2019 Federal Low Income Housing
Tax Credit Program

Application For Reservation

Deadline for Submission

9% Competitive Credits
Applications Must Be Received At VHDA No Later Than 2:00 PM
Richmond, VA Time On March 14, 2019

Tax Exempt Bonds
Applications should be received at VHDA at least one month before the
bonds are priced (if bonds issued by VHDA), or 75 days before the bonds
are issued (if bonds are not issued by VHDA)

%\ Virginia Housing Development Authority
601 South Belvidere Street

V H DA Richmond, Virginia 23220-6500
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INSTRUCTIONS FOR THE
VIRGINIA 2019 LIHTC APPLICATION FOR RESERVATION

This application was prepared using Excel, Microsoft Office 2016. Please note that using the active Excel workbook does not eliminate the need to submit
the required PDF of the signed hardcopy of the application and related documentation. A more detailed explanation of application submission
requirements is provided below and in the Application Manual.

An electronic copy of your completed application is a mandatory submission item.

Applications For 9% Competitive Credits
Applicants should submit an electronic copy of the application package prior to the application deadline, which is 2:00 PM Richmond Virginia time on March
14, 2019. Failure to submit an electronic copy of the application by the deadline will cause the application to be disqualified.

Please Note:
Applicants should submit all application materials in electronic format only.
There should be distinct files which should include the following:
1. Application For Reservation — the active Microsoft Excel workbook
2. A PDF file which includes the following:
- Application For Reservation — Signed version of hardcopy
- All application attachments (i.e. tab documents, excluding market study and plans & specs)
. Market Study — PDF or Microsoft Word format
. Plans - PDF or other readable electronic format
. Specifications - PDF or other readable electronic format (may be combined into the same file as the plans if necessary)

o AW

. Unit-By-Unit work write up (rehab only) - PDF or other readable electronic format

IMPORTANT:
VHDA can accept files via our work center site Procorem or on flash/thumb drives. Contact Hope Rutter for access to Procorem.
Do not submit any application materials to any email address unless specifically requested by the VHDA LIHTC Allocation Department staff.

Disclaimer:
VHDA assumes no responsibility for any problems incurred in using this spreadsheet or for the accuracy of calculations. Check
your application for correctness and completeness before submitting the application to VHDA.

Entering Data:
Enter numbers or text as appropriate in the blank spaces highlighted in yellow. Cells have been formatted as appropriate for the data expected. All other

cells are protected and will not allow changes.

Please Note:
» VERY IMPORTANT! : Do not use the copy/cut/paste functions within this document. Pasting fields will corrupt the application and may result in
penalties. You may use links to other cells or other documents but do not paste data from one document or field to another.

» Some fields provide a dropdown of options to select from, indicated by a down arrow that appears when the cell is selected. Click on the arrow to select
a value within the dropdown for these fields.

» The spreadsheet contains multiple error checks to assist in identifying potential mistakes in the application. These may appear as data is entered but are
dependent on values entered later in the application. Do not be concerned with these messages until all data within the application has been entered.

» Also note that some cells contain error messages such as “#DIV/0!” as you begin. These warnings will disappear as the numbers necessary for the
calculation are entered.

Assistance:
If you have any questions, please contact the VHDA LIHTC Allocation Department. Please note that we cannot release the copy protection password.

VHDA LIHTC Allocation Staff Contact Information

Name Email Phone Number
JD Bondurant johndavid.bondurant@vhda.com (804) 343-5725
Hope Coleman Rutter hope.rutter@vhda.com (804) 343-5574
Sheila Stone sheila.stone@vhda.com (804) 343-5582
Stephanie Flanders stephanie.flanders@vhda.com (804) 343-5939
Pamela Freeth pamela.freeth@vhda.com (804) 343-5563
Jovan Burton Jovan.burton@vhda.com (804) 343-5518
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2019 Low-Income Housing Tax Credit Application For Reservation
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Click on any tab label to be directed to that tab within the application.

TAB

DESCRIPTION

.|Submission Checklist

Mandatory Items, Tabs and Descriptions

.|Development Information

Development Name and Locality Information

.|Request Info

Credit Request Type

.|Owner Information

Owner Information and Developer Experience

.|Site and Seller Information

Site Control, Identity of Interest and Seller info

.|Team Information

Development Team Contact information

.|Rehabilitation Information

Acquisition Credits and 10-Year Look Back Info

.|Non Profit Non Profit Involvement, Right of First Refusal
.|Structure Building Structure and Units Description
|Utilities Utility Allowance
Building Amenities above Minimum Design

Enhancements Requirements

Special Housing Needs 504 Units, Sect. 8 Waiting List, Rental Subsidy

Unit Details Set Aside Selection and Breakdown

Budget Operating Expenses

Project Schedule Actual or Anticipated Development Schedule

Hard Costs Development Budget: Contractor Costs

Owner's Costs

Development Budget: Owner's Costs, Developer
Fee, Cost Limits

Eligible Basis

Eligible Basis Calculation

Sources of Funds

Construction, Permanent, Grants and Subsidized
Funding Sources

Equity Equity and Syndication Information
Gap Calculation Credit Reservation Amount Needed
Cash Flow Cash Flow Calculation

BINs BIN by BIN Eligible Basis

Owner Statement Owner Certifications

Scoresheet Self Scoresheet Calculation
Development Summary Summary of Key Application Points
Efficient Use of Resources Calculation of Score

Efficient Use of Resources - TE Bonds

Calculation of Score
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2019 Low-Income Housing Tax Credit Application For Reservation

Please indicate if the following items are included with your application by putting an 'X' in the appropriate boxes. Your assistance in organizing the
submission in the following order, and actually using tabs to mark them as shown, will facilitate review of your application. Please note that all
mandatory items must be included for the application to be processed. The inclusion of other items may increase the number of points for which you are
eligible under VHDA's point system of ranking applications, and may assist VHDA in its determination of the appropriate amount of credits that may be
reserved for the development.
7 $1,000 Application Fee (MANDATORY)
7 Electronic Copy of the Microsoft Excel Based Application (MANDATORY)
X_ Scanned Copy of the Signed Tax Credit Application with Attachments (excluding market study and plans & specifications) (MANDATORY)
X_ Electronic Copy of the Market Study (MANDATORY - Application will be disqualified if study is not submitted with application)
X_ Electronic Copy of the Plans (MANDATORY)
X_ Electronic Copy of the Specifications (MANDATORY)
] Electronic Copy of the Physical Needs Assessment (MANDATORY if rehab)
] Electronic Copy of Appraisal (MANDATORY if acquisition credits requested)
N Electronic Copy of Environmental Site Assessment (Phase |) (MANDATORY if 4% credits requested)
x| Tab A: Partnership or Operating Agreement, including chart of ownership structure with percentage
o of interests (MANDATORY)
7 Tab B: Virginia State Corporation Commission Certification (MANDATORY)
7 Tab C: Principal's Previous Participation Certification (MANDATORY)
7 Tab D: List of LIHTC Developments (Schedule A) (MANDATORY)
7 Tab E: Site Control Documentation & Most Recent Real Estate Tax Assessment (MANDATORY)
7 Tab F: Architect's Certification and RESNET Rater Certification (MANDATORY)
7 Tab G: Zoning Certification Letter (MANDATORY)
7 Tab H: Attorney's Opinion (MANDATORY)
7 Tab I: Nonprofit Questionnaire (MANDATORY for points or pool)
- The following documents need not be submitted unless requested by VHDA:
-Nonprofit Articles of Incorporation -IRS Documentation of Nonprofit Status
-Joint Venture Agreement (if applicable) -For-profit Consulting Agreement (if applicable)

|:| Tab J: Relocation Plan (MANDATORY, if tenants are displaced)

Tab K: Documentation of Development Location:
] K.1 Revitalization Area Certification
7 K.2 Location Map
B K.3 Surveyor's Certification of Proximity To Public Transportation
7 Tab L: PHA / Section 8 Notification Letter
B Tab M: Locality CEO Response Letter
B Tab N: Homeownership Plan
B Tab O: Plan of Development Certification Letter
7 Tab P: Developer Experience documentation and Partnership agreements
7 Tab Q: Documentation of Rental Assistance, Tax Abatement and/or existing RD or HUD Property
7 Tab R: Documentation of Operating Budget and Utility Allowances
B Tab S: Supportive Housing Certification
: Tab T: Funding Documentation

Tab U: Documentation to Request Exception to Restriction-Pools With Little/No Increase in Rent Burdened Population
7 Tab V: Nonprofit or LHA Purchase Option or Right of First Refusal
: Tab W: (Reserved)
LX) Tab X: Marketing Plan for units meeting accessibility requirements of HUD section 504
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2019 Low-Income Housing Tax Credit Application For Reservation

VHDA TRACKING NUMBER I 2018-C-53 I

A. GENERAL INFORMATION ABOUT PROPOSED DEVELOPMENT Application Date: 3/14/2019
1. Development Name: Bickerstaff Crossing
2. Address (line 1): 1401 Bickerstaff Road
Address (line 2):
City: Henrico State: " VA Zip: 23231
3. If complete address is not available, provide longitude and latitude coordinates (x,y) from a location on site that

10.
11.

12.

13.

14.

15.

your surveyor deems appropriate. Longitude: 37.50227 Latitude: -77.39250
(Only necessary if street address or street intersections are not available.)

The Circuit Court Clerk's office in which the deed to the development is or will be recorded:
City/County of Henrico County

The site overlaps one or more jurisdictional boundaries.........cccccoceueennee. FALSE
If true, what other City/County is the site located in besides response to #472...................

Development is located in the census tract of: 2015.01

Development is located in a Qualified Census Tract............cccccuvveeivevenenas FALSE

Development is located in a Difficult Development Area.......................... FALSE

Development is located in a Revitalization Area based on QCT ............cccccevureruneee. FALSE

Development is located in a Revitalization Area designated by resolution ..................... FALSE

Development is located in an Opportunity Zone (with a binding commitment for funding)..........ccc.o....... FALSE

(If 9, 10 or 11 are True, Action: Provide required form in TAB K1)

Development is located in a census tract with a poverty rate of.........ccccceceeieeennee. 3% 10% 12%
FALSE FALSE FALSE

Enter only Numeric Values below:

Congressional District: 4 Click on the following link for assistance in determining the

Planning District: 15 districts related to this development:

State Senate District: 9 Link to VHDA's HOME - Select Virginia LIHTC Reference Map

State House District: 70

ACTION: Provide Location Map (TAB K2)

Development Description: In the space provided below, give a brief description of the proposed development

Bickerstaff Crossing consists of the new construction of 60 multifamily housing units to be located in Henrico County. The project
will be Earthcraft certified upon completion.
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2019 Low-Income Housing Tax Credit Application For Reservation

VHDA TRACKING NUMBER I 2018-C-53 I

A. GENERAL INFORMATION ABOUT PROPOSED DEVELOPMENT Application Date: 3/14/2019

16. Local Needs and Support

a.

Provide the name and the address of the chief executive officer (City Manager, Town Manager, or County
Administrator of the political jurisdiction in which the development will be located:

Chief Executive Officer's Name: John Vithoulkas

Chief Executive Officer's Title: County Manager Phone: (804) 501-4203
Street Address: P.O. Box 90775

City: Henrico State: VA Zip: 23273

Name and title of local official you have discussed this project with who could answer questions
for the local CEO: John Vithoulkas, County Manager

If the development overlaps another jurisdiction, please fill in the following:

Chief Executive Officer's Name:

Chief Executive Officer's Title: Phone:

Street Address:

City: State: Zip:

Name and title of local official you have discussed this project with who could answer questions
for the local CEO:

ACTION: Provide Locality Notification Letter at Tab M if applicable.
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2019 Low-Income Housing Tax Credit Application For Reservation

B. RESERVATION REQUEST INFORMATION

1.

Requesting Credits From:

a. Ifrequesting 9% Credits, select credit pool: |Richmond MSA Pool |
or
b. If requesting Tax Exempt Bonds, select development type: | |

Type(s) of Allocation/Allocation Year |Carryforward Allocation |

Definitions of types:

a.
Regular Allocation means all of the buildings in the development are expected to be placed in service this calendar year, 2019.

b. |Carryforward Allocation means all of the buildings in the development are expected to be placed in service within two years after the
end of this calendar year, 2019, but the owner will have more than 10% basis in development before the end of twelve months
following allocation of credits. For those buildings, the owner requests a carryforward allocation of 2019 credits pursuant to Section
42(h)(1)(E).

Select Building Allocation type: New Construction

Note regarding Type = Acquisition and Rehabilitation: Even if you acquired a building this year and "placed it in service" for the purpose of
the acquisition credit, you cannot receive its acquisition 8609 form until the rehab 8609 is issued for that building.

Is this an additional allocation for a development that has buildings not yet placed in service? TRUE
If True, additional Credit Request cannot exceed 10% of the prior credit award.
Planned Combined 9% and 4% Developments FALSE

A site plan has been submitted with this application indicating two developments on the same or
contiguous site. One development relates to this 9% allocation request and the remaining development will
be a 4% tax exempt bond application. (25, 35 or 45 pts)

Has the developer met with VHDA regarding the 4% tax exempt bond deal? FALSE

List below the number of units planned for each allocation request. This stated count cannot be changed or 9% Credits will be cancelled.

Total Units within 9% allocation request? 0
Total Units within 4% Tax Exempt allocation Request? 0
Total Units: 0

% of units in 4% Tax Exempt Allocation Request: 0.00%

Extended Use Restriction
Note: Each recipient of an allocation of credits will be required to record an Extended Use Agreement as required by the IRC governing the
use of the development for low-income housing for at least 30 years. Applicant waives the right to pursue a Qualified Contract.

Must Select One: 30

Definition of selection:
Development will be subject to the standard extended use agreement of 15 extended use period
(after the mandatory 15-year compliance period.)
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2019 Low-Income Housing Tax Credit Application For Reservation

C.

OWNERSHIP INFORMATION

NOTE: VHDA may allocate credits only to the tax-paying entity which owns the development at the time of the allocation. The term
"Owner" herein refers to that entity. Please fill in the legal name of the owner. The ownership entity must be formed prior to
submitting this application. Any transfer, direct or indirect, of partnership interests (except those involving the admission of limited
partners) prior to the placed-in-service date of the proposed development shall be prohibited, unless the transfer is consented to by
VHDA in its sole discretion. IMPORTANT: The Owner name listed on this page must exactly match the owner name listed on the
Virginia State Corporation Commission Certification.

1. Owner Information: |Must be an individual or legally formed entity.

Owner Name: Bickerstaff Crossing VA LLC

Developer Name: Bickerstaff Crossing

Contact: M/M L First: Jen MI: Last: Surber
Address: 529 Taylor Street

City: Bristol St. TN Zip: 37620
Phone: (276) 698-8760 Ext. Fax:

Email address: jensurber@surberdev.com

Federal I.D. No. 82-4608469 (If not available, obtain prior to Carryover Allocation.)

Select type of entity: Limited Liability Company Formation State:

Additional Contact: Please Provide Name, Email and Phone number.

ACTION: a. Provide Owner's organizational documents (e.g. Partnership agreements) (Mandatory TAB A)
b. Provide Certification from Virginia State Corporation Commission (Mandatory TAB B)

2. Principal(s) of the General Partner: List names of individuals and ownership interest.

Names ** Phone Type Ownership % Ownership

Jennifer E. H. Surber - Surber Development and Cons  (276) 698-8760 Managing Member 90.000%

0.000%

0.000%

Kathy Vesley-Massey - Bay Aging (804) 758-1260 Member 10.000%

0.000%

0.000%

0.000%

The above should include 100% of the GP or LLC member interest.

** These should be the names of individuals who make up the General Partnership, not simply the
names of entities which may comprise those components.
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2019 Low-Income Housing Tax Credit Application For Reservation

C. OWNERSHIP INFORMATION

ACTION: a. Provide Principals' Previous Participation Certification (Mandatory TAB C)
b. Provide a chart of ownership structure (Org Chart) and a list of all LIHTC Developments within the
last 15 years. (Mandatory at TABS A/D)

3. Developer Experience: Provide evidence that the principal or principals of the controlling general
partner or managing member for the proposed development have developed:

a. as a controlling general partner or managing member, (i) at least three tax credit developments
that contain at least three times the number of housing units in the proposed development
or (ii) at least six tax credit deVEIOPMENTS. ..ot et teeae e stesbeste e FALSE
Action: Must be included on VHDA Experienced LIHTC Developer List or provide copies of 8609s,
partnership agreements and organizational charts (Tab P)

b. at least three deals as principal and have at $500,000 in liquid @SSEtS........cceervrereererienrererireeeeeree e TRUE
Action: Must be included on the VHDA Experienced LIHTC Developer List or provide
Audited Financial Statements and copies of 8609s (Tab P)

c. The development's principal(s), as a group or individually, have developed as controlling general
partner or managing member, at least one tax credit development that contains at least the same
number of units of this proposed development (can include Market UNits). ......ccccceeveveeeierececiecvennnae FALSE
Action: Must provide copies of 8609s and partnership agreements (Tab P)
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2019 Low-Income Housing Tax Credit Application For Reservation

D. SITE CONTROL

NOTE: Site control by the Owner identified herein is a mandatory precondition of review of this application. Documentary evidence in
the form of either a deed, option, purchase contract or lease for a term longer than the period of time the property will be subject to

occupancy restrictions must be included herewith. (For 9% Competitive Credits - An option or contract must extend beyond the
application deadline by a minimum of four months.)

Warning: Site control by an entity other than the Owner, even if it is a closely related party, is not sufficient. Anticipated future transfers
to the Owner are not sufficient. The Owner, as identified previously, must have site control at the time this Application is submitted.

NOTE: If the Owner receives a reservation of credits, the property must be titled in the name of or leased by (pursuant to a long-term

lease) the Owner before the allocation of credits is made.

Contact VHDA before submitting this application if there are any questions about this requirement.

1. Type of Site Control by Owner:

Applicant controls site by (select one and provide documentation - Mandatory TAB E)

Select Type:

Option

Expiration Date: 7/31/2019

In the Option or Purchase contract - Any contract for the acquisition of a site with an existing residential property may not require
an empty building as a condition of such contract, unless relocation assistance is provided to displaced households, if any, at such

level required by VHDA. See QAP for further details.

FALSE ...

There is more than one site for development and more than one form of site control.

(If True, provide documentation for each site specifying number of existing buildings on the site (if any),
type of control of each site, and applicable expiration date of stated site control. A site control
document is required for each site (Tab E).)

2. Timing of Acquisition by Owner:
Only one of the following statement should be True.

a.

b.

C.

FALSE ...
TRUE ...

FALSE ...

Owner already controls site by either deed or long-term lease.

Owner is to acquire property by deed (or lease for period no shorter than period property
will be subject to occupancy restrictions) no later than........c.cccoeevvveeevceeeee. 7/31/2019 .

There is more than one site for development and more than one expected date of acquisition by Owner.

(If c is True, provide documentation for each site specifying number of existing buildings on the site,
if any, and expected date of acquisition of each site by Owner (Tab E).)
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2019 Low-Income Housing Tax Credit Application For Reservation

D. SITE CONTROL

3. Seller Information:

Name: Dennis F. Harrup Ill

Address: 3775 Beck Chappel Drive

City: Petersburg St.: VA Zip: 23404
Contact Person: Sam Worley Phone: (804) 433-1813
There is an identity of interest between the seller and the owner/applicant...........cccceueeenne. FALSE

If above statement is TRUE, complete the following:

Principal(s) involved (e.g. general partners, controlling shareholders, etc.)

Names Phone Type Ownership % Ownership
0.00%
0.00%
0.00%
0.00%
0.00%
0.00%
0.00%
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2019 Low-Income Housing Tax Credit Application For Reservation

E.

DEVELOPMENT TEAM INFORMATION

Complete the following as applicable to your development team. Provide Contact and Firm Name.

1. Tax Attorney:
Firm Name:
Address:
Email:

2. Tax Accountant:
Firm Name:
Address:
Email:

3. Consultant:
Firm Name:
Address:
Email:

4. Management Entity:

Firm Name:
Address:
Email:

5. Contractor:
Firm Name:
Address:
Email:

6. Architect:
Firm Name:
Address:
Email:

7. Real Estate Attorney:

Firm Name:
Address:
Email:

8. Mortgage Banker:
Firm Name:
Address:

Email:

9. Other:
Firm Name:
Address:
Email:

This is a Related Entity. FALSE
Phone:
Tim Smith This is a Related Entity. FALSE
Bernard Robinson & Company, L.L.P.
1501 Highwoods Boulevard; Suite 300; Greensboro, North Carolina 27410
tsmith@brccpa.com Phone: (336) 294-4494
This is a Related Entity. FALSE
Role:
Phone:
Tami Fossum This is a Related Entity. TRUE
GEM Management
2021 Cross Beam Drive; Charlotte, North Carolina 28217
tfossum@gemmanagement.net Phone: (704) 357-6000
TBD This is a Related Entity. FALSE
TBD Phone:
Jackie Martin This is a Related Entity. FALSE
Martin Riley Associates
215 Church Street; Suite 200; Decatur, Georgia 30030
jmartin@martinriley.com Phone: (678)492-1214
David Pryzwansky This is a Related Entity. FALSE
The Pyrzwansky Law Firm
507 West Peace Street; Suite 101; Raleigh, North Carolina 27603
david@pryzlaw.com Phone: (919) 828-8668
This is a Related Entity. FALSE
Phone:
This is a Related Entity. FALSE

Role:
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2019 Low-Income Housing Tax Credit Application For Reservation

F. REHAB INFORMATION

1.  Acquisition Credit Information
a. Credits are being requested for existing buildings being acquired for development............... FALSE
If no credits are being requested for existing buildings acquired for the development, skip this tab.

b. This development has received a previous allocation of credits.........ccccevvevveereenene FALSE
If so, in what year did this development receive credits? ........cccccovvivvveereeenenn.

c. The development is listed on the RD 515 Rehabilitation Priority List?......ccccccoveeiiiiiieecciieee e, FALSE

d. This development is an existing RD or HUD S8/236 development.... . FALSE
Action: (If True, provide requwed form in TAB Q)

Note: If there is an identity of interest between the applicant and the seller in this proposal, and the
applicant is seeking points in this category, then the applicant must either waive their rights to the
developer's fee or other fees associated with acquisition, or obtain a waiver of this requirement from
VHDA prior to application submission to receive these points.

i. Applicant agrees to waive all rights to any developer's fee or
other fees associated with acquisition..........cccceeeveeeenenee. FALSE

ii. Applicant has obtained a waiver of this requirement from VHDA
prior to the application submission deadline.......c.cccccuvecvvinennns FALSE

2.  Ten-Year Rule For Acquisition Credits

a.  All buildings satisfy the 10-year look-back rule of IRC Section 42 (d)(2)(B), including the 10% basis/

$15,000 rehab costs (510,000 for Tax Exempt Bonds) per unit requirement..........coccueeveeeeveernnne FALSE
b. All buildings qualify for an exception to the 10-year rule under
IRC Section 42(d)(2)(D)(i),.cccoeereereereeeeecrecreerenn FALSE
i Subsection (I)..ccccoeeveeecnennne. FALSE
ii. Subsection (Il)......c.cc.ceeeneee... FALSE
iii. Subsection (lll)......ccccceeuunenee FALSE
iv. Subsection (IV).....ccccceevereennne. FALSE
v. Subsection (V)......ccceeeeeeeee... FALSE
c. The 10-year rule in IRC Section 42 (d)(2)(B) for all buildings does not apply pursuant
to IRC Section 42(d)(6).....cccveevvenene FALSE
d. There are different circumstances for different buildings..................... FALSE

Action: (If True, provide an explanation for each bmldmg in Tab K)
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2019 Low-Income Housing Tax Credit Application For Reservation

F. REHAB INFORMATION

3. Rehabilitation Credit Information

a. Credits are being requested for rehabilitation expenditures..........cccoeeveeveeeccevevennee.. FALSE
If no credits are being requested for rehabilitation expenditures, go on to Part 4

b. Minimum Expenditure Requirements

All buildings in the development satisfy the rehab costs per unit requirement of IRS

Section 42(€)(3)(A)(ii).eeerrerrerererrererierieriersrsrsresrsssrssssssesnenness FALSE
All buildings in the development qualify for the IRC Section 42(e)(3)(B) exception to the
10% basis requirement (4% credit only).......ccoeeveevvieieieieceens FALSE
All buildings in the development qualify for the IRC Section 42(f)(5)(B)(ii)(Il)
(2 (o1=] o1 A [0 o PO TSP OO FALSE
. There are different circumstances for different buildings.........cccccecveveeurnenne FALSE

Action: (If True, provide an explanation for each building in Tab K)

4. Request For Exception

a. The proposed new construction development (including adaptive reuse and rehabilitation that
creates additional rental space) is subject to an assessment of up to minus 20 points
for being located in a pool identified by the Authority as a pool with little or no increase
in rent burdened population...........coeveeieeicieeiceis FALSE

b. Applicant seeks an exception to this restriction in accordance with one of the following
provisions under 13VAC10-180-60:

Proposed development is specialized housing designed to meet special needs that
cannot readily be addressed utilizing existing residential structures................ FALSE

Proposed development is designed to serve as a replacement for housing being
demolished through redevelopment.........c.cccceevvviveicivecieecvesesesesesesiesenen. FALSE

Proposed development is housing that is an integral part of a neighborhood
revitalization project sponsored by a local housing authority..........c..cuc...... FALSE

Action: If any of 4(b) responses are true, provide documentation at Tab U.
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2019 Low-Income Housing Tax Credit Application For Reservation

G.

NONPROFIT INVOLVEMENT

Applications for 9% Credits - Section must be completed in order to compete in the Non Profit tax credit pool.

All Applicants - Section must be completed to obtain points for nonprofit involvement.

Tax Credit Nonprofit Pool Applicants: To qualify for the nonprofit pool, an organization (described in IRC Section
501(c)(3) or 501(c)(4) and exempt from taxation under IRC Section 501(a)) should answer the following questions as
TRUE:

FALSE a. Be authorized to do business in Virginia.
FALSE b. Be substantially based or active in the community of the development.
FALSE C. Materially participate in the development and operation of the development throughout the

compliance period (i.e., regular, continuous and substantial involvement) in the operation of the
development throughout the Compliance Period.

FALSE d. Own, either directly or through a partnership or limited liability company, 100% of the general
partnership or managing member interest.

FALSE e. Not be affiliated with or controlled by a for-profit organization.

FALSE f. Not have been formed for the principal purpose of competition in the Non Profit Pool.

FALSE g. Not have any staff member, officer or member of the board of directors materially participate,
directly or indirectly, in the proposed development as a for profit entity.

All Applicants: To qualify for points under the ranking system, the nonprofit's involvement need not
necessarily satisfy all of the requirements for participation in the nonprofit tax credit pool.

A. Nonprofit Involvement (All Applicants)
There is nonprofit involvement in this development.............. TRUE (If false, go on to part lll.)
Action: If there is nonprofit involvement, provide completed Non Profit Questionnaire (Mandatory TAB I).

B. Type of involvement:
Nonprofit meets eligibility requirement for points only, not pool...............ccuc...... . TRUE
or
Nonprofit meets eligibility requirements for nonprofit pool and points.................. FALSE

C. ldentity of Nonprofit (All nonprofit applicants):
The nonprofit organization involved in this development is: Owner

Name: Bay Aging (Please fit NP name within available space)

Contact Person: Kathy Vesley-Massey

Street Address: 5306 Old Virginia Street

City: Urbanna State: va Zip: 00002-3175

Phone: (804) 758-1260 Extension: Contact Email: kvesley@bayaging.org
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2019 Low-Income Housing Tax Credit Application For Reservation

G. NONPROFIT INVOLVEMENT

D. Percentage of Nonprofit Ownership (All nonprofit applicants):
Specify the nonprofit entity's percentage ownership of the general partnership interest:

10.0%

3. Nonprofit/Local Housing Authority Purchase Option/Right of First Refusal

2.

A.

TRUE

FALSE

After the mandatory 15-year compliance period, a qualified nonprofit or local housing
authority will have the option to purchase or the right of first refusal to acquire the
development for a price not to exceed the outstanding debt and exit taxes. Such debt
must be limited to the original mortgage(s) unless any refinancing is approved by the
nonprofit.

Action: Provide Option or Right of First Refusal in Recordable Form (TAB V)
Provide Nonprofit Questionnaire (if applicable) (TAB I)

Name of qualified nonprofit: Bay Aging

or indicate true if Local Housing Authority FALSE
Name of Local Housing Authority

A qualified nonprofit or local housing authority submits a homeownership plan committing
to sell the units in the development after the mandatory 15-year compliance period to
tenants whose incomes shall not exceed the applicable income limit at the time of

their initial occupancy.

Action: Provide Homeownership Plan (TAB N)

NOTE: Applicant waives the right to pursue a Qualified Contract.
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H.

STRUCTURE AND UNITS INFORMATION

1. General Information

a.

Total number of all units in development 60
Total number of rental units in development 60
Number of low-income rental units 60
Percentage of rental units designated low-income 100.00%
Number of new units:.......ccoovveeeveevercinrinene. 60 bedrooms
Number of adaptive reuse units: ............... 0 bedrooms
Number of rehab units:......c.cccoovvveieinnenenn. 0 bedrooms

bedrooms 150
bedrooms 150
bedrooms 150
150
0
0

If any, indicate number of planned exempt units (included in total of all units in development)........................

Total Floor Area For The Entire Development........ccoo e e e
Unheated Floor Area (i.e. Breezeways, Balconies, Storage).......cccoceveevevvece e e e e e

Nonresidential Commercial Floor Area (Not eligible for funding).......c..ooueeereeerueeereverneeceeeneecneens

Total Usable Residential HEAted ArEa.......oeei e ettt e et st s

Percentage of Net Rentable Square Feet Deemed To Be New Rental Space..........................

Exact area of site in acres ......ccoeeevvveereennnen. 5.060

Locality has approved a final site plan or plan of development.....................

If True, Provide required documentation (TAB O).

Requirement as of 2016: Site must be properly zoned for proposed development.

ACTION: Provide required zoning documentation (MANDATORY TAB G)

Development is eligible for Historic Rehab credits..........cocooeeeeeceie e

Definition:

76,359.00 sa. 1)

8,630.00 (sq.)

0.00

67,729.00 (sq.)

