Created on: 12/30/2021, 2:52 PM EST Page 2
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Month Ending 12/15/2021 Year to Date 12/15/2021
Actual Ratio Budget Variance Actual Ratio Budget Variance

Cleaning & Decorating Expenses
Contract Paint Labor 0 0.00 % 0 0 6,661 0.15 % 0 (6,661)
Paint Supplies 434 0.11 % 178 (257) 2,380 0.05 % 6,155 3,775
Contract Cleaning & Supplies 2,453 0.64 % 425 (2,029) 11,325 0.26 % 11,560 235
Carpet Cleaning 1,635 0.43 % 100 (1,535) 6,990 0.16 % 2,950 (4,040)
Carpet Dyeing & Repairs 0 0.00 % 0 0 672 0.02 % 0 (672)
Sheetrock Repairs 0 0.00 % 0 0 1,469 0.03 % 0 (1,469)

Total Cleaning & Decorating Ex-
penses

4,522 1.19 % 703 (3,821) 29,497 0.67 % 20,665 (8,832)

Repair & Maintenance Expenses
Grounds Maintenance Supplies 0 0.00 % 100 100 318 0.01 % 1,200 882
Pool Supplies & Repair 436 0.11 % 375 (60) 7,270 0.16 % 6,210 (1,060)
Parking Lot/Sidewalks 0 0.00 % 25 25 81 0.00 % 300 219
Electrical Supplies & Repairs 4 0.00 % 20 16 108 0.00 % 240 132
Plumbing Supplies & Repairs 189 0.05 % 30 (159) 745 0.02 % 360 (384)
HVAC Supplies & Repairs 292 0.08 % 50 (242) 2,786 0.06 % 750 (2,037)
Appliance Supplies & Repairs 270 0.07 % 0 (270) 2,132 0.05 % 0 (2,132)
Carpentry Supplies 4 0.00 % 10 6 190 0.00 % 120 (70)
Hardware Supplies 47 0.01 % 30 (17) 474 0.01 % 360 (114)
Locks & Keys 207 0.05 % 100 (108) 676 0.02 % 1,200 524
Light Bulbs & Fixtures 220 0.06 % 25 (194) 1,125 0.03 % 300 (825)

Total Repair & Maintenance Ex-
penses

1,669 0.44 % 765 (903) 15,905 0.36 % 11,040 (4,865)

Property Taxes
Property Tax Expense 399,393 104.79 % 45,171 (354,222) 896,285 20.34 % 542,058 (354,227)

Total Property Taxes 399,393 104.79 % 45,171 (354,222) 896,285 20.34 % 542,058 (354,227)

Property Insurance
Hazard Insurance Expense 8,327 2.18 % 2,952 (5,375) 106,295 2.41 % 35,425 (70,869)

Total Property Insurance 8,327 2.18 % 2,952 (5,375) 106,295 2.41 % 35,425 (70,869)
Total Operating Expenses 465,580 122.15 % 103,283 (362,297) 1,669,101 37.87 % 1,259,504 (409,597)

Total Net Operating Income (82,010) (21.52) % 242,551 (324,561) 2,857,767 64.85 % 2,803,009 54,759

Parc at Windmill Farms
Detailed Income Statement

December 15, 2021

Created on: 12/30/2021, 2:52 PM EST Page 3
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Month Ending 12/15/2021 Year to Date 12/15/2021
Actual Ratio Budget Variance Actual Ratio Budget Variance

Property Replacements
Recurring Replacements

Carpet Replacement 1,388 0.36 % 183 (1,205) 15,899 0.36 % 1,830 (14,069)
Drapery/Mini-Blind Replacements 640 0.17 % 40 (600) 2,332 0.05 % 480 (1,852)
Apppliance Replacements 1,893 0.50 % 0 (1,893) 4,869 0.11 % 0 (4,869)

Total Recurring Replacements 3,921 1.03 % 223 (3,698) 23,100 0.52 % 2,310 (20,790)

Non-Recurring Replacements
Lawns, Trees & Shrubs 0 0.00 % 0 0 17,304 0.39 % 13,183 (4,121)
Paving & Parking Lots 0 0.00 % 0 0 11,048 0.25 % 9,100 (1,948)
Exterior Carpentry/Siding 0 0.00 % 0 0 1,564 0.04 % 0 (1,564)
Concrete Repairs 0 0.00 % 0 0 427 0.01 % 0 (427)
HVAC Replacments 0 0.00 % 0 0 3,039 0.07 % 2,750 (289)
Plumbing Replacements 2,206 0.58 % 0 (2,206) 6,195 0.14 % 0 (6,195)
Electrical Replacement 0 0.00 % 0 0 2,381 0.05 % 0 (2,381)
Gate Repairs & Supplies 928 0.24 % 0 (928) 3,229 0.07 % 300 (2,929)
City Inspection/Multifamily Fee 0 0.00 % 0 0 26,928 0.61 % 26,928 0
Other Non-Recurring Replacements 0 0.00 % 0 0 1,837 0.04 % 0 (1,837)
Unit Upgrades 0 0.00 % 0 0 4,159 0.09 % 0 (4,159)
Audit Expense 0 0.00 % 0 0 7,500 0.17 % 7,200 (300)
Fire Alarm System Repairs 230 0.06 % 0 (230) 8,355 0.19 % 3,900 (4,455)
Clubhouse/Office Upgrade 0 0.00 % 0 0 260 0.01 % 0 (260)
Fire & Storm Damage Repairs 0 0.00 % 0 0 27,915 0.63 % 0 (27,915)

Total Non-Recurring Replacements 3,364 0.88 % 0 (3,364) 122,141 2.77 % 63,361 (58,780)
Total Property Replacements 7,285 1.91 % 223 (7,062) 145,241 3.30 % 65,671 (79,570)

Parc at Windmill Farms
Detailed Income Statement

December 15, 2021
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Month Ending 12/15/2021 Year to Date 12/15/2021
Actual Ratio Budget Variance Actual Ratio Budget Variance

Reserve Activity
Recurring Reserve Expense 6,800 1.78 % 6,800 0 81,600 1.85 % 81,600 0

Total Reserve Activity 6,800 1.78 % 6,800 0 81,600 1.85 % 81,600 0

Total Available for Debt Service (96,095) (25.21) % 235,528 (331,623) 2,630,926 59.70 % 2,655,738 (24,812)
Debt Service

Interest Expense 115,454 30.29 % 159,223 43,769 1,392,589 31.60 % 1,910,674 518,085
Principal - First to Fourth 33,761 8.86 % 0 (33,761) 397,989 9.03 % 0 (397,989)
HUD MIP (PMI) Insurance 7,425 1.95 % 0 (7,425) 89,310 2.03 % 0 (89,310)

Total Debt Service 156,640 41.10 % 159,223 2,583 1,879,888 42.66 % 1,910,674 30,786

Total Cash Flow/(Deficit) (252,735) (66.31) % 76,305 (329,040) 751,038 17.04 % 745,064 5,974

Parc at Windmill Farms
Detailed Income Statement

December 15, 2021
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Month Ending 12/15/2021 Year to Date 12/15/2021
Actual Ratio Budget Variance Actual Ratio Budget Variance

Syndication / Non-Operating Ex-
penses

Debt Service Principal Credit (33,761) (8.86) % 0 (33,761) (397,989) (9.03) % 0 (397,989)
Prior Period Adjustment 0 0.00 % 0 0 39,679 0.90 % 0 39,679
Replacement Reserve Credit (6,800) (1.78) % 0 (6,800) (81,600) (1.85) % 0 (81,600)
Deferred Interest - HUD 0 0.00 % 0 0 (154,833) (3.51) % 0 (154,833)

Total Syndication / Non-Operating Ex-
penses

(40,561) (10.64) % 0 (40,561) (594,743) (13.50) % 0 (594,743)

Net Income / (Loss) (212,174) (55.67) % 76,305 (288,479) 1,345,781 30.54 % 745,064 600,717

Parc at Windmill Farms
Detailed Income Statement

December 15, 2021

Created on: 12/30/2021, 2:52 PM EST Page 6

APP000240

Case 3:22-cv-02118-X   Document 162-1   Filed 02/22/23    Page 240 of 310   PageID 4041



M
o

n
th

E
n
d

in
g

M
o

n
th

E
n

d
in

g
M

o
n

th
E

n
d

in
g

M
o

n
th

E
n
d

in
g

M
o

n
th

E
n

d
in

g
M

o
n

th
E

n
d

in
g

M
o

n
th

E
n
d

in
g

M
o

n
th

E
n

d
in

g
M

o
n

th
E

n
d

in
g

M
o

n
th

E
n
d

in
g

M
o

n
th

E
n

d
in

g
M

o
n

th
E

n
d

in
g

M
o

n
th

E
n
d

in
g

1
2

M
o

n
th

T
o
ta

l
1
2

/1
5

/2
0

2
0

0
1
/1

5
/2

0
2

1
0

2
/1

5
/2

0
2

1
0
3

/1
5

/2
0

2
1

0
4
/1

5
/2

0
2

1
0

5
/1

5
/2

0
2

1
0
6

/1
5

/2
0

2
1

0
7
/1

5
/2

0
2

1
0

8
/1

5
/2

0
2

1
0
9

/1
5

/2
0

2
1

1
0
/1

5
/2

0
2

1
1

1
/1

5
/2

0
2

1
1
2

/1
5

/2
0

2
1

A
ct

u
a
l

A
c
tu

a
l

A
c
tu

a
l

A
ct

u
a
l

A
c
tu

a
l

A
c
tu

a
l

A
ct

u
a
l

A
c
tu

a
l

A
c
tu

a
l

A
ct

u
a
l

A
c
tu

a
l

A
c
tu

a
l

A
ct

u
a
l

R
e

ve
n

u
e

P
o

ss
ib

le
R

e
n
t
P

e
r

L
e
a

s
e
s

R
e
n

t
P

e
r

S
c
h

e
d
u

le
T

o
ta

lP
o
te

n
tia

l
P

e
r

S
c
h

e
d
u

le
3
5
6

,0
5
0

3
6

1
,4

9
0

3
6
1

,4
9

0
3
7
2

,6
1
0

3
7

9
,8

5
0

3
7
9

,8
5

0
3
8
0

,9
3
0

3
8

0
,9

3
0

3
9
0

,3
7

0
3
9
5

,0
9
0

3
9

5
,0

9
0

3
9
5

,0
9

0
3
9
5

,0
9
0

4
,5

8
7
,8

8
0

T
o

ta
l
R

e
n

t
P

e
r

S
ch

e
d
u

le
3
5
6

,0
5
0

3
6

1
,4

9
0

3
6
1

,4
9

0
3
7
2

,6
1
0

3
7

9
,8

5
0

3
7
9

,8
5

0
3
8
0

,9
3
0

3
8

0
,9

3
0

3
9
0

,3
7

0
3
9
5

,0
9
0

3
9

5
,0

9
0

3
9
5

,0
9

0
3
9
5

,0
9
0

4
,5

8
7
,8

8
0

L
e

a
s
e

s
U

n
d

e
r

S
c
h

e
d
u

le
L
e

a
se

s
U

n
d
e

r/
O

v
e
r

S
ch

e
d
u

le
(4

,1
3

9
)

(4
,2

7
5

)
(5

,1
4
0

)
(1

6
,9

4
8
)

(2
0
,7

2
7

)
(2

1
,4

9
5

)
(1

6
,2

8
5
)

(1
2
,9

8
5

)
(1

7
,8

9
0

)
(2

0
,9

8
9
)

(1
5
,1

7
6

)
(1

5
,0

2
8

)
(1

3
,9

4
1
)

(1
8

0
,8

7
9

)
T

o
ta

l
L
e
a

s
e
s

U
n
d

e
r

S
ch

e
d
u

le
(4

,1
3

9
)

(4
,2

7
5

)
(5

,1
4
0

)
(1

6
,9

4
8
)

(2
0
,7

2
7

)
(2

1
,4

9
5

)
(1

6
,2

8
5
)

(1
2
,9

8
5

)
(1

7
,8

9
0

)
(2

0
,9

8
9
)

(1
5
,1

7
6

)
(1

5
,0

2
8

)
(1

3
,9

4
1
)

(1
8

0
,8

7
9

)
T

o
ta

lP
o

s
si

b
le

R
e
n

t
P

e
r

L
e
a

se
s

3
5
1

,9
1
1

3
5

7
,2

1
5

3
5
6

,3
5

0
3
5
5

,6
6
2

3
5

9
,1

2
3

3
5
8

,3
5

6
3
6
4

,6
4
5

3
6

7
,9

4
5

3
7
2

,4
8

0
3
7
4

,1
0
1

3
7

9
,9

1
4

3
8
0

,0
6

2
3
8
1

,1
4
9

4
,4

0
7
,0

0
1

V
a

ca
n

c
y

L
o
s
se

s
V

a
ca

n
c
y

L
o
s
s

(2
2

,9
1

1
)

(1
1
,4

4
4

)
(2

,9
0
5

)
(4

,2
2

3
)

(3
,1

3
9

)
(4

,6
0
4

)
(1

1
,6

0
9
)

(7
,8

7
9

)
(1

3
,2

1
2

)
(4

,7
6

6
)

(6
,4

6
8

)
(1

0
,0

7
3

)
(9

,5
6

5
)

(8
9
,8

8
6

)

T
o
ta

lV
a

c
a
n

cy
L

o
ss

e
s

(2
2

,9
1

1
)

(1
1
,4

4
4

)
(2

,9
0
5

)
(4

,2
2

3
)

(3
,1

3
9

)
(4

,6
0
4

)
(1

1
,6

0
9
)

(7
,8

7
9

)
(1

3
,2

1
2

)
(4

,7
6

6
)

(6
,4

6
8

)
(1

0
,0

7
3

)
(9

,5
6

5
)

(8
9
,8

8
6

)

O
th

e
r

R
e
n
ta

l
L

o
ss

e
s

M
o

d
e

l
(1

,2
1

0
)

(1
,2

3
0

)
(1

,2
3
0

)
(1

,2
7

0
)

(1
,2

9
0

)
(1

,2
9
0

)
(1

,2
9

0
)

(1
,2

9
0

)
(1

,3
3
0

)
(1

,3
3

0
)

(1
,3

5
0

)
(1

,3
5
0

)
(1

,3
5

0
)

