City of Austin
Austin Housing Finance Corporation Meeting: November 6, 2025 File ID: 25-2243

COMMERCIAL LOAN AGREEMENT

THIS COMMERCIAL LOAN AGREEMENT (“Agreement”) is made by Broadway National Bank
(“Lender”) and AHFC VILLA DEL REY NON-PROFIT CORPORATION, a Texas non-profit corporation
(“Borrower”, whether one or more), to be effective as of May 23, 2023.

ARTICLE 1
The Loan

1.1 Advancing Term Loan. Subject to and upon the terms and conditions contained in this Agreement,
Lender agrees to make an advancing term loan (the “Loan”) to Borrower in the original face amount of
$2,406,226.00 (the “Loan Amount”). The Loan will be evidenced by and payable in accordance with a promissory
note (the “Note”). The Note will not evidence a revolving credit facility in that Borrower’s repayment of principal
will not enable Borrower to reborrow any principal amount repaid.

ARTICLE 2
Loan Terms
2.1 Loan Terms.
(a) Rate and Payment. The Loan will bear interest and be payable in accordance with the terms of the
Note.
(b) Guaranty. There will be no guarantors on the Loan.

(© Collateral. The Loan will be secured, among other things, by the following;

@) a valid first lien Deed of Trust (the “Deed of Trust”) on the following described property
(the “Property”):

Lot(s) 17, 18, 19, 20 and 21, Block 8, HYDE PARK ADDITION NUMBER TWO, a
subdivision in Travis County, Texas, according to the map or plat thereof, recorded in
Volume 1, Page(s) 75 of the Plat Records of Travis County, Texas.

(ii) a valid first lien security interest in all equipment, fixtures, furnishings, inventory, and other
personal property, both tangible and intangible, either located upon or used in connection with the operation of the
Property (none of which may be leased or acquired by lease/purchase), including without limitation, all contracts for
the operation and maintenance of the Property.

(d) Loan Documents. The Loan will be evidenced by all instruments (the “Loan Documents”)
requested by Lender, in Lender’s sole and absolute discretion, including without limitation, the following: (i) this
Agreement, (ii) the Note, (iii) the Deed of Trust, (iv) any Hedge Agreements, and (v) all other documents executed
at any time by Borrower in connection with, as evidence of, or as security for, the Loan. All of the terms and
conditions of the Loan Documents must be satisfactory to Lender, in Lender’s sole and absolute discretion.

(e) Origination Fee. Borrower will pay Lender an Origination Fee of $12,031.13 at the time the Loan
closes.

ARTICLE 3
Definitions

3.1 Definitions. In addition to the other capitalized terms that are defined throughout this Agreement,
the following terms have the following meanings when used in this Agreement:
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“Collateral” means all property, both real and personal, tangible and intangible described in the Loan
Documents as being given as collateral for the Loan.

“Debt” means all indebtedness and liabilities, whether matured or unmatured, due or to become due,
liquidated or unliquidated, direct or indirect, absolute or contingent, joint or several, including all items that should
be classified as liabilities according to generally accepted accounting principles.

“Hedge Agreement” means any agreement between Borrower and Lender or any affiliate of Lender,
including but not limited to an ISDA Master Agreement, whether now existing or hereafter entered into, that
provides for an interest rate, currency, equity, credit, or commodity swap, cap, floor, or collar, spot or foreign
currency exchange transaction, cross currency rate swap, currency option, any combination of, or option with respect
to, any of the foregoing or similar transactions for the purpose of hedging Borrower’s exposure to fluctuations in
interest rates, exchange rates, currency, stock, portfolio or loan valuations or commodity prices, along with all now
existing or hereafter executed schedules attached thereto, and all confirmations issued in connection therewith.

“Indebtedness” means all of the following:

)] All indebtedness owed by Borrower to Lender that is evidenced by, secured by, or created
in connection with the Loan Documents; including without limitation the aggregate of all principal and interest
owing from time to time under the Note, together with all fees, expenses, charges, premiums (if any), and other
amounts from time to time owing under the Loan Documents.

(ii) All renewals, modifications, rearrangements, reinstatements, enlargements, or extensions of
the Note and any promissory note or notes given in renewal, substitution, or replacement for the Note.

(iii)  All indebtedness, liabilities, and obligations of Borrower, whether actual or contingent, due
or to become due and existing or arising from time to time, under or in connection with any Hedge Agreement.

“Liens” means all liens, rights, security interests, and assignments (whether absolute or as collateral)
created, granted, or made by the Loan Documents.

“Subordinated Debt” means all Debt of Borrower, whether now existing or hereafter incurred, that is
subordinate in right of payment to the Indebtedness, pursuant to a written agreement executed by such parties
required by, and in form and content, satisfactory to Lender.

“Project” means the multifamily building located on the Property.

32 Rules of Interpretation. All definitions of terms contained in this Agreement apply equally to the
singular and plural forms of the terms defined. Whenever the context requires, any pronoun includes the
corresponding masculine, feminine and neuter forms. The words “include”, “includes” and “including” are deemed
to be followed by the phrase “without limitation”. In the computation of periods of time from a specified date to a
later specified date, the word “from” means “from and including” and the word “to” means “to but excluding”.
Unless the context requires otherwise (i) any definition of or reference to any agreement, instrument, or other
document refers to such agreement, instrument, or other document as it was originally executed or as it may from
time to time be amended, supplemented, renewed, extended, increased, or otherwise modified (subject to any
restrictions on such amendments, supplements, or modifications set forth in this Agreement), (ii) any reference in
this Agreement to any party includes such party’s successors and permitted assigns, (iii) the words “hereof”,
“herein”, and “hereunder” and words of similar import shall be construed to refer to this Agreement as a whole and
not to any particular provision of it, (iv) all references to Articles, Sections, Exhibits, and Schedules refer to Articles,
Sections, Exhibits, and Schedules to this Agreement, (v) all documents, instruments, exhibits, and other writings
referred to in this Agreement are made a part of it by reference for all purposes with the same effect as if attached to
it, and (vi) all references to a specific time (or to any time generally) refer to the time in San Antonio, Texas, unless
otherwise indicated. Any reference to any law shall include all statutory and regulatory provision consolidating,
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amending, replacing, or interpreting such law and any reference to any law or regulation refers to such law or
regulation as amended, modified, or supplemented from time to time.