100.00%

FALSE

FALSE

The structure is historic, by virtue of being listed individually in the National Register of Historic Places, or due to its
location in a registered historic district and certified by the Secretary of the Interior as being of historical significance

to the district, and the rehabilitation will be completed in such a manner as to be eligible for historic rehabilitation tax

credits.
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2019 Low-Income Housing Tax Credit Application For Reservation

H.

STRUCTURE AND UNITS INFORMATION

2. UNIT MIX

a. Specify the average size and number per unit type (as indicated in the Architect's Certification):

Total Rental
Unit Type Average Sq Foot # of LIHTC Units Units
Note: Average sq Supportive Housing 0.00 SF 0 0
foot should 1 Story Eff - Elderly 0.00 SF 0 0
include the 1 Story 1BR - Elderly 0.00 SF 0 0
prorata of 1 Story 2BR - Elderly 0.00 SF 0 0
common space. Eff - Elderly 0.00 SF 0 0
1BR Elderly 0.00 SF 0 0
2BR Elderly 0.00 SF 0 0
Eff - Garden 0.00 SF 0 0
1BR Garden 0.00 SF 0 0
2BR Garden 1008.81 SF 30 30
3BR Garden 1248.82 SF 30 30
4BR Garden 0.00 SF 0 0
2+ Story 2BR Townhouse 0.00 SF 0 0
2+ Story 3BR Townhouse 0.00 SF 0 0
2+ Story 4BR Townhouse 0.00 SF 0 0
Note: Please be sure to enter the values in the 60 60
appropriate unit category. If not, errors will occur
on the self scoresheet.
3. Structures
a. Number of Buildings (containing rental units)........ccccecvvevererrennenee 1
b. Age of Structure:....cccevevvceivinecce e, 0 years
c. Number of stories:......ccvvverinenereeseeseeseenen 3
d. The development is a scattered site development........ccoceeeeeevenennes FALSE
e. Commercial Area Intended Use:
f. Development consists primarily of : (Only One Option Below Can Be True)

i. Low Rise Building(s) - (1-5 stories with any structural elements made of wood)........ccccceevvecvereineecnnns
ii. Mid Rise Building(s) - (5-7 stories with no structural elements made of wood)........ccccceeveeeiiieiececnnns
iii. High Rise Building(s) - (8 or more stories with no structural elements made of wood).......................
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H. STRUCTURE AND UNITS INFORMATION

g. Indicate True for all development's structural features that apply:

i. Row House/Townhouse FALSE v. Detached Single-family FALSE
ii. Garden Apartments TRUE vi. Detached Two-family FALSE
iii. Slab on Grade TRUE vii. Basement FALSE
iv. Crawl space FALSE
h. Development contains an elevator(s). TRUE
If true, # of Elevators. 1
Elevator Type (if known) TBD
i. Roof Type Combination
j.  Construction Type Frame
k. Primary Exterior Finish Brick

4. Site Amenities (indicate all proposed)

a. Business Center.......ccceeveveuennee. FALSE f. Limited Access........... FALSE
b. Covered Parking.......c.ccceeevenennen. FALSE g. Playground................. FALSE
c. Exercise ROOM......cocevveviveireinnnns FALSE h. POOL....cveieieiiiieiieiins FALSE
d. Gated access to Site................. FALSE i. Rental Office............. TRUE
e. Laundry facilities.........ccouu...... TRUE j. Sports Activity Court.. FALSE
k. Other:
I. Describe Community Facilities: A community room of at least 749 square feet
m. Number of Proposed Parking Spaces......... 118
Parking is shared with another entity ......... FALSE

n. Development located within 1/2 mile of an existing commuter rail, light rail or subway station
or 1/4 mile from existing public bus stop. .....cccoveveveceveeceverieen. FALSE
If True, Provide required documentation (TAB K3).
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H. STRUCTURE AND UNITS INFORMATION

5. Plans and Specifications

a. Minimum submission requirements for all properties (new construction, rehabilitation
and adaptive reuse):
i. A location map with development clearly defined.
ii. Sketch plan of the site showing overall dimensions of all building(s), major site elements
(e.g., parking lots and location of existing utilities, and water, sewer, electric,
gas in the streets adjacent to the site). Contour lines and elevations are not required.
iii. Sketch plans of all building(s) reflecting overall dimensions of:
a. Typical floor plan(s) showing apartment types and placement
b. Ground floor plan(s) showing common areas
c. Sketch floor plan(s) of typical dwelling unit(s)
d. Typical wall section(s) showing footing, foundation, wall and floor structure
Notes must indicate basic materials in structure, floor and exterior finish.

b. The following are due at reservation for Tax Exempt 4% Applications and at allocation for 9% Applications.
i. Phase | environmental assessment.
ii. Physical needs assessment for any rehab only development.

NOTE: All developments must meet VHDA's Minimum Design and Construction Requirements. By signing and submitting the Application
for Reservation of LIHTC, the applicant certifies that the proposed project budget, plans & specifications and work write-ups incorporate
all necessary elements to fulfill these requirements.

6. Market Study Data:
Obtain the following information from the Market Study conducted in connection with this
tax credit application:

Project Wide Capture Rate - LIHTC Units 5.40%
Project Wide Capture Rate - Market Units NA
Project Wide Capture Rate - All Units 5.40%
Project Wide Absorption Period (Months) 6
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ENHANCEMENTS

Each development must meet the following baseline energy performance standard applicable to the development's
construction category.

a. New Construction: must meet all criteria for EPA EnergyStar certification.

b. Rehabilitation: renovation must result in at least a 30% performance increase or score an 80 or lower on the HERS Index.
c. Adaptive Reuse: must score a 95 or lower on the HERS Index.

Certification and HERS Index score must be verified by a third-party, independent, non-affiliated, certified
RESNET home energy rater.

Indicate True for the following items that apply to the proposed development:
ACTION: Provide Architect Certification (Mandatory) and documents related to following items if applicable (TAB F)

1. For any development, upon completion of construction/rehabilitation:

TRUE
80.00%

TRUE

FALSE
TRUE
TRUE

FALSE

or

FALSE

TRUE

or

FALSE

TRUE

or

FALSE

FALSE

or

FALSE

FALSE
TRUE
TRUE

FALSE

FALSE

a.

b.

A community/meeting room with a minimum of 749 square feet is provided.

Percentage of brick or other similar low-maintenance material approved by the Authority covering the
exterior walls. Community buildings are to be included in percentage calculations.

Water expense is sub-metered (the tenant will pay monthly or bi-monthly bill).

Each bathroom contains only of WaterSense labeled faucets, toilets and showerheads.
Each unit is provided with the necessary infrastructure for high-speed internet/broadband service.
Free WiFi access will be provided in community room for resident only usage.

Each unit is provided free individual high speed internet access.

Each unit is provided free individual WiFi access.

Full bath fans are wired to primary light with delayed timer or has continuous exhaust by ERV/DOAS.
Full bath fans are equipped with a humidistat.

Cooking surfaces are equipped with fire prevention features

Cooking surfaces are equipped with fire suppression features.

Rehab only: Each unit has dedicated space, drain and electrical hook-ups to accept a permanently
installed dehumidification system.

All Construction types: each unit is equipped with a permanent dehumidification system.

All interior doors within units are solid core.
At minimum, one USB charging port in each kitchen, living room and all bedrooms.
All kitchen light fixtures are LED and meet MDCR lighting guidelines.

Each unit has a shelf or ledge outside the primary entry door located in an interior hallway.

New construction only: Each unit to have balcony or patio with a minimum depth of 5 feet clear
from face of building and a minimum size of 30 square feet.

For all developments exclusively serving elderly tenants upon completion of construction/rehabilitation:
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J.  ENHANCEMENTS

FALSE a. All cooking ranges have front controls.
FALSE b. Bathrooms have an independent or supplemental heat source.
FALSE c. All entrance doors have two eye viewers, one at 42" inches and the other at standard height.

2. Green Certification

a. Applicant agrees to meet the base line energy performance standard applicable to the development's construction

category as listed above.

The applicant will also obtain one of the following:

TRUE Earthcraft Gold or higher certification FALSE National Green Building Standard (NGBS)
certification of Silver or higher.
FALSE U.S. Green Building Council LEED FALSE Enterprise Green Communities (EGC)
certification Certification

Action: If seeking any points associated Green certification, provide appropriate documentation at TAB F.

b. Applicant will pursue one of the following certifications to be awarded points on a future development application.

(Failure to reach this goal will not result in a penalty.)
FALSE Zero Energy Ready Home Requirements FALSE Passive House Standards

3. Universal Design - Units Meeting Universal Design Standards (units must be shown on Plans)

TRUE a. Architect of record certifies that units will be constructed to meet VHDA's Universal Design standards.

60 b. Number of Rental Units constructed to meet VHDA's Universal Design standards:

100% % of Total Rental Units

4. FALSE Market-rate units' amenities are substantially equivalent to those of the low income units.

If not, please explain:
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. UTILITIES

1. Describe the Heating/AC System: HVAC

2. Services Included:

Utilities Type of Utility Utilities Enter Allowances by Bedroom Size
(Gas, Electric, Qil, etc.) Paid by: O-bdr 1-bdr 2-bdr 3-bdr | 4-br
Heating Electric Tenant 0 0 16 19 0
Air Conditioning Electric Tenant 0 0 0
Cooking Electric Tenant 0 0 0
Lighting Electric Tenant 0 0 26 31 0
Hot Water Electric Tenant 0 0 15 17 0
Water Public Tenant 0 0 20 24 0
Sewer Public Tenant 0 0 28 32 0
Trash County Owner 0 0 0 0 0
Total utility allowance for costs paid by tenant SO SO | S119 (| S$139 SO

3. The following sources were used for Utility Allowance Calculation (Provide documentation TAB R).
a. FALSE HUD d. FALSE Local PHA

b. FALSE Utility Company (Estimate) e. TRUE Other: Viridiant/Earthcraft

C. FALSE Utility Company (Actual Survey)

Warning: The VHDA housing choice voucher program utility schedule shown on VHDA.com should not be
used unless directed to do so by the local housing authority.
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K.

SPECIAL HOUSING NEEDS

NOTE: Any Applicant commits to providing first preference to members of targeted populations having
state rental assistance and will not impose any eligibility requirements or lease terms for such
individuals that are more restrictive than its standard requirements and terms, the terms of the MOU
establishing the target population, or the eligibility requirements for the state rental assistance.

1. Accessibility: Indicate True for the following point categories, as appropriate.

TRUE

FALSE

FALSE

a.

b.

C.

Action: Provide appropriate documentation (Tab X)

Any development in which (i) the greater of 5 units or 10% of units will be assisted by HUD project-
based vouchers (as evidenced by the submission of a letter satisfactory to the Authority from an
authorized public housing authority (PHA) that the development meets all prerequisites for such
assistance), or another form of documented and binding federal project-based rent subsidies in order
to ensure occupancy by extremely low-income persons. Locality project based rental subsidy meets the
definition of state project based rental subsidy;

(ii) will conform to HUD regulations interpreting the accessibility requirements of section 504 of the
Rehabilitation Act; and be actively marketed to persons with disabilities as defined in the Fair Housing
Act in accordance with a plan submitted as part of the application for credits.

(iii) above must include roll-in showers, roll under sinks and front control ranges, unless agreed to by
the Authority prior to the applicant's submission of its application.

Documentation from source of assistance must be provided with the application.
Note: Subsidies may apply to any units, not only those built to satisfy Section 504.
(60 points)

Any development in which the greater of 5 units or 10% of the units (i) have rents within HUD’s Housing
Choice Voucher (“HCV”) payment standard; (ii) conform to HUD regulations interpreting the
accessibility requirements of section 504 of the Rehabilitation Act; and (iii) are actively marketed to
persons with disabilities as defined in the Fair Housing Act in accordance with a plan submitted as part
of the application for credits (30 points)

Any development in which 5% of the units (i) conform to HUD regulations interpreting the accessibility
requirements of section 504 of the Rehabilitation Act and (ii) are actively marketed to persons with
disabilities as defined in the Fair Housing Act in accordance with a plan submitted as part of this
application for credits. (15 points)

For items a,b or ¢, all common space must also conform to HUD regulations interpreting the accessibility
Rehabilitation Act.
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K. SPECIAL HOUSING NEEDS

2. Special Housing Needs/Leasing Preference:

a. If not general population, select applicable special population:

FALSE Elderly (as defined by the United States Fair Housing Act.)
FALSE Persons with Disabilities (must meet the requirements of the Federal
Americans with Disabilities Act) - Accessible Supportive Housing Pool only
FALSE Supportive Housing (as described in the Tax Credit Manual)
Action: Provide Permanent Supportive Housing Certification (Tab S)

b. The development has existing tenants and a relocation plan has been developed...................

FALSE

(If True, VHDA policy requires that the impact of economic and/or physical displacement on
those tenants be minimized, in which Owners agree to abide by the Authority's Relocation
Guidelines for LIHTC properties.)

Action: Provide Relocation Plan (Mandatory if tenants are displaced - Tab J)

3. Leasing Preferences

a.

Will leasing preference be given to applicants on a public housing waiting list and/or Section 8
waiting list? select: Yes

Organization which holds such waiting list: Central Virginia Resource Corporation

Contact person:  Gerald Oneil

Title: Director

Phone Number (804) 353-6503

Action: Provide required notification documentation (TAB L)

Leasing preference will be given to individuals and families with children.........c..ccccceveveennea.

TRUE

(Less than or equal to 20% of the units must have of 1 or less bedrooms).

Specify the number of low-income units that will serve individuals and families with children by
providing three or more bedrooms: 30
% of total Low Income Units 50%

NOTE: Development must utilize a VHDA Certified Management Agent. Proof of management
certification must be provided before 8609s are issued.
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K.

SPECIAL HOUSING NEEDS

4. Rental Assistance

a.

b.

Some of the low-income units do or will receive rental assistance........... TRUE
Indicate True if rental assistance will be available from the following
FALSE Rental Assistance Demonstration (RAD) or other PHA conversion to

based rental assistance.

FALSE Section 8 New Construction Substantial Rehabilitation

FALSE Section 8 Moderate Rehabilitation

FALSE Section 8 Certificates

TRUE Section 8 Project Based Assistance

FALSE RD 515 Rental Assistance

FALSE Section 8 Vouchers

FALSE State Assistance

FALSE Other:

The Project Based vouchers above are applicable to the 30% units seeking points.
FALSE

i. If True above, how many of the 30% units will not have project based vouchers?

Number of units receiving assistance: 14
How many years in rental assistance contract? 10.00
Expiration date of contract: 1/1/2029
There is an Option to Renew........ccccevveveeennnne. TRUE
Action: Contract or other agreement provided (TAB Q).
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L. UNIT DETAILS
1. Set-Aside Election: UNITS SELECTED IN INCOME AND RENT DETERMINE POINTS FOR THE BONUS POINT CATEGORY
Note: In order to qualify for any tax credits, a development must meet one of two minimum threshold occupancy tests. Either (i) at least 20% of the
units must be rent-restricted and occupied by persons whose incomes are 50% or less of the area median income adjusted for family size (this is
called the 20/50 test) or (ii) at least 40% of the units must be rent-restricted and occupied by persons whose incomes are 60% or less of the area
median income adjusted for family size (this is called the 40/60 test), all as described in Section 42 of the IRC. Rent-and income-restricted units are
known as low-income units. If you have more low-income units than required, you qualify for more credits. If you serve lower incomes than
required, you receive more points under the ranking system.
a. Units Provided Per Household Type:
Income Levels Rent Levels
# of Units % of Units # of Units % of Units
0 0.00% 20% Area Median 0 0.00% 20% Area Median
6 10.00% 30% Area Median 6 10.00% 30% Area Median
0 0.00% 40% Area Median 0 0.00% 40% Area Median
24 40.00% 50% Area Median 24 40.00% 50% Area Median
24 40.00% 60% Area Median 24 40.00% 60% Area Median
0 0.00% 70% Area Median 0 0.00% 70% Area Median
6 10.00% 80% Area Median 6 10.00% 80% Area Median
0 0.00% Market Units 0 0.00% Market Units
60 100.00% Total 60 100.00% Total
b. The development plans to utilize income averaging............ TRUE

If above is true, should the points based on the units assigned to the levels above be waived and therefore not required for compliance?
40% Levels

Unit Detail

20-30% Levels

FALSE

FOR YOUR CONVENIENCE, COPY AND PASTE IS ALLOWED WITHIN UNIT MIX GRID

FALSE

50% levels

FALSE

In the following grid, add a row for each unique unit type planned within the development. Enter the appropriate data for both tax credit and

market rate units.

Number of
Unit Type (Select Rent Target Number | Units 504 | Net Rentable [Monthly Rent Per
One) (Select One) of Units | compliant Square Feet Unit Total Monthly Rent
Mix 1 2 BR - 2 Bath 30% AMI 6 3 919.00 $420.00 $2,520
Mix 2 2 BR - 2 Bath 50% AMI 24 919.00 $795.00 $19,080
Mix 3 $0
Mix 4 S0
Mix 5 3 BR - 2 Bath 60% AMI 24 3 1159.00 $1,050.00 $25,200
Mix 6 3 BR - 2 Bath 80% AMI 6 1159.00 $1,250.00 $7,500
Mix 7 SO
Mix 8 S0
Mix 9 $0
Mix 10 S0
Mix 11 $0
Mix 12 S0
Mix 13 $0
Mix 14 S0
Mix 15 $0
Mix 16 S0
Mix 17 $0
Mix 18 S0
Mix 19 $0
Mix 20 S0
Mix 21 $0
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2019 Low-Income Housing Tax Credit Application For Reservation

L. UNIT DETAILS
Mix 22 $0
Mix 23 $0
Mix 24 $0
Mix 25 $0
Mix 26 $0
Mix 27 $0
Mix 28 $0
Mix 29 $0
Mix 30 $0
Mix 31 $0
Mix 32 $0
Mix 33 $0
Mix 34 $0
Mix 35 $0
Mix 36 $0
Mix 37 $0
Mix 38 $0
Mix 39 $0
Mix 40 $0
Mix 41 $0
Mix 42 $0
Mix 43 $0
Mix 44 $0
Mix 45 $0
Mix 46 $0
Mix 47 $0
Mix 48 $0
Mix 49 $0
Mix 50 $0
Mix 51 $0
Mix 52 $0
Mix 53 $0
Mix 54 $0
Mix 55 $0
Mix 56 $0
Mix 57 $0
Mix 58 $0
Mix 59 $0
Mix 60 $0
Mix 61 $0
Mix 62 $0
Mix 63 $0
Mix 64 $0
Mix 65 $0
Mix 66 $0
Mix 67 $0
Mix 68 $0
Mix 69 $0
Mix 70 $0
Mix 71 $0
Mix 72 $0
Mix 73 $0
Mix 74 $0
Mix 75 $0
Mix 76 $0
Mix 77 $0
Mix 78 $0
Mix 79 $0
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2019 Low-Income Housing Tax Credit Application For Reservation

L. UNIT DETAILS

Mix 80 $0
Mix 81 $0
Mix 82 $0
Mix 83 $0
Mix 84 $0
Mix 85 $0
Mix 86 $0
Mix 87 $0
Mix 88 $0
Mix 89 $0
Mix 90 $0
Mix 91 $0
Mix 92 $0
Mix 93 $0
Mix 94 $0
Mix 95 $0
Mix 96 $0
Mix 97 $0
Mix 98 $0
Mix 99 $0
Mix 100 $0

TOTALS 60 4,156.00 $3,515 $54,300

Total Units 60 Net Rentable SF: TC Units 62,340.00
MKT Units 0.00
Total NR SF: 62,340.00
Floor Space Fraction (to 7 decimals) 100.00000%
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M. OPERATING EXPENSES

Administrative: Use Whole Numbers Only!
1. Advertising/Marketing $3,200
2. Office Salaries SO
3. Office Supplies $3,500
4. Office/Model Apartment (type ) S0
5. Management Fee $30,440

4.98% of EGI $507.33 Per Unit

6. Manager Salaries $31,600
7. Staff Unit (s) (type ) S0
8. Legal $600
9. Auditing $5,200
10. Bookkeeping/Accounting Fees S0
11. Telephone & Answering Service $4,900
12. Tax Credit Monitoring Fee $2,100
13. Miscellaneous Administrative $9,400
Total Administrative $90,940

Utilities
14. Fuel Oil SO
15. Electricity $12,000
16. Water $5,500
17. Gas SO
18. Sewer $5,500
Total Utility $23,000

Operating:

19. Janitor/Cleaning Payroll S0

20. Janitor/Cleaning Supplies S0

21. Janitor/Cleaning Contract SO

22. Exterminating $1,200

23. Trash Removal $9,000

24. Security Payroll/Contract S0

25. Grounds Payroll SO

26. Grounds Supplies S0

27. Grounds Contract $18,500

28. Maintenance/Repairs Payroll $12,500

29. Repairs/Material $9,400

30. Repairs Contract $10,500

31. Elevator Maintenance/Contract $3,300

32. Heating/Cooling Repairs & Maintenance S0

33. Pool Maintenance/Contract/Staff SO

34. Snow Removal $2,200

35. Decorating/Payroll/Contract $2,500

36. Decorating Supplies $500

37. Miscellaneous $8,000

Totals Operating & Maintenance $77,600
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M. OPERATING EXPENSES

Taxes & Insurance

38. Real Estate Taxes $40,740
39. Payroll Taxes $1,900
40. Miscellaneous Taxes/Licenses/Permits $1,500
41. Property & Liability Insurance $25,000
42. Fidelity Bond SO
43. Workman's Compensation $2,200
44. Health Insurance & Employee Benefits $2,500
45. Other Insurance $10,000
Total Taxes & Insurance $83,840
Total Operating Expense $275,380
Total Operating $4,590 C. Total Operating 45.04%
Expenses Per Unit Expenses as % of EGI
Replacement Reserves (Total # Units X $300 or $250 New Const. Elderly Minimum) $18,000
Total Expenses $293,380

ACTION: Provide Documentation of Operating Budget at Tab R if applicable.
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N. PROJECT SCHEDULE

ACTIVITY ACTUAL OR ANTICIPATED NAME OF RESPONSIBLE
DATE PERSON
1. SITE
a. Option/Contract 8/25/2017 Jen Surber
b. Site Acquisition 6/15/2019 Jen Surber
c. Zoning Approval Zoned Zoned
d. Site Plan Approval 5/15/2019 Jen Surber
2. Financing
a. Construction Loan
i. Loan Application 4/1/2019 Jen Surber
ii. Conditional Commitment 5/2/2019 Jen Surber
iii. Firm Commitment 5/31/2019 Jen Surber
b. Permanent Loan - First Lien
i. Loan Application 4/1/2019 Jen Surber
ii. Conditional Commitment 5/2/2019 Jen Surber
iii. Firm Commitment 5/31/2019 Jen Surber
c. Permanent Loan-Second Lien
i. Loan Application
ii. Conditional Commitment
iii. Firm Commitment
d. Other Loans & Grants
i. Type & Source, List
ii. Application
iii. Award/Commitment
2. Formation of Owner 2/11/2018 David Pryzwansky
3. IRS Approval of Nonprofit Status 1/1/1980 Bay Aging
4. Closing and Transfer of Property to Owner 6/15/2019 Jen Surber
5. Plans and Specifications, Working Drawings 2/15/2019 Jen Surber
6. Building Permit Issued by Local Government 6/1/2019 Jen Surber
7. Start Construction 7/1/2019 Jen Surber
8. Begin Lease-up 3/15/2020 Tami Fossum
9. Complete Construction 7/1/2020 Jen Surber
10. Complete Lease-Up 12/15/2020 Tami Fossum
11. Credit Placed in Service Date 9/15/2020 Jen Surber
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0.

PROJECT BUDGET - HARD COSTS

Cost/Basis/Maximum Allowable Credit

Complete cost column and basis column(s) as appropriate

Note: Attorney must opine, among other things, as to correctness of the inclusion of each cost item in eligible basis, type of
credit and numerical calculations included in Project Budget.

Must Use Whole Numbers Only!

Amount of Cost up to 100% Includable in
Eligible Basis--Use Applicable Column(s):

"30% Present Value Credit"

(D)

Item (A) Cost (B) Acquisition (C) Rehab/ "70 % Present
New Construction Value Credit"
1. Contractor Cost
a.  Unit Structures (New) 5,505,000 0 0 5,505,000
b.  Unit Structures (Rehab) 0 0 0 0
c. Non Residential Structures 0 0 0 0
d. Commercial Space Costs 0 0 0 0
e.  Structured Parking Garage 0 0 0 0
Total Structure 5,505,000 0 0 5,505,000
f. Earthwork 0 0 0 0
g.  Site Utilities 0 0 0 0
h.  Roads & Walks 0 0 0 0
i. Site Improvements 1,385,600 0 0 1,385,600
j. Lawns & Planting 0 0 0 0
k. Engineering 0 0 0 0
l. Off-Site Improvements 0 0 0 0
m. Site Environmental Mitigation 0 0 0 0
n. Demolition 0 0 0 0
o. Site Work 0 0 0 0
p.  Other Site work 0 0 0 0
Total Land Improvements 1,385,600 0 0 1,385,600
Total Structure and Land 6,890,600 0 0 6,890,600
General Requirements 380,000 0 0 380,000
r. Builder's Overhead 200,000 0 0 200,000
( 2.9% Contract)
s. Builder's Profit 380,000 0 0 380,000
( 5.5% Contract)
t. Bonds 0 0 0 0
u.  Building Permits 0 0 0 0
V. Special Construction 0 0 0 0
w. Special Equipment 0 0 0 0
X. Other 1: off site sewer 60,000 0 0 60,000
y.  Other 2: retaining walls 150,000 0 0 150,000
z. Other 3: 0 0 0 0
Contractor Costs $8,060,600 SO SO $8,060,600
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2019 Low-Income Housing Tax Credit Application For Reservation

O. PROJECT BUDGET - OWNER COSTS

MUST USE WHOLE NUMBERS ONLY!

Amount of Cost up to 100% Includable in
Eligible Basis--Use Applicable Column(s):
"30% Present Value Credit" (D)
Iltem (A) Cost (B) Acquisition (C) Rehab/ "70 % Present
New Construction Value Credit"
2. Owner Costs
a. Building Permit 25,000 0 0 25,000
Architecture/Engineering Design Fee 169,000 0 0 169,000
$2,817 /Unit)
c.  Architecture Supervision Fee 20,000 0 0 20,000
$333  /Unit)
d. Tap Fees 539,400 0 0 539,400
e. Environmental 16,000 0 0 16,000
f. Soil Borings 7,500 0 0 7,500
g EarthCraft/LEED 30,000 0 0 30,000
h.  Appraisal 15,000 0 0 15,000
i Market Study 4,200 0 0 4,200
j. Site Engineering / Survey 90,000 0 0 90,000
k.  Construction/Development Mgt 0 0 0 0
l. Structural/Mechanical Study 0 0 0 0
m. Construction Loan 50,000 0 0 50,000
Origination Fee
n. Construction Interest 320,000 0 0 320,000
(_0.0% for__0 months)
Taxes During Construction 7,500 0 0 7,500
Insurance During Construction 15,000 0 0 15,000
g. Permanent Loan Fee 47,100 0 0 0
( 1.0% )
r. Other Permanent Loan Fees 0 0 0 0
s.  Letter of Credit 0 0 0 0
t. Cost Certification Fee 7,500 0 0 0
u. Accounting 0 0 0 0
v. Title and Recording 60,000 0 0 0
w. Legal Fees for Closing 60,000 0 0 0
X.  Mortgage Banker 29,000 0 0 0
y. TaxCredit Fee 55,101
z.  Tenant Relocation 0 0 0 0
aa. Fixtures, Furnitures and Equipment 15,000 0 0 15,000
ab. Organization Costs 0 0 0 0
ac. Operating Reserve 276,243 0 0 0
ad. Contingency 410,600 0 0 410,600
ae. Security 30,000 0 0 30,000
af.  Utilities 0 0 0 0
(1) Other* specify: lease up reserve 60,000 0 0 0
(2) Other* specify: inspections 21,000 0 0 21,000
(3) Other* specify: syndication costs 35,000 0 0 0
(4) Other* specify: 0 0 0 0
(5) Other* specify: 0 0 0 0
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2019 Low-Income Housing Tax Credit Application For Reservation

O. PROJECT BUDGET - OWNER COSTS

(6) Other* specify: 0 0 0 0
(7) Other* specify: 0 0 0 0
(8) Other* specify: 0 0 0 0
(9) Other* specify: 0 0 0
(10) Other* specify: 0 0 0 0
Owner Costs Subtotal (Sum 2A..2(10)) $2,415,144 SO SO $1,785,200
Subtotal 1 + 2 $10,475,744 SO o) $9,845,800
(Owner + Contractor Costs)
3. Developer's Fees 1,126,000 0 0 1,126,000
4. Owner's Acquisition Costs
Land 225,000
Existing Improvements 0 0
Subtotal 4: $225,000 SO
5. Total Development Costs
Subtotal 1+2+3+4: $11,826,744 SO SO $10,971,800

If this application seeks rehab credits only, in which there is no acquisition and no change in ownership,
enter the greater of appraised value or tax assessment value here:

S0 Lland
(Provide documentation at Tab E) SO Building
Maximum Developer Fee: $1,286,060
Proposed Development's Cost per Unit: $197,112  Meets Limits
per Sq Foot $152  Meets Limits
Applicable Cost Limit per unit: $259,224
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2019 Low-Income Housing Tax Credit Application For Reservation

P. ELIGIBLE BASIS CALCULATION
Amount of Cost up to 100% Includable in
Eligible Basis--Use Applicable Column(s):
"30 % Present Value Credit"
(C) Rehab/ (D)
New "70 % Present
Item (A) Cost (B) Acquisition Construction Value Credit"
1. Total Development Costs 11,826,744 0 0 10,971,800
2. Reductions in Eligible Basis
a. Amount of federal grant(s) used to finance 0 0 0
qualifying development costs
b. Amount of nonqualified, nonrecourse financing 0 0 0
c. Costs of nonqualifying units of higher quality 0 0 0
(or excess portion thereof)
d. Historic Tax Credit (residential portion) 0 0 0
3.  Total Eligible Basis (1 - 2 above) 0 0 10,971,800
4.  Adjustment(s) to Eligible Basis (For non-acquisition costs in eligible basis)
a. For QCT or DDA (Eligible Basis x 30%) 0 0
State Designated Basis Boosts:
b. For Revitalization or Supportive Housing (Eligible Basis x 30%) 0 0
c. For Green Certification (Eligible Basis x 10%) 1,097,180
Total Adjusted Eligible basis 0 12,068,980
5.  Applicable Fraction 100.00000% 100.00000% 100.00000%
6. Total Qualified Basis 0 0 12,068,980
(Eligible Basis x Applicable Fraction)
7. Applicable Percentage 0.00% 0.00% 9.00%
(Beginning with 2016 Allocations, use the standard 9% rate.)
(For tax exempt bonds, use the most recently published rates.)
8.  Maximum Allowable Credit under IRC §42 | S0 SO $1,086,208
(Qualified Basis x Applicable Percentage)
(Must be same as BIN total and equal to or less $1,086,208

than credit amount allowed)

Combined 30% & 70% P. V. Credit
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2019 Low-Income Housing Tax Credit Application For Reservation

Q. SOURCES OF FUNDS

Action: Provide Documentation for all Funding Sources at Tab T

1. Construction Financing: List individually the sources of construction financing, including any such
loans financed through grant sources:

Date of Date of Amount of
Source of Funds Application | Commitment Funds Name of Contact Person
1. First Bank 04/01/19 05/31/19 $7,000,000|Chris Clemmons
2.
3.
Total Construction Funding: $7,000,000

2. Permanent Financing: List individually the sources of all permanent financing in order of lien position:

(Whole Numbers only) Interest Amortization | Term of
Date of Date of Amount of Annual Debt Rate of Period Loan
Source of Funds Application | Commitment Funds Service Cost Loan IN YEARS (years)
1. |VHDA 4/1/2019 5/31/2019 $3,510,000 $222,068 5.35% 35.00 35.00
2. |VHDA 4/1/2019 5/31/2019 $1,200,000 $55,017 2.95% 35.00 35.00
3.
4.
5.
6.
7.
8.
9.
10.
Total Permanent Funding: $4,710,000 $277,085
3. Grants: List all grants provided for the development:
Date of Date of Amount of
Source of Funds Application | Commitment Funds Name of Contact Person

A Al Eall Bl I

Total Permanent Grants:

S0
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2019 Low-Income Housing Tax Credit Application For Reservation

Q.