(1
5
,6

0
0

)
B

a
d

D
e
b

t
L

o
ss

(1
,5

0
3
)

(5
,3

9
2

)
6

7
(8

3
9
)

(3
,8

8
6

)
6
1

5
(1

,5
6

6
)

(1
,9

6
8

)
(4

,3
0
4

)
(5

7
0
)

(3
,1

2
9

)
2
1

2
(1

,1
3

9
)

(2
1
,9

0
0

)
D

is
c
o
u

n
ts

&
C

o
n
c
e

s
si

o
n

s
(1

4
,5

0
2
)

(9
,5

5
1

)
(2

,9
3
3

)
(5

1
8
)

3
,6

9
6

(1
,0

4
6

)
(6

5
8
)

(5
8
1

)
(5

6
4

)
5

9
2

(4
2
2

)
(1

,1
4
6

)
(1

,9
1

7
)

(1
5
,0

4
7

)
T

o
ta

lO
th

e
r

R
e

n
ta

lL
o
ss

e
s

(1
7

,2
1

5
)

(1
6
,1

7
3

)
(4

,0
9
6

)
(2

,6
2

7
)

(1
,4

8
0

)
(1

,7
2
1

)
(3

,5
1

4
)

(3
,8

3
9

)
(6

,1
9
8

)
(1

,3
0

8
)

(4
,9

0
1

)
(2

,2
8
4

)
(4

,4
0

6
)

(5
2
,5

4
7

)
T

o
ta

lR
e

n
ta

l
L
o

s
se

s
(4

0
,1

2
6
)

(2
7
,6

1
7

)
(7

,0
0
1

)
(6

,8
5

0
)

(4
,6

1
9

)
(6

,3
2
5

)
(1

5
,1

2
3
)

(1
1
,7

1
8

)
(1

9
,4

1
0

)
(6

,0
7

4
)

(1
1
,3

6
9

)
(1

2
,3

5
7

)
(1

3
,9

7
1
)

(1
4

2
,4

3
3

)

T
o
ta

lN
e

t
R

e
n
ta

lR
e

v
e
n

u
e

3
1
1

,7
8
5

3
2

9
,5

9
8

3
4
9

,3
4

9
3
4
8

,8
1
2

3
5

4
,5

0
4

3
5
2

,0
3

1
3
4
9

,5
2
2

3
5

6
,2

2
7

3
5
3

,0
7

0
3
6
8

,0
2
7

3
6

8
,5

4
5

3
6
7

,7
0

5
3
6
7

,1
7
8

4
,2

6
4
,5

6
8

O
th

e
r

R
e
ve

n
u
e

D
e
p

o
si

t
F

o
rf

e
itu

re
s

3
,8

9
5

3
,6

7
5

2
,7

2
3

1
,6

6
8

2
,0

5
7

1
,9

2
5

2
,1

5
2

6
,0

7
8

6
,4

7
0

4
,7

9
6

5
,0

4
7

4
,0

4
8

7
4

4
0
,7

1
2

N
o
n

-R
e

fu
n

d
a

b
le

P
e
t
F

e
e

s
9

5
4

1
,9

5
5

1
,9

5
6

2
,2

0
2

3
,8

0
9

1
,9

5
6

1
,8

5
8

3
,0

8
1

2
,8

4
7

2
,4

0
9

2
,4

4
2

3
,8

4
4

2
,6

0
9

3
0
,9

6
8

A
p
p
lic

a
tio

n
F

e
e

s
1

,1
5
0

1
,3

5
0

1
,4

5
0

6
0
0

1
,4

0
0

1
,5

5
0

2
,2

5
0

1
,9

0
0

1
,9

0
0

1
,5

0
0

8
5
0

1
,5

0
0

1
,4

5
0

1
7
,7

0
0

N
S

F
&

L
a

te
F

e
e

s
3

,6
8
0

2
,6

9
5

2
,7

6
0

3
,1

5
0

1
,7

3
0

3
,0

6
0

2
,9

1
5

4
,6

8
0

3
,9

7
0

3
,7

4
5

2
,9

6
5

4
,3

0
6

4
,9

5
5

4
0
,9

3
1

T
e

le
vi

si
o

n
C

a
b
le

R
e

v
e
n

u
e

0
0

7
4

,1
8

9
1

,0
8
6

1
,6

4
1

1
,6

9
3

1
,0

0
4

1
,6

5
3

1
,7

2
3

9
5
8

1
,6

6
2

1
,7

8
5

1
,0

2
4

8
8
,4

1
8

M
is

c
e
lla

n
e
o

u
s

R
e
v
e

n
u
e

4
,0

6
3

4
,1

2
4

2
,2

8
0

1
,0

2
8

4
,5

5
9

1
,2

7
0

1
,9

9
2

2
,6

7
0

2
,3

8
7

7
,1

2
6

2
,3

4
6

6
,8

8
1

6
,2

3
3

4
2
,8

9
7

In
te

re
st

In
c
o

m
e

0
8

7
7

6
9

7
6

5
6

5
8

5
6

5
8

5
8

6
4

4
8

4
7

6
7
4

T
o
ta

lO
th

e
r

R
e

ve
n

u
e

1
3

,7
4
2

1
3
,8

0
7

8
5

,4
3

5
9

,8
0
3

1
5
,2

7
2

1
1

,5
1

0
1
2

,2
2
9

2
0
,1

1
8

1
9

,3
5

5
2
0

,5
9
2

1
5
,3

7
6

2
2

,4
1

2
1
6

,3
9
2

2
6

2
,3

0
0

P
a
rc

a
t

W
in

d
m

il
l
F

a
rm

s
T

ra
il
in

g
1
2

M
o

n
th

In
c
o

m
e

S
ta

te
m

e
n

t
A

s
o
f

D
e

ce
m

b
e

r
1
5

,
2
0

2
1

APP000241

Case 3:22-cv-02118-X   Document 162-1   Filed 02/22/23    Page 241 of 310   PageID 4042