ARTICLE 4
Advances

4.1 Borrower’s Expense. All of the things required to be furnished to Lender by this Article shall be
furnished at the expense of Borrower and shall be in form and substance satisfactory to Lender, in Lender’s sole and
absolute discretion.

42 Conditions for Benefit of Lender. All conditions precedent to the obligation of Lender to make any
advance on the Loan are imposed solely for the benefit of Lender, and no other party may require satisfaction of any
condition precedent or be entitled to assume that Lender will refuse to make any advance in the absence of strict
compliance with these conditions precedent.

43 Advance Not a Waiver. No advance will constitute a waiver of any condition precedent to any
obligation of Lender to make any further advances or preclude Lender from thereafter declaring the failure of
Borrower to satisfy the condition precedent to be a default under the terms of this Agreement.

44 Lender’s Right Not to Advance. Borrower will not be entitled to an advance if: (i) an Event of
Default or Uncured Event of Default exists under this Agreement; (ii) the Collateral has suffered any significant
damage by fire or other casualty; (iii) condemnation or adverse usage change proceedings are threatened or
commenced against the Collateral; or, (iv) the advance would cause Lender to violate any law, rule or regulation to
which Lender is subject limiting the amount that may be advanced by Lender to Borrower in accordance with the
terms of this Agreement (including any limitation on the amount Lender may lend to Borrower and persons related
to Borrower).

4.5 General Conditions Precedent to Advances. Lender may, in Lender’s discretion without the
necessity of a request for advance from Borrower, disburse the proceeds of the Loan by journal entry to pay interest,
financing costs, and any fees and expenses described in this Agreement. Loan proceeds disbursed by Lender by
journal entry to pay interest or financing costs, and Loan proceeds disbursed directly by Lender to pay costs or
expenses required to be paid by Borrower pursuant to this Agreement, shall constitute advances to Borrower. Lender
is under no obligation to advance any amount under the Loan to Borrower or to any other person or firm, unless and
until the conditions of this Agreement have been fully satisfied, and strict proof thereof has been furnished by
Borrower to Lender, in form and substance acceptable to Lender, in its sole and absolute discretion, and until
Borrower has delivered the following documents, evidence, certificates, and other instruments to Lender:

(a) Documents signed. The Loan Documents have been signed and where appropriate acknowledged
by all individuals and entities required to sign them and delivered to Lender.

) No Default. No Event of Default or Uncured Event of Default (both as defined in Article 8 of this
Agreement) then exists.

(c) Representations and Warranties True. The representations and warranties contained in the other
Loan Documents and Article 5 of this Agreement are true and correct in all respects.

(d Compliance with Covenants. Borrower is in full compliance with the covenants contained in the
Loan Documents and Article 6 of this Agreement.

(e) No Liens or Security Interests. Lender has received evidence satisfactory to Lender, in Lender’s
sole and absolute discretion, that any liens or security interests encumbering the Collateral in favor of any other
person or entity have been fully released or assigned to Lender.
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® Borrower’s Governing Documents. If Borrower or any General Partner of Borrower is a
partnership or joint venture, a true and complete copy of its executed partnership or joint venture agreement and of
each amendment thereto. Additionally, if Borrower or any General Partner of Borrower is a limited partnership, a
copy of its certificate of limited partnership reflecting filing as required by law and qualification to do business in
Texas. If Borrower or any General Partner of Borrower is a corporation, a true and complete copy of its articles of
incorporation and bylaws and of each amendment thereto, together with current certificates of good standing and
existence, and an incumbency certificate of its board of directors authorizing it to enter into the transaction. If
Borrower or any General Partner of Borrower is a limited liability company, a true and complete copy of its articles
of organization and regulations and of each amendment thereto, together with current certificates of good standing
and existence, and an incumbency certificate of its members or managers, as necessary, authorizing it to enter into
the transaction. If Borrower or any General Partner of Borrower is an organization other than a partnership or
corporation, a true and complete copy of each document creating it or governing its existence, power, and authority
and of each amendment thereto. If any Guarantor is not an individual, a true and complete copy of each applicable
document referred to above in this paragraph and of each amendment to them. As used in this Agreement, the terms
“Borrower’s Governing Documents” and “Guarantor’s Governing Documents” mean the documents described
in this paragraph that are applicable to Borrower’s and Guarantor’s entity structure.

(2 Fees. Payment to Lender of all fees and expenses required to be paid by the Loan Documents,
including without limitation, any commitment letter executed in connection with the Loan.

(h) Insurance. Lender has received evidence that all insurance coverage required by Lender has been
issued in amounts approved by Lender and that all premiums therefor have been paid in full. Borrower shall cause
the insurance carrier to furnish Lender with a certificate indicating the amount of coverage in force and an agreement
that Lender will be notified by such insurance carrier at least ten (10) days prior to any change, renewal or
cancellation of such policy. All liability policies must name Borrower as named insured and Lender as an additional
insured using an endorsement form acceptable to Lender.

@) Commitment Letter. Completion of any requirements of any commitment letter executed in
connection with the Loan.

0] Additional Information. Borrower has furnished Lender with any additional information that
Lender may reasonably request with respect to Borrower, Guarantor, or the Collateral.

& Flood Certificate. Lender has received evidence that the Property is not located within any
designated flood plain or special flood hazard area (including without limitation, flood zones A or V).

) Environmental Assessment. Lender has received a Phase I Environmental Assessment of the
Property prepared by an environmental engineer or consultant acceptable to and engaged by Lender establishing (i)
that the environmental condition of all Property is acceptable to Lender, (ii) that the Property complies with the
requirements of the Comprehensive Environmental Response, Compensation and Liability Act (CERCLA), as
amended by the Superfund Amendments and Reauthorization Act (SARA), and (iii) that the Property complies with
all other federal or state regulations with respect to the generation, transportation, storage, or cleanup of any
hazardous substances.