SOURCES OF FUNDS

. Subsidized Funding

Source of Funds

Date of
Commitment

Amount of
Funds

S0

bl Pl Bl Nl

Total Subsidized Funding

. Recap of Federal, State, and Local Funds
Portions of the sources of funds described above for the development are financed directly or indirectly
with Federal, State, or Local Government Funds

S0

FALSE

If above is True, then list the amount of money involved by all appropriate types.

Below-Market Loans

>m - 0O QO o T o

.|Tax Exempt Bonds SO
RD 515 S0
.|Section 221(d)(3) SO
.|Section 312 SO
.|Section 236 SO
.|VHDA SPARC/REACH $1,200,000
.|HOME Funds S0
.|Other: S0
.|Other: S0
Grants*
.|CDBG S0
.|UDAG S0

| -~ ® Q 0o T o

Market-Rate Loans

.|Taxable Bonds SO

.|Section 220 SO

.|Section 221(d)(3) SO

.|Section 221(d)(4) SO

.|Section 236 SO

.|Section 223(f) S0

.|Other: o)
Grants

.|State

.|Local

.|Other:

*This means grants to the partnership. If you received a loan financed by a locality which received one of the

listed grants, please list it in the appropriate loan column as "other" and describe the applicable grant program

which funded it.
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2019 Low-Income Housing Tax Credit Application For Reservation

Q. SOURCES OF FUNDS

6. For Transactions Using Tax-Exempt Bonds Seeking 4% Credits:
For purposes of the 50% Test, and based only on the data entered to this
application, the portion of the aggregate basis of buildings and land financed with
tax-exempt funds is: N/A

7. Some of the development's financing has credit enhancements.........cccovveviiviiccciece e, FALSE
If True, list which financing and describe the credit enhancement:

8. Other Subsidies Action: Provide documentation (Tab Q)
a. FALSE Real Estate Tax Abatement on the increase in the value of the development.
b. TRUE New project based subsidy from HUD or Rural Development for the greater of 5

or 10% of the units in the development.

c. FALSE Other

9. A HUD approval for transfer of physical asset is required........ccccevvveerveivecvececeenene. FALSE
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2019 Low-Income Housing Tax Credit Application For Reservation

R. EQUITY
1. Equity
a. Portion of Syndication Proceeds Attributable to Historic Tax Credit
Amount of Federal historic credits SO xEquity $ $0.000 = SO
Amount of Virginia historic credits S0 x Equity $ $0.000 = SO
b. Equity that Sponsor will Fund:
i Cash Investment SO
ii. Contributed Land/Building SO
iii. Deferred Developer Fee $83,649 (Note: Deferred Developer Fee cannot be negative.)
iv.  Other: SO
Equity Total $83,649
2. Equity Gap Calculation
a. Total Development Cost $11,826,744
b. Total of Permanent Funding, Grants and Equity - $4,793,649
c. Equity Gap $7,033,095
d. Developer Equity - $706
e. Equity gap to be funded with low-income tax credit proceeds $7,032,389

3. Syndication Information (If Applicable)

a. Actual or Anticipated Name of Syndicator: Redstone
Contact Person: Darren Swanson Phone: (704) 200-9508
Street Address: 6000 Fairview Road; Suite 550
City: Charlotte State: NC Zip: 28210

b. Syndication Equity

iii.
iv.

V.

vi.

c.  Syndication:
d. Investors:

Anticipated Annual Credits
Equity Dollars Per Credit (e.g., $0.85 per dollar of credit)
Percent of ownership entity (e.g., 99% or 99.9%)

$772,867.00

$0.910

99.99000%

Syndication costs not included in Total Development Costs (e.g., advisory fees)

Net credit amount anticipated by user of credits
Total to be paid by anticipated users of credit (e.g., limited partners)

Private
Corporate

4. Net Syndication Amount
Which will be used to pay for Total Development Costs

5. Net Equity Factor
Must be equal to or greater than 85%
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S0

$772,790

$7,032,389

$7,032,389

91.0000337604%
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2019 Low-Income Housing Tax Credit Application For Reservation

S. DETERMINATION OF RESERVATION AMOUNT NEEDED

The following calculation of the amount of credits needed is substantially the same as the calculation which will be made by

VHDA to determine, as required by the IRC, the amount of credits which may be allocated for the development. However, VHDA
at all times retains the right to substitute such information and assumptions as are determined by VHDA to be reasonable for the

information and assumptions provided herein as to costs (including development fees, profits, etc.), sources for funding,
expected equity, etc. Accordingly, if the development is selected by VHDA for a reservation of credits, the amount of such

reservation may differ significantly from the amount you compute below.

1. Total Development Costs

2. Less Total of Permanent Funding, Grants and Equity

3. Equals Equity Gap

4. Divided by Net Equity Factor
(Percent of 10-year credit expected to be raised as equity investment)

$11,826,744

$4,793,649

$7,033,095

91.0000337604%

5. Equals Ten-Year Credit Amount Needed to Fund Gap $7,728,673
Divided by ten years 10
6. Equals Annual Tax Credit Required to Fund the Equity Gap $772,867
7. Maximum Allowable Credit Amount $1,086,208
(from Eligible Basis Calculation)
8. Requested Credit Amount For 30% PV Credit: SO
For 70% PV Credit: $772,867
Credit per LI Units $12,881.1167
Credit per LI Bedroom $5,152.4467 Combined 30% & 70%
PV Credit Requested $772,867

9. Action: Provide Attorney’s Opinion (Mandatory Tab H)
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2019 Low-Income Housing Tax Credit Application For Reservation

T. CASH FLOW

1.

Revenue

Indicate the estimated monthly income for the Low-Income Units (based on Unit Details tab):

Total Monthly Rental Income for LIHTC Units $54,300
Plus Other Income Source (list): laundry, late fees, etc. $480
Equals Total Monthly Income: $54,780
Twelve Months x12
Equals Annual Gross Potential Income $657,360
Less Vacancy Allowance 7.0% $46,015
Equals Annual Effective Gross Income (EGI) - Low Income Units $611,345
2. Indicate the estimated monthly income for the Market Rate Units (based on Unit Details tab):
Total Monthly Income for Market Rate Units: SO
Plus Other Income Source (list): SO
Equals Total Monthly Income: SO
Twelve Months x12
Equals Annual Gross Potential Income S0
Less Vacancy Allowance 0.0% SO
Equals Annual Effective Gross Income (EGI) - Market Rate Units SO

Action:  Provide documentation in support of Operating Budget (TAB R)

. Cash Flow (First Year)

a. Annual EGI Low-Income Units
Annual EGI Market Units

Total Effective Gross Income

Total Expenses

Net Operating Income

Total Annual Debt Service

Cash Flow Available for Distribution

@™ >0 Q0 T

$611,345
S0
$611,345

$293,380

$317,965

$277,085

$40,880
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2019 Low-Income Housing Tax Credit Application For Reservation

T. CASH FLOW

4. Projections for Financial Feasibility - 15 Year Projections of Cash Flow

Stabilized

Year 1 Year 2 Year 3 Year 4 Year 5
Eff. Gross Income 611,345 623,572 636,043 648,764 661,739
Less Oper. Expenses 293,380 302,181 311,247 320,584 330,202
Net Income 317,965 321,390 324,796 328,180 331,537
Less Debt Service 277,085 277,085 277,085 277,085 277,085
Cash Flow 40,880 44,305 47,711 51,095 54,452
Debt Coverage Ratio 1.15 1.16 1.17 1.18 1.20

Year 6 Year 7 Year 8 Year 9 Year 10
Eff. Gross Income 674,974 688,474 702,243 716,288 730,614
Less Oper. Expenses 340,108 350,311 360,820 371,645 382,794
Net Income 334,866 338,162 341,423 344,643 347,819
Less Debt Service 277,085 277,085 277,085 277,085 277,085
Cash Flow 57,781 61,077 64,338 67,558 70,734
Debt Coverage Ratio 1.21 1.22 1.23 1.24 1.26

Year 11 Year 12 Year 13 Year 14 Year 15
Eff. Gross Income 745,226 760,130 775,333 790,840 806,656
Less Oper. Expenses 394,278 406,107 418,290 430,838 443,764
Net Income 350,948 354,024 357,043 360,001 362,893
Less Debt Service 277,085 277,085 277,085 277,085 277,085
Cash Flow 73,863 76,939 79,958 82,916 85,808
Debt Coverage Ratio 1.27 1.28 1.29 1.30 1.31

Estimated Annual Percentage Increase in Revenue
Estimated Annual Percentage Increase in Expenses
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2019 Low-Income Housing Tax Credit Application For Reservation

u. Building-by-Building Information Must Complete

Qualified basis must be determined on a building-by building basis. Complete the section below. Building street addresses are required by the IRS (must have them by the time of Number of BINS: | 1 |
allocation request).
FOR YOUR CONVENIENCE, COPY AND PASTE IS ALLOWED WITHIN BUILDING GRID

NUMBER DO NOT use the CUT feature 30% Present Value 30% Present Value
OF Credit for Acquisition Credit for Rehab / New Construction 70% Present Value Credit
Actual or Actual or Actual or
TAX | MARKET Estimate Anticipated Estimate Anticipated Estimate Anticipated
Bldg BIN CREDIT| RATE |Street Address 1 Street City State  Zip Qualified In-Service Applicable Credit Qualified In-Service Applicable Credit Qualified In-Service Applicable Credit
# if known UNITS UNITS Address 2 Basis Date Percentage Amount Basis Date Percentage Amount Basis Date Percentage Amount
1 60 1401 Bickerstaff Road Henrico VA 23231 $0 S0 $12,068,980 09/15/20 9.00% $1,086,208
2. $0 $0 $0
3. $0 S0 $0
4. $0 $0 50
5. $0 $0 $0
6. $0 S0 $0
7. $0 $0 $0
8. $0 $0 $0
9. $0 S0 $0
10. $0 $0 $0
11. $0 $0 $0
12. $0 S0 $0
13. $0 $0 $0
14. $0 $0 $0
15. $0 S0 $0
16. $0 $0 $0
17. $0 $0 $0
18. $0 S0 $0
19. $0 $0 $0
20. $0 $0 $0
21. $0 S0 $0
22. $0 $0 $0
23. $0 $0 $0
24. $0 S0 $0
25. $0 $0 $0
26. $0 $0 $0
27. $0 $0 $0
28. $0 $0 $0
29. $0 $0 $0
30. $0 $0 $0
31 $0 $0 $0
32. $0 $0 $0
33. $0 S0 $0
34. $0 $0 $0
35. $0 $0 $0
60 0

Totals from all buildings

v
!
W
!

$12,068,980
$0 $0 $1,086,208

Credit Amount should equal Gap Calculation Request. Number of BINS: 1
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2019 Low-Income Housing Tax Credit Application For Reservation

V. STATEMENT OF OWNER

The undersigned hereby acknowledges the following:

1. that, to the best of its knowledge and belief, all factual information provided herein or in connection
herewith is true and correct, and all estimates are reasonable.

2. that it will at all times indemnify and hold harmless VHDA and its assigns against all losses, costs,
damages, VHDA's expenses, and liabilities of any nature directly or indirectly resulting from, arising out of,
or relating to VHDA's acceptance, consideration, approval, or disapproval of this reservation request and
the issuance or nonissuance of an allocation of credits, grants and/or loan funds in connection herewith.

3. that points will be assigned only for representations made herein for which satisfactory documentation is
submitted herewith and that no revised representations may be made in connection with this application
once the deadline for applications has passed.

4, that this application form, provided by VHDA to applicants for tax credits, including all sections herein
relative to basis, credit calculations, and determination of the amount of the credit necessary to make the
development financially feasible, is provided only for the convenience of VHDA in reviewing reservation
requests; that completion hereof in no way guarantees eligibility for the credits or ensures that the amount
of credits applied for has been computed in accordance with IRC requirements; and that any notations
herein describing IRC requirements are offered only as general guides and not as legal authority.

5. that the undersigned is responsible for ensuring that the proposed development will be comprised of
gualified low-income buildings and that it will in all respects satisfy all applicable requirements of federal
tax law and any other requirements imposed upon it by VHDA prior to allocation, should one be issued.

6. that the undersigned commits to providing first preference to members of targeted populations having
state rental assistance and will not impose any eligibility requirements or lease terms terms for such
individuals that are more restrictive than its standard requirements and terms, the terms of the MOU
establishing the target population, or the eligibility requirements for the state rental assistance.

7. that, for the purposes of reviewing this application, VHDA is entitled to rely upon representations of the
undersigned as to the inclusion of costs in eligible basis and as to all of the figures and calculations relative
to the determination of qualified basis for the development as a whole and/or each building therein
individually as well as the amounts and types of credit applicable thereof, but that the issuance of a
reservation based on such representation in no way warrants their correctness or compliance with IRC
requirements.

8. that VHDA may request or require changes in the information submitted herewith, may substitute its own
figures which it deems reasonable for any or all figures provided herein by the undersigned and may reserve
credits, if any, in an amount significantly different from the amount requested.

9. that reservations of credits are not transferable without prior written approval by VHDA at its sole
discretion.
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2019 Low-Income Housing Tax Credit Application For Reservation

V.

STATEMENT OF OWNER

10.

11.

12,

13.

14,

15.

16.

that the requirements for applying for the credits and the terms of any reservation or allocation thereof are
subject to change at any time by federal or state law, federal, state or VHDA regulations, or
other binding authority.

that reservations may be made subject to certain conditions to be satisfied prior to allocation and shall in
all cases be contingent upon the receipt of a nonrefundable application fee of $1000 and a nonrefundable
reservation fee equal to 7% of the annual credit amount reserved.

that a true, exact, and complete copy of this application, including all the supporting documentation
enclosed herewith, has been provided to the tax attorney who has provided the required attorney's
opinion accompanying this submission.

that the undersigned has provided a complete list of all residential real estate developments in which the
general partner(s) has (have) or had a controlling ownership interest and, in the case of those projects
allocated credits under Section 42 of the IRC, complete information on the status of compliance with

Section 42 and an explanation of any noncompliance. The undersigned hereby authorizes the Housing Credit
Agencies of states in which these projects are located to share compliance information with the Authority.

that any principal of undersigned has not participated in a planned foreclosure or Qualified Contract request
in Virginia after January 1, 2019.

that undersigned waives the right to pursue a Qualified Contract on this development.

that the information in this application may be disseminated to others for purposes of verification or

other purposes consistent with the Virginia Freedom of Information Act. However, all information will be
maintained, used or disseminated in accordance with the Government Data Collection and Dissemination
Practices Act. The undersigned may refuse to supply the information requested, however, such refusal will
result in VHDA's inability to process the application. The original or copy of this application may be
retained by VHDA, even if tax credits are not allocated to the undersigned.

In Witness Whereof, the undersigned, being authorized, has caused this document to be execuled in its
name on the date of this application set forth in DEV Info tab hereof.

Legal Name of Owner:  Bickerstaff Crossing VA LLC

o, =)

Its: Managing Member

(Title)
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2019 Low-Income Housing Tax Credit Application For Reservation

w.

LIHTC SELF SCORE SHEET

Self Scoring Process

appropriate, which may change the final score.

responses (Y or N) in the yellow shaded cells, if applicable. Item 5f requires a numeric value to be entered.

This Self Scoring Process is intended to provide you with an estimate of your application's score based on the information included within the
reservation application. Other items, denoted below in the yellow shaded cells, are typically evaluated by VHDA's staff during the application

review and feasibility process. For purposes of self scoring, we have made certain assumptions about your application. Edit the appropriate

Please remember that this score is only an estimate. VHDA reserves the right to change application data and/or score sheet responses where

MANDATORY ITEMS:

a.
. Active Excel copy of application

. Partnership agreement

. SCC Certification

. Previous participation form

. Site control document

. Architect's Certification

. Attorney's opinion

. Nonprofit questionnaire (if applicable)

. Appraisal

. Zoning document

. Universal Design Plans

. List of LIHTC Developments (Schedule A)

>0m -~ O Q 0o T

—_ R .

Signed, completed application with attached tabs in PDF format

1. READINESS:

-~ 0 Q& o T

. VHDA notification letter to CEO (via Locality Notification Information Application)
. Local CEO Opposition Letter

. Plan of development

. Location in a revitalization area based on Qualified Census Tract

. Location in a revitalization area with resolution

. Location in a Opportunity Zone

2. HOUSING NEEDS CHARACTERISTICS:

>0m -~ O Q o T

. Sec 8 or PHA waiting list preference

. Existing RD, HUD Section 8 or 236 program

. Subsidized funding commitments

. Tax abatement on increase of property's value

. New project based rental subsidy (HUD or RD)

. Census tract with <12% poverty rate

. Development listed on the Rural Development Rehab Priority List

. Dev. located in area with little or no increase in rent burdened population
. Dev. located in area with increasing rent burdened population

[Bickerstaff Crossing] - Reservation App

Total:

Total:

Total:

Included

<

< < < << =<=<=<=<=<=< =

22222 <

YorN
YorN
YorN
YorN
YorN
YorN
YorN
YorN
Y, N, N/A
YorN
YorN
YorN
YorN

O or-50
Oor-25
Oor40
Oor10
Oor15
Oor15

Oorupto5
Oor20

Up to 40
Oor5
Oor10

0, 20, 25 or30
Oor15

Up to-20

Up to 20
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0.00

0.00

0.00

0.00

0.00

0.00

0.00

3.83

0.00

0.00

0.00

10.00

0.00

0.00

0.00

20.00
33.83




2019 Low-Income Housing Tax Credit Application For Reservation

3. DEVELOPMENT CHARACTERISTICS:

a.
b.
orc.
ord.
e

f
g.
h

Amenities (See calculations below)

Project subsidies/HUD 504 accessibility for 5 or 10% of units

HCV Payment Standard/HUD 504 accessibility for 5 or 10% of units
HUD 504 accessibility for 5% of units

. Proximity to public transportation (within Northern VA or Tidewater)
. Development will be Green Certified

Units constructed to meet VHDA's Universal Design standards

. Developments with less than 100 units

Historic Structure

4. TENANT POPULATION CHARACTERISTICS: Locality AMI State AMI

| -~ ® Q& 0o T

$83,200 $55,900

. Less than or equal to 20% of units having 1 or less bedrooms

. <plus> Percent of Low Income units with 3 or more bedrooms

. Units with rent at or below 30% of AMI and are not subsidized (up to 10% of LI units)
. Units with rents at or below 40% of AMI (up to 10% of LI units)

. Units with rent and income at or below 50% of AMI

. Units with rents at or below 50% rented to tenants at or below 60% of AMI

. Units in LI Jurisdictions with rents <= 50% rented to tenants with <= 60% of AMI

5. SPONSOR CHARACTERISTICS:

a.
orb.
orc.

Developer experience - 3 developments with 3 x units or 6 developments with 1 x units

Developer experience - 3 developments and at least 500,000 in liquid assets
Developer experience - 1 development with 1 x units

d. Developer experience - life threatening hazard

> 0ma -+ M

. Developer experience - noncompliance

. Developer experience - did not build as represented

. Developer experience - failure to provide minimum building requirements
. Developer experience - termination of credits by VHDA

. Developer experience - exceeds cost limits at certification

. Management company rated unsatisfactory

6. EFFICIENT USE OF RESOURCES:

a.
b.

Credit per unit
Cost per unit

7. BONUS POINTS:

a.
orb.
orc.
d.
e.

Extended compliance

Nonprofit or LHA purchase option

Nonprofit or LHA Home Ownership option

Combined 9% and 4% Tax Exempt Bond Site Plan

RAD or PHA Conversion participation and competing in Local Housing Authority pool

425 Point Threshold - all 9% Tax Credits
325 Point Threshold - Tax Exempt Bonds

[Bickerstaff Crossing] - Reservation App

Total:

Total:

Total:

Total:

Total:

48.75

60.00

0.00

0.00

0.00

10.00

15.00

16.00

0.00

149.75

15.00

15.00

10.00

10.00

50.00

0.00

0.00

100.00

0.00

50.00
0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

50.00

87.43

33.44

120.87

0.00

60.00

0.00

0.00

0.00

60.00

Y Oor60
N Oor30
N Oor15
N 0,100r 20
Y Oor10
100% Up to 15
Y up to 20
N Oor5
Y Oor15
50.00% Up to 15
10.00% Up to 10
10.00% Up to 10
50.00% Up to 50
50.00% Up to 25
0.00% Up to 50
N Oor50
Y Oor50
N Oor10
N 0or-50
N Oor-15
0 0 or-2x
N Oor-20
N Oor-10
N 0or-50
N Oor-25
Up to 200
Up to 100
0 Years 40 or 50
Y Oor60
N Oor5
N Up to 45
N 0 or10
TOTAL SCORE:

Scoresheet, printed 2
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2019 Low-Income Housing Tax Credit Application For Reservation

Amenities:
All units have: Max Pts Score
a. Community Room 5 5.00
b. Exterior walls constructed with brick and other low maintenance materials 25 23.75
c. Sub metered water expense 5 5.00
d. Watersense labeled faucets, toilets and showerheads 3 0.00
e. Infrastructure for high speed internet/broadband 1 1.00
f. Free WiFi Access in community room 4 4.00
g. Each unit provided free individual high speed internet access 6 0.00
h. Each unit provided free individual WiFi 8 0.00
i. Bath Fan - Delayed timer or continuous exhaust 3 3.00
j. Baths equipped with humidistat 3 0.00
k. Cooking Surfaces equipped with fire prevention features 4 4.00
I. Cooking surfaces equipped with fire suppression features 2 0.00
m. Rehab only: dedicated space to accept permanent dehumidification system 2 0.00
n. Provides Permanently installed dehumidification system 5 0.00
o. All interior doors within units are solid core 3 0.00
p. USB in kitchen, living room and all bedrooms 1 1.00
g. LED Kitchen Light Fixtures 2 2.00
r. Shelf or Ledge at entrance within interior hallway 2 0.00
s. New Construction: Balcony or patio 4 0.00
© 4875
All elderly units have:
t. Front-control ranges 1 0.00
u. Independent/suppl. heat source 1 0.00
v. Two eye viewers 1 0.00
0.00
Total amenities: 48.75

[Bickerstaff Crossing] - Reservation App Scoresheet, printed 3
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Summary Information

Development Summary

2019 Low-Income Housing Tax Credit Application For Reservation

|Deal Name: Bickerstaff Crossing
Cycle Type: 9% Tax Credits Requested Credit Amount: $772,867
Allocation Type: New Construction Jurisdiction: Henrico County
Total Units 60 Population Target: General Total Score
Total LI Units 60 514.45
Project Gross Sq Ft:  76,359.00 Owner Contact: Jen Surber
Green Certified? TRUE
Source of Funds Amount Per Unit Per Sq Ft Annual Debt Service
Permanent Financing $4,710,000 $78,500 $62 $277,085
Uses of Funds - Actual Costs Total Development Costs
Type of Uses Amount Per Unit Sq Ft % of TDC
Improvements $6,890,600| $114,843 $90 58.26% Total Improvements $10,475,744
General Req/Overhead/Profit $960,000 $16,000 $13 8.12% Land Acquisition $225,000
Other Contract Costs $210,000 $3,500 S3 1.78% Developer Fee $1,126,000
Owner Costs $2,415,144 $40,252 $32 20.42% Total Development Costs $11,826,744
Acquisition $225,000 $3,750 S3 1.90%
Developer Fee $1,126,000 $18,767 $15 9.52%
Total Uses $11,826,744 $197,112
Proposed Cost Limit/Unit: $197,112
Applicable Cost Limit/Unit: $259,224
Income Proposed Cost Limit/Sq Ft: $152
Gross Potential Income - LI Units $657,360 Applicable Cost Limit/Sq Ft: $218
Gross Potential Income - Mkt Units S0
Subtotal $657,360 Unit Breakdown
Less Vacancy % [ 7.00%] $46,015 Supp Hsg 0
Effective Gross Income $611,345 # of Eff 0
# of 1BR 0
Rental Assistance? TRUE # of 2BR 30
# of 3BR 30
Expenses # of 4+ BR 0
Category Total Per Unit Total Units 60
Administrative $90,940 $1,516
Utilities $23,000 $383
Operating & Maintenance $77,600 $1,293 Income Levels Rent Levels
Taxes & Insurance $83,840 $1,397 # of Units # of Units
<=30% AMI 6 6
Total Operating Expenses $275,380 $4,590 40% AMI 0 0
50% AMI 24 24
Replacement Reserves $18,000 $300 60% AMI 24 24
>60% AMI 6 6
Total Expenses $293,380 $4,890| Market 0 0
Cash Flow Income Averaging? TRUE
EGI $611,345
Total Expenses $293,380
Net Income $317,965 Extended Use Restriction? 30
Debt Service $277,085
Debt Coverage Ratio (YR1): 1.15

[Bickerstaff Crossing] - Reservation App
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2019 Low-Income Housing Tax Credit Application For Reservation

s/sF= 315925 | Credits/SF = [ras] it = $134,343.3333
TYPE OF PROJECT GENERAL = 11000; ELDERLY = 12000 11000
LOCATION Inner-NVA=100; Outer-NV=200; NWNC=300; Rich=400; Tid=500; Balance=600 400
TYPE OF CONSTRUCTION N C=1; ADPT=2;REHAB(35,000+)=3; REHAB*(15,000-35,000)=4 1
*REHABS LOCATED IN BELTWAY ($15,000-$50,000) See Below
GENERAL Elderly
Supportive Hsg EFF-E 1BR-E 2BR-E EFF-E-1ST 1BR-E-1ST 2BR-E-1ST
[AVG UNIT SIZE 0.00 0.00 0.00 0.00 0.00 0.00 0.00
NUMBER OF UNITS 0 0 0 0 0 0 0
PARAMETER-(COSTS=>35,000) 0 0 0 0 0 0 0
PARAMETER-(COSTS<35,000) 0 0 0 0 0 0 0
PARAMETER-(COSTS=>50,000) 0 0 0 0 0 0 0
PARAMETER-(COSTS<50,000) 0 0 0 0 0 0 0
COST PARAMETER 0 0 0 0 0 0 0
PROJECT COST PER UNIT 0 0 0 0 0 0 0
PARAMETER-(CREDITS=>35,000) 0 0 0 0 0 0 0
PARAMETER-(CREDITS<35,000) 0 0 0 0 0 0 0
PARAMETER-(CREDITS=>50,000) 0 0 0 0 0 0 0
PARAMETER-(CREDITS<50,000) 0 0 0 0 0 0 0
CREDIT PARAMETER 0 0 0 0 0 0 0
PROJECT CREDIT PER UNIT 0 0 0 0 0 0 0
ICOST PER UNIT POINTS 0.00 0.00 0.00 0.00 0.00 0.00 0.00
ICREDIT PER UNIT POINTS 0.00 0.00 0.00 0.00 0.00 0.00 0.00
GENERAL

EFF-G 1BR-G 2 BR-G 3 BR-G 4 BR-G 2BR-TH 3 BR-TH 4 BF
AVG UNIT SIZE 0.00 0.00 1,008.81 1,248.82 0.00 0.00 0.00 0.(
NUMBER OF UNITS 0 0 30 30 0 0 0 Q
PARAMETER-(COSTS=>35,000) 0 0 247,830 291,200 0 0 0 o
PARAMETER-(COSTS<35,000) 0 0 0 0 0 0 0 [}
PARAMETER-(COSTS=>50,000) 0 0 247,830 291,200 0 0 0 [}
PARAMETER-(COSTS<50,000) 0 0 0 0 0 0 0 o
COST PARAMETER 0 0 247,830 291,200 0 0 0 (
PROJECT COST PER UNIT 0 0 160,657 198,879 0 0 0 (
PARAMETER-(CREDITS=>35,000) 0 0 21,000 24,675 0 0 0 [}
PARAMETER-(CREDITS<35,000) 0 0 0 0 0 0 0 o
PARAMETER-(CREDITS=>50,000) 0 0 21,000 24,675 0 0 0 o
PARAMETER-(CREDITS<50,000) 0 0 0 0 0 0 0 [}
CREDIT PARAMETER 0 0 21,000 24,675 0 0 0 (
PROJECT CREDIT PER UNIT 0 0 11,512 14,251 0 0 0 (
COST PER UNIT POINTS 0.00 0.00 17.59 15.85 0.00 0.00 0.00 0.(
CREDIT PER UNIT POINTS 0.00 0.00 45.18 42.25 0.00 0.00 0.00 0./