M
o

n
th

E
n
d

in
g

M
o

n
th

E
n

d
in

g
M

o
n

th
E

n
d

in
g

M
o

n
th

E
n
d

in
g

M
o

n
th

E
n

d
in

g
M

o
n

th
E

n
d

in
g

M
o

n
th

E
n
d

in
g

M
o

n
th

E
n

d
in

g
M

o
n

th
E

n
d

in
g

M
o

n
th

E
n
d

in
g

M
o

n
th

E
n

d
in

g
M

o
n

th
E

n
d

in
g

M
o

n
th

E
n
d

in
g

1
2

M
o

n
th

T
o
ta

l
1
2

/1
5

/2
0

2
0

0
1
/1

5
/2

0
2

1
0

2
/1

5
/2

0
2

1
0
3

/1
5

/2
0

2
1

0
4
/1

5
/2

0
2

1
0

5
/1

5
/2

0
2

1
0
6

/1
5

/2
0

2
1

0
7
/1

5
/2

0
2

1
0

8
/1

5
/2

0
2

1
0
9

/1
5

/2
0

2
1

1
0
/1

5
/2

0
2

1
1

1
/1

5
/2

0
2

1
1
2

/1
5

/2
0

2
1

A
ct

u
a
l

A
c
tu

a
l

A
c
tu

a
l

A
ct

u
a
l

A
c
tu

a
l

A
c
tu

a
l

A
ct

u
a
l

A
c
tu

a
l

A
c
tu

a
l

A
ct

u
a
l

A
c
tu

a
l

A
c
tu

a
l

A
ct

u
a
l

T
o
ta

l
R

e
v
e
n
u

e
3
2
5

,5
2
7

3
4

3
,4

0
5

4
3
4

,7
8

4
3
5
8

,6
1
5

3
6

9
,7

7
6

3
6
3

,5
4

1
3
6
1

,7
5
1

3
7

6
,3

4
5

3
7
2

,4
2

5
3
8
8

,6
1
9

3
8

3
,9

2
1

3
9
0

,1
1

7
3
8
3

,5
7
0

4
,5

2
6
,8

6
8

O
p

e
ra

ti
n

g
E

xp
e
n

s
e
s

P
e

rs
o

n
n

e
lE

x
p

e
n

se
s

O
ff
ic

e
S

a
la

ri
e

s
1
0

,1
8
8

1
0
,5

7
8

8
,3

0
5

8
,8

4
9

1
0
,4

3
3

1
0

,6
5

2
9

,7
5
1

9
,7

6
5

9
,6

7
5

1
0

,3
6
2

7
,8

4
2

9
,6

8
5

9
,5

6
9

1
1

5
,4

6
5

M
a

in
te

n
a

n
c
e

6
,1

9
4

6
,1

9
2

5
,9

0
0

5
,6

0
0

6
,5

5
4

5
,9

5
6

6
,2

1
3

6
,0

1
7

5
,2

7
6

6
,8

2
3

7
,8

8
6

7
,5

2
4

7
,7

7
8

7
7
,7

1
8

P
o
rt

e
rs

/H
o
u

se
k
e
e

p
e
rs

0
0

1
,6

1
8

2
,1

2
4

2
,3

4
7

2
,1

4
2

2
,3

5
9

2
,2

5
4

2
,2

2
4

2
,3

8
8

2
,1

7
8

2
,1

9
3

2
,2

8
4

2
4
,1

1
2

B
o
n
u

se
s

1
,5

0
0

0
0

0
2
,0

0
0

0
0

3
,0

0
0

0
0

0
1

,1
3

0
0

6
,1

3
0

E
m

p
lo

y
e

e
A

p
a
rt

m
e

n
ts

7
6
6

4
9
8

3
0

1
2

6
8

2
6
8

8
7

2
1
0

7
9
4

2
4

2
5

1
8

5
1
8

0
0

3
,7

0
4

E
m

p
lo

y
e

rs
F

IC
A

1
,4

8
6

1
,4

1
3

1
,3

2
7

1
,7

9
9

1
,7

2
6

1
,5

1
5

1
,5

0
3

1
,7

6
8

1
,4

7
6

1
,6

7
2

1
,4

8
7

1
,6

7
1

1
,6

0
3

1
8
,9

6
0

O
th

e
r

P
a
yr

o
ll

T
a
xe

s
1

,7
4
8

1
,6

6
3

1
,5

6
1

2
,1

1
6

2
,0

3
0

1
,7

8
2

1
,7

6
8

2
,0

8
0

1
,7

3
7

1
,9

6
7

1
,7

4
9

1
,9

6
5

1
,8

8
6

2
2
,3

0
4

P
a
yr

o
ll

A
d
m

in
is

tr
a

ti
ve

1
7
5

1
6
6

1
5

6
2

1
2

2
0
3

1
7

8
1

7
7

2
0
8

1
7

3
1

9
6

1
7
5

1
9

6
1

8
9

2
,2

2
9

W
o
rk

e
rs

C
o

m
p

e
n
s
a
ti
o

n
5

5
8

5
3
0

4
9

8
6

7
4

6
4
7

5
6

8
5

6
4

6
6
4

5
5

3
6

2
7

5
5
7

6
2

6
6

0
2

7
,1

1
0

G
ro

u
p

In
su

ra
n

c
e

2
5
0

5
0
0

5
0

0
5

0
0

5
0
0

5
0

0
5

0
0

5
0
0

5
0

0
5

0
0

5
0
0

5
0

0
5

0
0

6
,0

0
0

E
m

p
lo

y
e

e
R

e
cr

u
itm

e
n
t

0
0

1
1

0
2

2
2

1
0

0
0

5
0

1
0

8
0

0
5

0
0

5
4
9

C
o
n

tr
a

ct
O

ff
ic

e
H

e
lp

9
6
0

1
1
5

3
0

0
2

2
5

0
0

0
0

0
0

0
0

0
6

4
0

T
o
ta

lP
e

rs
o

n
n
e

l
E

xp
e
n
s
e
s

2
3

,8
2
5

2
1
,6

5
5

2
0

,5
7

6
2
2

,5
8
9

2
6
,7

1
8

2
3

,3
8

0
2
3

,0
4
5

2
7
,1

0
0

2
1

,9
6

4
2
5

,0
5
3

2
2
,8

9
2

2
5

,5
4

0
2
4

,4
1
1

2
8

4
,9

2
1

M
a
n

a
g

e
m

e
n

t
F

e
e
s

M
a

n
a

g
e
m

e
n

t
F

e
e

1
0

,0
7
5

9
,7

2
7

1
0

,2
5

9
9

,7
2
5

1
0
,9

4
6

1
0

,5
3

3
1
0

,2
6
2

1
0
,3

4
3

1
0

,5
2

5
1
0

,9
4
8

1
0
,7

5
2

1
0

,7
9

8
1
0

,7
5
9

1
2

5
,5

7
7

T
o
ta

lM
a
n

a
g

e
m

e
n
t

F
e
e
s

1
0

,0
7
5

9
,7

2
7

1
0

,2
5

9
9

,7
2
5

1
0
,9

4
6

1
0

,5
3

3
1
0

,2
6
2

1
0
,3

4
3

1
0

,5
2

5
1
0

,9
4
8

1
0
,7

5
2

1
0

,7
9

8
1
0

,7
5
9

1
2

5
,5

7
7

A
d

m
in

is
tr

a
tiv

e
E

xp
e

n
se

s
O

ff
ic

e
S

u
p
p
lie

s
0

0
0

3
8

3
2

1
8

3
1

9
6

5
5

4
5

1
1
7

1
8
6

8
1

3
0

9
6
4

P
ro

fe
ss

io
n
a

l
S

e
rv

ic
e
s

1
6
2

1
6
2

1
6

1
9

1
2

1
6
1

1
6

1
1

6
1

0
0

0
0

0
0

1
,7

1
8

P
o
st

a
g
e

&
F

re
ig

h
t

2
6
6

2
7
4

2
7

4
2

5
3

2
9
3

3
0

9
2

5
6

7
8

2
2

9
2

3
2

2
3
5

2
3

8
2

4
4

2
,9

1
6

E
m

p
lo

y
e

e
R

e
la

ti
o

n
s

8
3
7

0
9

6
0

1
1
5

4
1

8
4

4
4

9
5

5
3

3
2

1
1

1
8

7
4

1
,5

4
6

L
ic

e
n
se

,
P

e
rm

it
s

&
F

e
e

s
3

3
7

1
,4

2
5

3
5

4
2

8
9

3
3
7

2
8

8
3

6
1

(1
7
3

)
9
9

7
1

,0
7
0

2
,0

0
8

8
6

7
8

7
5

8
,6

9
6

C
re

d
it
/C

o
lle

c
ti
o
n

/E
v
ic

ti
o

n
C

o
st

5
4
7

5
4
8

5
4

7
5

4
7

5
4
7

7
9

3
1

,9
4
7

1
,4

9
8

1
,8

1
9

7
9
9

5
1
2

1
,5

9
6

1
,4

0
4

1
2
,5

5
8

D
u
e

s
&

S
u
b

sc
ri

p
ti
o

n
s

0
4

4
7

0
0

0
0

0
0

0
0

0
0

0
4

4
8

C
o
p

ie
r,

F
o
rm

s
&

P
ri

n
tin

g
2

1
9

3
2
3

2
6

3
2

6
0

1
7
9

2
2

0
3

2
2

2
2
0

3
7

4
2

1
9

2
5
7

2
2

0
2

6
0

3
,1

1
5

T
ra

in
in

g
&

S
e
m

in
a
rs

1
1
5

1
1
4

1
1

4
1

1
4

1
1
4

1
1

4
1

1
4

1
1
4

1
1

4
2

7
4

1
7
4

1
1

4
1

1
5

1
,5

9
0

C
o
m

p
u

te
r

S
u
p

p
lie

s
2

6
7

0
0

0
2

3
0

0
0

1
9
3

0
0

2
3
7

0
0

6
5
9

T
e

le
p

h
o
n

e
&

A
n
s
w

e
ri
n
g

1
,8

3
0

(2
3
6

)
1

,0
5

8
1

,0
2
2

1
,0

8
2

1
,0

7
1

1
,0

4
0

1
,3

2
7

1
,4

5
9

7
7
1

8
6
5

7
0

7
6

7
1

1
0
,8

3
7

M
is

c
e
lla

n
e
o

u
s

A
d

m
in

is
tr

a
tiv

e
4

9
5

4
8
2

4
9

8
5

5
1

8
1
6

4
4

2
4

5
4

5
1
7

5
0

9
5

3
5

4
7
6

4
9

1
4

2
4

6
,1

9
6

T
o
ta

lA
d

m
in

is
tr

a
tiv

e
E

x
p
e

n
s
e

s
5

,0
7
5

3
,5

3
9

3
,3

6
5

3
,9

8
6

3
,9

0
6

3
,6

2
2

4
,9

3
5

3
,8

7
3

5
,6

4
1

4
,0

7
0

4
,9

8
2

4
,4

2
5

4
,8

9
7

5
1
,2

4
3

P
a
rc

a
t

W
in

d
m

il
l
F

a
rm

s
T

ra
il
in

g
1
2

M
o

n
th

In
c
o

m
e

S
ta

te
m

e
n

t
A

s
o
f

D
e

ce
m

b
e

r
1
5

,
2
0

2
1

APP000242

Case 3:22-cv-02118-X   Document 162-1   Filed 02/22/23    Page 242 of 310   PageID 4043



M
o

n
th

E
n
d

in
g

M
o

n
th

E
n

d
in

g
M

o
n

th
E

n
d

in
g

M
o

n
th

E
n
d

in
g

M
o

n
th

E
n

d
in

g
M

o
n

th
E

n
d

in
g

M
o

n
th

E
n
d

in
g

M
o

n
th

E
n

d
in

g
M

o
n

th
E

n
d

in
g

M
o

n
th

E
n
d

in
g

M
o

n
th

E
n

d
in

g
M

o
n

th
E

n
d

in
g

M
o

n
th

E
n
d

in
g

1
2

M
o

n
th

T
o
ta

l
1
2

/1
5

/2
0

2
0

0
1
/1

5
/2

0
2

1
0

2
/1

5
/2

0
2

1
0
3

/1
5

/2
0

2
1

0
4
/1

5
/2

0
2

1
0

5
/1

5
/2

0
2

1
0
6

/1
5

/2
0

2
1

0
7
/1

5
/2

0
2

1
0

8
/1

5
/2

0
2

1
0
9

/1
5

/2
0

2
1

1
0
/1

5
/2

0
2

1
1

1
/1

5
/2

0
2

1
1
2

/1
5

/2
0

2
1

A
ct

u
a
l

A
c
tu

a
l

A
c
tu

a
l

A
ct

u
a
l

A
c
tu

a
l

A
c
tu

a
l

A
ct

u
a
l

A
c
tu

a
l

A
c
tu

a
l

A
ct

u
a
l

A
c
tu

a
l

A
c
tu

a
l

A
ct

u
a
l

L
e
a

si
n
g

E
xp

e
n
se

s
A

d
v
e

rt
is

in
g

2
,7

7
5

2
,1

7
0

2
,1

2
8

2
,1

2
4

2
,1

2
4

2
,7

5
2

2
,4

5
1

2
,3

9
5

2
,3

3
5

2
,3

3
5

2
,0

9
0

2
,2

3
6

2
,2

0
1

2
7
,3

4
1

L
o

c
a
to

r
C

o
m

m
is

si
o

n
s

0
1
,4

0
0

0
0

0
0

0
0

0
0

0
0

0
1
,4

0
0

R
e
fe

rr
a
lF

e
e

s
0

0
0

0
2

5
0

2
5

0
0

5
0
0

0
0

2
5
0

0
0

1
,2

5
0

B
ro

c
h
u
re

s
&

R
e
la

te
d

0
0

4
9

2
2
2

0
5

0
0

0
1
7

8
(1

0
8
)

9
9

0
5
0

5
3
9

P
ro

je
ct

&
P

ro
m

o
tio

n
s

1
,2

3
4

1
4
3

1
4

7
1

,0
0
6

4
1
1

2
1

4
1

8
9

9
5
3

5
3

9
1

0
8

4
6
0

3
0

0
1

5
1

4
,6

2
1

L
e

a
s
in

g
C

o
m

m
is

s
io

n
s

1
,5

3
5

1
,7

0
5

1
,5

2
5

1
,4

7
5

1
,2

2
5

1
,0

5
0

1
,3

2
5

2
,0

7
5

2
,1

2
5

2
,2

7
5

1
,5

2
5

1
,3

0
0

1
,3

2
5

1
8
,9

3
0

T
o
ta

lL
e
a

si
n
g

E
x
p
e

n
s
e

s
5

,5
4
4

5
,4

1
8

3
,8

4
9

4
,8

2
7

4
,0

1
0

4
,3

1
6

3
,9

6
5

5
,9

2
3

5
,1

7
7

4
,6

1
0

4
,4

2
4

3
,8

3
6

3
,7

2
7

5
4
,0

8
1

U
ti
lit

y
E

xp
e
n
s
e
s

E
le

c
tr

ic
ity

-
H

o
u
s
e

M
e

te
rs

1
,8

2
7

1
,9

5
4

1
,9

9
5

1
,9

7
5

3
,1

0
8

2
,2

0
0

2
,1

5
6

2
,0

4
3

2
,1

7
5

2
,1

6
1

2
,0

6
4

2
,2

6
1

1
,9

7
2

2
6
,0

6
5

E
le

c
tr

ic
ity

-
V

a
c
a
n
t

&
M

o
d
e

l
4

9
8

5
1
2

2
3

3
5
0

1
9
0

(4
2
5

)
0

1
3
8

4
9

0
0

8
2
9

(4
5
0

)
2

4
2

1
,8

9
9

W
a
te

r
E

x
p
e
n

se
4

,4
1
5

2
,7

2
5

2
,7

8
6

3
,7

9
8

2
,1

4
1

3
,2

0
8

3
,3

4
3

3
,3

3
8

2
,8

6
2

2
,1

8
0

3
,5

9
6

2
,3

7
6

2
,6

9
3

3
5
,0

4
6

S
e
w

e
r

E
x
p

e
n

s
e

4
,4

9
5

2
,8

8
4

4
,1

3
3

4
,8

0
8

3
,1

3
4

4
,1

4
3

3
,8

4
2

4
,2

8
6

3
,8

0
0

3
,1

1
6

4
,5

4
7

3
,3

7
4

3
,7

6
4

4
5
,8

3
0

R
e
si

d
e
n

t
B

ill
in

g
1

,0
9
0

1
,0

9
0

1
,0

9
0

1
,0

9
0

1
,0

2
6

1
,0

1
1

1
,0

2
1

1
,0

0
8

1
,0

0
5

1
,0

1
2

8
3
5

9
2

5
9

2
5

1
2
,0

3
7

W
a
te

r
Ir

ri
g

a
ti
o
n

2
,0

8
9

5
2

6
7
1

1
9
6

2
7

2
2

7
1

3
0
7

2
,5

5
3

3
,0

1
8

1
,5

7
8

3
1

1
4

0
0

9
,0

1
0

W
a
te

r
&

S
e

w
e
r

R
e

im
b

u
rs

e
m

e
n

ts
(6

,0
6

6
)

(9
,2

2
8

)
(5

,3
3
3

)
(6

,4
1

8
)

(7
,3

3
2

)
(5

,5
7
3

)
(7

,4
3

0
)

(5
,7

5
3

)
(7

,1
6
4

)
(6

,1
4

7
)

(5
,5

3
5

)
(7

,0
6
2

)
(6

,4
3

1
)

(7
9
,4

0
6

)
T

o
ta

lU
ti
lit

y
E

xp
e
n
s
e
s

8
,3

4
8

(5
8

)
4

,7
2

0
5

,6
7
4

2
,4

6
3

4
,8

3
6

3
,2

0
3

5
,3

6
7

5
,7

2
1

5
,3

4
0

7
,9

1
4

1
,7

3
5

3
,5

6
5

5
0
,4

8
1

S
e

rv
ic

e
E

xp
e
n
s
e
s

G
ro

u
n

d
s

M
a

in
te

n
a

n
ce

C
o
n

tr
a

c
t

9
,9

9
8

4
,7

1
7

4
,7

1
7

4
,7

1
6

4
,7

1
7

4
,7

1
6

4
,7

1
7

4
,7

1
7

4
,7

1
6

4
,7

1
7

4
,7

1
6

4
,7

1
6

4
,7

1
6

5
6
,5

9
8

E
xt

e
rm

in
a
tin

g
S

e
rv

ic
e
s/

S
u

p
p

lie
s

2
8
6

4
7
3

3
9

6
2

8
6

3
0
0

3
0

1
3

0
1

2
8
6

3
0

0
3

2
0

2
8
6

3
8

9
2

8
6

3
,9

2
3

E
xt

e
rm

in
a
tin

g
R

e
im

b
u
rs

e
m

e
n

ts
(1

,3
6

2
)

(1
,4

1
0

)
(1

,4
4
0

)
(1

,5
3

6
)

(1
,5

3
0

)
(1

,5
3
0

)
(1

,5
5

4
)

(1
,4

2
2

)
(1

,4
4
0

)
(1

,4
5

2
)

(1
,4

3
4

)
(1

,5
2
4

)
(1

,4
8

2
)

(1
7
,7

5
4

)
G

a
rb

a
g
e

&
T

ra
s
h

R
e

m
o

va
l

1
,9

9
1

1
,9

9
1

1
,9

9
1

1
,9

9
1

1
,9

9
1

1
,9

9
1

2
,3

9
7

1
,9

9
1

1
,9

9
1

2
,3

3
8

2
,2

7
6

3
,4

2
9

2
,6

5
5

2
7
,0

3
6

G
a
rb

a
g
e

&
T

ra
s
h

R
e

im
b

u
rs

e
m

e
n

ts
(1

,7
8

7
)

(1
,8

5
8

)
(1

,9
0
1

)
(2

,0
0

5
)

(2
,0

5
8

)
(2

,0
4
3

)
(2

,1
2

4
)

(1
,8

8
5

)
(1

,9
4
4

)
(1

,9
3

1
)

(1
,8

9
8

)
(2

,0
5
2

)
(2

,0
3

8
)

(2
3
,7

4
1

)
S

e
c
u

ri
ty

S
e

rv
ic

e
s

5
4
5

6
8
0

5
4

5
5

4
5

5
4
5

5
4

5
5

4
5

0
0

0
0

0
0

3
,4

0
5

U
n
ifo

rm
S

e
rv

ic
e

s
a
n

d
C

le
a
n

in
g

2
5
9

0
2
9

8
0

0
0

0
0

0
1

0
8

3
0
0

4
2

7
0

1
,1

3
2

H
a
llw

a
y

C
le

a
n
in

g
2

8
5

3
8
0

3
8

0
2

4
0

3
8
0

3
8

0
2

8
5

3
8
0

4
7

5
1

5
0

0
1
8

0
0

3
,2

3
0

F
ir

e
P

ro
te

ct
io

n
0

0
1
2

0
0

1
3
4

1
4

2
6
2

0
1
2

0
0

1
1
5

1
2

0
1

7
3

9
8
8

T
o
ta

lS
e

rv
ic

e
E

xp
e

n
se

s
1
0

,2
1
5

4
,9

7
3

5
,1

0
6

4
,2

3
7

4
,4

7
9

4
,5

0
2

4
,6

2
9

4
,0

6
7

4
,2

1
8

4
,2

5
0

4
,3

6
1

5
,6

8
5

4
,3

1
0

5
4
,8

1
7

P
a
rc

a
t

W
in

d
m

il
l
F

a
rm

s
T

ra
il
in

g
1
2

M
o

n
th

In
c
o

m
e

S
ta

te
m

e
n

t
A

s
o
f

D
e

ce
m

b
e

r
1
5

,
2
0

2
1

APP000243

Case 3:22-cv-02118-X   Document 162-1   Filed 02/22/23    Page 243 of 310   PageID 4044