(m) Survey. Lender has received a current survey of the Property prepared by a registered professional
engineer or licensed land surveyor acceptable to Lender and the Title Company which shall show dimensions and
total area of the Property, all lot lines, easements, adjoining roads, streets and such other details as are required by
the Lender. The survey shall be accompanied by a description of the Property which shall be satisfactory to
Lender’s legal counsel and the Title Company as the description to be used in the Policy and the Deed of Trust. The
survey must be in a form acceptable to cause the Title Company to delete the survey exception, save shortages in
area. The survey shall state whether the Property lies within the flood plain.

(n) Title Insurance. Lender has received a Loan Policy (the “Title Policy”), issued to Lender by a title
insurance company acceptable to Lender (“Title Company”) in an amount acceptable to Lender. The Title Policy

4

(F.242a) (2023-5-85) rev.1/2020 Page 1 of 1




City of Austin
Austin Housing Finance Corporation Meeting: November 6, 2025 File ID: 25-2088

shall (i) insure that the liens of Lender, or its nominee, are first and prior liens on the fee simple title to the Property
described in the Title Policy, (ii) show the Property to be free and clear of all defects and encumbrances except those
described in the Deed of Trust or otherwise approved by Lender, (iii) contain no survey exceptions not previously
approved by Lender; (iv) indicate ad valorem taxes, except taxes for the current year, as having been paid in full, and
(v) have the reference to subsequent assessments of taxes for prior years due to change in land usage or ownership
deleted in its entirety. The status of title to the Property shown in the Title Policy shall be satisfactory to Lender, in
its sole and absolute discretion. The Title Policy will show fee simple title to the Property to be vested in Borrower.

(0) Appraisal. Lender has received an appraisal of each item of Collateral required to be appraised by
Lender. Each appraisal must (i) be prepared by an appraiser engaged and approved by Lender, (ii) comply with all
of the underwriting requirements of Lender in effect at the time the Loan is closed, and (iii) establish a market value
for the Collateral that is acceptable to Lender, in its sole and absolute discretion.

) Leases. Borrower has furnished Lender with copies of all leases covering all or part of the Property.

@ Subordination Agreements. Lender has received subordination agreements signed by all tenants of
the Property. All of the terms of these subordination agreements must be acceptable to and approved by Lender in
its sole and absolute discretion.

) Financial Condition. Borrower must furnish evidence satisfactory to Lender that the financial
condition of Borrower and, if applicable, each Guarantor, have not deteriorated from their financial condition as of
the date of this Agreement, that no action is threatened or pending against any such party under any bankruptcy or
insolvency laws, and that no litigation is pending or threatened against any such party which might adversely affect
Borrower’s or Guarantor’s ability to perform their obligations under the Loan Documents.

4.6 Special Conditions Precedent to Advances on the Loan.

(a) Conditions Precedent. Lender shall not be required to make any advance on the Loan until Lender
is satisfied, in its sole and absolute discretion, that the following conditions precedent have occurred or been
performed:

@) Lender has received evidence that Borrower has satisfied all of the requirements of Section
4.5 of this Agreement.

(ii) No Event of Default or Uncured Event of Default (both as defined in this Agreement) then
exists.

(iii) Any Guarantor seeks, claims, or otherwise attempts to limit, modify, or revoke such
Guarantor’s guarantee of the Loan.

@iv) Lender has no obligation to make advances on the Loan after June 1, 2026.
W) Lender has received evidence that the advance will only be used for the following purposes:
Acquisition of the Project and repairs and improvements to the Project

ARTICLE 5
Representations and Warranties

So long as Lender has any obligation to make advances under the Loan or any portion of the Indebtedness
remains unpaid, Borrower unconditionally warrants and represents to Lender as follows:

5

(F.242a) (2023-5-85) rev.1/2020 Page 1 of 1




City of Austin
Austin Housing Finance Corporation Meeting: November 6, 2025 File ID: 25-2088

5.1 Organization and Existence. Borrower is a non-profit corporation and is duly organized, validly
existing, and in good standing under the laws of the State of its formation or existence, and has complied with all
conditions prerequisite to its doing business in the state where the Collateral is located.

52 Authorization and Enforceability. The execution, delivery, and performance by Borrower, and
Guarantor, respectively, of the Loan Documents does not and will not (i) violate any provision of any agreement,
law, rule, regulation, order, writ, judgment, injunction, decree, determination, or award presently in effect which
adversely affects or could adversely affect the financial condition, business, or prospects of Borrower, or Guarantor;
or (ii) result in a breach of or constitute a default under Borrower’s or Guarantor’s Governing Documents or any
indenture, loan or credit agreement, or any other agreement or instrument, to which Borrower or Guarantor is a party
or by which Borrower or the Guarantor, or any of their respective properties is bound or affected, and will not result
in the creation or imposition of any lien, charge, or encumbrance on, or security interest in, any of their respective
properties pursuant to the provisions of any such agreement or instrument; and (iii) the Loan Documents, when duly
executed and delivered, will constitute legal, valid, and binding obligations of Borrower and Guarantor, respectively,
enforceable against them in accordance with their respective terms, except to the extent that they may be limited by
bankruptcy or insolvency or other laws affecting creditors rights generally.

5.3 Representations True. All statements contained in this Agreement and the other Loan Documents
are true and correct and all writings previously delivered to Lender by Borrower concerning the Loan are genuine
and in all respects what they purport to be.

5.4 Litigation. There is no litigation, proceeding, or investigation pending or threatened against or
affecting Borrower, Guarantor, or the Collateral in any court or before any tribunal or arbitration board.

5.5 Consents. No consent, approval, or authorization of any governmental authority is required in
connection with the execution and delivery of Loan Documents.

5.6 Lien Priority. None of the Collateral will be encumbered by any pledge, lien, security interest,
assignment, or other charge or encumbrance of any nature whatsoever except those in favor of Lender. Lender’s
Liens shall be first prior Liens superior to the interests of all other parties.