TOTAL COST PER UNIT POINTS

TOTAL CREDIT PER UNIT POINTS

87.43

[Bickerstaff Crossing] - Reservation App
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Standard Cost Parameter - low rise

Parameter Adjustment - mid rise

Parameter Adjustment - high rise
Adjusted Cost Parameter

Standard Credit Parameter - low rise

Parameter Adjustment - mid rise

Parameter Adjustment - high rise
Adjusted Credit Parameter

Standard Parameter - low rise

Parameter Adjustment - mid rise

Parameter Adjustment - high rise
Adjusted Cost Parameter

Standard Credit Parameter - low rise

Parameter Adjustment - mid rise

Parameter Adjustment - high rise
Adjusted Credit Parameter

Standard Cost Parameter - low rise

Parameter Adjustment - mid rise

Parameter Adjustment - high rise
Adjusted Cost Parameter

Standard Cost Parameter - low rise

Parameter Adjustment - mid rise

Parameter Adjustment - high rise
Adjusted Cost Parameter

Standard Cost Parameter - low rise

Parameter Adjustment - mid rise

Parameter Adjustment - high rise
Adjusted Cost Parameter

Standard Cost Parameter - low rise

Parameter Adjustment - mid rise

Parameter Adjustment - high rise
Adjusted Cost Parameter

Cost Parameters - Elderly

Supportive Hsg EFF-E 1BR-E 2 BR-E EFF-E-1 ST 1BR-E-1ST 2 BR-E-1 ST
0 0 0 0 0 0 0
0 0 0 0 0 0 0
0 0 0 0 0 0 0
0 0 0 0 0 0 0
Credit Parameters - Elderly
Supportive Hsg EFF-E 1BR-E 2 BR-E EFF-E-1 ST 1BR-E-1ST 2 BR-E-1 ST
0 0 0 0 0 0 0
0 0 0 0 0 0 0
0 0 0 0 0 0 0
0 0 0 0 0 0 0
Cost Parameters - General
EFF-G 1BR-G 2 BR-G 3 BR-G 4 BR-G 2 BR-TH 3 BR-TH 4 BF
0 0 247,830 291,200 0 0 0 (
0 0 0 0 0 0 0 (
0 0 0 0 0 0 0 (
0 0 247,830 291,200 0 0 0 (
Credit Parameters - General
EFF-G 1BR-G 2 BR-G 3 BR-G 4 BR-G 2 BR-TH 3 BR-TH 4 BF
0 0 21,000 24,675 0 0 0 (
0 0 0 0 0 0 0 (
0 0 0 0 0 0 0 (
0 0 21,000 24,675 0 0 0 (
Northern Virginia Beltway (Rehab costs $15,000-$50,000)
Cost Parameters - Elderly
| Supportive Hsg EFF-E 1BR-E 2 BR-E EFF-E-1ST 1BR-E-1ST 2 BR-E-1ST
0 0 0 0 0 0 0
0 0 0 0 0 0 0
0 0 0 0 0 0 0
0 0 0 0 0 0 0
Credit Parameters - Elderly
Supportive Hsg EFF-E 1BR-E 2 BR-E EFF-E-1ST 1BR-E-1ST 2 BR-E-1ST
0 0 0 0 0 0 0
0 0 0 0 0 0 0
0 0 0 0 0 0 0
0 0 0 0 0 0 0
Cost Parameters - General
EFF-G 1 BR-G 2 BR-G 3 BR-G 4 BR-G 2 BR-TH 3 BR-TH 4 BF
0 0 247,830 291,200 0 0 0 (
0 0 0 0 0 0 0 (
0 0 0 0 0 0 0 (
0 0 247,830 291,200 0 0 0 (
Credit Parameters - General
EFF-G 1BR-G 2 BR-G 3 BR-G 4 BR-G 2 BR-TH 3 BR-TH 4 BF
0 0 21,000 24,675 0 0 0 (
0 0 0 0 0 0 0 (
0 0 0 0 0 0 0 (
0 0 21,000 24,675 0 0 0 (
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2019 Low-Income Housing Tax Credit Application For Reservation

s/sF= 315925 | Credits/SF = [ras] - $134,343.33
TYPE OF PROJECT GENERAL = 11000; ELDERLY = 12000 11000
LOCATION Inner-NVA=100; Outer-NV=200; NWNC=300; Rich=400; Tid=500; Balance=600 400
TYPE OF CONSTRUCTION N C=1; ADPT=2;REHAB(35,000+)=3; REHAB*(10,000-35,000)=4 1
*REHABS LOCATED IN BELTWAY ($10,000-$50,000) See Below
GENERAL Elderly
Supportive Hsg EFF-E 1BR-E 2BR-E EFF-E-1 ST 1BR-E-1ST 2 BR-E-1ST
AVG UNIT SIZE 0.00 0.00 0.00 0.00 0.00 0.00 0.00
NUMBER OF UNITS 0 0 0 0 0 0 0
PARAMETER-(COSTS=>35,000) 0 0 0 0 0 0 0
PARAMETER-(COSTS<35,000) 0 0 0 0 0 0 0
PARAMETER-(COSTS=>50,000) 0 0 0 0 0 0 0
PARAMETER-(COSTS<50,000) 0 0 0 0 0 0 0
COST PARAMETER 0 0 0 0 0 0 0
PROJECT COST PER UNIT 0 0 0 0 0 0 0
PARAMETER-(CREDITS=>35,000) 0 0 0 0 0 0 0
PARAMETER-(CREDITS<35,000) 0 0 0 0 0 0 0
PARAMETER-(CREDITS=>50,000) 0 0 0 0 0 0 0
PARAMETER-(CREDITS<50,000) 0 0 0 0 0 0 0
CREDIT PARAMETER 0 0 0 0 0 0 0
PROJECT CREDIT PER UNIT 0 0 0 0 0 0 0
COST PER UNIT POINTS 0.00 0.00 0.00 0.00 0.00 0.00 0.00
CREDIT PER UNIT POINTS 0.00 0.00 0.00 0.00 0.00 0.00 0.00
GENERAL

EFF-G 1BR-G 2BR-G 3BR-G 4 BR-G 2 BR-TH 3 BR-TH 4 BF
[AVG UNIT SIZE 0.00 0.00 1,008.81 1,248.82 0.00 0.00 0.00 0.(
NUMBER OF UNITS 0 0 30 30 0 0 0 0
PARAMETER-(COSTS=>35,000) 0 0 247,830 291,200 0 0 0 [}
PARAMETER-(COSTS<35,000) 0 0 0 0 0 0 0 o
PARAMETER-(COSTS=>50,000) 0 0 247,830 291,200 0 0 0 o
PARAMETER-(COSTS<50,000) 0 0 0 0 0 0 0 [}
COST PARAMETER 0 0 247,830 291,200 0 0 0 (
PROJECT COST PER UNIT 0 0 160,657 198,879 0 0 0 (
PARAMETER-(CREDITS=>35,000) 0 0 21,000 24,675 0 0 0 o
PARAMETER-(CREDITS<35,000) 0 0 0 0 0 0 0 [}
PARAMETER-(CREDITS=>50,000) 0 0 21,000 24,675 0 0 0 [}
PARAMETER-(CREDITS<50,000) 0 0 0 0 0 0 0 o
CREDIT PARAMETER 0 0 21,000 24,675 0 0 0 (
PROJECT CREDIT PER UNIT 0 0 11,512 14,251 0 0 0 (
ICOST PER UNIT POINTS 0.00 0.00 17.59 15.85 0.00 0.00 0.00 0.l
ICREDIT PER UNIT POINTS 0.00 0.00 45.18 42.25 0.00 0.00 0.00 0.l

TOTAL COST PER UNIT POINTS

TOTAL CREDIT PER UNIT POINTS

87.43
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Standard Cost Parameter - low rise

Parameter Adjustment - mid rise

Parameter Adjustment - high rise
Adjusted Cost Parameter

Standard Credit Parameter - low rise

Parameter Adjustment - mid rise

Parameter Adjustment - high rise
Adjusted Credit Parameter

Standard Parameter - low rise

Parameter Adjustment - mid rise

Parameter Adjustment - high rise
Adjusted Cost Parameter

Standard Credit Parameter - low rise

Parameter Adjustment - mid rise

Parameter Adjustment - high rise
Adjusted Credit Parameter

Standard Cost Parameter - low rise

Parameter Adjustment - mid rise

Parameter Adjustment - high rise
Adjusted Cost Parameter

Standard Cost Parameter - low rise

Parameter Adjustment - mid rise

Parameter Adjustment - high rise
Adjusted Cost Parameter

Standard Cost Parameter - low rise

Parameter Adjustment - mid rise

Parameter Adjustment - high rise
Adjusted Cost Parameter

Standard Cost Parameter - low rise

Parameter Adjustment - mid rise

Parameter Adjustment - high rise
Adjusted Cost Parameter

Cost Parameters - Elderly

Supportive Hsg EFF-E 1BR-E 2 BR-E EFF-E-1 ST 1BR-E-1ST 2 BR-E-1 ST
0 0 0 0 0 0 0
0 0 0 0 0 0 0
0 0 0 0 0 0 0
0 0 0 0 0 0 0
Credit Parameters - Elderly
Supportive Hsg EFF-E 1BR-E 2 BR-E EFF-E-1 ST 1BR-E-1ST 2 BR-E-1 ST
0 0 0 0 0 0 0
0 0 0 0 0 0 0
0 0 0 0 0 0 0
0 0 0 0 0 0 0
Cost Parameters - General
EFF-G 1BR-G 2 BR-G 3 BR-G 4 BR-G 2 BR-TH 3 BR-TH 4 BF
0 0 247,830 291,200 0 0 0 (
0 0 0 0 0 0 0 (
0 0 0 0 0 0 0 (
0 0 247,830 291,200 0 0 0 (
Credit Parameters - General
EFF-G 1BR-G 2 BR-G 3 BR-G 4 BR-G 2 BR-TH 3 BR-TH 4 BF
0 0 21,000 24,675 0 0 0 (
0 0 0 0 0 0 0 (
0 0 0 0 0 0 0 (
0 0 21,000 24,675 0 0 0 (
Northern Virginia Beltway (Rehab costs $10,000-$50,000)
Cost Parameters - Elderly
| Supportive Hsg EFF-E 1BR-E 2 BR-E EFF-E-1ST 1BR-E-1ST 2 BR-E-1ST
0 0 0 0 0 0 0
0 0 0 0 0 0 0
0 0 0 0 0 0 0
0 0 0 0 0 0 0
Credit Parameters - Elderly
Supportive Hsg EFF-E 1BR-E 2 BR-E EFF-E-1ST 1BR-E-1ST 2 BR-E-1ST
0 0 0 0 0 0 0
0 0 0 0 0 0 0
0 0 0 0 0 0 0
0 0 0 0 0 0 0
Cost Parameters - General
EFF-G 1 BR-G 2 BR-G 3 BR-G 4 BR-G 2 BR-TH 3 BR-TH 4 BF
0 0 247,830 291,200 0 0 0 (
0 0 0 0 0 0 0 (
0 0 0 0 0 0 0 (
0 0 247,830 291,200 0 0 0 (
Credit Parameters - General
EFF-G 1BR-G 2 BR-G 3 BR-G 4 BR-G 2 BR-TH 3 BR-TH 4 BF
0 0 21,000 24,675 0 0 0 (
0 0 0 0 0 0 0 (
0 0 0 0 0 0 0 (
0 0 21,000 24,675 0 0 0 (
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A

Partnership or Operating
Agreement

Including chart of ownership structure with percentage of
interests (MANDATORY)



COMMONWEALTII OF VIRGINIA BICKERSTAFF CROSSING VA LLC
| LIMITED LIABILITY COMPANY
COUNTY OF Hearice : OPERATING AGREEMENT

THIS OPERATING AGREEMENT (the "Agreement") made as of the 13th day of
March , 2018, by and among the undersigned members of Bickerstaff Crossing VA

LLC, a Virginia limited liability company (the "Company")}, such persons being hereinafter referred
to individually as a "Member" and collectively as the "Members."

WHEREAS, the parties hereto desire to organize a limited liability company to own, develop,
and manage an affordable housing apartment complex in the County of Hﬁﬁ@ icg , Virginiato be
known as Bickerstaff Crossing (“Project”™).

NOW, THEREFORE, in consideration of the mutual promises, covenants and agreements
contained herein, and other good and valuable consideration, the parties hereto agree as follows:

1. NAME, BUSINESS, AND REGISTERED OFFICE AND AGENT. The Members do
hereby form a limited liability company ("LLC"} under the name of Bickerstaff Crossing VALLC in

accordance with and pursuant to the Virginia Limited Liability Company Act (the "Act"), to engage
in the business of ownership, development and management of the Property as well as such other
lawful business as all of the Members may agree to from time to time. The organizing Members, or
their representatives, shall execute and file Articles of Organization on behalf of the Company with
the Virginia State Corporation Commission. The Members shall do or cause to be done all such
filings, recordings or other acts as may be necessary or appropriate from time to time to comply with
the requirements of the Act or otherwise as necessary for the operation of LLCs in the State of
Virginia. The Company shall promptly reimburse any cost incurred by the Members in connection
with the foregoing. The registered office of the Company shall be:

109 Holly Ridge Road

Glade Spring, VA 24340
and the registered agent at such address shall be:

Jennifer Surber

The principal office of the business may, but need not, be the same as the registered office.




2. TERM. The Company shall begin as of the date of filing the aforementioned Articles,
and shall continue perpetually unless sooner terminated as provided in paragraph 15 of this
Agreement.

3. CAPITAL; LIABILITY OF MEMBERS.

(a) Initial Capital Contribution. The Members shall make initial capital contributions to

the Company in amounts as mutually agreed upon such that their initial capital interests in the

Company shall be as follows:

Members Capital Interest
Surber Development and Consulting, LLC 90.00%
Bay Aging 10.00%

(b)  Subsequent Capital Contributions. For purposes of paragraphs 3 - 6 of this

Agreement, and with respect only to allocations and distributions to a Member, capital contribution
obligations, and capital account maintenance rules (but not with respect to any other rights including
voting rights of a Member), the term "Member" shall include the assignee, if any, of such Member.
Each Member is personally liable for his proportionate part (determined with reference to his interest
in profits as provided in paragraph 4(a)) of any capital contribution required for continuation of the
Company business as detéﬂnined reasonably and in good faith by the affirmative vote of at least
100% in voting interest {as determined in paragraph 7(c)) of the Members. In the event that any
Member refuses or fails to make any such required capital contribution within thirty (30) days after
written notice of the Members' approval of the additional confributions, then such Member (the
"Defaulting Member") shall be in default of this Agreement and the other Members and the
Company shall have any and all remedies available at law or in equity as a result of such default,
including without limitation the right (upon the affirmative vote of a majority in voting inferest of all
Members other than the defaulting Member) to expel such defaulting Member from the Company, in
which event the value to be paid for the defaulting Member's interest and the manner of payment
shall be determined in accordance with the provisions of paragraph 12 of this Agreement. In
addition, but without limiting any such rights or remedies of the other Members or the Company, the
other Members may, but shall not be required to, contribute such deficiency to the Company. To the

extent that any Member does contribute any deficiency to the Company for the Member failing to do




so, such contribution at the sole election of the contributing Member(s) shall be deemed to be either
(1) an additional capital contribution requiring adjustments to the Percentage Interests as set forth in
the next paragraph, or (ii) a loan to the defaulting Member repayable on demand which shall bear
mterest from the date of such contribution at a rate computed to be ONE PERCENT (1%) above the
prime rate established by Bank of America, N.A. on the date of such contribution. The defaulting
Member shall have no voting rights on matters of Company business, and no further distributions or
withdrawals may be made to or by the defaulting Member, until such loan with interest is paid in
full. Any distributions, withdrawals, or rights thereto that would otherwise be distributed to or
withdrawn by the defaulting Member (including any distribution made on expulsion of such Member
as described below) during the term of any such demand loan shall be paid, credited, or acerued to
the Member or Members who contributed the deficiency to the Company and shall be applied as a
credit against the amount due from the defaulting Member, but such amounts shall be treated for
book and tax purposes as if they had been distributed to the defaulting Member and then paid to the
Member or Members actually receiving the same in respect of the loan. Failure to repay any such
demand Joan within thirty (30) days after written demand therefor shall be deemed sufficient grounds
for expulsion of such Member from the Company. In such event, the value to be paid for the
defaulting Member's interest and the manner of payment shall be determined in accordance with the
provisions of paragraph 12 of this Agreement. Except for the payment to liquidate his membership
interest in the Company as herein provided, such defaulting Member shall have no further interest or
rights in the Company, its business or assets.

Ifthe contributing Member(s) elect to treat the amount contributed on behalf of the defaulting
Member as an additional capital contribution by them to the Company as provided in item “(i)”
above, the Percentage Interests in net profits and net losses described in paragraph 4(a) shall be
redetermined for each Member based on the ratio of his capital account balance as adjusted for the
new contribution and an adjustment made pursuant to the methodology of paragraph 3(¢), divided by
the total capital account balances of all Members as adjusted above. Following such adjustments to
capital accounts and Percentage Interests, the default shall be deemed cured.

The Members acknowledge that the Company has received an initial capital contribution

from Bay Aging in consideration of the 10% capital interest described in Paragraph 3(a).




Notwithstanding anything in this Paragraph 3 or this Agreement to the contrary, Bay Aging shall not
be obligated under any circumstances to make additional capital contributions to the Company.

{c) Credits and Debits to Capital Account. A separate capital account shall be maintained

for each Member
(1) to which shall be credited:

(A)  The amount of money and fair market value of other property
comprising the Member's capital contributions,

(B)  Anyallocations of Company income, gains, and profits made
to the Member for book purposes under paragraph 4, and

(C)  The amount of any Company liabilities that are assumed by
the Member or that are secured by any Company property distributed to the
Member; and
(i)  to which shall be debited:

(A}  The amount of cash and the fair market value of any Company
property distributed to the Member pursuant to any provision of this
Agreement,

(B)  Any allocations of Company deductions and losses made to
the Member for book purposes under paragraph 4, and

(C)  The amount of any liabilities of the Member that are assumed
by the Company or that are secured by any property contributed by the
Member to the Company.

(d)  Treasury Regulations Section 1.704-1(b) Compliance. Paragraph 3(c) and any other

provisions of this Agreement relating to the maintenance of capital accounts are intended to comply
with Treasury Regulations Section 1.704-1(b), as amended, and shall be interpreted, applied, and
modified to the extent necessary to comply with such Regulations. For all purposes of this
Agreement, the phrase "for book purposes” shall be construed and applied according to the
provisions of Treasury Regulations Section 1.704-1(b).

(e) Adjustment of Values, The gross value of Company property for book purposes, and

the capital accounts of the Members, shall be simultaneously adjusted to reflect the gross fair market

value (as determined in good faith by the affirmative vote of at least 100% in voting interest of the




Members as required by paragraph 7(c}) of such assets as if the Company recognized gain or loss
(determined with reference to the Company's bases in its assets for book purposes) in an actual
disposition of such assets (i) at such times as is permitted under (and pursuant to the rules of)
Treasury Regulations Section 1.704-1(b), as amended, and (ii) upon any other change in a Member's
Percentage Interest (defined in paragraph 4(a)). Any such adjustment to the individual capital
accounts of the Members shall be made by allocations of any such deemed gains or losses in
accordance with the Members' relative interests in such gains or losses as provided in paragraph 4 in
effect immediately before the triggering event described in items "(1)” and "(ii}" of this subparagraph
(e). If the Members are unable to agree by the affirmative vote described above regarding the gross
fair market value of Company assets, or if any Member otherwise requests the valuation
determination to be made by appraisal, such value shall be determined by appraisal as follows. The
Members unanimously shall select two qualified appraisers, such two appraisers shall then appoint a
third qualified appraiser, and the three appraisers separately shall appraise such gross fair market
value. The average of the two appraisals which are closest in amount shall be binding upon the
parties hereto, and the other appraisal shall be ignored. The Company shall pay all expenses
involved with such appraisers unless a Member requests an appraisal determination of value as
provided above, in which case the costs of the appraisal shall be paid by the requesting Member. For
purposes hereof, a qualified appraiser shall be any entity or person who regularly engages in the
valuation of assets of the kind and nature owned by the Company and who holds themselves out as
being in such business and qualified to make such valuation.

() Transfer of Interest. In the event any interest in the Company is transferred in

accordance with the terms of this Agreement, the transferee shall succeed to the capital account of
the transferor to the extent it relates to the transferred interest.

(g)  Limitation on Personal Liability. Except as otherwise provided by the Act or this

Agreement, no Member of the Company, as identified on the signature page hereof or who
subsequent to the date hereof becomes a Member, shall be personally liable for or obligated to
contribute money or property to or in respect of the debts, liabilities, contracts, or any other
obligations of the Company (unless he was so liable prior to becoming a Member). Except as

otherwise provided in this Agreement, no Member shall be liable to restore a deficit balance in his




capital account. Without limiting the generality of the foregoing, no Members shall be obligated to
guaranty any Company indebtedness or Company obligation without such Member’s consent.

(h)  No Interest to be Paid. No interest shall be paid on the capital accounts of the

Members in the Company.

4. PROFIT AND LOSS.

(a) General. Generally, except as otherwise provided in this paragraph 4, the net profits
and the net losses of the Company for boolc and tax purposes shall be allocated to the Members in the

proportions of their "Percentage Interests”, as follows:

Members Percentage Interest
Surber Development and Consulting, LLC 90.00%
Bay Aging 10.00%

(b)  Stop Loss Allocations. Notwithstanding paragraph 4(a), no allocation of loss or

deduction shall be made which causes or increases a deficit balance in any Member's capital account
as adjusted pursuant to Treasury Regulation Section 1.704-1(b)(2)(11)(d} (unless such allocation is
otherwise permitted by such Section); and any such deduction or loss allocation shall instead be
made to the Members who are permitted to receive the same in accordance with the provisions of
this Agreement,

(c) Qualified Income Offset. Notwithstanding paragraph 4(a), allocations of income and

gain shall be made to the Members at such times and in such manner as required by the qualified
income offset provisions of Treasury Regulation Section L.704-1(b)(2)(ii}(d) in order to eliminate any
"adjusted” (within the meaning of such Section) deficit capital account balances which may exist.

(d)  Gross Income Allocations. In the event that any Member receives a distribution that

causes or increases a deficit (which he is not liable to restore) capital account balance (as maintained
and adjusted pursuant to paragraph 3) after taking into account all other provisions concerning
allocations of profits and losses of this Agreement, such Member shall be allocated items of gross

income or gain for the tax year of such distribution in an amount sufficient to eliminate such deficit.




(e)  Allocations in Respect of Nonrecourse Liabilities. To the extent that the Company

incurs any nonrecourse liabilities as described in Treasury Regulations Section 1.704-2, the
following provisions shall apply notwithstanding paragraph 4(a) hereof:

(i) Nonrecourse Deductions. Partner nonrecourse deductions shall be

allocated to the Members based upon the ratios in which they bear the economic risk
of loss for the applicable liability, and allocations of other nonrecourse deductions
shall be made to the Members in accordance with their Percentage Interests in effect
under Paragraph 4(a); all as determined in compliance with Treasury Regulations
Section 1.704-2, as amended or modified from time to time.

(ii)  Minimum Gain Chargeback. Allocations of items of income and gain

of the Company for any taxable year shall be made, prior to any other allocation for
such year under this Agreement or otherwise, to the Members as required by the
minimum gain chargeback provisions of Treasury Regulations Section 1.704-2, as

amended or modified from time to time.

() Curative Allocations. The Members acknowledge that allocations made pursuant to
paragraphs 4(b)-(e) abo#e (collectively, the "Regulatory Allocations™) are intended to comply with
certain requirements of Treasury Regulation Section 1.704-1(b) and may not be consistent with the
manner in which the Members intend to share distributions of the Company. Accordingly, in the
event any Regulatory Allocations are made to the Members, subsequent curative allocations provided
for in this paragraph shall be made in a mnanner to prevent the Regulatory Allocations from distorting
the manner in which Company allocations and distributions are shared pursuant to paragraphs 4(a)
and 5, respectively. Such curative allocations of items of Company income, gain, loss, and
deduction shall be made to the exfent possible in any tax year in amounts sufficient such that the
aggregate cumulative Regulatory Allocations and the cumulative curative allocations required by this
sentence are made to the Members in proportion to their Percentage Interests described in paragraph
4(a) above in effect during the time period affected by such allocations, as if the Regulatory
Allocations had not occuired.

(2) Other Allocations Rules. Although it is intended that paragraph 4(a) be the general

rule for allocations of book and tax income or loss, such allocations shall be adjusted or modified in

any given instance {o the extent necessary to comply with Section 704(b) and (c¢) of the Internal




Revenue Code of 1986, as amended (the "Code") and the Treasury Regulations promulgated
thereunder. For purpose of determining the profits, losses, or any other items allocable to any period,
profits, losses, and any such other items shall be determined on a daily, monthly, or other basis using
any permissible method under Code Section 706 and the Treasury Regulations promulgated
thereunder.

5. SALARIES AND DISTRIBUTIONS.

(a)  Limitation of Member’s Salary. No Member shall receive any salary, commission, or
fee for services rendered to the Company unless the payment of such salary, commission, or fee is
approved by a unanimous vote of all the Members.

(b)  Distributions of Cash Flow. Subject to paragraph 5(c), the net cash flow of the

Company, as reasonably determined by the Managers, shall be distributed at such times as may be
determined by the Managers (but no less frequently than annually) to the Members in accordance
with the Percentage Interests which are in effect pursuant to paragraph 4(a) at the time of the
distribution.

(¢}  Distribution upon Liquidation. In the event of termination and liquidation of the

Company, then the assets of the Company remaining after seftlement of Company obligations shall
be distributed to the Members in accordance with their positive capital account balances as adj ﬁsted
to fair market value pursuant to paragraph 3(e), except as otherwise provided in this Agreement.
Any distribution to a Member to liquidate his interest in the Company other than during the
liguidation of the Company, and except as otherwise provided in this Agreement, shall be in the
amount of his positive capital account balance adjusted as provided above.

(d}  Distribution in Kind. If any of the assets of the Company are to be distributed in kind,
the fair market value of such assets shall be determined in accordance with paragraph 3(e) as of the
time of such distribution. Allocations to the Members' capital accounts (using the methodology
described in paragraph 3(e)) shall be made of the amount of gain or loss, if any, which would have
been realized by the Company if such assets had been sold by the Company for prices equal to their
respective fair market values as so determined. Such assets shall be distributed on the basis of the
fair market value thereof and any Member entitled to any interest in such assets shall receive the
same by separate distribution of such assets or by distributions of undivided interests therein with all

other Members so entitled, as is determined by the unanimous agreement of the Members.




6. EXCESS LOAN AND CAPITAL TRANSACTIONS PROCEEDS. In the event that

aloan is obtained on security of Company property in substitution or in addition to any existing loan
or in the event of the sale or other disposition of such property in whole or in part, then, upon the
consummation of such loan or the sale or other disposition of such property, as the case may be, the
proceeds thereof shall be applied in the following order: (a) to the discharge of any existing loan, if
necessary; (b) to the payment of the expenses incidental to such loan or the expenses of sale, and any
unpaid expenses of operation or maintenance of such property, as the case may be; and {c) any
remaining balance to be distributed to the Members as provided in paragraph 5(b), subject to
paragraph 5(c).

7. MEMBERSHIP.

(a) In General. Any Member identified on the signature page of this Agreement or who

becomes a new Member upon compliance with paragraph 18 below shall continue as a Member until
his membership in the Company ceases. A Member's membership in the Company shall cease upon
the events specified in the Act, including, without limitation: the Member's voluntary withdrawal
from the Company (if permitted by paragraph 11), the Member's assignment of its entire interest in
the Company in accordance with this Agreement, the removal of the Member as provided in this
Agreement, an act of Bankruptcy by the Member as defined in paragraph 12, the Member's death or
adjudication of incompetency, termination of a trust which is a Member, liquidation of a Member
which is a partnership, LLC, or corporation, or distribution of its entire interest in the Company by
an estate or trust Member or by a partnership, corporate, or LLC Member. When the Member's
membership in the Company ceases, he shall have no rights greater than those of an assignee as
provided in the Act.

(b) Rights Accruing to Members. All Members shall have access to such information and

records of the Company as provided in the Act, subject to the limitations provided therein.

(c) Action by Members. For purposes of this Agreement, whenever a decision or action

by the Members on behalf of the Company is called for and except as otherwise provided in this
Agreement, then each Member shall be entitled to one vote (or fraction thereof) for each percentage
point of his Percentage Interest as provided in paragraph 4(a) at such time. Except as otherwise

provided in this Agreement, a majority vote of the Members shall be required to approve any such




action or decision, provided that the following matters shall require the affirmative vote of at least
100% in voting interest of the Members:

1 The amendment of this Agreement {except as to any matter the
approval of which would require a greater affirmative vote, or except as to any of the
economic rights of the Members, the amendment of which shall require the
unanimous vote of the Members).

(i)  Merger of the Company,

(iii) The encumbrance, sale, transfer, or other disposition of all or
substantially all of the assets of the Company,

(iv)  The admission of a new Member to the Company, subject to
compliance with paragraph 18 below,

(v)  Theadjustment of capital account balances of the Members described
in paragraph 3(e),

(vi)  The contribution of additional capital to the Company pursuant to
paragraph 3(b),

(vit) The incurrence of .indebtedness by the Company other than in the
ordinary course of business,

(viii) A fundamental change in the nature of the business of the Company,
and

(ix) The dissolution and liquidation of the Company as provided in
paragraph 15 below; and

(x) The Company’s engaging in any business other than the ownership,
development, and management of the Project, and activities incidental thereto.

(d) Waiver of Right of Partition. Each of the Members irrevocably waives during the

term of the Company any right to maintain any action for partition with respect to the Company's

property.
8. MANAGEMENT.

(a) Initial Manager. All Members are not necessarily managers by virtue of their status as

Members, and a manager need not be a Member of the Company. Notwithstanding anything to the

contrary herein, the initial manager of the Company (the "Manager(s)") shall be:
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Surber Development and Consulting, LLC

Each Manager shall continue as a Manager of the Company with all rights, authority, and
responsibilities provided in this Agreement until the time that he ceases to be a Manager as provided
in paragraph 8(d) below, whereupon his successor shall be appointed as provided therein.