M
o

n
th

E
n
d

in
g

M
o

n
th

E
n

d
in

g
M

o
n

th
E

n
d

in
g

M
o

n
th

E
n
d

in
g

M
o

n
th

E
n

d
in

g
M

o
n

th
E

n
d

in
g

M
o

n
th

E
n
d

in
g

M
o

n
th

E
n

d
in

g
M

o
n

th
E

n
d

in
g

M
o

n
th

E
n
d

in
g

M
o

n
th

E
n

d
in

g
M

o
n

th
E

n
d

in
g

M
o

n
th

E
n
d

in
g

1
2

M
o

n
th

T
o
ta

l
1
2

/1
5

/2
0

2
0

0
1
/1

5
/2

0
2

1
0

2
/1

5
/2

0
2

1
0
3

/1
5

/2
0

2
1

0
4
/1

5
/2

0
2

1
0

5
/1

5
/2

0
2

1
0
6

/1
5

/2
0

2
1

0
7
/1

5
/2

0
2

1
0

8
/1

5
/2

0
2

1
0
9

/1
5

/2
0

2
1

1
0
/1

5
/2

0
2

1
1

1
/1

5
/2

0
2

1
1
2

/1
5

/2
0

2
1

A
ct

u
a
l

A
c
tu

a
l

A
c
tu

a
l

A
ct

u
a
l

A
c
tu

a
l

A
c
tu

a
l

A
ct

u
a
l

A
c
tu

a
l

A
c
tu

a
l

A
ct

u
a
l

A
c
tu

a
l

A
c
tu

a
l

A
ct

u
a
l

C
le

a
n

in
g

&
D

e
c
o
ra

tin
g

E
xp

e
n
s
e
s

C
o
n

tr
a

ct
P

a
in

t
L

a
b

o
r

2
9
5

9
3
5

0
0

0
6
6

1
3

4
4

1
,6

0
5

0
0

0
3

,1
1

7
0

6
,6

6
0

P
a
in

t
S

u
p

p
lie

s
2

8
3

2
9
1

1
1

0
0

1
9
3

0
8
4

4
1
9

2
3

2
1

1
1

1
9
6

3
0

9
4

3
4

2
,3

8
1

C
o
n

tr
a

ct
C

le
a
n

in
g

&
S

u
p

p
lie

s
8

6
4

8
2
2

6
1

0
3

9
4

8
8
7

2
9

7
6

9
0

1
,2

2
6

5
9

6
4

7
5

2
,6

7
8

1
9

6
2

,4
5
3

1
1
,3

2
5

C
a
rp

e
t
C

le
a

n
in

g
2

7
0

5
3
9

6
1

1
2

2
2

6
4
9

2
8

2
6

6
1

1
,2

9
8

4
8

0
5

6
5

0
4

9
1

,6
3
5

6
,9

8
9

C
a
rp

e
t
D

y
e

in
g

&
R

e
p

a
ir

s
1

0
3

1
1
6

1
4

6
0

8
0

1
4

5
0

1
8
4

0
0

0
0

0
6

7
3

D
ra

p
e

s
/B

lin
d

s
C

le
a

n
in

g
&

R
e
p
a

ir
0

0
0

0
0

0
0

8
8

(8
8

)
0

0
0

0
0

S
h
e
e

tr
o
c
k

R
e
p
a

ir
s

4
9
5

4
2
5

0
0

0
0

0
1
,0

4
4

0
0

0
0

0
1
,4

6
9

T
o
ta

lC
le

a
n

in
g

&
D

e
co

ra
tin

g
E

xp
e
n
s
e
s

2
,3

1
0

3
,1

2
8

1
,4

7
7

6
1
6

1
,8

0
9

1
,3

8
5

1
,7

7
9

5
,8

6
4

1
,2

2
0

1
,1

5
1

2
,8

7
4

3
,6

7
1

4
,5

2
2

2
9
,4

9
7

R
e

p
a

ir
&

M
a
in

te
n
a
n

c
e

E
xp

e
n
s
e

s
G

ro
u
n

d
s

M
a

in
te

n
a

n
ce

S
u
p

p
lie

s
0

0
5

3
0

1
1
4

3
3

0
0

1
1

4
0

0
5

0
3

1
7

P
o
o
l
S

u
p
p

lie
s

&
R

e
p

a
ir

3
9
6

3
9
6

3
9

7
3

9
6

6
6
0

7
2

4
1

,0
6
4

7
1
3

6
8

9
8

7
5

3
9
6

5
2

3
4

3
6

7
,2

7
0

P
a
rk

in
g

L
o
t/

S
id

e
w

a
lk

s
0

0
0

0
0

0
0

0
0

0
6
2

2
0

0
8
2

E
le

c
tr

ic
a
l
S

u
p
p

lie
s

&
R

e
p

a
ir
s

0
5
3

0
0

0
0

0
0

3
5

1
7

0
0

4
1

0
8

P
lu

m
b
in

g
S

u
p

p
lie

s
&

R
e

p
a
ir

s
0

5
5

0
1
0

0
2

4
0

1
1
6

1
5

6
9
6

9
8

0
1

8
9

7
4
4

H
V

A
C

S
u
p

p
lie

s
&

R
e

p
a
ir

s
0

1
7
3

6
5

1
1
8

1
7
7

6
0

5
1
9

2
1
6

3
5

4
4

9
4

1
3
9

1
7

9
2

9
2

2
,7

8
7

A
p
p
lia

n
ce

S
u
p

p
lie

s
&

R
e

p
a
ir

s
0

8
6

6
0

9
0

1
7
3

6
3

8
9
4

2
3

2
1

4
1

1
3
7

7
7

7
2

7
0

2
,1

3
2

C
a
rp

e
n
tr

y
S

u
p

p
lie

s
0

0
0

0
0

0
0

0
0

0
1

8
6

0
4

1
9
0

H
a
rd

w
a

re
S

u
p
p

lie
s

4
7

8
6

5
5

0
1
1

1
6

9
8

0
5

3
0

0
1
0

8
4
7

4
7
4

L
o

c
ks

&
K

e
y
s

(6
1
)

1
3
1

4
0

0
0

0
1

3
9

6
1

2
5

0
7
3

0
2

0
7

6
7
5

L
ig

h
t
B

u
lb

s
&

F
ix

tu
re

s
0

8
2

1
6

1
4
1

9
9

1
1

3
0

1
1
2

1
2

4
1

5
4

0
6

4
2

2
0

1
,1

2
6

T
o
ta

lR
e

p
a

ir
&

M
a
in

te
n

a
n

ce
E

x
p
e
n

s
e

s
3

8
2

1
,0

6
2

6
8

6
7

5
5

1
,2

3
4

1
,0

3
3

1
,8

2
8

1
,3

1
2

1
,7

8
2

1
,7

7
7

1
,0

9
1

1
,6

7
6

1
,6

6
9

1
5
,9

0
5

P
ro

p
e
rt

y
T

a
x
e

s
P

ro
p

e
rt

y
T

a
x

E
xp

e
n
s
e

(2
0
4

,2
8

9
)

4
5
,1

7
2

4
5

,1
7

2
4
5

,1
7
2

4
5
,1

7
2

4
5

,1
7

2
4
5

,1
7
2

4
5
,1

7
2

4
5

,1
7

2
4
5

,1
7
2

4
5
,1

7
2

4
5

,1
7

2
3
9
9

,3
9
3

8
9

6
,2

8
5

T
o
ta

lP
ro

p
e

rt
y

T
a
xe

s
(2

0
4

,2
8

9
)

4
5
,1

7
2

4
5

,1
7

2
4
5

,1
7
2

4
5
,1

7
2

4
5

,1
7

2
4
5

,1
7
2

4
5
,1

7
2

4
5

,1
7

2
4
5

,1
7
2

4
5
,1

7
2

4
5

,1
7

2
3
9
9

,3
9
3

8
9

6
,2

8
5

P
ro

p
e
rt

y
In

su
ra

n
c
e

H
a
za

rd
In

su
ra

n
c
e

E
x
p

e
n

se
9

,9
2
0

9
,9

2
0

9
,9

2
0

9
,9

2
0

9
,9

2
0

8
,3

2
7

8
,3

2
7

8
,3

2
7

8
,3

2
7

8
,3

2
6

8
,3

2
7

8
,3

2
7

8
,3

2
7

1
0

6
,2

9
4

T
o
ta

lP
ro

p
e

rt
y

In
s
u
ra

n
c
e

9
,9

2
0

9
,9

2
0

9
,9

2
0

9
,9

2
0

9
,9

2
0

8
,3

2
7

8
,3

2
7

8
,3

2
7

8
,3

2
7

8
,3

2
6

8
,3

2
7

8
,3

2
7

8
,3

2
7

1
0

6
,2

9
4

P
a
rc

a
t

W
in

d
m

il
l
F

a
rm

s
T

ra
il
in

g
1
2

M
o

n
th

In
c
o

m
e

S
ta

te
m

e
n

t
A

s
o
f

D
e

ce
m

b
e

r
1
5

,
2
0

2
1

APP000244

Case 3:22-cv-02118-X   Document 162-1   Filed 02/22/23    Page 244 of 310   PageID 4045



M
o

n
th

E
n
d

in
g

M
o

n
th

E
n

d
in

g
M

o
n

th
E

n
d

in
g

M
o

n
th

E
n
d

in
g

M
o

n
th

E
n

d
in

g
M

o
n

th
E

n
d

in
g

M
o

n
th

E
n
d

in
g

M
o

n
th

E
n

d
in

g
M

o
n

th
E

n
d

in
g

M
o

n
th

E
n
d

in
g

M
o

n
th

E
n

d
in

g
M

o
n

th
E

n
d

in
g

M
o

n
th

E
n
d

in
g

1
2

M
o

n
th

T
o
ta

l
1
2

/1
5

/2
0

2
0

0
1
/1

5
/2

0
2

1
0

2
/1

5
/2

0
2

1
0
3

/1
5

/2
0

2
1

0
4
/1

5
/2

0
2

1
0

5
/1

5
/2

0
2

1
0
6

/1
5

/2
0

2
1

0
7
/1

5
/2

0
2

1
0

8
/1

5
/2

0
2

1
0
9

/1
5

/2
0

2
1

1
0
/1

5
/2

0
2

1
1

1
/1

5
/2

0
2

1
1
2

/1
5

/2
0

2
1

A
ct

u
a
l

A
c
tu

a
l

A
c
tu

a
l

A
ct

u
a
l

A
c
tu

a
l

A
c
tu

a
l

A
ct

u
a
l

A
c
tu

a
l

A
c
tu

a
l

A
ct

u
a
l

A
c
tu

a
l

A
c
tu

a
l

A
ct

u
a
l

T
o
ta

l
O

p
e
ra

tin
g

E
x
p

e
n

se
s

(1
2
8

,5
9

5
)

1
0

4
,5

3
6

1
0
5

,1
3

0
1
0
7

,5
0
1

1
1

0
,6

5
7

1
0
7

,1
0

6
1
0
7

,1
4
5

1
1

7
,3

4
8

1
0
9

,7
4

7
1
1
0

,6
9
7

1
1

2
,7

8
9

1
1
0

,8
6

5
4
6
5

,5
8
0

1
,6

6
9
,1

0
1

T
o
ta

l
N

e
t

O
p

e
ra

ti
n

g
In

c
o
m

e
4
5
4

,1
2
2

2
3

8
,8

6
9

3
2
9

,6
5

4
2
5
1

,1
1
4

2
5

9
,1

1
9

2
5
6

,4
3

5
2
5
4

,6
0
6

2
5

8
,9

9
7

2
6
2

,6
7

8
2
7
7

,9
2
2

2
7

1
,1

3
2

2
7
9

,2
5

2
(8

2
,0

1
0
)