5.7 Financial Statements. All financial statements delivered to Lender by or on behalf of Borrower or
any Guarantor fairly represent the financial condition of Borrower and such Guarantor as of the date of each such
financial statement (subject to reasonable year-end adjustments for interim financial statements). There are no
material liabilities, direct or indirect, fixed or contingent, as of the date of each such financial statement, that are not
reflected therein or in the notes thereto. Except for transactions directly related to, or specifically contemplated by,
this Agreement, there has been no material adverse change in the financial condition of Botrower or any Guarantor
as shown by the most recent financial statements delivered to Lender since the date thereof, and neither Borrower
nor any Guarantor has incurred any material liability, direct or indirect, fixed, or contingent since such date, except
as otherwise disclosed to and approved in writing by Lender.

5.8 Convictions. Neither Borrower nor any of its principals has been convicted of (or pleaded nolo
contendere or no contest to) a crime involving bank fraud, embezzlement, sex offences against a minor, mail fraud,
or money laundering. For purposes of the immediately preceding sentence, “principals” means (i) for a partnership,
each general partner and any other partner who is a natural person and holds twenty percent (20%) or more
ownership interest in the partnership, or (i) for a corporation, limited liability company, association, or other entity,
each director, each of the five (5) most highly-compensated executives or officers of the entity, and each natural
person who is a direct or indirect holder of twenty percent (20%) or more of the capital stock or other equity or
ownership interest of the entity.
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ARTICLE 6
Covenants

So long as Lender has any obligation to make advances under any of the Loan or any portion of the
Indebtedness remains unpaid, Borrower covenants and agrees as follows:

6.1 Attorney’s Fees. Borrower shall pay or reimburse Lender for all fees and expenses of counsel for
Lender in connection with (a) the negotiation, preparation, filing and recording of the Loan Documents, and any
renewals, extensions and modifications to them; (b) the administration, servicing, and collection of the Loan; (c) the
protection of the Collateral; and (d) the exercise by Lender of any of its rights and remedies under the Loan
Documents.

6.2 Insurance. Borrower shall obtain and maintain all insurance policies required by Lender pursuant to
the Loan Documents.

6.3 Loan Calculations. The unpaid principal balance of the Loan, the amount of interest accrued on
them, the amounts and dates of advances, the amounts and dates of payments, and the amount of any charges
outstanding in connection with the Loan, shall be determined in accordance with Lender’s records. Borrower agrees
to accept Lender’s records, as maintained by Lender, subsequent to this date as correct, complete, and conclusive of
the aggregate unpaid amount of principal, interest, and other charges due and owing to Lender. Lender may provide,
but shall not be required to provide, a statement of transactions pursuant to this Agreement to Borrower at such
intervals as Lender may deem appropriate. Borrower waives any objection as to the accuracy of Lender’s records
and any such statement in any action or proceeding to enforce the obligations of Borrower to Lender under this
Agreement or the other Loan Documents in any court of competent jurisdiction.

6.4 Collateral Held in Trust. All Collateral not required to be delivered to and remain in the possession
of Lender, will be held by Borrower in trust for Lender.

6.5 Debt. Borrower shall not, directly or indirectly, incur, create, assume, permit to exist, any Debt,
except: (i) Debt owed to Lender, (ii) Debt that exists on the date of the closing of the Loan that has been disclosed to
Lender in writing prior to such date, (iii) trade Debt incurred in the ordinary course of Borrower’s business, (iv) Debt
owed to Lender or an affiliate of Lender under a Hedge Agreement, and (v) Subordinated Debt.

6.6 Contingent Liabilities. Borrower shall not, directly or indirectly, assume, guarantee, endorse,
contingently agree to purchase or otherwise become liable upon the obligation of any person or entity except by the
endorsement of negotiable instruments for deposit or collection or similar transactions in the ordinary course of
Borrower’s business.

6.7 Judgments. Borrower shall not allow any judgment for the payment of money in excess of
$10,000.00 rendered against it to remain undischarged or unsuperseded for a period of sixty (60) days during which
execution shall not be effectively stayed.

6.8 Nature of Business. Borrower shall not engage in any business other than the business in which it is
engaged as of the date of the closing of the Loan.

6.9 Distributions. Borrower shall not be permitted to declare or pay dividends on, or make any other
distribution (whether by reduction of capital or otherwise) regarding any shares of its capital stock or other
ownership interests, or otherwise remove or withdraw any capital generated by the Property or contributed to any
project located on the Property (i) at any time there is an Event of Default or an Uncured Event of Default under
the Loan or (ii) to the extent permitting such dividend, distribution, or removal of capital would cause the Loan to
be categorized as a high volatility commercial real estate (HVCRE) exposure. As used in this Section, the term
“high volatility commercial real estate (HVCRE) exposure” means an “HVCRE ADC Loan” as defined in the
Dodd-Frank Wall Street Reform and Consumer Protection Act of 2010 (Dodd-Frank Act: P.L. 111-203, 124 Stat
1376) Section 214, as may be further promulgated in the Code of Federal Regulations.
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6.10  Tax Exempt Status. Borrower shall maintain the real property tax exemption for the Project at all
times during the term of the Loan,

6.11 Financial Reporting,.

(a) Borrower’s Statements and Tax Returns.

@ Annual Statements. No later than October 15th of each calendar year during which any portion of
the Note remains unpaid or at any other time or times requested by Lender, in its sole and absolute
discretion, Borrower shall furnish financial statements to Lender that correctly reflect the financial
condition of Borrower as of and for the period ending on the last day of the prior calendar year and
are certified by Borrower as being true and correct. The financial statements shall be in a form and
contain such information as Lender requests and shall include, at a minimum, a balance sheet,
income statement, cash flow information, a disclosure of contingent liabilities and adequate
supporting schedules.

(ii) Semi-Annual Statements. Within 60 days after the end of the second and fourth calendar quarters
during which any portion of the Note remains unpaid or at any other time or times requested by
Lender, in its sole and absolute discretion, Borrower shall furnish financial statements to Lender
that correctly reflect the financial condition of Borrower as of and for the period ending on the last
day of such semi-annual period and are certified by Borrower as being true and correct. The
financial statements shall be in a form and contain such information as Lender requests and shall
include, at a minimum, a balance sheet, income statement, cash flow information, a disclosure of
contingent liabilities and adequate supporting schedules.