(b)  Authority of Manager. Any decisions made by the Managers shall require the

affirmative vote of a majority of the Managers. Subject to the voting rights of Members as provided
in this Agreement, the Managers shall have all of the rights and powers which may be possessed by
Managers under the Act including, without limitation, the right and power to:

(1) acquire by purchase, lease or otherwise any real or personal property
which may be necessary, convenient, or incidental to the accomplishment of the
purposes of the Company;

(i1) operate, maintain, finance, improve, construct, own, grant options
with respect to, sell, convey, assign, mortgage, and lease any real estate and any
personal property necessary, convenient, or incidental to the accomplishment of the
purposes of the Company;

(iii)  borrow money and issue evidences of indebtedness necessary,
convenient, or incidental to the accomplishment of the purposes of the Company, and
secure the same by mortgage, pledge, or other lien on any Company property;

(iv)  execute any and all agreements, contracts, documents, certifications,
and instruments necessary or convenient in connection with the management,
maintenance, development and operation of Company property and Company
business;

{(v) execute, in furtherance of any or all of the purposes of the Company,
any deed, lease, mortgage, deed of trust, mortgage note, promissory note, bill of sale,
contract, or other instrument purporting to obligate the Company or convey or
encumber any or all of the Company property,

(vi) prepay in whole or in part, refinance, recast, increase, modify, or
extend any liabilities affecting the Company property and in connection therewith

execute any extensions or renewals of encumbrances on any or all of the Company

property;

11




(vil)  care for and distribute funds to the Members by way of cash, income,
return of capital, or otherwise, all in accordance with the provisions of this
Agreement, and perform all matters in furtherance of the objectives of the Company
or this Agreement;

(viii) contract on behalf of the Company for the employment and services of
employees and independent contractors and delegate to such persons the duty to
manage or supervise any of the assets or operations of the Company; and

(ix)  engage in any kind of activity and perform and catry out contracts of
any kind (including contracts of insurance covering risks to Company property and
Managers liability) necessary or incidental to, or in comnection with, the
accomplishment of the purposes of the Company, as may be lawfully carried on or
performed by an LLC under the laws of each state in which the Company is then
formed or qualified.

The actions of the Managers hereunder shall be binding upon the Company. Any document,
instrument, or agreement shall require the signature of all of the Manager(s) in order to be a valid and
binding obligation of the Company. No Manager shall be li_able, responsible or accountable in
damages or otherwise to any of the Members for any acts performed by the Manager within the scope
of his author.ity except for acts of willful misconduct, fraud, bad faith, gross negligence, breach of
fiduciary duty, or breach of his obligations or representations under this Agreement or any other
agreement with or obligation to the Company.

(c) Reimbursement of Expenses. Each of the Members and Managers shall be entitled to

reimbursement from the Company for direct expenses attributable to the organization, operation, and
management of the Company, provided such expenses are approved as provided in or permitted by

this Agreement.

(d) Resignation or Removal of Manager. Any Manager may resign or be removed for

cause by the affirmative vote of 100% of the voting interest of the Members as determined in this
paragraph 8. The term "for cause” shall mean:
(1) A Manager's failure or refusal to perform those duties which he is
required hereunder or by law to perform in furtherance of the business of the

Company;
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(ii) A Manager's intentional activity which causes material injury to the
Company;
(iii) A Manager's committing a fraud against the Company or using or
appropriating for personal use or benefit funds or properties of the Company when
not authorized to do so;
(iv) A Manager's committing an act of gross negligence regarding the
business of the Company; or
(v) In conducting his own affairs or those of the Company, a Manager's
jeopardizing the status of the Company for purposes of federal income taxation in
accordance with the then existing provisions of the Internal Revenue Code, as
amended, and the regulations promulgated thereunder, or the policies of the Internal
Revenue Service.
Any Member may also petition the Circuit Court for Richmond County, Virginia for removal of a
Manager for cause. Upon a Manager's resignation, removal, death, adjudication or other
determination (as provided below) of incompetence, or upon any other event specified in the Act, the
affected Manager shall cease to be a Manager and the Members upon the agreement of a majority in
voting interest shall elect a successor Manager to replace the former Manager. A Manager shall be
deemed incompetent (for purposes of the preceding sentence)} upon the agreement of at least 50% in
voting interest of the Members, and the written certification of incompetence by a duly licensed
physician selected by at least 50% in voting interest of the Members. If the Members fail to elect a
successor Manager leaving the Company without one, then the Company shall liquidate and
terminate as provided in paragraph 5(c).

(e) Other Rights of Managers. Each of the Managers and Members may have other

business interests and may engage in any other business or trade, profession, or employment
whatsoever, on his own account, or in partnership with or as an employee of or as an officer,
director, shareholder, manager, member or partner of any person, firm, corporation, LLC, or
partnership, and he shall not be required to devote his entire time to the business of the Company.
No Manager or Member shall be obligated to devote more time and attention to the conduct of the
business of the Company than shall be required for the supervision of the ownership, development,

operation, and management of the Company's property and business. Notwithstanding the foregoing,
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Bay Aging shall not be obligated to (but may in its discretion elect to) devote any amount of time or
attention to the conduct of the business of the Company.

) Contracting with Manager. The Company is expressly permitted in the normal course

of its business to enter into transactions with a Manager or with any Affiliate (as hereinafter defined)
of a Manager, provided that the price and other terms of such transactions are fair to the Company
and that the price and other terms of such transaction are not less favorable to the Company than
those generally prevailing with respect to comparable transactions. The term "Affiliate" shall mean
any member, manager, shareholder or partner in or of a Manager, or any LLC, corporation,
partnership or other entity in which a Manager or any member, manager, shareholder or partner of'a
Manager has an interest, or any person related by blood or marriage to the Manager.

(z)  Tax Matters Partner. The person specifically authorized to act as the "Tax Matters

Partner” under the Code and in any similar capacity under state or local law is:
Surber Development and Consulting, LLC
9. INDEMNIFICATION. The Company shall indemnify every Manager and Member in

respect of payments made and personal liabilities reasonably incurred by the Manager and/or
Member in the authorized conduct of the Company's business or for the preservation of ifs business
or property. Except as provided below or as otherwise provided in the Act, no Manager shall be
personally liable for monetary damages for breach of any duty to the Company, and the Company
shall indemnify any Manager or Member against judgements, settlements, penalties, fines, or
expenses incurred in a proceeding to which such Manager or Member is a party because he is or was
a Manager or Member of the Company, as provided in the Act. Notwithstanding the foregoing, the
personal liability of a Manager shall not be limited and the Company shall not indemnify him with
respect to (i) acts or omissions that the Manager knew at the time of such acts or omissions were
clearly in conflict with the interests of the Company, (ii) any transaction from which the Manager
derived an improper personal benefit, (iii) acts or omissions occurring prior to the date of this
Agreement, all as provided in the Act, or (iv) matters expressed in the last sentence of paragraph 8(b)
for which the Manager would be liable.
10.  ASSIGNMENT.

(a)  General Prohibition on Assignment. Except as otherwise provided in this Agreement,

each Member is prohibited from selling, assigning, transferring, setting over, mortgaging, creating a
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security interest in, or hypothecating his interest in the Company or the Company assets in any
manner whatsoever, including without limitation transfers incident to separation, divorce, or
equitable distribution, nor may the interest of any of the Members in the Company or the Company
assets be transferred by operation of law or by any assignment by operation of law, unless otherwise
agreed in writing by all Members, Any assignment in violation of this paragraph 10 shall be null and
void.

(b}  Right of First Refusal. The foregoing notwithstanding, if a Member ("Selling

Member") desires to sell his interest in the Company, the Selling Member shall in writing express
such an intention and make an offer ("the Offer") to the other Members to purchase the Selling
Member's interest at a Purchase Price equal to the book value of the Selling Member’s capital
account plus the Selling Member’s share of one hundred fifty percent (150%) of the average of the
prior two (2) calendar years earnings as determined by the certified public accountant regularly
employed by the Company for the most recent reporting period preceding the purchase and upon the
payment terms contained in paragraph 12(b) herein. The other Members shall have sixty (60} days
from receipt of the Offer within which to accept the Offer. Any of the other Members collectively
desiring to purchase all, but not less than all, of the membership interest being offered, shall do so in
the proportions that their Percentage Interests bear one to the other; provided that if any such
Member does not want to purchase the full portion of the interest to which he is entitled, such
portion may be purchased by the other purchasers in the manner provided above. Alternatively, ifall
of the other Members agree, the Company may exercise this first right of refusal and purchase and
liquidate the Selling Member's interest upon the terms and conditions of this paragraph. Ifthe other
Members or the Company do not accept the Offer to purchase the entire membership interest being
offered within sixty (60) days of its receipt, then the Selling Member may transfer his inferest
pursuant to a bona fide purchaser provided that such transfer occurs within ninety (90) days after the
receipt of the Offer by the other Members. Such transfer shall only entitle the transferee to the
transferor’s interests in the Company's profits and losses, distributions, and capital as an assignee in
accordance with the Act, and the transferee shall receive the same only as provided in this
Agreement, Such transfer shall not entitle the transferee to become a Member in the Company and
the transferee can only become a Member pursuant to the provisions of paragraph 18 hereof. In the

event that the Selling Member shall not make such transfer within the aforesaid time period then the
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preceding provisions of this paragraph shall again be complied with and a new offer shall be made
before any transfer may thereafter be made. Any transferee or assignee of an interest pursuant to this
Agreement (who has not become a Member) shall have all the obligations imposed upon a Member
as set forth in this Agreement with respect to the transferred interest.

11. WITHDRAWAIL,. Without the unanimous written consent of the Members, except as

provided below a Member may not voluntarily withdraw from the Company and thereby require the
Company to dissolve and liquidate or to purchase or redeem such Member's interest.

12.  EXPULSION.

(a) Default of a Member. Should any Member (a "defaulting Member™} violate any of the

provisions of this Agreement including (but not limited to) the failure to make any capital
contribution required under paragraph 3 (which violation remains uncured thirty (30) days after

written notice thereof'to the defaulting Member, or in the case of a requirement to contribute money
7 to the Company, within five (5) days after written request therefor has been given); or withdraw or
attempt to withdraw from the Company in breach of this Agreement; or transfer or attempt to fransfer
his interest in breach of this Agreement; or become Bankrupt as defined in paragraph 12(c); (any of
such events constituting a "default") then, a majority in voting interest of the remaining Members
shall have the right within the six (6) month period after the event constituting the default
(irrespective of any cure or attempt to cure subsequent to the default) to elect that the defaulting
Member's interest in the Company be purchased and redeemed by the Company, the election to be
exercised by written notice to the defaulting Member. If such written notice is given, the defaulting
Member shall be deemed to withdraw from the Company on the date fixed in such notice (the
"Effective Date"), which must be on the last day of a month not later than sixty (60) days after such
notice is given, On such withdrawal, the defaulting Member shall be entitled to be paid by the
Company an amount for his membership interest calculated and payable as provided below. Any
loss due to such default shall be charged against the capital account of the defaulting Member before
he is entitled to receive the above payment. A defaulting Member shall not be entitled to any voting
rights as to any matter of Company business while any such default shall remain uncured. For all
purposes of this paragraph 12, any such event of default by (i) an assignee of a membership interest
hereunder (if such assignee has not in fact become a Member), or (ii) a shareholder, partner, or

member of a Member which is a corporation, partnership, or LLC, shall be deemed a defauit by such
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assignee or Member and shall subject such assignee's or such Member's interest to the purchase
options of this paragraph.
(b) Price to Be Paid. The price to be paid for a defaulting Member's interest shall be

equal to eighty percent (80%) of the capital account balance of the defaulting Member as of the
Effective Date, which valuation is intended to reflect liquidated damages as a compensatory measure
in favor of the nondefaulting Members as a result of the default. Unless otherwise agreed to by the
parties, the purchase price shall be paid on a level payment amortization basis, with principal and
interest being due and payable in three (3} equal annual installments beginning one (1) year after the
Effective Date, with interest on the unpaid balance accruing from the Effective Date at a fixed rate
equal to the Prime Rate as established by Bank of America, N.A. existing on the Effective Date but
in no event less than the applicable federal rate established pursuant to the Code for such month.
‘The Company shall execute a promissory note in the amount of the purchase price in accordance
with the terms hereof which shall be secured as provided in paragraph 14. The closing of the
purchase shall occur within thirty (30) days after the Effective Date.

(c) Special Provisions. For purposes of this Agreement, the term "Bankruptcy" shall

mean and a Member shall be deemed "Bankrupt" upon (i) the entry of a decree or order for relief of
such Member or adjudication of such Member's insolvency by a court of competent jurisdiction in
any involuntary case involving such Member under any bankruptcy, insolvency or other similar law
now or hereafter in effect; (ii) the Member's seeking, consenting to, or acquiescing in, the
appointment of a receiver, liquidator, assignee, custodian, trustee, sequestrator or other similar agent
for such Member or for any substantial part of such Member's assets or property; (iii) the ordering of
the winding up or liquidation of such Member's affairs or of any substantial part of such Member's
assets or property; (iv) the Member's filing of a petition or answer seeking for such Member any
reorganization, arrangement, composition, readjustment, liquidation, dissolution, or similar relief
under any statute, law, or regulation; (v) the commencement by such Member of a voluntary case
under any bankruptcy, insolvency or other similar law now or hereafter in effect; (vi) the Member's
filing an answer or other pleading admitting or failing to contest the material allegations of a petition
filed against the Member in any proceeding described in the prior items of this paragraph; (vii) the
making by such Member of any general assignment for the benefit of creditors; (viii) the

continuation of any proceeding against the Member seeking reorganization, arrangement,
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composition, readjustment, liquidation, dissolution, or similar relief under any statute, law, or
regulation, for 120 days after the commencement thereof, or (ix) the appointment of a trustee,
receiver, or liquidator for the person or all or any substantial part of the person's properties without
the Member's agreement or acquiescence, which appointment is not vacated or stayed for 120 days
or, if the appointment is stayed, for 120 days after the expiration of the stay during which period the
appointment is not vacated

13. DEATH. Upon the death of any Member or assignee, the surviving Members shall
have the right to purchase all of the decedent's interest in the Company exercisable upon written
notice to the decedent's personal representative (the "P.R.") within six (6) months after the date of
death. The P.R. shall continue as a Member (if decedent was a Member) until the decedent's estate
transfers its interest in the Company as provided below. Such right to purchase shall be exercised by
all surviving Members desiring to participate in the purchase in the proportions that their Percentage
Interests bear one to the other; provided that if any such Member does not want to purchase the full
portion of the interest to which he is entitled, such portion may be purchased by the other purchasers
in the manner provided above. Such rights to purchase shall apply only to and be effective only for
all of the decedent's interest in the Company. The purchase price shall be equal to the decedent's
capital account balance plus the decedent’s share of one hundred fifty percent (150%) of the average
of the prior two (2) calendar years earnings as determined by the certified public accountant regularly
employed by the Company for the most recent reporting period preceding the event which friggers
the purchase.

Payment of the purchase price shall be made in the same manner as that provided in
paragraph 12 above, except that the Effective Date of withdrawal of the decedent shall be the date of
such written notice to the P.R., the closing of such purchase shall occur within thirty (30) days after
the Effective Date, and any deferred payment shall be secured as provided in paragraph 14.
Alternatively, if'all remaining Members agree the Company may exercise this option to purchase and
liquidate the decedent's interest upon the terms and conditions of this paragraph. Ifthe Company and
the Company business are continued as provided in paragraph 15 then, subject to the foregoing
options, the decedent's heir, legatee or beneficiary, as the case may be, shall succeed to the decedent’s

interest in the Company in the same manner and in all respects as the decedent and become a
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Member if decedent was a Member, upon execution of a written undertaking to become a party to

this Agreement.
14.  SECURITY FOR PAYMENT. Except as otherwise provided in this Agreement, if

any part of the purchase price payable to a Member hereunder is paid by the purchaser's delivery of a
promissory note payable to the selling Member, then the pufchaser shall secure such deferred
payment as follows. If the purchaser is another Member, then the purchasing Member shall grant to
the selling Member a security interest in the membership interest being purchased. The security
interest shall be perfected by the purchaser's (i) executing financing statements in form suitable to
the selling Member and filing the same with the Virginia State Corporation Commission and in the
Register of Deeds' office in the county of residence of the purchasing Member and in such other
places as shall be necessary to perfect the security interest of the selling Member, and (ii)
undertaking any other actions as shall be necessary to perfect the security interest of the selling
Member, Ifthe purchaser is the Company, the Company shall deliver with its promissory note to the
selling Member a deed of trust on the Company's real property (subject to any existing deed of trust
or other encumbrance on the same) in form suitable to the selling Member, which deed of trust shall
be recorded as required by law to perfect the selling Member's security in the same. Ifthe Company
has no real property, the Company shall grant to the selling Member a security interest in its personal
property (subject to any existing perfected security interest thereon), which shall be perfected by the
Company's executing and filing financing statements as provided above. So long as any part of the
purchase price is unpaid, the selling Member shall have all of the rights, elections and remedies
available to a secured party under the Uniform Commercial Code as in effect in the State of Virginia.

15. DISSOLUTION AND WINDING UP. The Company shall be dissolved and its

affairs wound up upon the time specified in paragraph 2 for termination or upon the vote of the
Members as provided in paragraph 7(c). Unless otherwise required by law or this paragraph, no
event, including a Member's cessation of membership in the Company, shall dissolve the Company.
Notwithstanding the foregoing, if any such dissolution of the Company occurs pursuant to
requirement of law or otherwise, the Company shall continue and not be liquidated and terminated if
(i) there is at least one remaining Member and (ii) the remaining Members elect to continue the
Company pursuant to the affirmative vote of a majority of the voting interests of the remaining

Members, such election to be made within ninety (90) days after the event of dissolution. If the
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Company is dissolved and is not continued as provided above, the Managers shall wind up the affairs
of the Company and liguidate and terminate the Company in accordance with the provisions of the
Act and paragraph 5(c).

16,  BANKING. All funds of the Company shall be deposited in its name in such
checking account or accounts as shall be designated unanimously by the Managers. All withdrawals
therefrom are to be made upon checks signed by a signatory designated to the bank by the Managers.

17. BOOKS. The Company shall maintain such books and records as the Managers
unanimously shall deem adequate. All books, records and accounts of the Company shall be open to
all Members during normal business hours. For the purpose of Company accounting and for income
tax reporting, the books shall be maintained on a cash or accrual basis as the Managers unanimously
shall determine. The Company's fiscal year shall be the calendar year. At the close of each fiscal
year, the Company's books shall be closed and the Managers may cause the books to be audited,
reviewed, or coﬁpiled by an independent certified public accountant. Statements showing the results
of operation shall be prepared and supplied to all Members.

18. ADMISSION OF MEMBERS. Exceptas otherwise provided in this Agreement, new

Members shall be admitted into the Company only upon the vote of the Members as provided in
paragraph 7(c), and such new Member's 1) making any capital contribution to the Company required
by the Managers, and 2) signing an agreement to observe and be bound by all terms and provisions
of this Agreement.

19. NOTICES. All notices shall be given in person, or by registered or certified mail or
by overnight mail carrier addressed to the Members at their most recent addresses as maintained in
the books and records of the Company. Any Member may change such address by written notice
sent by registered or certified mail to the Company.

20.  APPLICABLE LAW. This Agreement, the relations, rights, and duties of the

Members among themselves, and all matters pertaining to the Company and its property shall be
governed by the statutes and laws of the State of Virginia applicable to limited liability companies.

21. INUREMENT. The covenants and agreements contained herein shall inure to the
benefit of and be binding upon all of the parties hereto and their respective executors, personal

representatives, successors in interest, heirs or legatees, and assigns.
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22. BAY AGING NON-LIABILITY PROVISION. Notwithstanding anything to the
contrary set forth in this Agreement, Bay Aging shall not have any monetary obligations or other

responstbilities to the Project other than those already performed as of the date of this Agreement.
The Company and each of the other Members, jointly and severally, shall indemnify, defend and
hold harmless Bay Aging, as well as its agents, employees, officers, directors, representatives,
attorneys, predecessors, successors, assigns and insurers, from, of, and against any and all claims
actions, suits, accounts, charges, damages, losses, liabilities, debts, causes of action, costs, expenses
(including reasonable attorneys’ fees and expert witness fees) arising out of related to the Project, the
conduct of the Company’s business, Bay Aging’s membership in the Company, any breach of this
Agreement by Members other than Bay Aging, and any acts or omissions of the Manager or
Members other than Bay Aging causing the limited liability status of the Company to be disregarded.
This Section shall not apply o any obligations or liabilities that are caused by the misconduct of Bay

Aging.

[signatures on following page]
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IN WITNESS WHEREOF, the parties hereto have signed and sealed this Agreement as of the

day and year first above written.

Surber Development and Consulting, LLC,
a Virginia limited liability company

by 0

Jennifer E%beth 'Hqﬁter Surber, Managing Member

Bay Aging, a Virginia nonstock corporation
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DEVELOPMENT AGREEMENT

THIS DEVELOPMENT AGREEMENT (this “4greement”) is made and entered into as of the
14" day of March, 2019, between BICKERSTAFF CROSSING VA LLC, a Virginia limited liability
company (“Company”) and SURBER DEVELOPMENT AND CONSULTING LLC, a Virginia
limited liability company ("Surber" or “Developer”).

RECITALS:

WHEREAS, the Company was formed to develop, construct, rehabilitate, own, maintain and
operate a residential rental property intended for rental to low and moderate income tenants (the
“Project”) and to qualify for low-income housing tax credits pursuant to Section 42 of the Internal
Revenue Code of 1986, as amended (the “Code”), to be known as Bickerstaff Apartments located in
Henrico County, Virginia; and

WHEREAS, the Company desires to appoint the Developer to provide certain services for the
Company with respect to overseeing the development of the Project until all development work is
completed.

NOW, THEREFORE, in consideration of the foregoing, of the mutual promises of the parties
hereto and of other good and valuable consideration, the receipt and sufficiency of which are hereby
acknowledged, it is agreed as follows:

1. Appointment. The Company hereby appoints the Developer to render services to the
Company, and confirms and ratifies the appointment of the Developer with respect to services rendered
for the Company to date, in supervising and overseeing the development of the Project as herein
contemplated.

2, Authority. The Developer shall have the authority and the obligation to perform the
services described in Paragraphs 3, 4, 5 and 6 below. Developer’s services shall be performed in the
name of and on behalf of the Company.

3. Determination of Project Size, Structure and Composition. The Developer shall
perform all of the following services:

(a) Conduct a preliminary market study.

(b) Negotiate with, select, and hire a housing marketing analyst to conduct an
independent market study for the proposed development, if required by the Company.

(c) Determine the number of units in the Project and their size.

(d) Determine the appropriate unit mix and amenities.

(e) Identify potential sources of construction financing.

(H) Analyze competitiveness of Project against others in the market area.

(2) Make preliminary estimates of Project costs and determine Project feasibility.



4, Pre-Construction. The Developer shall perform all of the following services:

(a) Prepare or obtain an environmental impact assessment of the proposed
development.

(b) Choose the products and materials necessary to equip the Project in a manner
consistent with its intended use.

(c) If appropriate, prepare pre-qualification criteria for bidders interested in the
Project, establish bidding schedules and conduct pre-bid conferences to familiarize bidders with
the bidding documents and management techniques with any special systems, materials or
methods.

(d) Assist the Company in dealing with local organizations, adjoining landowners
and other parties interested in the development of the Project.

(e) Secure all necessary land use approvals.
(H) Select the architect (“Architect”) and other professional advisors.
(2) Negotiate and cause to be executed in the name of the Company, agreements for

architectural, engineering, testing or consulting services for the Project.

(h) Negotiate and determine the terms of construction financing.

(i) Prepare a preliminary critical path schedule.
8. Plans and Specifications. The Developer shall perform the following services:

(a) Coordinate the preparation of the plans and specifications (the “Plans and
Specs”) and recommend alternative solutions whenever design details affect construction

feasibility or schedules.

(b) Ensure that the Plans and Specs are in compliance with all applicable codes,
laws, ordinances, rules and regulations.

(c) In collaboration with the Architect, establish and implement procedures for
expediting the processing and approval of shop drawings and samples.

6. Construction Services. The Developer shall perform the following services:

(a) Establish and implement appropriate administrative and financial controls for the
construction of the Project, including, but not limited to:

(i) Coordination and administration of the Architect or engineer, the general
contractor and other contractors, professionals and consultants employed in connection

with the construction or rehabilitation of the Project;

(i) Administration of any construction contracts on behalf of the Company;



(iif)  Participation in conferences and the rendering of such advice and
assistance as will aid in developing economical, efficient and desirable design and
construction procedures;

(iv)  The rendering of advice and recommendations as to the selection
procedures for and selection of subcontractors and suppliers;

(v) The submission of any suggestions or requests for changes which could
in any reasonable manner improve the design, efficiency or cost of the Project;

(vi)  Applying for and maintaining in full force and effect any and all
governmental permits and approvals required for the lawful construction of the Project;

(vii)  Compliance with all terms and conditions applicable to Company or the
Project contained in any governmental permit or approval required or obtained for the
lawful construction of the Project, or in any insurance policy affecting or covering the
Project, or in any surety bond obtained in connection with the Project;

(viii)  Furnishing such consultation and advice relating to the Project as may be
reasonably required;

(ix) Keeping the Company fully informed on a regular basis of the progress
of the design and construction of the Project, including the preparation of such reports as
are provided for herein or as may reasonably be requested; and

(x) Giving or making Company’s instructions, requirements, approvals and
payments provided for in the agreements with the Architect, general contractor, and other
contractors, professionals and consultants retained for the Project.

(b) Cause construction of the Project to be performed in a diligent and efficient
manner including:

(i) Obtain required building permits;

(ii) Ensuring all construction is consistent with the Plans and Specs,
including any required off-site work;

(i)  General administration and supervision of construction of the Project,
including but not limited to activities of subcontractors and their employees and agents,
and others employed by the Project in a manner which complies in all respects with the
Plans and Specs;

(iv) Compliance with any and all zoning regulations, county ordinances,
including health, fire and safety regulations, and any other requirements of federal, state
and local laws, rules, regulations and ordinances applicable to construction of the Project;
and

(v) Insuring that the Project is constructed free and clear of all mechanics'
and materialmen’s liens.



(c) Receive bids, prepare bid analysis and make recommendations to the Company
for award of contracts or rejection of bids.

(d) Investigate and recommend a schedule for purchase by the Company of all
materials and equipment requiring long lead time procurement.

(e) Coordinate schedule with Architect and expedite and coordinate delivery of
purchases.

H Develop and implement a procedure for the review and processing of
applications by subcontractors for progress and final payments and monitor disbursement and
payment of amounts owed Architects and the subcontractors.

(2) Record the progress of the Project and submitting written progress reports to the
Company and Architect, including the percentage of completion and the number and amounts of
change orders.

(h) Keep, or cause to be kept, accounts and cost records as to the construction of the
Project; assemble and retain all contracts, agreements and other records and data as may be
necessary to carry out Developer’s functions hereunder.

(i) Make available to the Company, during normal business hours and upon the
Company's written request, copies of all material contracts and subcontracts.

)] Provide, and periodically update, Project construction time schedule which
coordinates and integrates Architect’s services with construction schedules.

(k) Coordinate the work of Architect to complete the Project in accordance with the
objectives as to cost, time and quality, and provide sufficient personnel at the Project with
authority to achieve such objectives.

(1) Provide a detailed schedule of realistic activity sequences and durations,
allocation of labor and materials and processing of shop drawings and samples.

(m)  Provide regular monitoring of the schedule as construction progresses, identify
potential variances between scheduled and probable completion dates, review the schedule for
work not started or incomplete, recommend to the Company adjustments in the schedule to meet
the probable completion date, provide summary reports of such monitoring, and document all
changes in the schedule.

(n) Recommend courses of action to the Company when requirements of
subcontracts are not being fulfilled.

(o) Revise and refine the approved estimate of construction cost, incorporate changes
- as they occur, and develop cash flow reports and forecasts as needed.

(p) Provide regular monitoring of the approved estimate of construction costs, show
actual costs for activities in process and estimates for uncompleted tasks, identify variances
between actual and budgeted or estimated costs and advise the Company whenever projected
costs exceed budgets or estimates.



(q) Develop and implement a system for review and processing of change orders as
to construction of the Project.

(r) Deliver to the Company a dimensioned as-built survey of the real property
(locating only buildings) and as-built drawings of the Project construction.

(s) Obtain an Architect’s certificate that the work on the Project is substantially
complete, and inspect the Architect's work.

(1) Obtain certificates of occupancy for all of the Residential Units of the Project.

(u) Take all other actions necessary to provide the Company with a facility ready for
lease to tenants.

(v) Maintain, or cause to be maintained, at its expense, all office and accounting
facilities and equipment necessary to adequately perform the foregoing functions.

s Excluded Services. The Developer shall not be required to perform any of the following
services pursuant to this Agreement and, if any such services are performed with the consent of the
Company, shall be separately compensated therefore as the parties may mutually agree:

(a) Locate, evaluate the suitability of, negotiate the purchase or lease of, or arrange
the financing for the land on which the Project is to be located.

(b) Arrange, or negotiate the terms and conditions of, the permanent financing.

(¢) Arrange, or negotiate the terms and conditions of, the capital contributions of an
investor member in the Company.

(d) Perform or assist in the marketing or leasing of units in the Project.

Notwithstanding the foregoing, the Developer shall be obligated to provide information to the Company
(in the form requested by the Company) regarding budgets, cost estimates, the status of the construction
and the accomplishment of its duties hereunder, and any other information to the extent necessary or
helpful to assist the Company or a person retained by it in performing such excluded services.

8. Development Fee. For services provided and to be performed under this Agreement the
Company agrees to pay the developer a fee (the “Development Fee”) in the aggregate amount of
$ 1,126,000 , as provided in this Paragraph 8.

(a) Ten percent (10%) of the Development Fee shall be earned as the services

described in Paragraph 3 are performed. In the event that at the end of any billing or fiscal
period, a significant portion (but not all) of such services have been performed, a proportionate
amount of such portion of the Development Fee shall be deemed earned.

(b) Ten percent (10%) of the Development Fee shall be earned as the services
described in Paragraph 4 are performed. In the event that at the end of any billing or fiscal period,
a significant portion (but not all) of such services have been performed, a proportionate amount of
such portion of the Development Fee shall be deemed earned.