2
,8

5
7
,7

6
7

P
ro

p
e

rt
y

R
e
p

la
c
e

m
e

n
ts

R
e

cu
rr

in
g

R
e

p
la

ce
m

e
n

ts
C

a
rp

e
t
R

e
p

la
c
e

m
e

n
t

4
7
4

7
0
8

7
0

8
2

1
4

1
,1

5
4

5
9

6
1

,4
6
3

3
,4

3
0

3
7

0
5

1
3

2
,0

7
9

3
,2

7
9

1
,3

8
8

1
5
,8

9
9

D
ra

p
e

ry
/M

in
i-

B
lin

d
R

e
p

la
ce

m
e

n
ts

0
0

0
5

0
1

0
0

0
1
,1

0
3

8
7

0
0

0
6

4
0

2
,3

3
2

A
p
p
p

lia
n

ce
R

e
p
la

c
e
m

e
n

ts
2

4
4

6
1
6

0
4

2
4

0
1

,9
3

5
0

0
0

0
0

0
1

,8
9
3

4
,8

6
9

T
o
ta

lR
e

c
u
rr

in
g

R
e

p
la

c
e
m

e
n

ts
7

1
8

1
,3

2
4

7
0

8
1

,1
3
9

1
,1

5
4

2
,5

3
1

1
,4

6
3

4
,5

3
3

4
5

7
5

1
3

2
,0

7
9

3
,2

7
9

3
,9

2
1

2
3
,1

0
0

N
o

n
-R

e
cu

rr
in

g
R

e
p

la
ce

m
e

n
ts

L
a

w
n
s,

T
re

e
s

&
S

h
ru

b
s

0
0

6
,2

7
3

3
,4

5
3

1
,1

5
2

2
,8

9
6

0
1
,1

5
2

0
0

3
5
4

2
,0

2
4

0
1

7
,3

0
4

P
a
vi

n
g

&
P

a
rk

in
g

L
o
ts

0
0

0
0

0
0

0
0

0
1
1

,0
4
8

0
0

0
1

1
,0

4
8

E
xt

e
ri

o
r

C
a
rp

e
n
tr

y/
S

id
in

g
0

0
0

0
0

0
0

0
0

0
7

9
3

7
7

1
0

1
,5

6
4

C
o
n

c
re

te
R

e
p

a
ir
s

0
0

0
0

0
0

0
4

2
8

0
0

0
0

0
4

2
7

H
V

A
C

R
e
p

la
cm

e
n

ts
0

2
,7

1
2

0
0

0
0

3
2
6

0
0

0
0

0
0

3
,0

3
9

P
lu

m
b
in

g
R

e
p
la

c
e
m

e
n
ts

2
,7

9
7

1
,6

9
0

0
0

1
,2

9
5

0
0

0
1

,0
0

4
0

0
0

2
,2

0
6

6
,1

9
5

E
le

c
tr

ic
a
l
R

e
p
la

ce
m

e
n

t
0

0
0

0
0

0
0

0
0

0
9

2
0

1
,4

6
2

0
2
,3

8
1

G
a
te

R
e

p
a

ir
s

&
S

u
p
p

lie
s

0
4

0
0

0
0

2
0
0

0
0

0
3
0

0
7

6
5

3
0
0

3
3

6
9

2
8

3
,2

2
9

C
ity

In
s
p

e
c
tio

n
/M

u
lt
if
a
m

ily
F

e
e

1
0

,9
2
0

2
6
,9

2
8

0
0

0
0

0
0

0
0

0
0

0
2

6
,9

2
8

O
th

e
r

N
o
n

-R
e

cu
rr

in
g

R
e

p
la

c
e
m

e
n

ts
5

,9
8
8

0
4
5

7
2

2
1

3
2

0
0

0
0

0
0

1
,1

2
5

0
1
,8

3
7

U
n
it

U
p
g

ra
d

e
s

0
0

6
2

0
0

9
8
7

1
4

0
2

5
3

1
2
5

2
3

7
0

0
1

,7
9

7
0

4
,1

5
9

A
u
d
it

E
xp

e
n
se

0
3
,6

0
0

0
3

,9
0
0

0
0

0
0

0
0

0
0

0
7
,5

0
0

F
ir

e
A

la
rm

S
ys

te
m

R
e
p

a
ir
s

4
,4

1
0

0
0

0
0

0
0

0
0

0
6
,1

9
5

1
,9

3
0

2
3
0

8
,3

5
5

C
lu

b
h
o
u

se
/O

ff
ic

e
U

p
g
ra

d
e

0
0

0
0

0
0

0
0

0
0

0
2
6

0
0

2
6
0

F
ir

e
&

S
to

rm
D

a
m

a
g
e

R
e
p

a
ir

s
0

0
0

7
,7

3
1

1
4
,0

2
4

4
,4

2
8

1
,2

6
3

4
7
0

0
0

0
0

0
2

7
,9

1
5

T
o
ta

lN
o

n
-R

e
cu

rr
in

g
R

e
p

la
c
e

m
e

n
ts

2
4

,1
1
5

3
5
,3

3
0

7
,3

5
0

1
5

,3
0
5

1
7
,6

9
0

7
,4

6
4

1
,8

4
2

2
,1

7
5

1
,5

4
1

1
1

,8
1
3

8
,5

6
2

9
,7

0
5

3
,3

6
4

1
2

2
,1

4
1

P
a
rc

a
t

W
in

d
m

il
l
F

a
rm

s
T

ra
il
in

g
1
2

M
o

n
th

In
c
o

m
e

S
ta

te
m

e
n

t
A

s
o
f

D
e

ce
m

b
e

r
1
5

,
2
0

2
1

APP000245

Case 3:22-cv-02118-X   Document 162-1   Filed 02/22/23    Page 245 of 310   PageID 4046



M
o

n
th

E
n
d

in
g

M
o

n
th

E
n

d
in

g
M

o
n

th
E

n
d

in
g

M
o

n
th

E
n
d

in
g

M
o

n
th

E
n

d
in

g
M

o
n

th
E

n
d

in
g

M
o

n
th

E
n
d

in
g

M
o

n
th

E
n

d
in

g
M

o
n

th
E

n
d

in
g

M
o

n
th

E
n
d

in
g

M
o

n
th

E
n

d
in

g
M

o
n

th
E

n
d

in
g

M
o

n
th

E
n
d

in
g

1
2

M
o

n
th

T
o
ta

l
1
2

/1
5

/2
0

2
0

0
1
/1

5
/2

0
2

1
0

2
/1

5
/2

0
2

1
0
3

/1
5

/2
0

2
1

0
4
/1

5
/2

0
2

1
0

5
/1

5
/2

0
2

1
0
6

/1
5

/2
0

2
1

0
7
/1

5
/2

0
2

1
0

8
/1

5
/2

0
2

1
0
9

/1
5

/2
0

2
1

1
0
/1

5
/2

0
2

1
1

1
/1

5
/2

0
2

1
1
2

/1
5

/2
0

2
1

A
ct

u
a
l

A
c
tu

a
l

A
c
tu

a
l

A
ct

u
a
l

A
c
tu

a
l

A
c
tu

a
l

A
ct

u
a
l

A
c
tu

a
l

A
c
tu

a
l

A
ct

u
a
l

A
c
tu

a
l

A
c
tu

a
l

A
ct

u
a
l

T
o
ta

l
P

ro
p
e

rt
y

R
e
p

la
c
e

m
e

n
ts

2
4

,8
3
3

3
6
,6

5
4

8
,0

5
8

1
6

,4
4
4

1
8
,8

4
4

9
,9

9
5

3
,3

0
5

6
,7

0
8

1
,9

9
8

1
2

,3
2
6

1
0
,6

4
1

1
2

,9
8

4
7

,2
8
5

1
4

5
,2

4
1

P
a
rc

a
t

W
in

d
m

il
l
F

a
rm

s
T

ra
il
in

g
1
2

M
o

n
th

In
c
o

m
e

S
ta

te
m

e
n

t
A

s
o
f

D
e

ce
m

b
e

r
1
5

,
2
0

2
1

APP000246

Case 3:22-cv-02118-X   Document 162-1   Filed 02/22/23    Page 246 of 310   PageID 4047



M
o

n
th

E
n
d

in
g

M
o

n
th

E
n

d
in

g
M

o
n

th
E

n
d

in
g

M
o

n
th

E
n
d

in
g

M
o

n
th

E
n

d
in

g
M

o
n

th
E

n
d

in
g

M
o

n
th

E
n
d

in
g

M
o

n
th

E
n

d
in

g
M

o
n

th
E

n
d

in
g

M
o

n
th

E
n
d

in
g

M
o

n
th

E
n

d
in

g
M

o
n

th
E

n
d

in
g

M
o

n
th

E
n
d

in
g

1
2

M
o

n
th

T
o
ta

l
1
2

/1
5

/2
0

2
0

0
1
/1

5
/2

0
2

1
0

2
/1

5
/2

0
2

1
0
3

/1
5

/2
0

2
1

0
4
/1

5
/2

0
2

1
0

5
/1

5
/2

0
2

1
0
6

/1
5

/2
0

2
1

0
7
/1

5
/2

0
2

1
0

8
/1

5
/2

0
2

1
0
9

/1
5

/2
0

2
1

1
0
/1

5
/2

0
2

1
1

1
/1

5
/2

0
2

1
1
2

/1
5

/2
0

2
1

A
ct

u
a
l

A
c
tu

a
l

A
c
tu

a
l

A
ct

u
a
l

A
c
tu

a
l

A
c
tu

a
l

A
ct

u
a
l

A
c
tu

a
l

A
c
tu

a
l

A
ct

u
a
l

A
c
tu

a
l

A
c
tu

a
l

A
ct

u
a
l

R
e

se
rv

e
A

ct
iv

it
y

R
e

cu
rr

in
g

R
e

s
e

rv
e

E
x
p
e

n
s
e

6
,8

0
0

6
,8

0
0

6
,8

0
0

6
,8

0
0

6
,8

0
0

6
,8

0
0

6
,8

0
0

6
,8

0
0

6
,8

0
0

6
,8

0
0

6
,8

0
0

6
,8

0
0

6
,8

0
0

8
1
,6

0
0

T
o
ta

l
R

e
s
e
rv

e
A

c
ti
v
ity

6
,8

0
0

6
,8

0
0

6
,8

0
0

6
,8

0
0

6
,8

0
0

6
,8

0
0

6
,8

0
0

6
,8

0
0

6
,8

0
0

6
,8

0
0

6
,8

0
0

6
,8

0
0

6
,8

0
0

8
1
,6

0
0

T
o
ta

l
A

v
a
ila

b
le

fo
r

D
e

b
t
S

e
rv

ic
e

4
2
2

,4
9
0

1
9

5
,4

1
5

3
1
4

,7
9

6
2
2
7

,8
7
0

2
3

3
,4

7
5

2
3
9

,6
4

0
2
4
4

,5
0
1

2
4

5
,4

8
9

2
5
3

,8
8

0
2
5
8

,7
9
5

2
5

3
,6

9
1

2
5
9

,4
6

8
(9

6
,0

9
5
)

2
,6

3
0
,9

2
5

D
e

b
t
S

e
rv

ic
e

In
te

re
s
t
E

xp
e
n
s
e

2
2
8

,8
9
5

1
1

6
,6

3
8

1
1
6

,5
3

2
1
1
6

,4
2
6

1
1

6
,3

1
9

1
1
6

,2
1

2
1
1
6

,1
0
5

1
1

5
,9

9
7

1
1
5

,8
8

9
1
1
5

,7
8
1

1
1

5
,6

7
2

1
1
5

,5
6

3
1
1
5

,4
5
4

1
,3

9
2
,5

8
9

P
ri

n
c
ip

a
l-

F
ir

s
t
to

F
o
u

rt
h

(8
6

,8
3

5
)

3
2
,5

7
7

3
2

,6
8

3
3
2

,7
8
9

3
2
,8

9
6

3
3

,0
0

3
3
3

,1
1
0

3
3
,2

1
8

3
3

,3
2

6
3
3

,4
3
4

3
3
,5

4
3

3
3

,6
5

2
3
3

,7
6
1

3
9

7
,9

8
9

H
U

D
M

IP
(P

M
I)

In
su

ra
n
c
e

7
,5

5
0

7
,5

5
0

7
,5

5
0

7
,5

5
0

7
,5

5
0

7
,2

7
9

7
,2

7
9

7
,4

2
5

7
,4

2
5

7
,4

2
5

7
,4

2
5

7
,4

2
5

7
,4

2
5

8
9
,3

1
0

T
o
ta

l
D

e
b

t
S

e
rv

ic
e

1
4
9

,6
1
0

1
5

6
,7

6
5

1
5
6

,7
6

5
1
5
6

,7
6
5

1
5

6
,7

6
5

1
5
6

,4
9

4
1
5
6

,4
9
4

1
5

6
,6

4
0

1
5
6

,6
4

0
1
5
6

,6
4
0

1
5

6
,6

4
0

1
5
6

,6
4

0
1
5
6

,6
4
0

1
,8

7
9
,8

8
8

T
o
ta

l
C

a
s
h

F
lo

w
/(

D
e

fi
ci

t)
2
7
2

,8
8
0

3
8
,6

5
1

1
5
8

,0
3

1
7
1

,1
0
5

7
6
,7

1
0

8
3

,1
4

6
8
8

,0
0
6

8
8
,8

4
9

9
7

,2
4

0
1
0
2

,1
5
5

9
7
,0

5
1

1
0
2

,8
2

8
(2

5
2

,7
3

5
)

7
5

1
,0

3
7

P
a
rc

a
t

W
in

d
m

il
l
F

a
rm

s
T

ra
il
in

g
1
2

M
o

n
th

In
c
o

m
e

S
ta

te
m

e
n

t
A

s
o
f

D
e

ce
m

b
e

r
1
5

,
2
0

2
1

APP000247

Case 3:22-cv-02118-X   Document 162-1   Filed 02/22/23    Page 247 of 310   PageID 4048



NVC | National Valuation Consultants, Inc. 

ENGAGEMENT LETTER

APP000248

Case 3:22-cv-02118-X   Document 162-1   Filed 02/22/23    Page 248 of 310   PageID 4049



APP000249

Case 3:22-cv-02118-X   Document 162-1   Filed 02/22/23    Page 249 of 310   PageID 4050



APP000250

Case 3:22-cv-02118-X   Document 162-1   Filed 02/22/23    Page 250 of 310   PageID 4051



APP000251

Case 3:22-cv-02118-X   Document 162-1   Filed 02/22/23    Page 251 of 310   PageID 4052



APP000252

Case 3:22-cv-02118-X   Document 162-1   Filed 02/22/23    Page 252 of 310   PageID 4053



 

 

 

EXHIBIT B-2 

APP000253

Case 3:22-cv-02118-X   Document 162-1   Filed 02/22/23    Page 253 of 310   PageID 4054



Parc at Windmill Farms - Existing Debt
 Executive Summary

Property Description

Location: Forney, TX Current Occupancy: 96.0% Loan Balance: $35,111,864

Year Built: 2021 Avg. Market Rent/Month: $1,709 Interest Rate: 3.90%

Number of Units: 272                    Avg. Market Rent/PSF: $1.66 Loan Constant: 5.10%

Rentable SF: 279,648             Avg. Effective Rent/Month: $1,521 LTV: 65%

Average Unit Size: 1,028                 Avg. Effective Rent/PSF: $1.48 Prepay: $2,457,830

Product Type: Garden Last 20 Move-Ins Average/Month: $1,623

Acreage: 18.45 Acres Last 20 Move-Ins Average/SF: $1.55

Density: 15 Units / Acre Last 20 Move-Ins Avg. Unit Size: 1,045                 

T-12 Effective Rent Growth: 8.83%

Pricing Matrix

Current Value Cap Rate
 (1)

Cap Rate
 (1)

Cap Rate Unlevered Reversion Price 

Value Per Unit In Place In Place Yr 1 7 YR Avg Yr 1 5.00%

Value PSF T-3 T-1 Pro Forma IRR Cash Yield Cash Yield IRR Cap Rate
 (3)

$56,000,000 4.41% 4.54% 5.07% 13.40% 5.59% 3.96% 8.58% $71,780,882

$205,882 $263,900

$200.25 $256.68

$54,000,000 4.66% 4.80% 5.35% 15.79% 6.43% 4.60% 9.51% $72,882,556

$198,529 $267,951

$193.10 $260.62

$52,000,000 4.92% 5.07% 5.64% 18.45% 7.46% 5.40% 10.47% $73,991,522

$191,176 $272,028

$185.95 $264.59

Pricing Matrix Footnotes:

(1) In place cap rates are calculated on the T-3 and T-1 numbers adjusted for pro forma other income, broker's projected expenses, 85% taxes, $650 per unit for insurance,

and $250 per unit in replacement reserves. T-3 & T-1 cap rate adjusted for 5% vacancy.

(2) Analysis assumes an existing loan with an outstanding balance of $35,111,864, an interest rate of 3.90%, no interest only followed by 

40-year amortization, and a maturity date of January 2060.

(3) Sale price is derived by capitalizing the new Owner's 8th year NOI at 5.00%.

Levered Indices
 (2)

This is an opinion of value or comparative market analysis and should not be considered an appraisal.