(iii)  Tax Returns. Within 30 days after the date filed with the Internal Revenue Service, Borrower shall
deliver signed copies of Borrower’s annual federal income tax returns (complete with all
accompanying schedules including all related K-1s and any extensions) to Lender.

(b) Rent Rolls. Within 30 days after the end of each calendar quarter during the term of the Loan, or at
any other time or times requested by Lender, in its sole and absolute discretion, Borrower shall furnish to Lender a
rent roll describing all leases on the Property during the previous three (3) month period. The rent roll shall be in
form and substance satisfactory to Lender, shall be certified by Borrower as being true and correct and shall contain,
at a minimum, the name of each tenant, the amount of all rent and other sums to be paid by tenant under the lease,
the lease term, the part of the Property occupied by tenant, the amount of any security deposit, and the amount of any
rent abatements. At the same time that the rent rolls are furnished to Lender, Borrower shall furnish Lender with
copies of all new leases on the Property during the preceding three (3) month period.

6.12  Financial Covenants.

(a) Interest-Only Period Debt Service Coverage Requirement. Within 24 months after the closing of
the Loan, Borrower must furnish Lender with evidence satisfactory to Lender that the Project has achieved a Debt
Service Coverage Ratio of at least 1.00 to 1.00. As used in this Section 6.12(a), “Debt Service Coverage Ratio”
means the net operating income of the Project for the trailing 6-month period, divided by the principal and interest
payments coming due during the Extended Terms (defined below). Operating expenses will be based on actual
expenses for the previous trailing 6 months, including but not limited to management fees (greater of actual or 3%),
applicable real estate taxes, insurance, and reserves (greater of actual or $0.20/SF), whether paid or not. Real estate
taxes, if applicable, and insurance will be normalized during the period of assessment.

(b) Extended Term Debt Service Ratio Requirement. During the Extended Terms, the Project must
maintain a Debt Service Coverage Ratio of at least 1.25 to 1.00. The Debt Service Coverage Ratio will be tested as
of the end of each Test Period during the Extended Terms on a trailing 6-month basis. As used in this Section
6.12(b), the following terms have the meanings set forth below:
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“Debt Service Coverage Ratio” means the ratio of Net Income to Debt Service Payments.

“Debt Service Payments” means all scheduled principal and interest payments due and owing under the
Loan during the Test Period.

“Test Period” means each trailing 6-month period.

“Net Income” means the sum of the gross operating income from the Project for the Test Period less the
operating expenses of the Project for the Test Period. Operating expenses will be based on actual historic expenses
from the previous trailing 6 months, including but not limited to management fees (greater of actual of 3%),
applicable real estate taxes, insurance, and reserves (greater of actual or $0.20/SF), whether paid or not. Real estate
taxes, if applicable, and insurance will be normalized during the period of assessment.

() Operating Accounts. Borrower shall maintain its operating accounts with Lender at all times
during the term of the Loan.

ARTICLE 7.
Extension of Term

7.1 Election to Extend Term. Provided each of the conditions set forth in this Article 7 are met,
Borrower shall have the option to extend the term of the Loan for two (2) periods of twelve (12) months each (the
“Extended Term”). Borrower must exercise this option by delivering written notice to Lender no later than ninety
(90) days before the expiration of the then-current term of the Loan.

7.2. Conditions. In order to extend the term of the Loan for an Extended Term, the following conditions
must have occurred and be continuing:

® No “default” or “Event of Default” has occurred under any of the Loan Documents and is
continuing.

(ii) The Project satisfies the Debt Service Coverage Ratio requirement set forth in Section 7.3 below.

7.3 Debt Service Coverage Ratio Requirement. In order to extend the term of the Loan for an Extended

Term, Borrower must furnish Lender with evidence satisfactory to Lender that the Project’s Debt Service Coverage
Ratio equals or exceeds 1.25 to 1.00. As used in this Section 7.3, “Debt Service Coverage Ratio” means net
operating income based on the previous trailing 6 months divided by debt service payments based on all scheduled
principal and interest payments due and owing under the Loan during the applicable Extended Term. Operating
expenses will be based on the greater of actual historic expenses from the previous year, including but not limited to
management fees (at the greater of actual or 3%), applicable real estate taxes, insurance, and reserves (at the greater
of actual or $0.20 per square foot), whether paid or not. Real estate taxes, if applicable, and insurance will be
normalized for the period of assessment.

ARTICLE 8
Events of Default

8.1 Events of Default. Each one of the events described in this Section is an “Event of Default” under
this Agreement. As used in this Agreement, the term “Uncured Event of Default” means the occurrence of any
event which, but for the giving of notice or the passage of time, would become an Event of Default.

(a) Payment. Borrower or any Guarantor fails to make any payment on the Indebtedness as and when
it becomes due and payable, whether at the due date thereof, by acceleration, or otherwise.

(b) Performance. Borrower or any Guarantor fails, refuses, or neglects to fully and timely perform,
observe, and discharge any covenant or provision contained in any of the Loan Documents.
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(©) Loan Documents. Borrower or any Guarantor defaults or commits an event of default under any of
the Loan Documents.

@) Warranties or Representations. Any warranty, representation, or other statement by or on behalf of
Borrower or any Guarantor in the Loan Documents, or in any instrument furnished in compliance with or in
reference to the Loan Documents, is false, misleading, or incorrect in any material respect as of the date made.

(e) Other Indebtedness. 1f Borrower fails to make payment of any other indebtedness to Lender or
fails, refuses, or neglects to fully and timely perform and discharge any other obligation to Lender, whether made
before or after the date of this Agreement.

® Enforceability of Liens. Any lien or security interest granted to Lender pursuant to this Agreement
becomes invalid, unenforceable, or ceases to be a first priority lien and security interest against the Collateral to
which it is intended to attach.

(® Change in Financial Condition. Lender determines, in its sole and absolute discretion, that a
material adverse change in the financial condition of Borrower or any Guarantor has occurred since the date of this
Agreement.