(c) Five percent (5%) of the Development Fee shall be earned as the services
described in Paragraph 5 are performed. In the event that at the end of any billing or fiscal period,
a significant portion (but not all) of such services have been performed, a proportionate amount of
such portion of the Development Fee shall be deemed earned.

(d) Seventy-five percent (75%) of the Development Fee shall be earned as the
services described in Paragraph 6 are performed. The Development Fee shall be payable at a
mutually agreeable time; provided that (i) any portion of the Development Fee not treated as a
Deferred Development Fee shall be payable on or before the date of the final capital contribution
of the investor member in the Company; and (ii) any Deferred Development Fee shall be payable
when and as funds are available to the Company to pay such fee, but in all events immediately
after the close of the credit period (the “Credit Period” as that term is defined in Section 42(H)(1)
of the Code) with respect to the Project. The Developer agrees that it shall recognize the entire
fee is taxable income not later than the year following the end of the Credit Period. A Deferred
Development Fee shall mean any portion of the Development Fee so treated as provided in the
Operating Agreement. Any Deferred Development Fee shall be evidenced by a note in the form
attached hereto as Exhibit A.

s 2 Reimbursement of Company Expenses. In addition to the Development Fee payable
herein, the Developer shall receive reimbursement from the Company for any costs, fees or expenses paid

to third parties and incurred in connection with the construction and development of the Project,
including, without limitation of the generality of the foregoing, payments to any third party constructor
for construction, engineering, appraisal market study, surveying or similar services and payments of any
cash escrows or letters of credit, attorneys fees, accountants fees, or other consulting fees incurred in
connection with the Project.

10. Allocation of Fee. At the request of the Company, the Developer will prepare a
schedule allocating its Development Fee among the services performed by it (including, for example, an
allocation between items that are or are not includable in eligible basis determined for purposes of Section
42 of the Code). The Developer will retain and provide to the Company books and records substantiating
its allocation of the Development Fee.

11z Fee Unconditional. It is expressly understood and agreed by the parties hereto that the
Development Fee and the reimbursement of costs incurred by the Developer in connection with the
development of the Project shall be payable without regard to the income or profits of the Company.

12. Withholding of Fee Payments. In the event that (i) the Developer shall not have
substantially complied with any material provisions under this Agreement, or (i) any construction
financing commitment, or any agreement entered into by the Company for construction financing related
to the Project shall have terminated prior to its respective termination date(s), or (iii) foreclosure
proceedings shall have been commenced against the Project by a construction lender, then the Developer
shall be in default of this Agreement, and the Company shall withhold payment of any installment of the
fee not yet earned by the Developer. All amounts so withheld by the Company shall be promptly released
to the Developer only after cures of the default justifying the withholding, as demonstrated by evidence
reasonably acceptable to the Company.

I3, Right of Offset. The Company shall have the right to offset amounts owed hereunder to
the Developer against any obligation of the Developer to the Company or its members, whether such
obligation is incurred in its capacity as Developer, member manager, guarantor or otherwise.



14. Assignment of Fees. Without the consent of the Company, the Developer shall not
assign, pledge or otherwise encumber, for security or otherwise, the Development Fee, or any portion(s)
thereof or any right(s) of the Developer thereto. Any such assignment, pledge or encumbrance shall be
null and void.

15. Successors and Assigns, Termination. This Agreement shall be binding on the parties
hereto and their heirs. successors, and assigns. However, this Agreement may not be assigned by any
party hereto without the consent of all of the members of the Company, nor may it be terminated without
the consent of all of the members of the Company (except in the case of a material breach hereunder by
the Developer); such consent shall not be unreasonably withheld.

16. Defined Terms. Capitalized terms used in this Agreement and not specifically defined
herein shall have the same meanings assigned to them in the operating agreement of the Company, as
such agreement may be amended from time to time.

17, Severability. If any one or more of the provisions of this Agreement shall for any reason
be held invalid, illegal or unenforceable, the remaining provisions of this Agreement shall remain
unimpaired and shall continue in full force and effect.

18. Counterparts. This Agreement may be executed in two or more counterparts, each of
which shall be deemed to be an original copy and all of which together shall constitute one agreement
binding on all parties hereto, notwithstanding that all the parties shall not have signed the same
counterpart.

19. No Continuing Waiver. The waiver by any party or any breach of this Agreement shall
not operate or be construed to be a waiver at any subsequent breach.

20. Entire Agreement. This Agreement constitutes the entire agreement between the parties
hereto with respect to the subject matter as of the date hereof and supersedes all prior understandings,
representations, proposals, discussions and negotiations whatsoever, whether oral or written, between the
parties hereto.

21. Applicable Law. This Agreement shall be construed and enforced in accordance with
the laws of the State of Virginia.

[signature page follows]



IN WITNESS WHEREOF, the parties have caused this Development Agreement to be duly
executed as of the date first written above.

DEVELOPER:

Surber Development and Consulting LLC,

a Virginia limited liability company
By: %

Jennifer E./H./ Surbét, Manhging Member

COMPANY:

Bickerstaff Crossing VA LLC,
a Virginia limited liability company
By: Surber Development and Consulting LLC,

a Virginia limited liability company
By: C%Aj/\

Jennifer E.H. Surber, Vanaé{ng Member




Bickerstaff Crossing
VA LLC

Surber Development
and Consulting LLC - Bay Aging - 10%

90%

Jennifer E. H. Surber, Kathy Vesley-Massey,
Managing Member President & CEO




Virginia State Corporation
Commission Certification

(MANDATORY)



StAaTE CorPORATION COMMISSION

Richmond, February 11, 2018

This is to certify that the certificate of organization of

Bickerstaff Crossing VA LLC

was this day issued and admitted to record in this office and that
the said [imited [iability company is authorized to transact its

business subject to all Virginia laws applicable to the company
and its business. Effective date: February 11, 2018

State Corporation Commission

Attest:
2 ' Clerk of the Commission

CISECOM
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Principal’s Previous
Participation Certification

(MANDATORY)
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HDA.

Previous Participation Certification

Development Name: Bickerstaff Crossing
Name of Applicant (entity): Bickerstaff Crossing VA LLC
| hereby certify that:

1.

2100 ¢

All the statements made by me are true, complete and correct to the best of my
knowledge and belief and are made in good faith, including the data contained
in Schedule A and any statements attached to this certification.

During any time that any of the participants were principals in any multifamily
rental property, no property has been foreclosed upon, in default or assigned to
the mortgage insurer (governmental or private); nor has mortgage relief by the
mortgagee been given;

During any time that any of the participants were principals in any multifamily
rental property, there has not been any breach by the owner of any agreements
relating to the construction or rehabilitation, use, operation, management or
disposition of the property, including removal from a partnership;

That at no time have any principals listed in this certification been required to turn
in a property to the investor or have been removed from a multifamily rental
property ownership structure;

That to the best of my knowledge, there are no unresolved findings raised as a
result of state or federal audits, management reviews or other governmental
investigations concerning any multifamily rental property in which any of the
participants were principals;

During any time that any of the participants were principals in any multifamily
rental property, there has not been a suspension or termination of payments under
any state or federal assistance contract for the property;

None of the participants has been convicted of a felony and is not presently, to
my knowledge, the subject of a complaint or indictment charging a felony. A
felony is defined as any offense punishable by imprisonment for a term exceeding
one year, but does not include any offense classified as a misdemeanor under the
laws of a state and punishable by imprisonment of two years or less;

None of the participants has been suspended, debarred or otherwise restricted by

any federal or state governmental entity from doing business with such
governmental entity; and

Page | 10f2



Previous Participation Certification, cont'd

?

15

15.

None of the participants has defaulted on an obligation covered by a surety or
performance bond and has not been the subject of a claim under an employee
fidelity bond.

None of the participants is a Virginia Housing Development Authority (VHDA)
employee or a member of the immediate household of any of its employees.

None of the participants is participating in the ownership of a multifamily rental
housing property as of this date on which construction has stopped for a period in
excess of 20 days or, in the case of a multifamily rental housing property assisted
by any federal or state governmental entity, which has been substantially
completed for more than 90 days but for which requisite documents for closing,
such as the final cost certification, have not been filed with such governmental
entity.

None of the participants has been found by any federal or state governmental
entity or court to be in noncompliance with any applicable civil rights, equal
employment opportunity or fair housing laws or regulations.

None of the participants was a principal in any multifamily rental property which
has been found by any federal or state governmental entity or court to have
failed to comply with Section 42 of the Internal Revenue Code of 1986, as
amended, during the period of time in which the participant was a principal in
such property. This does not refer to corrected 8823's.

None of the participants is currently named as a defendant in a civil lawsuit arising
out of their ownership or other participation in o multi-family housing development
where the amount of damages sought by plaintiffs (i.e.. the ad damnum clause)
exceeds One Million Dollars ($1,000,000).

None of the participants has pursued a Qualified Contract or planned foreclosure
in Virginia after January 1, 2019.

Statements above (if any) to which | cannot certify have been deleted by striking through

the words

. Inthe case of any such deletion, | have attached a true and accurate

statement to explain the relevant facts and circumstances.

Failure to disclose information about properties which have been found to be out of
compliance or any material misrepresentations are grounds for rejection of an application

and prohibition against future applications.

Signature

£ 2

Jennifer E. H. Surber

Prinfed Name

February 18, 2019

Date (no more than 30 days prior to submission of the Application)

2019

Page | 2 of 2



List of LIHTC Developments

(Schedule A)
(MANDATORY)
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VHDA.

INSTRUCTIONS:
A Schedule A is required for every individual that makes up the GP or Managing Member - does not apply to
principals of publicly tfraded corporations.
A resume is required for each principal of the General Partnership or Limited Liability Company (LLC).
For each property for which an uncorrected 8823 has been issued, provide a detailed explanation of the nature of
the non-compliance, as well as a status statement.
List only fax credit development experience since 2002 (i.e. for the past 15 years)
Use separate pages as needed, for each principal.

1

W N

[S NN

List of LIHTC Developments (Schedule A)

Development Name: Bickerstaff Crossing
Name of Applicant: Bickerstaff Crossing VA LLC

Jennifer E. H. Surber

Controlling GP (CGP) or 'Named' Managing Y

Principal's Name: Member of Proposed property?* YorN
CGP or
‘Named'
Managing
Memberat| Total [Total Low Uncorrected
Development Name of Ownership Entity and | the time of Dev. Income | Placedin [ 8609(s) Issue | 8823's2 (Y/N)
Name/Location Phone Number dev.2 (Y/N)*|  Units Units | Service Date Date Explain "Y"
Warsaw Manor/Warsaw, [Warsaw Manor VA LLC/276- Y 56 56 1/1/2014
VA A98-87A0 9/12/2014 [N
Lily Ridge/Ruckersville, VA | Lily Ridge VA LLC/276-698- Y 48 48 9/4/2015
R7A0 3/9/2016 [N
The Shire/Chesapeake, VA Y 40 40
The Shire VA LLC/276-698-8760 12/22/2015 6/24/2016 N
Iron Bridge Road Iron Bridge Road Y 80 80
Apartments; Chester, VA |Apartments VA LLC/276-698-
9740 10/28/2016 2/21/2017 N
Ada Park/Newport News, Y 42 42
VA Ada Park VA LLC/276-698-8760 12/20/2017 9/6/2018 [N
Robinson Robinson Park VA LLC/276- Y 88 88
Park /Harrisonhiiraa VA AQR-R7AN 8/31/2017 12/20/2017 [N
Blacksburg Blacksburg Terrace SC Y 32 32
Terrace/Rlackshira SC |1 C/274-49R-R740 4/28/2017 | 9/12/2017 [N
Timberland Timberland Park VA LLC/27 61 Y 80 80
Park/Charlottesville VA AQR-R7AN 12/26/2018 TBD N
Bennetts Bennetts Pointe SC LLC/276- Y 32 32
Painte/Rennettsville SC A9R-R7AN 4/4/2018 12/19/2018 |N
Marion Manor/Marion, VA | Marion Manor VA LLC/276- Y 91 91
A9R-R7A0 TBD TBD N
Mountain Laurel Mountain Laurel Manor VA Y 48 48
Manar/Staiintan VA 11 C/274-49R-R740 TBD TBD N
Bickerstaff Bickerstaff Crossing VA Y 40 60
Crossina/Henrica VA 1| C/27A-AQR-R7AN TBD TBD N
East Gate East Gate Village VA Y 24 24
Villnae /Gardonsville VA L1 C/274-A9R-R74N TBD TBD N
Mountain Laurel Manor  |Mountain Laurel Manor Il VA Y 48 48
I/Stainton VA 11 C/974-A9R-R7AN TBD TBD N
* Must have the ability to bind the LIHTC entity; document with
partnership/operating agreements and one 8609 (per
entity/development) for a total of 6. 1st PAGE LIHTC as % of
TOTAL: 769 769 100% Total Units

ADD ADDITIONAL PROPERTIES USING NEXT TAB
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OPTION AGREEMENT

THIS OPTION AGREEMENT ("Agreement"), made and entered into as of the 25" day of
August, 2017 (“Effective Date™) by and between SURBER DEVELOPMENT AND
CONSULTING LLC. a Virginia limited liability company (hereinafter called "Buyer"). and
DENNIS F. HARRUP III (hereinafter called "Seller");

WITNESSETH:

That for and in consideration of Ten Thousand and No/100 Dollars ($10.000.00) (the
"Option Money") and other good and valuable considerations. the receipt of which is hereby
acknowledged, and in further consideration of the mutual promises and conditions expressed
below. Seller hereby grants to Buyer the sole and exclusive right to purchase, at the price and
subject to the terms. conditions and provisions hereinafter stated that property containing
approximately 5.06 acres located on Bickerstaff Road. Henrico County, Virginia and having tax
parcel number 804-708-1236 as shown on Exhibit A attached hereto (“Property™).

NOW. THEREFORE, the parties hereto agree each with the other as follows:

1. Term. This Option shall become effective on the Effective Date and shall exist and
continue through midnight on the 30th day of September, 2018. at which time it will expire (the
foregoing time period and any extended term, if any, shall be deemed the "Option Term").

2 Option Money. The Option Money shall be paid by Buyer to Seller no more than
ten (10) days after the Effective Date and shall be credited against the Purchase Price.

3. Exercise of Option. The option herein granted may be exercised only by the giving
of written notice of exercise of the Option to Seller by Buyer prior to the expiration of the Option
Term. which notice shall be in accordance with the provisions of Paragraph 13 hereof. If this
Option Agreement is not exercised during the Option Term, all rights of Buyer shall cease and
terminate and all of the Option Money shall be returned to Buver.

4. Purchase Price. The Purchase Price for the Property shall be Two Hundred Twenty
Five Thousand and No/100 Dollars ($225.000.00).

5 Closing Date. Closing shall be no later than January 31, 2019 or earlier upon no
less than five (5) days notice to Seller. Notwithstanding the foregoing, Buyer may extend the
Closing by two (2), thirty (30) day periods by providing Seller written notice of extension and
$2.500.00 for each extension (“Extension Fees™) prior to the expiration of the then existing
Closing. The Extension Fees shall be non-refundable and applicable to the Purchase Price.



6. Title. At Closing, Seller shall deliver to Buyver indefeasible and marketable fee
simple title to the Property. free and clear of any deeds of trust, liens, security interests.
encumbrances or other restrictions other than matters or conditions (i) currently existing of record,
(i1) that would be disclosed by a survey or inspection of the Property. (iii) or which are caused by
Buyer, its agents. employees or representatives. No later than thirty (30) days after exercise of the
Option. Buyer shall conduct its title search and obtain a title insurance commitment. If the title
search reveals any objectionable title matters (in Buyer's reasonable discretion). Buyer shall notify
Seller, within 10 days thereafter. in writing of any defect or condition related to the title insurance
commitment that materially affects the title to the Property or the use of the Property as a multi-
family residential development. Seller shall have five (5) days after the receipt of such written
notice to notify Seller if it intends to correct said defects or conditions. If Seller is unable or
unwilling to correct such defects or conditions within thirty (30) days thereafter. and unless Buyer
agrees in writing to purchase the Property with the particular defect or condition uncorrected.
Buyer shall have the option to terminate this Agreement and receive a return of the Option Money.
if any, regardless of whether the Option has been exercised. If Seller declines to correct such
defects or is unable or unwilling to correct such defects within said thirty (30) days period, Buyer
shall then have five (5) days in which to notify Seller of the Buyer’s election to terminate this
Agreement. The failure of the Buyer to give Seller written notice of its election to terminate the
Agreement shall constitute a waiver of the condition or defect and shall be deemed an election to
purchase the Property with the particular defect or condition uncorrected.

Title shall be conveyed by a general warranty deed in recordable form conveying
marketable indefeasible, fee simple (in fact, and insurable so to be) title, free and clear of all liens
and encumbrances save and except only matters or conditions permitted pursuant to the foregoing
paragraph and exceptions consented to by Buyer as set forth in the foregoing paragraph, and ad
valorem taxes for the calendar year of Closing (to be prorated on a calendar year basis as of the
Closing Date. Except as consented to by Buyer, Seller shall do nothing which impairs such title
to the Property as Seller now owns during the Option Term.

4 Closing Costs. At closing Seller shall pay the cost of the deed preparation, the
statutory Grantor’s tax, any instruments which may be required to clear the title of any prior liens
(if agreed by Seller in writing in accordance with Section 6 above). and any counsel fees for
counsel employed or retained by Seller. Buyer shall pay for title examination, title policy, surveys.
recording fees, all State and Local Grantee tax, and for any counsel fees Buyer incurs in the
transaction. Buyer shall pay the special use permit fees. Rents and ad valorem property taxes shall
be prorated on a calendar year basis and the tenant security deposits shall be transferred to Buyer
with Buyer being credited with the day of Closing.

8. Subdivision. To the best of Seller's knowledge. Seller represents that no
subdivision is legally required to convey the Property to Buyer.

7 Inspection. Seller does hereby agree to provide access to Buyer and its engineers
and agents to the Property for purposes of undertaking such surveys, inspections or such other tests
and analyses as Buyer may deem necessary and appropriate. Seller consents to Buyer applying
for any zoning and/or land use permits. applying for a reservation of housing tax credits from the
Virginia Housing Development Authority, determining the permits, approvals and licenses
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necessary for its use of the Property. performing tests and audits at the Property. securing any
approvals from the Commonwealth of Virginia and local municipalities that Buyer determines
necessary, and conducting a survey of the Property. Seller shall cooperate reasonably with Buyer
in any applications it files for zoning and/or land use permits; securing of approvals, licenses and
permits; surveying the Property: obtaining title insurance: conducting tests and audits; and
inspecting the property. but Seller shall not be required to agree to any proffers. conditions or other
obligations that would attach to or be an obligation of the Property or of Seller should Closing not
oceur, nor shall Seller be required to incur more than incidental costs as part of Buyer’s
applications and similar approvals. All expenses associated with the inspection of the property and
all applications, permitting and similar activities shall be paid for by Buyer. Buyer does hereby
agree to indemnify and hold Seller, its members, managers, employees and agents, harmless from
any loss or liability that may occur as a result of such inspection activity that may be undertaken
by Buyer, its engineers or agents and this obligation shall survive any consummating or
termination of this Agreement.

9.1 Buyer agrees that any information obtained by Buyer or Buyer's agents in
the conduct of its inspections or other due diligence relating to the Property. from Seller or
otherwise, shall be treated as confidential and shall be used only to evaluate the acquisition of the
Property from Seller. Buyer agrees not to divulge, and to use best efforts (including, without
limitation, informing Buyer’s agents of the confidential nature of such information) to cause
Buyer’s agents not to divulge, the contents of such information.

9.2 In the event of the termination of this Agreement for any reason whatsoever
other than a Seller default, Buyer shall deliver to Seller, at no cost to Seller. all documents. work
papers. engineering and environmental studies and reports, and all other materials created or
ordered by Buyer in connection with the transactions contemplated hereby, such information and
documents to be delivered with any warranty or representations of any kind of Buyer.

9.3 Buyer covenants to provide Seller with complete copies of all applications
for and documents related to Buyer’s subdivision, rezoning. permits, applications or other
approvals.

9.4 Seller shall provide Buyer copies of any due diligence items concerning the
Property that are in Seller’s possession or reasonably obtainable by Seller including, but not limited
to. leases. tenant files, title insurance policies. surveys and environmental reports.

10.  Condemnation. If prior to Closing all or any portion of the Property is taken by
eminent domain, Buyer may at its option close on the Property. or may terminate this Option
Agreement and receive a return of the Option Money. If Buyer elects to close. then Seller shall
assign to Buyer the entire proceeds resulting from such taking and Buyer shall be entitled to pursue
the claim and retain all it is able to collect for such taking.

11. Closing Documents. At Closing Seller will execute, acknowledge and deliver to
Buyer a general warranty deed conveying title as hereinbefore required, an assignment of leases
and security deposits, a bill of sale for any personal property transferred. such lien waivers or
affidavits as Buyer's title insurer may reasonably require to insure against any possible unfiled and

&
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unpaid laborer's or materialmen's liens, together with such other papers and documents as may be
reasonably necessary in connection with the completion of the closing.

12 Possession. Possession of the Property shall be delivered to Buyer at the time of
Closing.
13. Notices. Any notice or other communications hereunder shall be in writing and

shall be deemed to have been given (unless otherwise set forth herein), if delivered in person,
delivered by facsimile, delivered by email, deposited with an overnight express agency. fees
prepaid, or mailed by United States express. certified or registered mail. postage prepaid. return
receipt requested, to the appropriate party at the following addresses:

Seller:

Dennis F. Harrup 111

6775 Beck Chappel Drive
Petersburg, VA 23404

Email: charrup@ix.netcom.com

c¢/o Jen Surber

109 Holly Ridge Road

Glade Spring. VA 24340

Email: jensurber@surberdev.com

14, Representations of Seller. Seller represents and warrants to Buyer that, to the best
of the knowledge of Seller, the following:

a. There is not now, nor has there ever been located in. on. or about the Property any
pollutants, contaminants, gas or petroleum products, or other hazardous or toxic materials, the
presence of which is either penalized or prohibited or removal required by any local, state. or
federal government instrumentality or by applicable laws, statutes, or regulations except as may
be disclosed in any prior environmental reports delivered to Buyer by Seller. The parties
acknowledge that Buyer, as a part of its due diligence. may obtain a Phase | Environmental Audit,
at the Buyer’s sole cost and expense. to determine the environmental condition of the Property. If
an environmental condition occurs which adversely affects the Property between the time of the
initial Phase | and any Phase I update, then Buyer shall have the right to terminate this Agreement
and receive a refund of all Option Money, regardless of whether the Option has been exercised.

b. The Option has been duly executed and delivered by Seller, constitutes the valid
and binding agreement of Seller, and is enforceable in accordance with its terms.

e There is no action, suit, or proceeding. pending or known to be threatened in
writing, against Seller, the Property or which would affect the Property.

d. Seller has not filed a petition or an answer seeking reorganization or an arrangement
with creditors or to take advantage of any insolvency or bankruptey law.
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e. Seller has fee simple title to the Property. has the exclusive right of possession of
the Property and there are no leases affecting the Property.

f. Seller has not entered into any agreement. oral or written. other than this Agreement
and matters of record, with reference to the Property.

g. Seller has not received any written notice from any city, county or other
governmental authority of any taking of the Property, or any portion thereof, by eminent domain
or similar proceeding, and no such taking or other condemnation of the Property, or any portion
thereof, shall be threatened or contemplated by any governmental authority.

h. Seller has no knowledge of any change or proposed change in the route. grade or
width of or otherwise affecting, any street or road adjacent to or serving the Property.

15. Entire Agreement. This Agreement and any exhibits hereto and other documents
incorporated or referred to herein, contains the entire Agreement of the parties and there are no
representations. inducements or other provisions other than those expressed in writing. All
changes, additions or deletions hereto must be in writing and signed by all the parties. Any and
all references herein to the Seller or Buyer shall be deemed to include their respective successors,
heirs or permitted assigns.

16. Buyer’s Representations and Warranties.

a.  The persons executing this Agreement on behalf of Buyer are duly authorized to do
so and thereby bind Buyer hereto.

b.  Buyer has all requisite power and authority to enter into and perform this
Agreement and to incur the obligations provided for herein and has taken all action necessary to
authorize the execution, delivery and performance of this Agreement.

. This Agreement is valid. binding and enforceable in accordance with its terms.

1.7 Brokerage.  Buyer and Seller warrant and represent to each other that they have
dealt with no brokers or agents in this transaction except Seller is represented by Sam R. Worley,
Commonwealth Commercial whose commission will be paid by Seller pursuant to a separate
agreement. If any other commission may be due and owing. the party whose alleged actions form
the basis for such claim shall be fully responsible for such claim. without recourse to the other.
each party hereby agreeing to save the other harmless from the payment of any such commission.

18. Assignment. At any time prior to Closing, Buyer shall have the right to assign all
of its right. title and interest in and to this Agreement to any affiliate or any entity owned and
controlled by. controlling, or under common control in whole or in part with Buyer or its principals.
Otherwise, Buyer shall not have the right to transfer. convey or assign any or all of its right, title
or interest in the Property or in and to this Agreement, without the prior written consent of Seller
which may not be unreasonably withheld, conditioned or delayed.

19. Default. Should Buyer default under this Option and if and such default is not cured
5



within ten (10) days of written notice from Seller to Buyer (or such additional period of time as
shall be necessary to effect a cure provided Buyer is proceeding in good faith with a cure), there
shall be deemed an event of default hereunder by Buyer. For any event of default by Buyer
hereunder, Seller shall retain the Option Money as its sole and exclusive remedy.

In the event Seller shall default hereunder. Buyer may either elect to (i) terminate
this Option. receive a return of the Option Money or (ii) seek specific performance of Seller's
obligation to convey title to the Property to Buyer in accordance herewith. Under no circumstances
shall Seller be liable to Buyer for any consequential, special or punitive damages of any kind.

20. Situs. This Agreement shall be governed in all respects by and construed under the
laws of the Commonwealth of Virginia.

21 Effective Date. For the purposes of this Option, the “Effective Date™ shall be the
last date on which this Option is executed by either Buyer or Seller.

22.  Time is of the Essence. Time is of the essence of this Agreement,

28, Recitals. The recitals are incorporated into this Agreement.

[signatures on following page]



IN WITNESS WHEREOF, Seller and Buyer, intending to be legally bound, have
executed this Agreement as of the day and year first above written.

BUYER:

Surber Development and Consulting LLC,
a Virginia limited liability company

By: 45%///\

Jennifer Elizdbeth Huyfter Surber,
Managing Member

Dennis F. Hare(ip I11




SCHEDULE A

ALL that certain lot, tract, piece or parcel of land, containing 5.0687 acres, more or less, situated in
Varina District, Henrico County, Virginia, shown and designated on plat of survey prepared by Bay
Design Group, Engineering, Surveying, Land Planning, dated March 24, 2004, entitled “Plat Showing
Survey of 5.0687 Acres of Land, Situated at the Southwest Quadrant of the Intersection of Bickerstaff
Road & Oakano Drive, Located in the Varina District of Henrico County, Virginia”, a copy of which is
recorded in Plat Book 118, page 63, and reference to which is hereby made for a more particular
description of the property.



COMMONWEALTH OF VIRGINIA: ASSIGNMENT
COUNTY OF HENRICO : OF OPTION

This Assignment of Option is entered as of the 9th day of March, 2017. In consideration of
Ten and No/100 Dollars ($10.00) and other good and valuable consideration, the receipt and
sufficiency of which are hereby acknowledged, Surber Development and Consulting LLC, a Virginia
limited liability company (the "Assignor") hereby assigns to Bickerstaff Crossing VA LLC, a
Virginia limited liability company (the "Assignee") all of Assignor's right, title and interest in and to
that Option Agreement between Assignor and Harrup Real Estate, LLC dated the 25™ day of August,
2017 (“Option™) with respect to that that apartment complex consisting of approximately 5.06 acres
located on Bickerstaff Road, Henrico County, Virginia and having tax parcel number 804-708-1236.

Assignor hereby agrees to indemnify Assignee against and hold Assignee harmless from any
and all cost, liability, loss, damage, or expense, including, without limitation, reasonable attorney's
fees and costs, originating prior to the date of closing of transfer of title of the Property to Assignee
and arising out of Assignor's obligations prior to such date under Option. Assignee hereby agrees to
hold Assignor harmless from any and all cost, liability, loss, damage or expense, including, without
limitation, reasonable attorney's fees, originating on or after the date of this Assignment and arising
out of the Assignee's obligations from and after such date under the Option.

This Agreement may be executed and delivered in any number of counterparts, each of which
so executed and delivered shall be deemed to be an original and all of which shall constitute one and
the same instrument.

IN WITNESS WHEREOF, Assignor and Assignee have executed this Assignment effective
as of the date set forth above.

ASSIGNOR:
Surber Development and Consulting LLC,
a Virginia limited liability company

By: 4 57(%(

Jennifer Elizalé(h Huntgr Surber, Managing Member

ASSIGNEE:
Bickerstaff Crossing VA LLC, a Virginia limited liability company

By: Surber Development and Consulting LLC,
a Virginia limited liability company, Managing Member

o O3V

Jennifer Elizab% Hunter Furber, Managing Member




Bickerstaff Crossing VA LLC

January 30, 2019

Mr. Worley,

Please accept this letter as a formal request to extend the option between Surber Development and
Consulting LLC and Dennis F. Harrup 1, dated August 25, 2017 for a period of 30 days.

S P

Jennifer E. H. Surber
Managing Member




COMMONWEALTH OF VIRGINIA FIRST AMENDMENT TO
COUNTY OF HENRICO OPTION AGREEMENT

THIS FIRST AMENDMENT TO OPTION AGREEMENT (“First Amendment”) is made as
of the 31" day of January, 2019, by and between BICKERSTAFF CROSSING VA LLC, a

Virginia limited liability company (hereinafter called "Buyer"), and DENNIS F. HARRUP 111
(hereinafter called "Seller");

WITNESSETH:

WHEREAS, Surber Development and Consulting LLC, a Virginia limited liability company
(“Surber”) and Seller entered into that certain Option Agreement dated August 25, 2017 ("Option")
under which Seller granted Buyer an option to purchase that certain real property containing
approximately 5.06 acres located on Bickerstaff Road, Henrico County, Virginia and having tax
parcel number 804-708-1236 as more particularly described in the Option; and

WHEREAS, Surber assigned the Option to Buyer; and

WHEREA, Buyer has exercised the Option; and

WHEREAS, Seller and Buyer wish modify the Closing Date.