In making any decision that relies upon our work, you should know that we have not followed the guidelines for development of an appraisal or analysis contained in the Uniform Standards of Professional Appraisal Practice of the Appraisal Foundation.
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Parc at Windmill Farms
Rent Roll Summary

Unit Mix

Units % Unit Description Type SF Total SF Occ Vac Rent PSF Rent LTL Rent Conc % PSF Monthly Annual

65 24% 1 BR - 1 BA A1 832 54,080 61 4 $1,524 $1.83 $1,384 -9.2% $1,384 0.0% $1.66 $99,090 $1,189,080

3 1% 1 BR - 1 BA A1-HC 832 2,496 3 0 $1,390 $1.67 $1,335 -4.0% $1,335 0.0% $1.60 $4,170 $50,040

48 18% 1 BR - 1 BA A2 798 38,304 46 2 $1,448 $1.81 $1,311 -9.5% $1,305 -0.4% $1.63 $69,504 $834,048

28 10% 2 BR - 2 BA B1 1,059 29,652 27 1 $1,695 $1.60 $1,564 -7.7% $1,564 0.0% $1.48 $47,460 $569,520

77 28% 2 BR - 2 BA B2 1,145 88,165 73 4 $1,862 $1.63 $1,618 -13.1% $1,618 0.0% $1.41 $143,384 $1,720,608

3 1% 2 BR - 2 BA B2-HC 1,125 3,375 3 0 $1,827 $1.62 $1,620 -11.3% $1,620 0.0% $1.44 $5,480 $65,760

12 4% 2 BR - 2 BA B3 1,203 14,436 12 0 $1,964 $1.63 $1,625 -17.3% $1,597 -1.7% $1.33 $23,568 $282,816

35 13% 3 BR - 3 BA C1 1,365 47,775 34 1 $2,004 $1.47 $1,817 -9.4% $1,791 -1.4% $1.31 $70,145 $841,740

1 0% 3 BR - 3 BA C1-HC 1,365 1,365 1 0 $1,999 $1.46 $1,770 -11.5% $1,770 0.0% $1.30 $1,999 $23,988

272 100% 1,028 279,648 260 12 $1,709 $1.66 $1,527 -10.6% $1,521 -0.4% $1.48 $464,800 $5,577,600

116 43% One Bedroom 818 94,880 110 6 $1,489 $1.82 $1,352 -9.20% $1,349 -0.2% $1.65 $172,764 $2,073,168

120 44% Two Bedroom 1,130 135,628 115 5 $1,832 $1.62 $1,606 -12.34% $1,604 -0.2% $1.42 $219,892 $2,638,704

36 13% Three Bedroom 1,365 49,140 35 1 $2,004 $1.47 $1,815 -9.42% $1,790 -1.4% $1.31 $72,144 $865,728

Unit Status

Units Unit Status

% of 

Total LTL

258 Occupied with Lease Units 94.9% -10.7%

2 Employee Units 0.7% -13.1%

1 Model Units 0.4% 0.0%

11 Vacant Units 4.0% -100.0%

272 100% -14.6%

Market

Market Rent  

$441,098

$3,452

Status Market Lease Effective

$3,000

Lease Rent   

$393,977

$464,800 $396,977

$1,558

$18,692

$0

$0

43%

44%

13%

One Bedroom Two Bedroom

Three Bedroom
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Unit Unit Unit Lease Lease Market Market Lease Loss to Lease Prorated Upfront Effective Effective

Number Type SF Start Expiration Rent/Month Rent/PSF Rent/Month Lease Rent/PSF Conc. Conc. Rent/Month Rent/PSF

827 C1 1,365 10/18/22 10/22/23 $1,979 $1.45 $1,890 -$89 $1.38 $0 $0 $1,890 $1.38

515 A1 832 10/18/22 10/22/23 $1,538 $1.85 $1,470 -$68 $1.77 $0 $0 $1,470 $1.77

418 C1 1,365 10/11/22 11/10/23 $2,019 $1.48 $2,019 $0 $1.48 $0 $0 $2,019 $1.48

815 A1 832 10/11/22 11/12/23 $1,538 $1.85 $1,470 -$68 $1.77 $0 $0 $1,470 $1.77

1115 A2 798 10/11/22 10/15/23 $1,468 $1.84 $1,410 -$58 $1.77 $0 $0 $1,410 $1.77

1518 B2 1,145 10/10/22 10/09/23 $1,872 $1.63 $1,739 -$133 $1.52 $0 $0 $1,739 $1.52

811 C1 1,365 10/07/22 11/05/23 $2,019 $1.48 $2,019 $0 $1.48 $0 $0 $2,019 $1.48

926 B2 1,145 10/04/22 11/05/23 $1,852 $1.62 $1,670 -$182 $1.46 $0 $0 $1,670 $1.46

1717 A1 832 10/04/22 10/08/23 $1,538 $1.85 $1,470 -$68 $1.77 $0 $0 $1,470 $1.77

1515 A1-HC 832 10/04/22 10/08/23 $1,390 $1.67 $1,390 $0 $1.67 $0 $0 $1,390 $1.67

426 A1 832 10/03/22 11/05/23 $1,498 $1.80 $1,490 -$8 $1.79 $0 $0 $1,490 $1.79

1111 B1 1,059 10/01/22 09/24/23 $1,715 $1.62 $1,715 $0 $1.62 $0 $0 $1,715 $1.62

1728 B2 1,145 09/27/22 10/29/23 $1,847 $1.61 $1,625 -$222 $1.42 $0 $0 $1,625 $1.42

628 B2 1,145 09/27/22 09/24/23 $1,832 $1.60 $1,610 -$222 $1.41 $0 $0 $1,610 $1.41

1026 B2 1,145 09/26/22 11/05/23 $1,852 $1.62 $1,719 -$133 $1.50 $0 $0 $1,719 $1.50

1015 A1 832 09/26/22 10/22/23 $1,538 $1.85 $1,430 -$108 $1.72 $0 $0 $1,430 $1.72

1613 A2 798 09/26/22 09/24/23 $1,468 $1.84 $1,370 -$98 $1.72 $0 $0 $1,370 $1.72

1028 B2 1,145 09/20/22 10/22/23 $1,852 $1.62 $1,630 -$222 $1.42 $0 $0 $1,630 $1.42

524 B2 1,145 09/16/22 09/10/23 $1,832 $1.60 $1,699 -$133 $1.48 $0 $0 $1,699 $1.48

222 B2 1,145 09/16/22 09/17/23 $1,852 $1.62 $1,630 -$222 $1.42 $0 $0 $1,630 $1.42

20 1,045 20,902 $1,725 $1.65 $1,623 $1.55 $0 $0 $1,623 $1.55

Avg. Effective Effective Conc.

Unit Size Rent Rent PSF %

Overall Rent Roll Average 1,028 $1,521 $1.48 0.37%

Average per Last 20 Leases 1,045 $1,623 $1.55 0.00%

Average per Last 40 Leases 1,042 $1,609 $1.54 0.00%

Average per Last 60 Leases 1,059 $1,604 $1.52 0.00%

Average per Last 80 Leases 1,051 $1,589 $1.51 0.26%

Average per Last 100 Leases 1,055 $1,584 $1.50 0.21%

Parc at Windmill Farms
Last 20 Move-Ins
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Parc at Windmill Farms
Rent Growth Analysis

Market Market Market Monthly Market PSF Cumulative Market

Period Rent/Month Rent PSF Rent Growth Rent Growth Monthly Growth Rent Growth Loss to Lease Concessions

Current Rent Roll $1,709 $1.66

Year 1 Pro Forma $1,709 $1.66 $0 $0.00 $0 0.0% -5.0% 0.0%

Year 2 Pro Forma $1,760 $1.71 $51 $0.05 $51 3.0% -4.0% 0.0%

Year 3 Pro Forma $1,813 $1.76 $53 $0.05 $104 3.0% -3.5% 0.0%

Year 4 Pro Forma $1,867 $1.82 $54 $0.05 $158 3.0% -3.5% 0.0%

Year 5 Pro Forma $1,923 $1.87 $56 $0.05 $214 3.0% -3.5% 0.0%

Year 6 Pro Forma $1,981 $1.93 $58 $0.06 $272 3.0% -3.5% 0.0%

Year 7 Pro Forma $2,040 $1.98 $59 $0.06 $332 3.0% -3.5% 0.0%

7-Year Average Market Rent Growth 7-Year Cumulative Market Rent Growth

$47 $332

$0.05 $0.32

2.6% 19.4%

Effective Effective Effective Monthly Effective PSF Cumulative Net Effective

Period Rent/Month Rent PSF Rent Growth Rent Growth Monthly Growth Rent Growth

Current Rent Roll $1,521 $1.48

Year 1 Pro Forma $1,623 $1.58 $102 $0.10 $102 6.7%

Year 2 Pro Forma $1,690 $1.64 $66 $0.06 $169 4.1%

Year 3 Pro Forma $1,749 $1.70 $60 $0.06 $228 3.5%

Year 4 Pro Forma $1,802 $1.75 $52 $0.05 $281 3.0%

Year 5 Pro Forma $1,856 $1.81 $54 $0.05 $335 3.0%

Year 6 Pro Forma $1,912 $1.86 $56 $0.05 $391 3.0%

Year 7 Pro Forma $1,969 $1.92 $57 $0.06 $448 3.0%

7-Year Average Effective Rent Growth 7-Year Cumulative Effective Rent Growth

$64 $448

$0.06 $0.44

3.8% 29.4%Percentage Growth Percentage Growth

PSF Growth PSF Growth

MARKET RENTAL RATES

Monthly Growth Monthly Growth

PSF Growth PSF Growth

Percentage Growth Percentage Growth

EFFECTIVE RENTAL RATES

Monthly Growth Monthly Growth
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Parc at Windmill Farms - New Debt
Operating Statement Comparative Analysis

T-12 T-9 T-6 T-3 T-1

INCOME Total Per Unit Total Per Unit Total Per Unit Total Per Unit Total Per Unit Total Per Unit

Effective Rental Income

[1] Current Market Rents $5,027,312 $18,483 $5,122,723 $18,834 $5,242,824 $19,275 $5,447,768 $20,029 $5,577,600 $20,506 $5,577,600 $20,506

Potential Rent Growth $0 0.0%

[2] Gain / Loss to Lease -$322,426 -6.4% -$371,041 -7.2% -$412,274 -7.9% -$538,232 -9.9% -$610,812 -11.0% -$278,880 -5.0%

Gross Potential Income $4,704,886 $17,297 $4,751,681 $17,469 $4,830,550 $17,759 $4,909,536 $18,050 $4,966,788 $18,260 $5,298,720 $19,481

[3] Vacancy -$121,834 -2.6% -$127,637 -2.7% -$149,208 -3.1% -$154,112 -3.1% -$161,580 -3.3% -$264,936 -5.0%

[4] Non Revenue / Employee Units -$17,086 -0.4% -$17,381 -0.4% -$17,712 -0.4% -$18,264 -0.4% -$18,696 -0.4% -$26,494 -0.5%

[5] Concessions / Discounts -$12,848 -0.3% -$12,484 -0.3% -$10,564 -0.2% -$7,432 -0.2% -$10,980 -0.2% $0 0.0%

[6] Bad Debt -$46,590 -1.0% -$56,712 -1.2% -$42,796 -0.9% -$30,420 -0.6% -$3,360 -0.1% -$15,896 -0.3%

Effective Rental Income $4,506,528 $16,568 $4,537,467 $16,682 $4,610,270 $16,950 $4,699,308 $17,277 $4,772,172 $17,545 $4,991,394 $18,351

Effective Rent $1,438 $1.40 $1,452 $1.41 $1,477 $1.44 $1,502 $1.46 $1,518 $1.48 $1,623 $1.58

per month $375,544 $378,122 $384,189 $391,609 $397,681 6.2% $415,950

[7] Other Income % over T-3

Deposit Forfeitures $50,638 $186 $55,292 $203 $61,312 $225 $57,012 $210 $40,620 $149 $47,600 $175

Late & NSF Fees $34,671 $127 $29,927 $110 $29,766 $109 $33,680 $124 $30,720 $113 $31,280 $115

Cable/Internet Income $14,416 $53 $13,260 $49 $11,184 $41 $22,368 $82 $3,144 $12 $13,600 $50

Leasing Fees $19,250 $71 $20,600 $76 $22,800 $84 $18,800 $69 $9,600 $35 $20,400 $75

Pet Fees $29,100 $107 $26,940 $99 $31,968 $118 $32,032 $118 $33,168 $122 $29,920 $110

Miscellaneous Income $70,368 $259 $73,211 $269 $70,140 $258 $65,412 $240 $52,200 $192 $72,080 $265

Trash Reimbursement $23,611 $87 $23,497 $86 $23,206 $85 $22,972 $84 $23,328 $86 $23,120 $85

Water/Sewer Reimbursement $77,354 $284 $77,768 $286 $75,472 $277 $75,200 $276 $81,504 $300 $81,600 $300

Total Other Income $319,408 $1,174 $320,495 $1,178 $325,848 $1,198 $327,476 $1,204 $274,284 $1,008 $319,600 $1,175

EFFECTIVE GROSS INCOME $4,825,936 $17,742 $4,857,961 $17,860 $4,936,118 $18,147 $5,026,784 $18,481 $5,046,456 $18,553 $5,310,994 $19,526

% change over previous period % over T-3 5.7%

[8] EXPENSES Total Per Unit Total Per Unit Total Per Unit Total Per Unit Total Per Unit Total Per Unit

Controllable Expenses

[9] Payroll $312,306 $1,148 $319,284 $1,174 $329,140 $1,210 $329,224 $1,210 $319,740 $1,176 $362,750 $1,334

Contract/Landscape $53,028 $195 $54,725 $201 $58,282 $214 $61,864 $227 $66,408 $244 $61,200 $225

Electricity $27,068 $100 $26,867 $99 $27,560 $101 $24,500 $90 $21,492 $79 $27,880 $103

Water/Sewer $95,901 $353 $97,683 $359 $101,024 $371 $110,580 $407 $121,536 $447 $98,778 $363

Other Utility Expense $10,927 $40 $10,989 $40 $10,974 $40 $10,876 $40 $10,764 $40 $11,255 $41

Trash $26,657 $98 $24,396 $90 $20,662 $76 $26,280 $97 $25,872 $95 $27,457 $101

Turnover $52,072 $191 $54,673 $201 $64,140 $236 $57,240 $210 $49,296 $181 $54,400 $200

R&M $28,048 $103 $31,483 $116 $35,356 $130 $32,476 $119 $55,188 $203 $47,600 $175

Advertising $51,992 $191 $53,340 $196 $56,316 $207 $59,168 $218 $57,312 $211 $54,400 $200

Administrative $54,282 $200 $53,304 $196 $51,446 $189 $58,160 $214 $63,096 $232 $61,200 $225

Total Controllable Expenses $712,281 $2,619 $726,744 $2,672 $754,900 $2,775 $770,368 $2,832 $790,704 $2,907 $806,920 $2,967

Non-Controllable Expenses

[10] Management Fees $133,588 2.8% $135,039 2.8% $136,160 2.8% $139,440 2.8% $139,272 2.8% $146,052 2.8%

[11] Real Estate Taxes $1,182,116 $4,346 $923,172 $3,394 $923,172 $3,394 $923,172 $3,394 $923,172 $3,394 $1,130,899 $4,158

[12] Property Liability/Insurance $106,991 $393 $109,347 $402 $114,060 $419 $116,884 $430 $116,880 $430 $176,800 $650

[13] Franchise Tax $0 0.0% $0 0.0% $0 0.0% $0 0.0% $0 0.0% $17,579 0.3%

Total Non-Controllable Expenses $1,422,695 $5,230 $1,167,557 $4,292 $1,173,392 $4,314 $1,179,496 $4,336 $1,179,324 $4,336 $1,471,330 $5,409

TOTAL EXPENSES $2,134,976 $7,849 $1,894,301 $6,964 $1,928,292 $7,089 $1,949,864 $7,169 $1,970,028 $7,243 $2,278,250 $8,376

Expense Ratio 44.2% 39.0% 39.1% 38.8% 39.0% 42.9%

NET OPERATING INCOME $2,690,960 $9,893 $2,963,660 $10,896 $3,007,826 $11,058 $3,076,920 $11,312 $3,076,428 $11,310 $3,032,744 $11,150

CAPITAL EXPENDITURES

[14] Capital Replacement/Capital Reserves $68,000 $250 $68,000 $250 $68,000 $250 $68,000 $250 $68,000 $250 $68,000 $250

CASH FLOW FROM OPERATIONS $2,622,960 $9,643 $2,895,660 $10,646 $2,939,826 $10,808 $3,008,920 $11,062 $3,008,428 $11,060 $2,964,744 $10,900

Footnotes

[1] Current Market Rents:   Are based on the rent roll dated October 21, 2022.