(h) Insurance. Borrower fails to pay the premiums on any insurance policies required by Lender in
connection with, or as security for, the Indebtedness when they become due and payable.

@) Failure to Furnish Information. Borrower or any Guarantor fails to furnish or deliver any
information, statements, or instruments, including without limitation, any required reports, insurance policies, and
financial statements, that are required to be furnished to Lender by the Loan Documents, at the times required by the
Loan Documents.

() Other Liens. All or any part of the Collateral (or an interest in it) is mortgaged, pledged,
hypothecated, or otherwise encumbered without Lender’s prior written consent, which consent may be withheld at
Lender’s sole and absolute discretion.

& Voluntary Debtor Relief. 1f Borrower or any Guarantor (i) commences any case, proceeding, or
other action seeking an order for relief as a debtor, reorganization, arrangement, adjustment, liquidation, dissolution,
or composition of it or its debts under any state or federal law relating to bankruptcy, insolvency, reorganization, or
relief of debtors; (ii) seeks, consents to, or not contest the appointment of a receiver or trustee for itself or for all or
any part of its property; (iii) makes a general assignment for the benefit of its creditors; or (iv) admits in writing its
inability to pay its debts as they mature.

O Involuntary Debtor Relief. If (i) a petition is filed against Borrower or any Guarantor seeking relief
under the bankruptcy, arrangement, reorganization, or other debtor relief laws of the United States or any state or
other competent jurisdiction or (ii) a court of competent jurisdiction enters an order, judgment, or decree appointing,
without the consent of Borrower or any Guarantor, a receiver or trustee for it or for all or any part of its property, and
such petition, order, judgment, or decree shall not be and remain discharged or stayed within a period of sixty (60)
days after its entry.

(m) Dissolution. Borrower, any Guarantor, or any general partner of Borrower or any Guarantor does
any of the following without obtaining Lender’s prior written consent (i) changes the state of its organization or
domicile, (ii) changes or converts from one type of legal entity to another, (iii) merges or consolidates with any other
legal entity, or (iv) dissolves, terminates or liquidates.

(n) Disposition of Collateral or Beneficial Interest in Borrower. Borrower or any owner of all or part
of the Collateral makes a Disposition (as defined below), without the prior written consent of Lender. “Disposition”
means any sale, lease (except as permitted under this Agreement), exchange, assignment, conveyance, transfer,
trade, or other disposition of all or any portion of the Collateral (or any interest therein) or all or any part of the
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beneficial ownership interest in Borrower (if Borrower is a corporation, limited liability company, partnership, joint
venture, trust, or other type of business association or legal entity).

ARTICLE 9
Remedies

9.1 Remedies Upon Default. Subject to any applicable notice and cure periods set forth in the Loan
Documents, upon the occurrence of an Event of Default Lender may, at Lender’s option, do any one or more of the
following;

(@ Perform for Borrower. Perform or attempt to perform any covenant contained in the Loan
Documents that Borrower has failed to keep or perform beyond any applicable notice and cure period and any
payment made or expense incurred in the performance or attempted performance of any such covenant shall be and
become a part of the Indebtedness and Borrower shall, upon demand in writing along with supporting documentary
evidence from Lender, pay Lender all sums so paid by Lender together with interest from the date paid or incurred
by Lender at the Maximum Rate described in the Note.

(b) Acceleration. LENDER MAY, WITHOUT NOTICE, DEMAND, PRESENTMENT,
NOTICE OF NONPAYMENT OR NONPERFORMANCE, PROTEST, NOTICE OF PROTEST, NOTICE
OF INTENT TO ACCELERATE, NOTICE OF ACCELERATION, OR ANY OTHER NOTICE OR ANY
OTHER ACTION, ALL OF WHICH ARE HEREBY WAIVED BY BORROWER, GUARANTOR, AND
ALL OTHER PARTIES OBLIGATED IN ANY MANNER WHATSOEVER ON THE INDEBTEDNESS,
DECLARE THE ENTIRE UNPAID BALANCE OF THE INDEBTEDNESS IMMEDIATELY DUE AND
PAYABLE, AND UPON SUCH DECLARATION, THE ENTIRE UNPAID BALANCE OF THE
INDEBTEDNESS SHALL BE IMMEDIATELY DUE AND PAYABLE. The failure to exercise any remedy
available to Lender shall not be deemed to be a waiver of any rights or remedies of Lender under the Loan
Documents, at law, or in equity.

(©) Termination. Terminate any commitment of Lender to lend under this Agreement in its entirety or
as to any portion thereof, to the extent Lender shall deem appropriate.

(d) Setoff. Setoff any amounts due and owing to Lender by Borrower or any Guarantor, whether
principal, interest, or fees, including any amounts accelerated pursuant to the terms hereof against any of Borrower’s
funds in Lender’s possession or subject to Lender’s control.

(e) Exercise of Rights. Exercise any and all rights afforded by the Loan Documents or by any
applicable laws, whether at law, in equity, or otherwise, as Lender shall deem appropriate, including, but not limited
to, all rights of a secured party under the Texas Uniform Commercial Code, the rights to bring suit or other
proceeding before any court or any governmental department, agency, or instrumentality of any sort whatsoever,
either for specific performance of any covenant or condition contained in the Loan Documents or in aid of the
exercise of any right granted to Lender in the Loan Documents. All rights available to Lender under the Loan
Documents shall be cumulative of, and in addition to, all other rights granted to Lender, at law or in equity, whether
or not Lender shall have instituted any suit for collection or other action in connection with the Loan Documents.

® Collect Collateral. Take over the exclusive right to collect any Collateral at the sole expense of
Borrower and Guarantor. For any acts done, or not done, incident to such collection or liquidation, Lender shall not
be liable in any manner. Lender shall have the right to settle, compromise, or adjust Collateral and the claims or
rights of Borrower in accordance with the applicable terms under the Loan Documents. Lender may employ agents
and attorneys to collect or liquidate any Collateral and Lender shall not be liable for such Collateral or defaults of
any such agents and attorneys.