NOW, THEREFORE, the parties hereto, in consideration of One and 00/100 Dollar ($1.00)

and other valuable consideration, the receipt and adequacy of which is hereby acknowledged, hereby
agree as follows:

L The above Recitals are hereby incorporated into this First Amendment.
2, Closing Date. Section 5 of the Option is deleted and replace with the following:

Closing shall be no later than July 31, 2019 or earlier upon no less than five (5) days notice to
Seller. All Extension Fees extending the Closing Date previously paid by Buyer or Surber to Seller
shall continue to be non-refundable and applicable to the Purchase Price.

3 Unless otherwise herein modified, all defined terms in the Option used herein shall
have the same meanings as used in that document. Except as amended herein, all terms and
conditions of the Option are ratified and shall remain in full force and effect. In the event of a
conflict between this First Amendment and the Option, this First Amendment shall control. The
terms and provisions of this First Amendment shall be binding upon and shall inure to the benefit of
the parties hereto, their respective successors and assigns, if any.

[signatures on following page]




IN WITNESS WHEREOF, the parties have hereunto set their hands effective as of the day
and year first above written.

BUYER:

Bickerstaff Crossing VA LLC,
a Virginia limited liability company

By: Surber Development and Consulting LLC,
a Virginia limited liability company, Managing

Member

o <)
Jennifer Elizabeth flunter Surber,
Managing Member
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Base Information

COUNTY OF HENRICO - FINANCE DEPARTMENT Address: 4301 E. Parham Rd.
REAL ESTATE ASSESSMENT DIVISION

Henrico, VA 23273-2745
Phone: 804-501-4300
Fax: 804-501-5420

Parcel ID  804-708-1236 Parcel Address 1401 BICKERSTAFF RD

Vision PID # 85342 Appraiser D

State Code Multi Family Neighborhood 09901 - Apartments

Use Code 701 Vacant Multi Fam R5-R6 Acreage 5.0687

Tax Type Taxable Owner (Jan 1) HARRUP DENNIS F Il

Zoning R-5 Owner (Cur) HARRUP DENNIS F I

Tax Dist Regular Mailing Address

Magisterial Varina 6775 BECK CHAPPELL DR
Subdivision Acreage N DINWIDDIE VA

Section Zip 23803

Block Old Map # 01800A0000 0130

Lot 5.0687 acres Pre 1992 Map # 10B14

Map Page # 280

Last 5 Transfers

Sale Date Sale Price Deed Book Page Owner Sale Comment

05/19/2015 $26,500 5363 249 HARRUP DENNIS F Il Non-Qualified

10/19/2010  $269,700 4813 1576 BICKERSTAFF TOWNHOMES LLC Non-Qualified

08/06/2004  $137,500 3714 872 TOWNES AT BICKERSTAFF LLC

07/21/2004 $90,000 3705 866 HOOKER WALTERL Non-Qualified

04/01/2004 $50,000 3641 249 ROTUNDA CORP
Last 5 Assessments

Year Date Land Land Use Improvements Total

2019 01/29/2019 $360,000 $0 $360,000

2018 01/30/2018 $360,000 $0 $360,000

2017 01/31/2017 $360,000 $0 $360,000

2016 01/29/2016 $360,000 $0 $360,000

2015 02/02/2015 $360,000 $0 $360,000

Land Information

Type # Units Unit Type Sqft Zoning

G3 60 LOTS 0 R5

Notes

Print Friendly

‘H County Home J

1) 5-18-2000 6.761 acres to Almond Creek Estates Sec 2 per PB 111 pg 18-19. Begining acreage 12.103 acres final 5.342 acres. 2) 2004
acreage changed accd to plat for year 2005 PB 118 pg 63 beginning acs 5.342 acs changed to 5.0687 acs 3) 2/23/05 POD-15-05 (Bickerstaff
Crossing) approved to construct three, four story buildings containing a total of 42 condominium units on 5.07 acres. (one year extension

granted through 2/25/09)

Image


https://realestate.henrico.us/pls/htmldbcamprod/f?p=101:17:::NO::::YES
javascript:apex.navigation.redirect('https:%5Cu002F%5Cu002Fhenrico.us%5Cu002F');
javascript:apex.navigation.redirect('f?p=101:5:::NO:17::');
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Architect’s Certification
and Third-Party RESNET
Rater Certification

(MANDATORY)
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VHDA.

INSTRUCTIONS FOR THE COMPLETION OF
APPENDIX F
ARCHITECT’S CERTIFICATION

(This form must be included in the Application — Tab F)

NOTE: I the development includes any combination of New Construction, Rehabilitation or Adaptive Reuse, then separate Architect Certifications must be provided
for each construction type.

The proper completion of this certification is critical to calculate the average unit square feet and net rentable square feet of each unit type, to
document amenity items for which will be awarded, and to calculate certain elements of the efficient use of resources points.

If this certification is not completed correctly there may be loss of points or disqualification of the application to compete for tax credits. If this
development receives an allocation of tax credits and items are not provided as indicated on this certification then VHDA may, at its sole option, require
the payment by the Owner of an amount up to 10% of the Total Development Cost (as set forth in the Application) of the development as liquidated
damages for such violation or the total loss of credits may result. Therefore, it is imperative that this certification reflect the true and accurate intent of
what will be provided in return for an allocation of tax credits.

Each section of this certification contains instructions on how the information should be provided. For Unit Size Calculations, the Average Unit Square
Feet and Net Rentable Square Feet should be listed to two (2) decimal places. The number of units indicated should be only the units for which rent will be
collected. For Average Unit Square Feet calculations, the Total Square Feet should equal the Average Unit Square Feet multiplied by the Number of
Units/Type. The total at the bottom of the Total Square Feet column should equal item (D) on the same page of the certification, or be within 1 digit due to
rounding.

Accessibility certifications on page 6 are for tax credit point categories only and are not to be confused with minimum code requirements.

MARTIN RILEY ASSOCIATES - ARCHITECTS, P.C.

215 CHURCH STREET SUITE 200 DECATUR, GEORGIA 30030-3329 404-373-2800




Architect's Certification

g ...

VHDA. Architect's Certification

Name of Development: Bickerstaff Crossing
Address of Development: Bickerstaff Road, Henrico Co., VA 23231
Name of Owner: Bickerstaff Crossing VA LLC

The architect signing this document is certifying that all unit and site amenities indicated in this certification are incorporated into
the development plans and specifications, and that all products necessary to fulfill these representations are available for these purposes.
The architect signing this document also certifies their understanding that both the excel application and the information in the architect
certification must be the same and discrepancies between the excel application and architect's certification can result in penalties or
even disqualification.

The individual who certifies this information must initial the pages where indicated, provide the personal information requested
and sign on the last page. This certification should not be mailed separately to VHDA but returned to the developer for inclusion in
the tax credit application.

(Acknowledge and include this instruction sheet as part of the certification)

Acknowledged:

e
7

Printed Name: Jackie L/Martin /

All developments seeking Virginia Low Income Housing Tax Credits are required to meet one of the following as certified by a RESNET Rater:

New Construction - EnergyStar Certification
The development's design meets the criteria for the EnergyStar certification.

Rehabilitation -30% performance increase over existing, based on HERS Index
Or Must evidence a HERS Index of 80 or better

Adaptive Reuse - Must evidence a HERS Index of 95 or better.

Plans and Specifications: Required documentation for all properties (new construction, rehabilitation and adaptive reuse)
1 A location map with property(ies) clearly defined.

. A site plan showing overall dimensions of main building(s), major site elements
(e.g., parking lots and location of existing utilities, and water, sewer, electric,
gas in the streets adjacent to the site). Contour lines and elevations are not required.
For combination 4% and 9% properties, site plan must show all elements of both
properties labeled so that the elements are distinguishable as to 4% and 9%.

3 Sketch plans of main building(s) reflecting overall dimensions of:
a. Typical floor plan(s) showing apartment types and placement
b. Ground floor plan(s) showing common areas;
c. Sketch floor plan(s) of typical dwelling unit(s);
A Unit by Unit write up is required for all Rehabilitation properties

1.01.19v.2 2 IN)TIAL{M



Architect's Certification

This certification includes two (2) separate calculations of square footage:
1. Average Gross Unit Square Feet: Measurements Include A Prorata Share of Heated Residential Common Area
2. Net Rentable Square Feet: Measurements Do Not Include A Prorata Share of Any Common Area
and Reflect All Floor Plans of Each Unit Type (1-BR, 2-BR, etc.) measured
from the interior face of the unit perimeter walls

1. Average Gross Unit Square Feet: (These measurements impact the scoring of tax credit applications)

For purposes of determining the total residential heated square feet (D), the building(s) were measured from the outside face of exterior walls and the
centerline of any party walls. All unheated spaces (B} and nonresidential, (income producing commercial spaces) (C) were subtracted from this
measurement. Community rooms, laundry rooms, property management offices and apartments, heated maintenance facilities, and other common space
designed to serve residential tenants were not deducted. Based on this procedure, | certify the following calculations in determining the usable heated
square feet for the above referenced development:

76,359.00 (A) Total gross floor area in (sq. ft.) for the entire development
8,630.00 - (B) Unheated floor area (breezeways, balconies, storage)
0.00 - (C) Nonresidential, (commercial income producing) area

67,729.00

(D} Total residential heated area (sq. ft.) for the development

INSTRUCTIONS FOR AVERAGE UNIT SQUARE FEET CALCULATIONS:

Provide the average unit size for each bedroom type, (1 bedroom elderly, 2 bedroom garden, 3 bedroom townhouse, etc.) by adding the total square
feet of all the same bedroom types (2 bedroom garden with 1 bath and 2 bedroom garden with 2 baths) and adding the prorated share of heated
common residential space and divide by the total number of the same bedroom types (2 bedroom garden). Do not alter any items below.

Average Number of Total
Unit Types Unit Sq. Ft.* X Units/Type = Square Feet
Supportive Housing 0.00 0 0.00
1 Story/EFF-Elderly 0.00 0 0.00
1 Story/1 BR-Elderly 0.00 0 0.00
1 Story/2 BR-Elderly 0.00 0 0.00
Efficiency Elderly 0.00 0 0.00
1 Bedroom Elderly 0.00 0 0.00
2 Bedrooms Elderly 0.00 0 0.00
Efficiency Garden 0.00 0 0.00
1 Bedroom Garden 0.00 0 0.00
2 Bedrooms Garden 1,008.81 30 30,264.40
3 Bedrooms Garden 1,248.82 30 37,464.60
4 Bedrooms Garden 0.00 0 0.00
2+ Story 2 BR Townhouse 0.00 0 0.00
2+ Story 3 BR Townhouse 0.00 0 0.00
2+ Story 4 BR Townhouse 0.00 0 0.00

Total 60

Total 67,729.00 ol

* Including pro rata share of heated, residential common area. This information should match Structure tab of the excel application

/‘C
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Architect's Certification
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Architect's Certification

2. Net Rentable Square Feet *
For purposes of calculating Net Rentable Square Feet, the units were measured from the face of each unit perimeter wall.

The values below therefore indicate the actual square footage of each unit floor plan. (For example, there may be 2 distinct
1-bedroom floor plans, 3 distinct 2-bedroom floor plans, etc. The purpose of this section of the Architect Certification is to
document and certify the floor space attributable to residential rental units in the development.)

Percentage of Net Rentable Square Feet Deemed To Be New Rental Space 100.00%

Floor Plan Number of Units
Unit Type Square Feet This Floor Plan
Mix1 |2 BR - 2 Bath 919 30 27570
Mix 2 |3 BR - 2 Bath 1159 30 34770
Mix 3 0
Mix 4
Mix 5
Mix 6
Mix 7
Mix 8
Mix 9
Mix 10
Mix 11
Mix 12
Mix 13
Mix 14
Mix 15
Mix 16
Mix 17
Mix 18
Mix 19
Mix 20
Mix 21
Mix 22
Mix 23
Mix 24
Mix 25
Mix 26
Mix 27
Mix 28
Mix 29
Mix 30
Mix 31
Mix 32
Mix 33
Mix 34
Mix 35
Mix 36
Mix 37
Mix 38
Mix 39
Mix 40
Mix 41
Mix 42
Mix 43
Mix 44
Mix 45
Mix 46
Mix 47
Mix 48
Mix 49
Mix 50

—
o

-
o

olo|lc|lo|lo|lo|lo|lo|lo|o|lo|o|lo|o|lo|lo|o|o|lo|o|o|lo|o|o|o|o|o|lo|o|o|o|o|o|lo|o|o|o|o|o|lo|o|o|o|o|o|O

o

Totals 60 62340

1.01.19v.2 5
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Architect’s Certification

*This information should match Unit Details page of the excel application DEV Name: Bickerstaff Crossing
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Architect's Certification

Development Amenities:

| certify that the development’s plans and specifications and proposed budget incorporate all items from VHDA's most current Minimum Design and

Construction Requirements and the Unit by Unit write up. In the event the plans and specifications do not include VHDA Minimum Design and Construction

Requirements and any immediate needs and recommendations from the Physical Needs Assessment, then those requirements still must be met, even
though the application is accepted for credits. Please note that this may cause the Application to be ineligible for credits. The Requirements apply to any
new, adaptive reuse or rehabilitated development (including those serving elderly and/or physically disabled households).

The Minimum Design & Construction Requirements may be found on VHDA's website at........... www.VHDA.com

For any development upon completion of construction/rehabilitation: (non-mandatory amenities)
(Enter TRUE in each box where appropriate)

TRUE | a. The development will have a community/meeting room with a minimum of 749 square feet.

b.i,ii Percentage of brick or other similar low-maintenance material approved by the Authority covering
the exterior walls {excluding triangular gable end area, doors, windows, kneewalls, columns,
retaining walls, stairwells and any features that are not a part of the fagade)

Community buildings are to be included in percentage calculations.

TRUE | c. Water expense will be sub-metered (tenant will pay monthly or bi-monthly bill)

FALSE| d. Each bathroom consists only of Water Sense labeled toilets, faucets and showerheads
TRUE | e. Provide necessary infrastructure in all units for high-speed internet/broadband service.
TRUE | f. Free Wi-Fi access will be provided for community roem for resident 6n|y usage.

FALSE| g. Each Unit is provided free individual high-speed Internet access

FALS

m

h. Each Unit is provided free individual Wi-Fi access

TRUE | I.j. Bathfan wired to primary light with delayed timer, or, continuous exhaust by ERV/DOAS OR
Bath Fan with humidistat

TRUE | k. Fire Prevention - all Ranges equipped with temperature limiting controls

FALSE| |. Fire Suppression - Cooking surfaces are equipped with fire suppression features

FALSE| m. Rehab only- Each apartment has dedicated space, drain and electrical hookups

to accept a permanently installed dehumidification system OR

FALSE[ n. All development types- Each Unit is equipped with a permanent dehumidification system
FALSE| o. All interior doors within units are solid core

TRUE p. At minimum one USB charging port in each Kitchen, Living room and all bedrooms

TRUE | g. All Kitchen light fixtures are LED and meet MDCR lighting guidelines

FALSE| r. Shelf or ledge outside each primary apartment entry door located in an interior hallway

FALSE| s. New Construction only- Each unit to have balcony or patios minimum depth 5’ clear from face of building.
Minimum 30 square feet.

== =

DEV Name: Bickerstaff Crossing

—
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Architect's Certification

For all developments exclusively serving elderly tenants upon completion of construction/rehabilitation:
(optional point items)

FALSE| a. All cooking ranges will have front controls
FALSE| b. All full bathrooms will have an independent or supplemental heat source

FALSE| c. All entrance doors have two eye viewers, one at 42” and the other at standard height

For all rehabilitation and adaptive reuse developments, upon completion of construction/rehabilitation:
(optional point items)

FALSE| The structure is listed individually in the National Register of Historic Places or is located in a registered historic district and certified by the
Secretary of the Interior as being of historical significance to the district, and the rehabilitation will be completed in such a manner as to be
eligible for historic rehabilitation tax credits.

Building Structure:

Number of Stories

Low-Rise {1-5 stories with any structural elements being wood frame construction)
:l Mid-Rise (5-7 stories with no structural elements being wood frame construction)
I:I High-Rise {8 or more stories with no structural elements being wood frame construction)
Accessibility:

| certify that the development plans and specifications meet all requirements of the federal Americans with Disabilities
Act and Fair Housing Act (if applicable).

| certify that the development plans and specifications meet all requirements of HUD regulations interpreting the accessibility requirements of section
504 of the Rehabilitation Act. Complying units must be “permanently accessible,” rather than to “adaptable” standards. Please reference Uniform Federal
Accessibility Standards(UFAS) for more particular information.

Check one or none of the following point categories, as appropriate:

Any development in which (i) the greater of 5 units or 10% of the total # of units will be assisted by HUD project-based
vouchers or another form of documented and binding federal, state or locality project-based rent subsidies in order to
ensure occupancy by extremely low-income persons; and (ii) the greater of 5 or 10% of the units will conform to
HUD regulations interpreting accessibility requirements of Section 504 of the Rehabilitation Act.
(All of the units described in (ii) above must include roll-in showers (must contain pemanent grab bars and fixed seats), roll under sinks,
and front controls for ranges unless agreed to by the Authority prior to the applicant's submission of its application.)
60 pts.

|:| Any development in which the greater of 5 units or 10% of the total # of units (i) have rents within HUD's Housing
Choice Voucher payment standard; (i) conform to HUD regulations interpreting accessibility requirements of Section
504 of the Rehabilitation Act
30 pts.

I:] Any development in which five percent (5%) of the total # of units (i) conform to HUD regulations interpreting
accessibility requirements of Section 504 of the Rehabilitation Act
15 pts.

For any accessibility option elected above, all common space must also conform to accessibility requirements of
HUD Section 504 regulations.

1.01.19v.2 ] INITIALS(_M



Architect's Certification

DEV Name: Bickerstaff Crossing

,
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Architect's Certification

As architect of record for the above referenced development, the above certifications are correct to thg best of
my knowledge.

Signed: /

Lo AL V
Printed Name: C }yﬁé{Marﬁn
Title: Pres, Martin Riley Assoc - Architects
Virginia Registration #: 7586
Phone: 404-373-2800

Date: Z //d’//

NOTE TO ARCHITECT: If representaions in plans and specifications and/or any information certified in this certification is
misrepresented then the architect may be penalized. Any change in this form may result in disqualification or a reduction of points
under the scoring system. If you have any questions, please call JD Bondurant at VHDA (804) 343-5725.

Return this certification to the developer for inclusion in the
tax credit application package.

DEV Name: Bickerstaff Crossing
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Architect's Certification

%\ Appendix F

V H DA VHDA's Universal Design Certification

TRUE | Units in the development will meet VHDA's Universal Design Guidelines.
Before issuance of IRS Form 8609, applicant will provide documentation to VHDA as
evidence that such units meet VHDA's Universal Design guidelines.

The number of rental units that will meet these standards: 60
The total number of rental units in this development: 60
NOTE: For Elderly Developments, 100% of the units in the development must meet the

Universal Design standards in order to qualify for points.

For Family Developments, points are awarded based on a percentage of the
number of units meeting the Universal Design standards.

For the tax credit applicant to qualify for points associated with Universal Design,

the architect of record must be on VHDA's list of Universal Design certified architects.
VHDA Universal Design Certifications are only valid for 2019 applications if
certification date is after January 1, 2014

All tax credit applications which include amenity points for providing VHDA Universally Designed
dwelling units must include plans that clearly identify the following items in the format found on vhda.com
or no points will be awarded:

Overall building plans identifying the location of Universal Design dwelling units, and the means

of vertical transportation (if applicable}, along the accessible route{Minimum scale 1/8”=1"-0").

Include a legend and Universal Design General Notes section. Anything other than a fully handicap accessible elevator
must have been presented to and approved by VHDA for this project at least two weeks prior to submission of
reservation application.

Site plan and building plans identifying accessible pedestrian routes from all Universal Design units to accessible parking, leasing office, community
room, laundry facility, mailboxes, garbage collection areas and public transportation pick up areas. Architect must identify running slope and cross
slope of route, and consider any obstructions. Include required number of accessible parking spaces, a legend for the accessible route, and a
Universal Design general notes section.

- Enlarged Universal Design unit plans (Minimum scale 1/4"=1"-0") identifying clearances-and,all E tial Elem

Signed: ) Z

il

Printed Nande: Jackie L. Martin

Architect of Record
(same individual as on page 7}

Date: -2 _//-'/(4
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Architect's Certification

DEV Name: Bickerstaff Crossing
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V H DA - Appendix F

RESNET Rater Certification of Development Plans

| certify that the development’s plans and specifications incorporate all items for the required baseline

energy perfomance as indicated in Virginia's Qualified Allocation Plan (QAP).

In the event the plans and specifications do not include requirements to

meet the QAP baseline energy performance, then those requirements still must be met,

even though the application is accepted for credits.

***please note that this may cause the Application to be ineligible for credits. The Requirements

apply to any new, adaptive reuse or rehabilitated development (including those serving elderly
and/or physically disabled households).

In addition provide HERS rating documention as specified in the manual

New Construction - EnergyStar Certification

The development's design meets the criteria for the EnergyStar certification.

Rater understands that before issuance of IRS Form 8609, applicant will obtain and
provide EnergyStar Certification to VHDA.

|

Rehabilitation -30% performance increase over existing, based on HERS Index
Or Must evidence a HERS Index of 80 or better

Rater understands that before issuance of IRS Form 8609, rater must provide

Certification to VHDA of energy performance.

|

Adaptive Reuse - Must evidence a HERS Index of 95 or better.
Rater understands that before issuance of IRS Form 8609, rater must provide
Certification to VHDA of energy performance.

Additional Optional Certifications

| certify that the development’s plans and specifications

incorporate all items for the certification as indicated below, and | am a certified verifier

of said certification. In the event the plans and specifications do not

include requirements to obtain the certification, then those requirements still must be met,
even though the application is accepted for credits. Rater understands that before issuance of
IRS Form 8609, applicant will obtain and provide Certification to VHDA.

TRUE  |Earthcraft Certification - The development's design meets the criteria to obtain

Viridiant’s EarthCraft Multifamily program Gold certification or higher

FALSE  |LEED Certification - The development's design meets the criteria for the U.S.

Green Building Council LEED green building certification.

FALSE |National Green Building Standard (NGBS) - The development's design meets the criteria

for meeting the NGBS Silver or higher standards to obtain certification

FALSE  |Enterprise Green Communities - The developmen's design meets the criteria for meeting

meeting the requirements as stated in the Enterprise Green Communities Criteria for this
developments construction type to obtain certification.

***please Note Raters must have completed 500+ ratings in order to certify this form

sires. NFUS T~

Date: 3/12/19 Printed Name: Matt Waring

RESNET Rater

/-
Resnet Provider Agency é f /Z/
Viridiant Signature

Provider Contact and Phone/Email Sean Evensen-Shanley (804)212-1934 / sean.evensen-shanley@viridiant.org




Home Energy Rating Certificate
Projected Report

HERS® Index Score:

70

Your Home's Estimated Energy Use:

Use [MBtu]
6.9

1.9

5.2

17.2

Heating
Cooling
Hot Water

Lights/Appliances

Service Ch

arges

Generation (e.g. Solar)

Total:

Existing
Homes

Home

Zero Energy
Home

TI013 RESMET

Reference

4

150
140
130
120
110

100

90

80

=
60

More Energy

This Home

Your home's HERS score is a relative
performance score. The lower the number,
the more energy efficient the home. To
learn more, visit www.hersindex.com

0.0
31.2

Rating Date: 2019-03-10
Registry ID: Unregistered
Ekotrope ID: ILVEMj7L

Annual Savings

$564

*Relative to an average U.S. home

Home Feature Summary:

Home Type:

Model:

Community:
Conditioned Floor Area:
Number of Bedrooms:
Primary Heating System:
Primary Cooling System:
Primary Water Heating:
House Tightness:
Ventilation:

Duct Leakage to Outside:
Above Grade Walls:
Ceiling:

Window Type:
Foundation Walls:

Apartment, end unit

2BR 1stFI

Bickerstaff Crossing

970 sq. ft.

2

Air Source Heat Pump » Electric« 8.5 HSPF
Air Source Heat Pump » Electric. 14.5 SEER
Water Heater « Electric « 0.95 Energy Factor
5 ACH50

33.0 CFM « 250.0 Watts

4849 CFM25 (5 /100 sf)

R-16

Adiabatic, R-13

U-Value: 0.3, SHGC: 0.27

N/A

The Home Energy Rating Standard Disclosure for this house is available from the rating provider.
does not constitute an

Home:

, Richmond, VA 23273

Builder:
Mills Construction

This home meets or exceeds the

criteria of the following:

Rating Completed by:
Energy Rater:Manon Shankle
RESMET ID:5201257

Rating Company:Viridiant
1431 W. Main Street, Richmond, VA 23220

Rating Provider:Viridiant
1431 W. Main Street, Richmond, VA 23220

Manon Shankle, Certified Energy Rater
Date: 3/12/19at 1:12 PM

Ekotrope RATER - Version:3.1.1.2129
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Zoning Certification Letter

(MANDATORY)



/FD

AND ASSOCIATES, INC,

Zoning Certification

DATE:  2/15/19

TO:  Virginia Housing Development Authority
601 South Belvidere Street
Richmond, Virginia 23220
Attention: JD Bondurant

RE: ZONING CERTIFICATION

Name of Development: Bickerstaff Crossing

Name of Owner/Applicant: Bicker staff Crossing VA LLC

Name of Seller/Current Owner:  Harrup Real Estate LLC

The above-referenced Owner/Applicant has asked this office to complete this form letter
regarding the zoning of the proposed Development (more fully described below). This
certification is rendered solely for the purpose of confirming proper zoning for the site of the
Development. It is understood that this letter will be used by the Virginia Housing
Development Authority solely for the purpose of determining whether the Development
qualifies for points available under VHDA's Qualified Allocation Plan for housing tax credits.

DEVELOPMENT DESCRIPTION:

Development Address:
1401 Bickerstaff Road, Henrico, VA

Legal Description:
The property identified as Tax ID number 804-708-1236 in the Henrico County Land Records and described in Deed Book 5363

Page 249 as "All that certain lot, tract, piece or parcel of land, containing 5.0687 acres, more or less, situated in Varina District,

Henrico County, Virginia, shown and designated on plat of survey prepared by Bay Design Group, Engineering, Surveying, Land
Planning, dated March 24, 2004, entitled "Plat Showing Survey of 5.0687 Acres of Land, Situated at the Southwest Quadrant of the

Intersection of Bickerstaff Road & Oakano Drive, Located in the Varina District of Henrico County, Virginia", a copy of which is recorded

in Plat Book 118, page 63, and reference to which is hereby made for a more particular description of the property hereby conveyed."

Proposed Improvements:

(W) New Construction: 60 # Units 1 # Bui_ldings _ 67,7729 Total Floor Area Sq. Fi.
(] Adaptive Reuse: # Units # Buildings Total Floor Area Sq. Ft.
[] Rehabilitation: # Units # Buildings Total Floor Area Sq. Ft.

PLANNERS ¢ ARCHITECTS ¢ ENGINEERS » SURVEYORS
ROANOKE = RICHMOND = NEW RIVER VALLEY ° STAUNTON = HARRISONBURG

15871 City View Drive, Suite 200 « Midlothian, Virginia 23113 « (804) 794-0571 « FAX (804) 794-2635

2018




Zoning Certtification, cont'd

Current Zoning: R-5 General Residential District allowing a density of

14.5

units per acre, and the following other applicable conditions:

Other Descriptive Information:

LOCAL CERTIFICATION:

Check one of the following as appropriate:

The zoning for the proposed development described above is proper for the
proposed residential development. To the best of my knowledge, there are presently
no zoning violations outstanding on this property. No further zoning approvals and/or
special use permits are required.

The development described above is an approved non-conforming use: To the best
of my knowledge, there are presently no zoning violations outstanding on this
property. No further zoning approvals and/or special use permits are required.

Signature
Aaron D. Brecd _C€
Printed Name

Associate, Balzer and Associates, Inc.

Title of Local Official or Civil Engineer

804-794-0571

Phone:

2/15/2019

Date:

NOTES TO LOCALITY:

1.

2
3.

Return this certification to the déveloper for inclusion in the tax credit application
package.

. Any change in this form may result in disqualification of the application.

If you have any questions, please call the Tax Credit Allocation Department at (804)
343-5518.

2018
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THE PRYZWANSKY LAW FIRM, P.A.
507 WEST PEACE STREET, SUITE 101

RALEIGH, NC 27603
919.828.8668 PHONE
919.828.8202 Fax

DaAvIiD T. PRYZWANSKY
March 14, 2019 DAVID@PRYZLAW.COM

TO:  Virginia Housing Development Authority
601 South Belvidere Street
Richmond, Virginia 23220-6500

RE: 2019 Tax Credit Reservation Request

Name of Development: Bickerstaff Crossing
Name of Owner: Bickerstaff Crossing VA LLC

Gentlemen:

This undersigned firm represents the above-referenced Owner as its counsel. It has received a copy of
and has reviewed the completed application package dated =~ March 14, 2019 (of which this opinion is a
part) (the "Application") submitted to you for the purpose of requesting, in connection with the captioned
Development, a reservation of low income housing tax credits ("Credits") available under Section 42 of the Internal
Revenue Code of 1986, as amended (the "Code"). It has also reviewed Section 42 of the Code, the regulations
issued pursuant thereto and such other binding authority as it believes to be applicable to the issuance hereof (the
regulations and binding authority hereinafter collectively referred to as the “Regulations™).

Based upon the foregoing reviews and upon due investigation of such matters as it deems necessary in
order to render this opinion, but without expressing any opinion as to either the reasonableness of the estimated or
projected figures or the veracity or accuracy of the factual representations set forth in the Application, the undersigned
is of the opinion that:

1. It is more likely than not that the inclusion in eligible basis of the Development of such cost items
or portions thereof, as set forth in Hard Costs and Owners Costs section of the Application form,
complies with all applicable requirements of the Code and Regulations.

2. The calculations (a) of the Maximum Allowable Credit available under the Code with respect to the
Development and (b) of the Estimated Qualified Basis of each building in the Development comply
with all applicable requirements of the Code and regulations, including the selection of credit
type implicit in such calculations.

3. The appropriate type(s) of allocation(s) have been requested in the Reservation Request Information
section in the Application form.

4. The information set forth in the Unit Details section of the Application form as to proposed rents
satisfies all applicable requirements of the Code and Regulations.