[2] Pro Forma Gain / Loss to Lease:   Is based on historical operations of the Property, Broker's projections and market underwriting standards.

[3] Pro Forma Vacancy:   Is based on the historical operations of the Property, current market conditions, and the Broker's projections.

[4] Non Revenue / Employee Units:   Is based on historical operations of the Property and Broker's projections. 

[5] Concessions / Discounts:   Is based on historical operations, current market conditions, and the Broker's projections. 

[6] Bad Debt:   Is based on historical operations of the Property and Broker's projections. 

[7] Other Income:   Unless otherwise noted, other income is based on the historical operations of the Property and the Broker's projections.

[8] Expenses:   Unless otherwise noted, expenses are based on the historical operations of the Property and the Broker's projections.

[9] Payroll expense in the Year 1 Pro Forma was estimated by the following calculations. 

Inside Salary

Manager $75,000

Leasing $30,000

Part-Time Leasing $15,000

Total Inside: $120,000

Outside Salary

Lead Maintenance $55,000

Asst. Maintenance $40,000

Cleaning / Porter $28,000

Total Outside: $123,000

Leasing Bonus ($100 per unit) $27,200

General Bonus $20,000

Total Bonus $47,200

Payroll $290,200

+

Load at 25% $72,550

Total Payroll: $362,750

[10] Pro Forma Management Fee:   Is based on market standards of 2.75% of Effective Gross Income.

[11] Real Estate Taxes:   Pro Forma taxes are based on 85% of the purchase price, multiplied by the current millage rate of 2.634592%.

[12] Property/Liability Insurance:   Is based on market standards of $650 per unit.

[13] Franchise Tax:   As of the year 2018, the Texas Comptroller's Office is subjecting properties with less than $1,130,000 of gross income to no

Franchise Tax and properties exceeding $1,130,000 of gross income to a tax of 0.331% of gross income. This analysis assumes

Texas Franchise Tax of 0.331% times Effective Gross Income.

[14] Capital Reserves:   Is based on market standards of $250 per unit.

Trailing 3 Annualized

Jul '22 - Sep '22

Trailing 1 Annualized

Sep '22

Year 1Trailing 6 Annualized

Apr '22 - Sep '22

Trailing 9 Annualized

Jan '22 - Sep '22

Trailing 12 Actual

Oct '21 - Sep '22  Pro Forma
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Parc at Windmill Farms - Existing Debt
Cash Flow Projections

Pricing Total Unit PSF Existing Loan Calculation of Residual Per Unit
Purchase Price $54,000,000 $198,529 $193.10 Original Loan Amount $36,240,000 Holding Period 7 Years

Acquisitions Reserves $0 $0 $0.00 Outstanding Balance $35,111,864 Residual Cap Rate 5.00%

Outstanding Balance ($35,111,864) ($129,088) ($125.56) LTV 65% Gross Residual $72,882,556 $267,951

Loan Assumption Fee (1%) $351,119 $1,291 $1.26 Interest Rate 3.90% Cost of Sale 1.00% ($728,826) ($2,680)

Total Equity Required $19,239,254 $70,733 $68.80 Start Date Feb-20 Net Residual Value $72,153,730 $265,271

Maturity Jan-60 Outstanding Loan Balance ($31,773,849) ($116,816)

Term 40 Years Net Residual After OLB $40,379,881 $148,455

Amortization 40 Years

Years of Interest Only 0 Years

Interest Only Remaining None

Amortization Period Years 1-40

Annual Payment $1,790,578

MIP 0.60%

MIP Payment $210,249

Loan Constant 5.10%

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11

2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033

INCOME

Effective Rental Income

Current Market Rents $5,577,600 $5,744,928 $5,917,276 $6,094,794 $6,277,638 $6,465,967 $6,659,946 $6,859,744 $7,065,537 $7,277,503 $7,495,828

Loss to Lease -$278,880 -$229,797 -$207,105 -$213,318 -$219,717 -$226,309 -$233,098 -$240,091 -$247,294 -$254,713 -$262,354

Gross Potential Income $5,298,720 $5,515,131 $5,710,171 $5,881,476 $6,057,921 $6,239,658 $6,426,848 $6,619,653 $6,818,243 $7,022,790 $7,233,474

Vacancy -$264,936 -$275,757 -$285,509 -$294,074 -$302,896 -$311,983 -$321,342 -$330,983 -$340,912 -$351,140 -$361,674

Non Revenue / Employee Units -$26,494 -$27,576 -$28,551 -$29,407 -$30,290 -$31,198 -$32,134 -$33,098 -$34,091 -$35,114 -$36,167

Concessions / Discounts $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Bad Debt -$15,896 -$16,545 -$17,131 -$17,644 -$18,174 -$18,719 -$19,281 -$19,859 -$20,455 -$21,068 -$21,700

Effective Rental Income $4,991,394 $5,195,253 $5,378,981 $5,540,351 $5,706,561 $5,877,758 $6,054,091 $6,235,714 $6,422,785 $6,615,468 $6,813,933

Other Income $319,600 $329,188 $339,064 $349,236 $359,713 $370,504 $381,619 $393,068 $404,860 $417,006 $429,516

EFFECTIVE GROSS INCOME $5,310,994 $5,524,441 $5,718,045 $5,889,586 $6,066,274 $6,248,262 $6,435,710 $6,628,781 $6,827,645 $7,032,474 $7,243,448

% change from previous period 4.0% 3.5% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%

EXPENSES

Controllable Expenses $806,920 $831,127 $856,061 $881,743 $908,195 $935,441 $963,504 $992,409 $1,022,182 $1,052,847 $1,084,432

Management Fee $146,052 $151,922 $157,246 $161,964 $166,823 $171,827 $176,982 $182,291 $187,760 $193,393 $199,195

Real Estate Taxes $1,209,278 $1,245,556 $1,282,923 $1,321,410 $1,361,053 $1,401,884 $1,443,941 $1,487,259 $1,531,877 $1,577,833 $1,625,168

Property/Liability Insurance $176,800 $182,104 $187,567 $193,194 $198,990 $204,960 $211,108 $217,442 $223,965 $230,684 $237,604

Franchise Tax $17,579 $18,107 $18,650 $19,209 $19,786 $20,379 $20,991 $21,620 $22,269 $22,937 $23,625

Non-Controllable Expenses $1,549,709 $1,597,689 $1,646,386 $1,695,778 $1,746,651 $1,799,051 $1,853,022 $1,908,613 $1,965,871 $2,024,847 $2,085,593

TOTAL EXPENSES $2,356,629 $2,428,816 $2,502,447 $2,577,520 $2,654,846 $2,734,491 $2,816,526 $2,901,022 $2,988,053 $3,077,694 $3,170,025

Expense Ratio 44.4% 44.0% 43.8% 43.8% 43.8% 43.8% 43.8% 43.8% 43.8% 43.8% 43.8%

NET OPERATING INCOME $2,954,365 $3,095,625 $3,215,598 $3,312,066 $3,411,428 $3,513,771 $3,619,184 $3,727,759 $3,839,592 $3,954,780 $4,073,423

CAPITAL EXPENDITURES

Capital Reserves $68,000 $70,040 $72,141 $74,305 $76,535 $78,831 $81,196 $83,631 $86,140 $88,725 $91,386

CASH FLOW FROM OPERATIONS $2,886,365 $3,025,585 $3,143,457 $3,237,760 $3,334,893 $3,434,940 $3,537,988 $3,644,128 $3,753,452 $3,866,055 $3,982,037

DEBT FINANCING

Debt Service $2,000,827 $1,998,238 $1,995,545 $1,992,746 $1,989,835 $1,986,809 $1,983,663 $1,980,391 $1,976,990 $1,973,454 $1,969,777

CASH FLOW AFTER DEBT FINANCING $885,538 $1,027,348 $1,147,912 $1,245,015 $1,345,058 $1,448,131 $1,554,326 $1,663,736 $1,776,461 $1,892,601 $2,012,259

DSCR (Based on 40 YR AMO) 1.61 1.69 1.76 1.81 1.86 1.92 1.98 2.04 2.10 2.16 2.22

ASSUMPTIONS Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11

Market Rent Growth 0.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%

Loss to Lease -5.0% -4.0% -3.5% -3.5% -3.5% -3.5% -3.5% -3.5% -3.5% -3.5% -3.5%

Vacancy -5.0% -5.0% -5.0% -5.0% -5.0% -5.0% -5.0% -5.0% -5.0% -5.0% -5.0%

Non Revenue / Employee Units -0.5% -0.5% -0.5% -0.5% -0.5% -0.5% -0.5% -0.5% -0.5% -0.5% -0.5%

Concessions / Discounts 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

Bad Debt -0.3% -0.3% -0.3% -0.3% -0.3% -0.3% -0.3% -0.3% -0.3% -0.3% -0.3%

Inflation Factor 0.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%

Management Fee 2.8% 2.8% 2.8% 2.8% 2.8% 2.8% 2.8% 2.8% 2.8% 2.8% 2.8%

Returns

Unleveraged 7 YR IRR 9.51%

Leveraged 7 YR IRR 15.79%

Capitalization Rate 5.35% 5.60% 5.82% 6.00% 6.18% 6.36% 6.55% 6.75% 6.95% 7.16% 7.37%

Leveraged Cash Return 4.60% 5.34% 5.97% 6.47% 6.99% 7.53% 8.08% 8.65% 9.23% 9.84% 10.46%

7 YR AVG Cash Return 6.43%
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11
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EXHIBIT B-3 
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PARC AT WINDMILL FARMS

1
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FORNEY

POPULATION
23,046 

PROJECTED GROWTH
5 year: 7.63%

MEDIAN AGE
33

MEDIAN HOUSEHOLD INCOME
$110,818

LIMITED SUPPLY 
~8 Communities

FORNEY SCHOOLS
A- (niche.com)

LOGISTICS HUB 
• Home to logistics hubs such as Goodyear and Amazon
• USAA filed plans for a three building warehouse addition to East Gate

Logistics Center
• More than 10m SF of warehouse space is planned

AREA HIGHLIGHTS

DALLAS

GARLAND

RICHARDSON

MESQUITE

ALLEN

CARROLLTON

PLANO

PARC AT WINDMILL FARMS

2
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PARC AT WINDMILL FARMS

UNITS: 272
AVG UNIT SIZE: 1,028

Premium Price Market Price

Multifamily Sales Price $58,000,000 $53,000,000
Per Unit $213,200 $194,900
Per Square Foot $207 $190
Cap Rate
Cap Rate (Year 1) 5.19% 5.88%
Cap Rate (T3/T12) 4.77% 5.42%
Multifamily Return Metrics
Loan To Value 60.81% 66.54%
Levered IRR 13.64% 16.97%
Unlevered IRR 8.72% 9.72%
Year 1 Cash-On-Cash 5.00% 7.00%
Average Cash-on-Cash 8.38% 11.41%
Year 1 Cash-On-Cash (No Amort.) 6.85% 9.37%
Average Cash-on-Cash (No Amort.) 10.62% 14.28%
Multifamily Terminal Value
Terminal Cap Rate 5.75% 6.25%
Terminal Value $80,100,000 $75,900,000
Per Unit $294,485 $279,044
Operations
Year 1 Market Rent $1,709 
Year 1 Market Rent PSF $1.66 
Collection Growth (Over T3) 6.0%
Year 1 NRI Growth 6.1%
10 Yr CAGR (Revenue) 3.7%
Year 1 RE Taxes, per unit $4,496
Controllable Expenses Per Unit $2,764 

10 Yr CAGR (NOI) 4.3%

ASSUMPTIONS

Year 1 Cap Rate The WDIS Proforma contemplates respective Year 1 Cap Rates of 5.25% and 
5.75% in the Premium and Market scenarios.

Year 1 Cap Rate The WDIS Proforma contemplates a respective exit cap of 5.75% and 6.25% in 
the Premium and Market scenarios.

Market Rent
The property has experienced impressive Market Rent growth of 17.6% over the 
past 12 months. On a per month basis, asking rents are at the top of the market. 
Our analysis assumes no market rent growth in Year 1 with a focus on loss to 
lease burn off.

Loss to Lease (LTL)
Loss to Lease on the RR dated 10.22.22 is 10.6%. Assuming new leases are 
signed at Market, renewals are signed at the lower of Market and a 3.0% 
increase, and a 50% retention ratio, the WDIS Proforma calculates Year 1 Loss 
to Lease of 4.64%.