(2 Act on Borrower’s Behalf. Open any mail addressed to Borrower in connection with any Collateral
and as attorney-in-fact for Borrower, sign Borrower’s name to any receipts, checks, notes, agreements, or other
instruments or letters in order to collect or liquidate the Collateral.
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()] Possession of Records. Upon ten (10) days’ written notice, enter the office of Borrower and take
possession of any records that pertain to the Collateral.

@) Refuse Advances. Refuse to make additional advances on the Loan. If this is done, however, all of
Lender’s rights and all of Borrower’s and Guarantor’s duties and obligations under the Loan Documents, shall
continue in full force and effect until the full payment of the Indebtedness under the Loan Documents.

9.2 Waiver, BORROWER AND ANY GUARANTOR WAIVE DEMAND FOR PAYMENT,
ANY AND ALL PRESENTMENTS FOR PAYMENT, NOTICES OF INTENTION TO ACCELERATE
MATURITY, NOTICES OF ACCELERATION OF MATURITY, PROTESTS, AND NOTICES OF
PROTESTS REGARDING THE LOAN. Notwithstanding anything contained in this subparagraph to the
contrary, Lender may not terminate this Agreement without giving Borrower written notice of termination.

93 Lender Not in Control. None of the covenants or other provisions contained in this Agreement shall
give Lender the right or power to exercise control over the affairs and/or management of the Borrower or any
Guarantor.

9.4 Notice and Opportunity to Cure. For purposes of this Agreement, the term “Monetary Default”
means a failure by Borrower or any other person or entity to perform any obligation contained in any of the Loan
Documents for the payment of money. For purposes of this Agreement, the term “Non-Monetary Default” means a
failure by Borrower or any other person or entity to perform any obligation contained in any of the Loan Documents
other than the obligation to make payments of money. Notwithstanding anything contained in any of the Loan
Documents to the contrary, Lender shall not accelerate the payment of the Note because of a Monetary Default by
Borrower unless Borrower fails to cure the Monetary Default within 10 days after the date on which Lender gives
written notice of the default to Borrower. Notwithstanding anything contained in any of the Loan Documents to the
contrary, Lender shall not accelerate the payment of the Note because of a Non-Monetary Default by Borrower
unless Borrower fails to cure the Non-Monetary Default within 30 days after the date on which Lender gives written
notice of the default to Borrower; provided that if the Non-Monetary Default is not susceptible to being cured within
30 days, Borrower shall have an addition period (not to exceed an additional 15 days) to cure such Non-Monetary
Default, so long as Borrower commences the cure within 30 days and diligently prosecutes the cure to completion
thereafter. No notice of default and no opportunity to cure shall be required if during any twelve month period
Lender has already sent a notice to Borrower concerning default in the performance of the same obligation. Nothing
contained in this Agreement shall be construed to obligate Lender to forebear in any other manner from exercising
its remedies and Lender may pursue any other rights or remedies which Lender may have because of the default.

9.5 Nonrecourse. Notwithstanding anything to the contrary contained in this Agreement or any other
Loan Documents, Lender agrees that, for payment and performance by Borrower of its obligations under this Loan,
it will look solely to the right, title and interests of Borrower in and to the Collateral only (and Lender shall look to
no other assets or property of Borrower), and no personal assets or property of any member of Borrower or any
officer, director, shareholder or employee of Borrower or its members shall be subject to levy, execution or other
enforcement procedure for the satisfaction of the remedies of Lender with respect to this Agreement or any other
Loan Documents; provided, however, that the foregoing provisions of this paragraph shall not constitute a waiver by
Lender of any rights to reimbursement for actual, or out-of-pocket, losses, costs or expenses, or any other remedy at
law or equity, against Borrower by reason of fraudulent acts or fraudulent omissions of Borrower.

ARTICLE 10
Miscellaneous

10.1  Usury Savings Clause. It is the intention of Lender, Borrower, and Guarantor to conform strictly
with applicable usury laws now in force. No provision of this Agreement or any other document executed in
connection with, as evidence of, or as security for the Indebtedness shall require the payment or permit the collection
of interest in excess of the maximum amount permitted by applicable law. If at any time the interest received or
contracted for exceeds the maximum lawful rate, the Lender shall refund the amount of the excess or shall credit the
amount of the excess against amounts owing under the loan and such excess shall not be considered the payment of
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interest. Determination of the rate of interest shall be made by amortizing, prorating, allocating, and spreading in
equal parts during the full contracted period of the life of the loan all interest at any time contracted for, charged, or
received from Borrower and Guarantor in connection with the loan. Borrower agrees that as a condition precedent
to any claim seeking usury penalties against Lender, Borrower shall provide written notice to Lender, advising
Lender in reasonable detail of the nature and amount of the violation, and Lender shall have 60 days after receipt
of such notice in which to correct such usury violation, if any, by either refunding such excess interest to
Borrower or crediting such excess interest against the Note and/or any other indebtedness then owing by
Borrower to Lender.

102  No Third Party Beneficiary. This Agreement is for the sole benefit of Borrower, Guarantor, and
Lender and is not for the benefit of any third party.

103  Number and Gender. Whenever used and where the context requires, the singular member shall
include the plural, and the plural shall include the singular, and the use of any gender shall be applicable to all
genders.

10.4  Notices. All notices or other communications required or permitted to be given pursuant to this
Agreement must be in writing and will be deemed properly given if (i) mailed by first class United States mail,
postage prepaid, registered or certified with return receipt requested, (ii) by delivering same in person to the intended
addressee, or (iii) by delivery to an independent third party commercial delivery service for same day or next day
delivery and providing for evidence of receipt at the office of the intended addressee. Notice so mailed is effective
upon its deposit with the United States Postal Service or any successor to it; notice sent by a commercial delivery
service is effective upon delivery to such commercial delivery service; notice given by personal delivery is effective
only if and when received by the addressee; and notice given by other means is effective only if and when received
at the designated address of the intended addressee. Either party may change its address for notice under this
instrument to any other location within the continental United States by giving thirty (30) days’ notice to the other
party in the manner described in this paragraph. For purposes of such notices, the addresses of the parties are as
follows:

Lender: Broadway National Bank
1177 N.E. Loop 410
San Antonio, Texas 78209

Borrower: AHFC VILLA DEL REY NON-PROFIT CORPORATION,
a Texas non-profit corporation
2525 Wallingwood Dr., Building 13, Suite A
Austin, Texas 78746

10.5  Governing Law. This Agreement shall be governed by and construed in accordance with the
internal laws of the State of Texas and the laws of the United States of America applicable to transactions in the
State of Texas. Borrower and Lender agree that the sole and exclusive place of jurisdiction for resolution of any
dispute arising out of or relating to this Agreement shall be Bexar County, Texas.