Effective Rent Growth The WDIS Rollover Model forecasts Year 1 Effective Rents of $1,629. This 
represents a 6.72%, or $103 increase over the most recent rent roll.

Vacancy The WDIS Proforma assumes a 5% vacancy for the duration of the hold period.

Concessions Due to limited new supply in the near future and strong pricing power that Parc 
at Windmill Farms has, the WDIS proforma assumes no concessions in Year 1.

Non-Revenue Units The WDIS Proforma assumes 1 model unit, 1 courtesy officer unit with a 50% 
discount, and 2 employee units with 25% discounts.

Bad Debt The WDIS Proforma assumes bad debt of 0.5%.

Other Income Other income is assumed as the trailing 3 months grown at 3%.

Utility 
Reimbursements Utility Reimbursements are assumed as the trailing 12 months grown at 3%.

Controllable Expenses Controllable Expenses are based upon the trailing 12 months and grown at 3%.

Management Fee The WDIS Proforma assumes a management fee of 2.75% of total income.

Property Insurance Property Insurance are assumed as the trailing 12 months grown at 3%.

Replacement Reserves The WDIS Proforma assumes replacement reserves of $200/unit.

Property Taxes
Property Taxes are based upon 80% of our conclusion to value in both scenarios. 
This assumption is based upon current buyer underwriting of similar assets and 
conversations with Alliance Tax Advisors.

VALUATION SUMMARY
For Parc at Windmill Farms, our team solved for a Year 1 Cash on Cash of 5.0% and 7.0% in the Premium 
and Market Scenarios, respectively.

WDIS’ valuation analysis is comprised of two scenarios. The Premium Proforma and Market Proforma 
assumptions are outlined below. Please note, for the purpose of our valuation, the buyer’s first year begins 
6.1.23.

3
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UNDERWRITING 
TRAILING 12 T3 REV/T12 EXP PROFORMA PROFORMA V. T-12 PROFORMA V. T-3

Amount % of Income Per Unit Amount % of Income PerUnit Amount % of Income Per Unit

INCOME:

Gross Scheduled Market Rent $5,027,312 107% $18,483 $5,447,768 111% $20,029 $5,577,600 105% $20,506

Plus: Renovated Unit Premiums $0 0% $0

Gain / Loss to Lease ($322,426) -6.9% (1,185) ($538,232) -11.0% (1,979) ($258,937) -4.9% (952)

Gross Potential Rent $4,704,886 100.0% 17,297 $4,909,536 100.0% 18,050 $5,318,663 100.0% 19,554 13.0% 8.3%

Less: Vacancy ($121,834) -2.6% (448) ($154,112) -3.1% (567) ($265,933) -5.0% (978)

Less: Concessions ($12,848) -0.3% (47) ($7,432) -0.2% (27) $0 0.0% 0 

Less: Non-Revenue Units ($17,086) -0.4% (63) ($18,264) -0.4% (67) ($39,108) -0.7% (144)

Less: Bad Debt ($46,590) -1.0% (171) ($30,420) -0.6% (112) ($26,593) -0.5% (98)

Net Rental Income $4,506,528 95.8% 16,568 $4,699,308 95.7% 17,277 $4,987,029 93.8% 18,335 10.7% 6.1%

Plus: Utility Reimbursements $77,354 1.6% 284 $75,200 1.5% 276 $79,675 1.5% 293 

Plus: Parking/Storage Income $0 0.0% 0 $0 0.0% 0 $0 0.0% 0 

Plus: Other Income $260,262 5.5% 957 $269,904 5.5% 992 $278,001 5.2% 1,022 

Total Income $4,844,144 103.0% 17,809 $5,044,412 102.7% 18,546 $5,344,705 100.5% 19,650 10.3% 6.0%

Monthly Collections $403,679 $420,368 $445,392 

EXPENSES:

Utilities $133,896 2.8% 492 $133,896 2.7% 492 $137,913 2.6% 507 

Repairs and Maintenance $28,048 0.6% 103 $28,048 0.6% 103 $28,889 0.5% 106 

Apartment Make Ready $52,072 1.1% 191 $52,072 1.1% 191 $53,634 1.0% 197 

Contract Services $97,298 2.1% 358 $97,298 2.0% 358 $100,217 1.9% 368 

Marketing $33,037 0.7% 121 $33,037 0.7% 121 $34,028 0.6% 125 

Payroll Expenses $331,261 7.0% 1,218 $331,261 6.7% 1,218 $341,199 6.4% 1,254 

General and Administrative $54,282 1.2% 200 $54,282 1.1% 200 $55,910 1.1% 206 

Property Taxes $1,182,116 25.1% 4,346 $1,182,116 24.1% 4,346 $1,222,943 23.0% 4,496 

Franchise Tax $0 0.0% 0 $0 0.0% 0 $17,691 0.3% 65 

Insurance $106,991 2.3% 393 $106,991 2.2% 393 $110,201 2.1% 405 

Management Fees $133,588 2.8% 491 $133,588 2.7% 491 $146,979 2.8% 540 

Total Expenses $2,152,589 45.8% 7,914 $2,152,589 43.8% 7,914 $2,249,604 42.3% 8,271 4.5% 4.5%

Net Operating Income $2,691,555 57.2% 9,895 $2,891,823 58.9% 10,632 $3,095,100 58.2% 11,379 15.0% 7.0%

Replacement Reserves 0.0% 0 0.0% 0 ($81,600) -1.5% (300)

NET CASH FLOW $2,691,555 57.2% 9,895 $2,891,823 58.9% 10,632 $3,013,500 56.7% 11,079 12.0% 4.2%
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CASH FLOW ANALYSIS
YEAR 1 YEAR 2 YEAR 3 YEAR 4 YEAR 5 YEAR 6 YEAR 7 YEAR 8 YEAR 9 YEAR 10 YEAR 11

Gross Potential Rent, Net $5,318,663 $5,531,410 $5,780,323 $6,069,339 $6,372,806 $6,627,718 $6,826,550 $7,031,347 $7,242,287 $7,459,556 $7,683,342 
Plus: Renovation Unit Premiums $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Total Gross Potential Rental Income $5,318,663 $5,531,410 $5,780,323 $6,069,339 $6,372,806 $6,627,718 $6,826,550 $7,031,347 $7,242,287 $7,459,556 $7,683,342
Less: Vacancy $265,933 $276,570 $289,016 $303,467 $318,640 $331,386 $341,328 $351,567 $362,114 $372,978 $384,167 
Less: Concession $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 
Less: Credit Loss $26,593 $27,657 $28,902 $30,347 $31,864 $33,139 $34,133 $35,157 $36,211 $37,298 $38,417 
Less: Non-Revenue Units $39,108 $40,672 $42,502 $44,627 $46,859 $48,733 $50,195 $51,701 $53,252 $54,850 $56,495 
Net Rental Income $4,987,029 $5,186,510 $5,419,903 $5,690,898 $5,975,443 $6,214,461 $6,400,895 $6,592,921 $6,790,709 $6,994,430 $7,204,263
Plus: Utility Reimbursements $79,675 $82,065 $84,527 $87,063 $89,674 $92,365 $95,136 $97,990 $100,929 $103,957 $107,076
Plus: Parking and Storage Income $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Plus: Other Income $278,001 $286,341 $294,931 $303,779 $312,893 $322,279 $331,948 $341,906 $352,164 $362,728 $373,610
Total Operating Income $5,344,705 $5,554,916 $5,799,361 $6,081,740 $6,378,010 $6,629,105 $6,827,978 $7,032,817 $7,243,802 $7,461,116 $7,684,949
Revenue Growth Rate (Over Y1) 3.9% 8.5% 13.8% 19.3% 24.0% 27.8% 31.6% 35.5% 39.6% 43.8%
Effective Rent $1,629 $1,695 $1,771 $1,859 $1,952 $2,031 $2,091 $2,154 $2,219 $2,285 $2,354
11 YR CAGR 3.7%
Expenses:
Management Fee $146,979 $152,760 $159,482 $167,248 $175,395 $182,300 $187,769 $193,402 $199,205 $205,181 $211,336
Property taxes $1,240,634 $1,274,960 $1,310,325 $1,346,766 $1,384,229 $1,422,546 $1,461,721 $1,501,975 $1,543,337 $1,585,839 $1,604,074
Operating Expenses $861,992 $885,696 $910,053 $935,079 $960,794 $987,216 $1,014,364 $1,042,259 $1,070,922 $1,100,372 $1,156,069
Total Expenses $2,249,604 $2,313,417 $2,379,861 $2,449,093 $2,520,418 $2,592,062 $2,663,855 $2,737,636 $2,813,463 $2,891,391 $2,971,479

Net Operating Income $3,095,100 $3,241,499 $3,419,501 $3,632,647 $3,857,592 $4,037,043 $4,164,124 $4,295,181 $4,430,339 $4,569,725 $4,713,470
Capital Reserves $81,600 $83,844 $86,150 $88,519 $90,953 $93,454 $96,024 $98,665 $101,378 $104,166 $107,031 
Net Operating Income After Capital $3,013,500 $3,157,655 $3,333,351 $3,544,128 $3,766,639 $3,943,588 $4,068,099 $4,196,516 $4,328,961 $4,465,559 $4,606,439
NOI Growth Rate 4.8% 10.6% 17.6% 25.0% 30.9% 35.0% 39.3% 43.7% 48.2% 52.9%
11 YR CAGR 4.3%
Total Debt Service Amount $1,876,606 $1,876,606 $1,876,606 $1,876,606 $1,876,606 $1,876,606 $1,876,606 $1,876,606 $1,876,606 $1,876,606
Net Cash Flow $1,136,894 $1,281,049 $1,456,745 $1,667,522 $1,890,033 $2,066,983 $2,191,493 $2,319,910 $2,452,355 $2,588,953
Cash on Cash 5.00% 5.63% 6.41% 7.33% 8.31% 9.09% 9.64% 10.20% 10.79% 11.39%
Debt Service Coverage 1.61x 1.68x 1.78x 1.89x 2.01x 2.10x 2.17x 2.24x 2.31x 2.38x

ASSUMPTIONS CLOSING ASSUMPTIONS REVERSION
Total Capital Budget $58,023,000 Estimated Closing Date June 2023 Gross Selling Price $80,112,000
Total Units 272 Loan Amount at Closing $35,286,000 Less: Sales Expenses (1.50%) ($1,201,680)
Stabilized Cap Rate 5.19% Loan To Value At Closing 61% Less: Principal Outstanding ($30,186,812)
Terminal Cap Rate 5.75% Term remaining on loan (Mos) 439 Net Proceeds $48,723,508 
FINANCING PARAMETERS Amortization 37 LEVERAGED IRR 13.64%
Loan Amount $35,286,000 IO Periods Remaining 0 UNLEVERAGED IRR 8.72%
Date of Origination June 2023 Loan Constant 5.32% AVERAGE CASH ON CASH 8.38%
Interest Rate 4.15% Equity Requirement $22,737,000 % OF IRR FROM CASHFLOW 53.54%
Debt Service Coverage Limit 1.25x Equity Multiple During Term 2.98x % OF IRR FROM RESIDUAL 46.46%
GROWTH ASSUMPTIONS Y1 Y2 Y3 Y4 Y5 Y6 Y7 Y8 Y9 Y10 Y11
Rental Inflation 4.00% 4.50% 5.00% 5.00% 4.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Vacancy Loss 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% -5.00%
Concession Loss 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
Other Income Inflation 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Management Fee 2.75% 2.75% 2.75% 2.75% 2.75% 2.75% 2.75% 2.75% 2.75% 2.75% 2.75%
Expenses Inflation 2.75% 2.75% 2.75% 2.75% 2.75% 2.75% 2.75% 2.75% 2.75% 5.06%
Real Estate Tax Inflation 2.77% 2.77% 2.78% 2.78% 2.77% 2.75% 2.75% 2.75% 2.75% 2.77%
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SALES COMPARABLES

PROPERTY NAME PARC AT WINDMILL 
FARMS MAGNOLIA GROVE THE JANE AT PRESTON 

TRAILS
EMERSON AT FORNEY 

MARKETPLACE
BEACON AT 

WESTMORELAND
CREEKSIDE AT HUDSON 

OAKS

City: Forney Terrell Cedar Hill Forney Desoto Weatherford

Address: 1003 Windmill Farms Blvd 551 Crossroads Pkwy 320 W Pleasant Run 300 Trailhouse Lane 120 S Westmoreland Rd 900 Cinema Dr

Year Built/ Renovated: 2020 2020 2020 2020 2022 2022

Number of Units: 272 270 300 320 194 338

Square Feet/Unit: 1028 754 930 894 837 1060

Sale Date: TBD Jan-22 Feb-22 Aug-21 Jun-22 Jun-22

Buyer: TBD Stoneriver Company PEM Real Estate Group CAF Capital Partners - Olympus

Seller: JMJ Development Venture Development Group ALK Realty CESM Real Estate Private Seller Private Owner

Market Price

Price: $53,000,000 $57,600,000 $75,000,000 $68,000,000 $40,880,000 $90,000,000

Price/Unit: $194,900 $213,333 $250,000 $212,500 $210,722 $266,272

Price/SF: $190 $283 $269 $238 $252 $251

Cap Rate: 5.42% 4.32% 3.50% 3.75% 4.42% 3.39%

Effective Rent/SF: $1.49 $1.73 $1.81 $1.54 $2.04 $1.55 

Effective Rent Multiplier: 10.6 13.6 12.4 12.9 10.3 13.5

RENT COMPARABLES

Due to the run up in interest rates, the below sales would not sell at the same price today. These sale comps are presented as a point of reference and to show support for the basis people are willing to accept in Dallas’ southern 
suburbs.

PROPERTY NAME YEAR BUILT # UNITS AVG. SQ. FT. % OCC. MAR. PER UNIT MAR. PER SF

Parc at Windmill Farms 2020 272 1028 96% $1,709 $1.66

The Emerson at Forney Marketplace 2020 320 894 97% $1,574 $1.76

Gateway Oaks 2017 313 860 100% $1,434 $1.67

Gateway Cedars 2014 334 786 99% $1,320 $1.68

Magnolia Grove 2021 270 910 93% $1,524 $1.67

Comp Averages 2018 309 860 97% $1,459 $1.70
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