10.6  Invalid Provisions. If any provision in this Agreement or the other Loan Documents is held to be
illegal, invalid, or unenforceable under present or future laws effective during the term of this Agreement, such
provision shall be fully severable, the document affected shall be construed and enforced as if such illegal, invalid,
or unenforceable provision had never comprised a part of it, and the remaining provisions shall remain in full force
and effect and shall not be affected by the severance. Furthermore, in lieu of such illegal, invalid, or unenforceable
provision there shall be added automatically a provision as similar in terms to such illegal, invalid, or unenforceable
provision as may be possible and be legal, valid, and enforceable.

10.7  Successors and Assigns. This Agreement shall be binding upon and inure to the benefit of
Borrower, Lender, and their respective successors and assigns; provided, however, Borrower may not transfer or
assign any of its rights or obligations under this Agreement without the express written consent of Lender.
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10.8  Amendment. Except as provided by its terms, this Agreement may not be amended or modified
except by written instrument signed by Lender, Borrower, and Guarantor.

10.9  Expenses. Whether or not any advance is made pursuant to this Agreement, Borrower agrees to pay
the reasonable expenses of Lender in connection with the preparation of this Agreement or the other Loan
Documents, the administration and servicing of the Loan and all costs involved in enforcement and collection
pursuant to the terms of the Loan Documents, which expenses shall be due and payable on demand, including
without limitation all legal fees, appraisal fees, survey fees, accounting fees, all filing and recording fees, costs of
credit reports, costs of inspections, and cost of environmental studies.

10.10 Entire Agreement. This Agreement and the other Loan Documents constitute the entire
understanding and agreement between the Borrower and Lender with respect to the transactions contemplated by it
and supersede all prior written or oral understandings and agreements between the Borrower and Lender with
respect to it. The Borrower acknowledges that, except as incorporated in writing in this Agreement and in the other
Loan Documents, there are not, and were not, and no persons are or were authorized by Lender to make, any
representations, understandings, stipulations, agreements, or promises, whether oral or written.

10.11 Captions and Article Headings. Captions and Article headings are used for convenience only and
shall not be used in construing this Agreement.

10.12  Survival of Agreements. All covenants, agreements, representations, and warranties made in this
Agreement shall survive the termination of this Agreement as to all Collateral pledged prior to the termination. All
statements contained in any certificate or other instrument delivered by Borrower under this Agreement shall be
deemed to constitute representations and warranties made by the Borrower.

10.13 TEXAS FINANCE CODE _SECTION  307.052 COLLATERAL PROTECTION
INSURANCE NOTICE. (A) BORROWER IS REQUIRED TO: (i) KEEP THE PROPERTY INSURED
AGAINST DAMAGE IN THE AMOUNT LENDER SPECIFIES; (ii) PURCHASE THE INSURANCE
FROM AN INSURER THAT IS AUTHORIZED TO DO BUSINESS IN THE STATE OF TEXAS OR AN
ELIGIBLE SURPLUS LINES INSURER; AND (iiij) NAME LENDER AS THE PERSON TO BE PAID
UNDER THE POLICY IN THE EVENT OF A LOSS; (B) BORROWER MUST, IF REQUIRED BY
LENDER, DELIVER TO LENDER A COPY OF THE POLICY AND PROOF OF THE PAYMENT OF
PREMIUMS; AND (C) IF BORROWER FAILS TO MEET ANY REQUIREMENT LISTED IN
PARAGRAPH (A) OR (B), LENDER MAY OBTAIN COLLATERAL PROTECTION INSURANCE ON
BEHALF OF BORROWER AT BORROWER’S EXPENSE.,

10.14  Waiver by Lender.

(a) No failure to exercise and no delay in exercising, on the part of the Lender, any right, remedy,
power, or privilege hereunder or under the other Loan Documents shall operate as a waiver thereof, nor shall any
single or partial exercise of any right, remedy, power, or privilege hereunder preclude any other or further exercise
thereof or the exercise of any other right, remedy, power, or privilege. The rights, remedies, powers, and privileges
herein provided are cumulative and not exclusive of any rights, remedies, powers, and privileges provided by law.
No waiver of any provision of any Loan Document by Lender shall in any event be effective unless the same shall
comply with paragraph (b) of this Section, and then such waiver will be effective only in the specific instance and
for the purpose for which given.

®) To be effective, a waiver by Lender of any right, remedy, power, privilege, or condition arising
from this Agreement or any other Loan Document must be in writing, identified as a waiver of a term or provision
of this Agreement or other Loan Document, and executed by Lender.

10.15  Jury Waiver. LENDER AND BORROWER HEREBY WAIVE THE RIGHT TO ANY JURY
TRIAL IN ANY ACTION, PROCEEDING, OR COUNTERCLAIM BROUGHT BY EITHER LENDER OR
BORROWER AGAINST THE OTHER.
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THIS WRITTEN LOAN AGREEMENT REPRESENTS THE FINAL AGREEMENT BETWEEN THE
PARTIES AND MAY NOT BE CONTRADICTED BY EVIDENCE OF PRIOR, CONTEMPORANEOUS,
OR SUBSEQUENT ORAL AGREEMENTS OF THE PARTIES.

THERE ARE NO UNWRITTEN ORAL AGREEMENTS BETWEEN THE PARTIES.

Executed to be effective as of the date first set forth above.

BORROWER:

AHFC VILLA DEL REY NON-PROFIT CORPORATION,

a Texas nWen
By:

Rosie Truelove, Vice President

LENDER:
BROADWAY NATIONAL BANK
By:

Name:
Title:

[Signature page to Loan Agreement]
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