5. The site of the captioned Development is controlled by the Owner, as identified in the Site Control

section of the Application, for a period of not less than four (4) months beyond the application
deadline.

2019



Bickerstaff Crossing VA LLC
ATTORNEY’S OPINION LETTER, continued

6. The type of the nonprofit organization involved in the Development is an organization described
in Code Section 501(c)(3) or 501(c)(4) and exempt from taxation under Code Section 501(a), whose
purposes include the fostering of low-income housing.

7. The nonprofit organizations' ownership interest in the development is as described in the
Nonprofit Involvement section of the Application form.

Finally, the undersigned is of the opinion that, if all information and representations contained in the
Application and all current law were to remain unchanged, upon compliance by the Owner with the requirements of
Code Section 42(h)(1)(E), the Owner would be eligible under the applicable provisions of the Code and the
Regulations to an allocation of Credits in the amount(s) requested in the Application.

This opinion is rendered solely for the purpose of inducing the Virginia Housing Development Authority
("VHDAY") to issue a reservation of Credits to the Owner. Accordingly, it may be relied upon only by VHDA and
may not be relied upon by any other party for any other purpose.

This opinion was not prepared in accordance with the requirements of Treasury Department

Circular No. 230. Accordingly, it may not be relied upon for the purpose of avoiding U.S. Federal tax
penalties or to sapport the promotion or marketing of the transaction or matters addressed herein.

wansky Law Firm, P.A.

By: V) D
David T, Pryzwanskys/Attortey

2019



Nonprofit Questionnaire

(MANDATORY for points or pool)
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VHDA Non-profit Questionnaire

Part I, 13VACIT0-180-60, of the Qualified Allocation Plan (the “Plan") of the Virginia Housing
Development Aulharity (the "Authority”) for the allocation of federal low income housing tax credits
{"Credits”} available under §42 of the Internal Revenue Code, as amended (the “Code"} establishes
certain requirements for receiving Credits from the non-profit Poaol established under the Plan and
assigning points for participation of a non-profit organizafion in the development of qudiified low-
income housing.

Answers to the following questions will be used by the Authority in its evaluation of whether or not an
applicant meets such requirements. Attach addilional sheets as necessary to complete each
question.

1. General Information

a. Name of development: Bickerstaff Crossing

b. Name of owner/applicant: Bickerstaff Crossing VA LLC
C. Name of non-profit entity: Bay Aging

d. Address of principal place of business of non-profit entity:

5306 Old Virginia Street (P.O. Box 610), Urbanna, VA 23175

Indicate funding sources and amount used to pay for office space:
Each of the programs cperated by Bag Aging pays for a pro-rata share of office space from their own funding sources.

e. Tax exempt status: (] 501{c})(3) L1501(c)(4) [1501(a)

f. Date of legal formation of non-profit {must be prior to application deadline);  6/261978
evidenced by the following documentation:
Certificate of Incorporation issued by the Virginia State Corporation Commission

g. Date of IRS 501{c)(3) or 501(c)(4) determination letter {must be prior to application
deadline and copy must be attached):
January 11, 1980

h. Describe exempt purposes {must include the fostering of low-income housing in its articles

of incorporation):
Bay Aging's by-laws slate, among ather purpeses, 'lo Improve lhe qualily of fife in tha communilies served by Ihe corporallon by supporiing the provision of...

housing and housing suppert services that provide them wilh decent ard aftordable housing™. The Arlicles of Incorporation state "supporling the provision of and

fostering of. .low-income and moderate-income housing housing, with housing suppori services, that is decent, safe, sanitary and affordable".

R Expected life {in years) of non-profit;
Perpetual

2018 Page 1 of 10




Non-profit Questionnaire, cont'd

Explain the anticipated future activities of the non-profit over the next five years:
Bay Aging will continue to work at the community level to assure the delivery of efficient and appropriate services to people of all
ages. It will continue to work to achieve the goal of helping people remain as independent as possible for as long as possible.

How many full time, paid staff members does the non-profit and, if applicable, any other
non-profit organization(s) ('related non-profit(s)") of which the non-profit is a subsidiary or to
which the non-profit is otherwise related have (i.e. by shared directors, staff, etc.)2

110 How many part time, paid staff memberse 198

Describe the duties of all staff members:

Slaff duties vary greatly depending on which company Division or program. Divisions include Communily Living Programe (Velerans Services, Senior

Cenlers, Adull Day Care, Meals on Wheels, Care Coordination, Home Nursing Care, etc.), Bay Transil (demand response public transporiation)

and Bay Family Housing (affordable single family and mulil-family housing production, management & resident service coordinailon),

Does the non-profit share staff with any other entity besides a related non-profit described
above?

[Jyes [M No If yes, explain in detail:

How many volunteers does the non-profit and, if applicable, any related non-profit have?
There are currently 921 active volunleers.

What are the sources and manner of funding of the nonprofit? (You must disclose all

financial and/ or the arrangements with any individual(s) or for profit entity, including

anyone or any entity related, directly, indirectly, to the Owner of the Development
Communily Living Programs (Older Americans Act, Medical Reimbursement, State of Virginia Special Appropriations); Bay Transit
(Federal Transit Administration, Virginia Department of Rail & Public Transportation, Local Govt., Rider fares); Bay Family Housing
(HUD Seclion 202, CDBG, HOME, Dept. of Energy, LIHEAP, VHDA SPARC, REACH & LIHTC, Soulheas| RCAP, Federal Home Loan Bank of Atlanla).

List all directors of the non-profit, their occupations, their length of service on the board,

and their residential addresses:
Attached and available upon request.

2. Non-profit Formation

Explain in detail the genesis of the formation of the non-profit:
The Northern Neck-Mlddle Peninsula Area Agency on Aging, Inc and, subsequently, Chesapeake Bay Agency on Aging, Inc. {now Bay Aging) was organdzed In

June, 1878, as a privale, nonprofil lax-axemp! organization serving {he counties of Essex, King Willam, King & Queen, Mi Lancasler,h

Richmand and Westmoreland, ' recen! years, Bay Aging hes expanded some sefvices to cover Ihe Hamplon Roads, Richmend and Fredericksburg regions and entire Stale of Virginla.

Page 2 of 10




Non-profit Questionnaire, cont'd

b. Is the non-profit, or has it ever been, affiliated with or controlled by a for-profit entity or
local housing authorily?

® Yes [ No If yes, explain in detail:

Bay Aging was affiliated with a for-profit enlily cafled Bay Gustom Hemes, (nc. The entity served as a general conlractor specializing in single family modular homes

It was formed In 2004 and was dissolved in 2011 dus to lack of profitabilly. Bay Agirg also has a 10% capilal interes! In =ight previously funded LIHYC cevelopments

(Warsaw Manor, Brennsn Poinle |, The Banks al Berhley, Academy Apariments, Village Green, Ti Park, Peinle I, Crossing and Freed Point)

C. Has any for profit organization or local housing authatity (including the Owner of the
Development, joint venture partner, or any individual or entity directly or indirectly related
to such Owner) appointed any directors to the governing board of the non-profite

[1Yes B No If yes, explain:

d. Does any for-profit organization or local housing authority have the right to make such
appointments?
[] ves M No If yes, explain:

e. Does any for profit organization or local housing authority have any other affiliation with

the non-profit or have any other relationship with the non-profit in which it exercises or has
the right fo exercise any other type of control2

[ ves [ No, If yes, explain:

f, Was the non-profit formed by any individual(s) or for profit entity for the principal purpose
of being included in the non-profit Pool or receiving poinis for non-profit participation
under the Plan®

[1Yes [ No

a. Explain in detail the past experience of the non-profit including, if applicable, the past
experience of any other related nen-profit of which the non-profit is a subsidiary or to
which the non-profit is otherwise related {by shared directors, staff, efc.):

Tha non-prafil has op d a variely of ily-based, private and public grant-funded programs thal achieve such goals as housing p

and resident service ion publc and ily-based supportive eervices, Tha nen-pro# also hes a ieleled non-profit cated Bay Aging Faundaton and Chesapeake Bay Heudng, Inc,

formoly Rapgahanncck Housing Sevices, Inc.,, currenily a Virginia Depailment of Housing and C ily D. P erlified C Houslng D Qrgenization {CHDO).
h. It you included in your answer to the previous question information conceming any

related non-profit, describe the date of legal formation thereof, the date of IRS 501{c){3)
or 501{c) {4} status, its expected life, its charitable purposes and its relationship to the non-

profit,
The non-profit has sponsored and developed and currently manages 10 HUD Seclion 202 apariment projects. Eight (8) sir_\gle—purpose,

non-stock awner corporations have bee_n formed, per HUD requirements, and this non-profit does not own stock in any of them
but many of the non-profit's Directors serve on the single-purpose owner corparation boards.
3. Non-profit Involvement
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Non-profit Questionnaire, cont'd

2018

Is the nan-profit assured of owning an interest in the Development (either directly or
through a wholly owned subsidiary) throughout the Compliance Period (as defined in
§42(i)(1) of the Code)?

Myes [No

{iy Wil the non-profit own at least 10% of the general partnership/owning entity?
(m yes [INo

{i}  Will the non-profit own 100% of the general parinership interest/owning entity
[(Jves [ No

if no to either 3a.i or 3a.ii above, specificdlly describe the non-profit's ownership interest:
Bay Aging is a member of Bickerstaff Crossing VA LLC with 10% ownership interest.

(i) Will the non-profit be the managing member or managing general partner?
[JYes M No If yes, where in the partnership/operating agreement is this provision
specifically referenced?

(i) Will the non-profit be the managing member or own more than 50% of the general
partnership interest?2 [ Yes [M No

Will the non-profit have the option or right of first refusal to purchase the proposed
development at the end of the compliance period for a price not to exceed the
outstanding debt and exit taxes of the for-profit entity?

W] yes []No Ifyes, where in the parinership/operating agreement is this provision
specifically referenced?
Page 1, Sections 1 and 2, Purchase Opliu_n and Right of First Refusal

M Recordable agreement attached to the Tax Credit Application as TAB V

If no at the end of the compliance period explain how the disposition of the assets will be
structured:

Is the non-profit materially participating {regular, continuous, and substantial participation} in
the construction or rehabilitation and operation or management of the proposed
Development?e

[lYes M No Ifyes,

i)  Describe the nature and extent of the non-profit's proposed involvement in the
construction or rehabilitation of the Development:

(i)  Describe the nature and extent of the non-profit's involvement in the operation or

Page 4 of 10




Non-profit Questionnaire, cont'd

management of the Development throughout the Extended Use Period {the entire
time period of occupancy restrictions of the low-income units in the Development):

(it Will the non-profit invest in its overdall interaction with the development more than 500
hours annually to this venture2 [ Jyes M No If yes, subdivide the annual hours by
activity and staff responsible and explain in detail:

e. Explain how the idea for the proposed development was conceived. For example, was it in
response to a need identified by a local neighborhood group? Local govermment? Board
memberg Housing needs study? Third party consultant2 Other?

Bickerstaff Crossing is a new consiruction property. Surber Development and Consulting LLC contacted Bay Aging for participation.

f. List all general partners/managing members of the Owner of the Development (one must

be the non-profit} and the relative percentages of their interests:
Surber Development and Consulting LLC - 90%

Bay Aging - 10%

d. If this is a joint venture, (i.e, the non-profit is not the sole general partner/managing
member), explain the nature and extent of the joint venture partner's involvement in the
consfruction or rehabilitation and operation or management of the proposed
development,

Bay Aging's participation is limited lo the right of first refusal.

h. Is a for profit entity providing development services {excluding architectural, engineering,
legal, and accounting services) to the proposed development? [_] Yes [l No [f yes,
(i} explain the nafure and extent of the consultant's involvement in the construction or
rehabilitation and operation or management of the proposed development,

(i)  Explain how this relationship was established. For example, did the non-profit solicit
propasals from several for-profits? Did the for-profit contact the non-profit and offer
the services?

i, Will the non-profit or the Owner (as identified in the o]gplicaiion) pay ajcint venture partner _

2018 Page 5 of 10




Non-profit Questionnaire, cont'd

or consultant fee for providing development services? [l Yes [ No If yes, explain the
amount and source of the funds for such payments.
$30,000 from the developer fee

I. Will any portion of the developer's fee which the non-profit expecis to collect from its I
participation in the developmenl! be used to pay any consultant fee or any other fee to @ i
third party entity orjoint verilure pariner  [JYes M No I yes, explain In delail the [
amount and timing of such payments.

k. Will the joint venture partner or for-profit consultant be compensated {receive income} in

any other manner, such as builder's profit, architectural and engineering fees, or cash flow?
[Tves [M No If yes, explain:

l. Will any member of the board of directors, officer, or staff member of the hon-profit participate
in the development and/or operation of the proposed development in any for-profit capacity?
[Jves [WNo If yes, explain:

m. Disclose any business or personal {including family) relationships that any of the staff i
members, directors or olher principals involved in the formation or operation of the non-
profit have, either direcily or indirectly, with any persons or entities involved or to be
involved in the Development on a for-profit basis including, but not imited to the Owner of
the Development, any of its for-profit general partners, employees, limited partners or any
other parties directly or indirectly related to such Owner:

No personal (including family) relationships, relative lo this project, exist.

n. Is the non-profit involving any local, community based non-profit organizations in the
development, role and cperation, or provision of services for the development?
[1yes M No If yes, explain in detail, including the compensation for the other non-profits:

2018 Page é of 10




Non-profit Questionnaire, cont'd

4. Virginia and Community Activity

2018

Has the Virginia State Corporation Commission authorized the non-profit to do business in
Virginia? ™ Yes [ No

Deline the non-profit's geographic target area or population to be served:
Bay Aglng provides services and partners with communily-based organizations throughout the State of Virginla, induding Grealer Fredericksburg, Grealer Richmond,

lhe Northern Neck, the Middle Peninsula, lhe Eastern Shore and Hampton Roads. The proposed project is localed in Henrico County and lhe Richmond 8MSA

Dces the non-profit or, if applicable, related non-profit have experience serving the
community where the proposed development is located (including advocacy, organizing,
development, management, or facilitation, but not limited o housing Initiatives) 2

MYes [INo Ifyes, orno, explain nature, extent and duration of any service:
The prafilis lhe C of Virglnla Area Agancy on Aging ¢for 10 couriies of (he Northesn Neck and Middie Penlnsula) and Communlly Acllon Agency (for 4 counties of

the Northem Neck and 4 of 6 courtles in the Middle Peninsuia} and has opera‘ed a variety of commurity-based, privale and public grant-fundad programa thal achieve such goals as af‘ordable housing,

public lransporialion, and community-based supporlive services. Il also provides Valerans Direcled Home & C: ity Based ic gl lhe Grealer Richmond area.

Does the non-profit's by laws or board resolutions provide a formal process for low income,
program beneficiaries to advise the non-profit on design, location of sites, development

and management of affordable housing? []Yes [ No If yes, explain:
Alihough Bay Aging’s by laws do nol pravide a formal process, all of Ihe 'S housing prog; have In ptace a formal process for client and communky design, Input,

andfor communicatlonfinformalion sharing. Asa C alth of Virginia-desi d Ce lly Action Agency, lhe Board of Directors must include 173 of members

representing low-income.

Has the Virginia Department of Agriculture and Consumer Services (Division of Consumer
Affairs) authorized the non-profit to solicit contributions/donations in the target community?

Myes [ No

Does the non-profit have demonstrated support (preferably financial) from established
organizations, institutions, businesses and individuals in the target community?
] yes [INo If yes, explain:

Qn a periodic or annual basis, Bay Aging receives financial contributions from local Gavernments (towns and counties), privaie

faundalions, individual donors, businesses. The company also receives significant financial support from funders such as

VHDA, HUD, DHCD, VDA, VA and FTA.

Has the non-profit conducted any meetings with neighborhood, civic, or community groups
and/or tenant associations to discuss the proposed development and solicit inpute [] Yes
W] No  If yes, describe the meeting dates, meeting locations, number of attendees and
general discussion points:

Are at least 33% of the members of the board of directors representatives of 1he community
being served? ] Yes [] No If yes,

fi) low-income residents of the community2 [] Yes No
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Non-profit Questionnaire, cont'd

2018

(i) elected representatives of low-income neighborhood organizations? [ Yes []No

Are no more than 33% of the members of the board of directors representatives of the
public sector (i.e. public officials or employees or those appointed to the board by public
officicls)2  MYes []No

Does the board of directors hold regular meetings which are well attended and accessible
to the target community? Yes [INo Ifyes, explain the meeting schedule:
Board meetings are held bi-monthly beginning in January and usually on the fourth Thursday of the meeting month.

Has the non-profit received a Community Housing Development Organization (CHDO)
designation, as defined by the U. S. Department of Housing and Urban Development's
HOME regulations, from the state or a local participating jurisdiction? [l Yes []No

Has the non-profit been awarded state or local funds for the purpose of supporting

overhead and operating expenses? [M] Yes [No If yes, explain in detail:
Although no state or local funds received are for the exclusive purpose of supporting overhead and operating expenses, reasonable

portions may be used for administrative purposes.

Has the non-profit been formally designated by the local government as the principal
community-based non-profit housing development organization for the selected target
area? [ ] Yes M No I[fyes, explain:

Has the non-profit ever applied for Low [ncome Housing Tax Credits for a development in
which it acted as a joint venture partner with a for-profit entity2 [l Yes [ 1No If yes,
note each such application including: the development name and location, the date of
application, the non-profit’s role and ownership status in the development, the name and
principals of the joint venture partners, the name and principals of the general contractor,
the name and principals of the management entity, the result of the application, and the
current status of the development (s).

_Please see altached.

Has the non-profit ever applied for Low Income Housing Tax Credits for a development in
which it acted as the sole general partner/managing member2 [] Yes [l No If yes,
note each such development including the name and location, the date of the
application, the result of the application, and the curent status of the development(s).

To the best of your knowledge, has this development, or a similar development on the
same site, ever received lax credits before? Yes [ No If yes, explain:

Page 8 of 10
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Non-profit Questionnaire, cont'd

q. Has the non-profit been an owner or applicant for a development that has received a
reservation in a previous application round from the Virginia Housing Partnership or the
VHDA Housing Funds2 [ Yes [M No if yes, explain:

r. Has the non-profit completed a community needs assessment that is no more than three
years old and that, af a minimum identifies all of the defined target area's housing needs

andresources? [ Yes [H] No

If yes, explain the need identified:

s, Has the non-profit completed a community plan that (1} outlines a comprehensive
strategy for addressing identified community housing needs, {2) offers a detailed work plan
and timeline for implementing the strategy, and (3) documents that the needs assessment
and comprehensive strategy were developed with the maximum possible input from the

target community?2 [] Yes [ No

If yes, explain the plan:

5. Altachments

Documentation of any of the above need not be submitted unless requested by VHDA

The undersigned Owner and non-profit hereby each certify that, to the best of its knowledge, all
of the foregoing information is complete and accurate. Furthermore, each certifies that no
attempt has been or will be made to circumvent the requirements for non-profit participation
contdined in the Plan or Section 42 of the Intemal Revenue Code.

3?/‘15"// (F

Date

Date’”

/

2018

Bickerstaff Crossing VALLC

Owner/Applicant
o (//"j’z;////L\\

|ts: Managing Member
Title

Bay Aging
T

gl
By: ;@’ AL /\'\_

Board Chgtirman

b
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LIST OF BAY AGING BOARD OF DIRECTORS - 2018-2019 PROGRAM YEAR

Total number of board members, as stated in current bylaws:

15

REPRESENTATIVES OF
ELECTED PUBLIC OFFICIALS

Total # seats: 5

REPRESENTATIVES OF
LOW INCOME FAMILIES

Total # seats: 5

REPRESENTATIVES OF THE
PRIVATE SECTOR

Total # seats: 5

Name: Ron Saunders | Name: James N. Carter, Jr. | Name: Charles Adkins, Esq.
Representing: Gloucester County | Elected by: Tartan Citizens Group | Representing: King & Queen County
P.O. Box 70

P.O. Box 691 P.O. Box 588 .
Address: ) Address: . Address: King & Queen
Gloucester, VA 23061 Kilmarnock VA 22482 Courthouse VA 23085
Term: 04/05/2016-09/30/2021 | Term: 07/01/2009-09/30/2020 | Term: 01/01/2014-09/30/2019

Retired Virginia Dominion Power,
Community Relations; active in
community, civic organization and
foundation

Works with Foundation at Rappahannock
General Hospital; active community vol.

King & Queen Co. Commonwealth
Attorney; active community volunteer.

Name: Karen Lewis | Name: Stanley Clarke | Name: LGt Mar1.a
Harris

N . Essex County Senior . . -
Representing: Westmoreland County | Elected by: Activity Group Representing: King William County
P.O. Box 1000 P.O. Box 955 1796 E. River Road
Address: Montross VA 22520 | Address: Tappahannock VA 22560 | 997 King William VA 23086
Term: 07/01/2014-09/30/2019 | Term: 10/01/2009-09/30/2020 | Term: 09/01/2013-09/30/2018

Assistant County Administrator and
community volunteer/advocate

Sheriff of Essex Co.; volunteers through his
church and civic groups

Reverend; active in her community and
advocate for people with disabilities

Name: Bruce Craig | Name: Bill Reisner | Name: Cynthia Talcott
. . Mill Pond Village . .
Representing: Northumberland County | Elected by: Citizens Group Representing: Richmond County
. P.O. Box 248
. 229 Greenway Plain . Lo . 285 Wood Duck Lane
Address: Heathsville, VA 22473 Address: Wicomico Chur02112;77/; Address: Farnham VA 22460
Term: 05/11/2017-05/11/2022 | Term: 10/01/2009-09/30/2020 | Term: 07/01/2014-09/30/2019

Retired from AoA; Vice President of
Northumberland-Lancaster Habitat for
Humanity; active volunteer through
numerous organizations

Retired businessman; built an apartment
community for people with disabilities;
volunteers through civic organizations

Retired, worked with adults with disabilities
in supported employment programs;
active community volunteer

Name: Gracie Tiggle | Name: Belinda Johnson | Name: Ed B. Clayton
Representing: Lancaster County | Elected by: The Meadows Citizens | Representing: Mathews County
Group
Address: 67 Fitzhugh St. | Address: P.O. Box 302 | Address: 1205 Aarons Beach Road
White Stone, VA 22578 Montross VA 22520 Diggs VA 23045
Term: 12/11/2017 — 09/30/2019 | Term: 03/13/2017 — 09/30/2022 | Term: 07/01/2009-09/30/2020
IWorks for DSS; advocate for the Command Sergeant Major, U.S. Army
disenfranchised; volunteers through several (Ret.); very active through several civic
civic organizations organizations
Name: Marcia Jones | Name: Vacant | Name: %\;;)oG(inl'JgAI;O(ﬁ?g
Representing: Middlesex County | Elected by: Gloucester County | Representing: Essex County
P.O. Box 428 214 Lower Field Road
Address: Saluda VA 23149 | Address: Address: Dunnsville VA 22454
Term: 07/01/2014 — 09/30/2019 | Term: Term: 07/01/2013 — 09/30/2018

Assistant County Administrator and
community volunteer/advocate

Retired military officer; active volunteer
through civic groups; advocates for seniors
and veterans of all ages

10/1/2017 - 9/30/2018 OFFICERS:

Sheriff Stanley Clark, Chair, Ms. Karen Lewis, Vice-Chair as of 10/1/2017;
Mr. Ron Saunders - Treasurer; Mr. William Reisner, Secretary.
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Relocation Plan

(MANDATORY, if tenants are displaced)



NA
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Documentation of
Development Location:
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K.1

Revitalization Area
Certification



NA



K.2Z

Location Map
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K.3

Surveyor’s Certification of
Proximity to Public
Transportation



NA



L

PHA/Section 8 Notification
Letter



Mar. 14. 2018 2:34PM No. 4177 P 2

VHDA. PHA or Section 8 Nofification Letter

Development Name: Bickerstalf Crossing
- Tracking #: _ Ayp-¢- 53

If you have any questions, please call the Tax Credit Department at {804) 343-5518.

General Instryéilons

1.

S.
6.

Because of conflicting program requirements regarding waiting list procedurss, this
letier is not applicable to those developments that have project based Section 8 or
project based vouchers.

This PHA or Secfion 8 Notification letter must be included with the application.
‘Development Address' should coraspond to A2 on page 1 of the Application.
‘Proposed Improvements' should corespond with 1.8 & D and lIl.A of the Applicadtion.

‘Proposed Rents' should comespond with VILC of the Application.

‘Other Descriptive information' should comrespond with information in the applicafion.

NOTE: Any change to thls form letier may resulf in a reduction of points under the scoring
system,

2018



Mar. 14.2018 2:34PM No. 4177 P 3

PHA or Section 8 Notification Letter

DATE; February 1, 2018

TO:  Central Virginia Resource Corparation
4009 Fitzhugh Avenue; Suite 100

Richmond, VA 23230

RE: PROPOSED AFFORDABLE HOUSING DEVELOPMENT

Neime of Development; Bickerstaft Crossing
Name of Owner: Bickerstaff Crossing VA LLC

The following is  brief description of the proposed development;

Development Address:
Blckergtalf Road; Hanrico, VA

Propesed Improvements:
MmNew Constr. 60 #unlts 1 # Bldgs
[T Adoptive Reuse: # unifs. # Bldgs
[[] Rehabilitation: # Units # Bldgs

Proposed Rents:

[ ] Efficiencies: $ / month
[] 1 Bedroom Units:  § / month
2Bedroom Uhits:  $ seor7ao / month
@ 3 Bedrootn Units: $ 1000 - / month

[1 4 Becroom Units:  § / month

Other Descriptive information:
Blokersialf Crossing will includs a community building wilh on-site management and will be Eartheraft cerified upon
completion.

2018



Mar. 14.2018  2:35pM No. 4177 P 4

PHA or Section 8 Notification Letter

We appreciate your assistance with identifying qualified tenants.

If you have any questions about the proposed development, please call ms at

(28)694-876(
Pleqse acknowledge receipt of this ietter by signing below and returning it to me.
Sincerely yours,
Jennifer E, H. Surber
Ndme

Maneging Member
Title

To be compleled by the Local Housing Authority or Sec 8 Administrator:

Seen and Acknowledged By: _ vém/// O
Printed Name: / d o ;f/-n/r/_ é _—
Title: (D[r:f 2 EE[T =

Phone:___ Y04 343 L5303

Date: 3_/ 7/(8

2014
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Locality CEO Response
Letter



NA
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Homeownership Plan



NA



Plan of Development
Certification Letter



NA



Coples of 8609s to
Certify Developer
Experience and
Partnership agreements



VHDA Experienced LIHTC Developers

Notes:

| Listed if 'named' Controlling General Partner or Managing Member (as

confirmed by supporting documentation)

| Listed if documentation supported at least 6 LIHTC developments

Updated: 1/30/2019

| Listed if a principal who has developed at least 3 LIHTC deals and has at least $500,000 in liquid assets

See LIHTC Manual for instructions on being added to this list

INDIVIDUALS

1 Alexander, Randall P.
2 Arista, Roberto

3 Barnhart, Richard K.
4 Baron, Richard

5 Bennett, Vincent R.

6 Burns, Laura P.

7 Cohen, Howard Earl

8 Connelly, T. Kevin

9 Connors, Cathy
10 Copeland, M. Scott
11 Copeland, Robert O.
12 Copeland, Todd A.
13 Cordingley, Bruce A.
14 Counselman, Richard
15 Crosland, Jr., John
16 Curtis, Lawrence H.
17 Daigle, Marc

18 Dambly, Mark H.

19 Deutch, David O.
20 Dischinger, Chris
21 Douglas, David D.
22 Ellis, Gary D.
23 Fekas, William L.
24 Fitch, Hollis M.
25 Fore, Richard L.
26 Franklin, Wendell C.

27 Friedman, Mitchell M.

28 Gardner, Mark E.

29 Gunderman, Timothy L.

30 Haskins, Robert G.
31 Heatwole, F. Andrew
32 Honeycutt, Thomas W.
33 Hunt, Michael C.

34 Jester, M. David

35 Johnston, Thomas M.
36 Jones Kirkland, Janice
37 Kirkland, Milton L.

38 Kittle, Jeffery L.

39 Koogler, David M.

40 Koogler, David Mark
41 Lancaster, Dale

42 Lawson, Phillip O.

43 Lawson, Steve

44 Leon, Miles B.

45 Lewis, David R.

46 Margolis, Robert B.
47 McCormack, Kevin

48 McNamara, Michael L.
49 Melton, Melvin B.

50 Midura, Ronald J.

51 Mirmelstein, George
52 Nelson, IV, John M.
53 Orth, Kevin

54 Parent, Brian

55 Park, Richard A.

56 Park, William N.

57 Pasquesi, R.J.

58 Pedigo, Gerald K.
59 Poulin, Brian M.

60 Queener, Brad

61 Ripley, F. Scott

62 Ripley, Ronald C.

63 Ross, Stephen M.
64 Salazar, Tony

65 Sari, Lisa A.

66 Sinito, Frank T.

67 Stockmaster, Adam J.
68 Stoffregen, Phillip J.
69 Surber, Jen

70 Valey, Ernst

71 Uram, David

72 Woda, Jeffrey J.

73 Wohl, Michael D.
74 Wolfson, Ill, Louis

NON-PROFITS, LHAs & (PUBLICLY TRADED) CORPORATIONS

1 AHC, Inc.
2 Alexandria RHA

3 Arlington Partnership for Affordable Housing (APAH)
4 Better Housing Coalition
5 Buckeye Community Hope Foundation
6 Community Housing Partners
7 Community Housing, Inc.
8 ElderHomes (dba Project: Homes)
9 Enterprise Homes, Inc
10 Fairfax County RHA
11 Homes for America, Inc.
12 Humanities Foundation, Inc.
13 Huntington Housing, Inc.
14 Newport News RHA
15 NHT Communities
16 Norfolk Redevelopment Housing Authority
17 People Incorporated
18 Piedmont Housing Alliance
19 Portsmouth RHA
20 RHA/Housing, Inc.
21 The Community Builders
22 Virginia Supportive Housing
23 Virginia United Methodist Housing Development Corporation
24 Wesley Housing Development Corporation



Documentation of Rental
Assistance
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Board of Commissioners I_||_|/'_I\

Robert J. Adams, Chairman F'Ii\

Veronica G. Blount R R HA

Marilyn B. Olds RichmondRedevelopment

Elliott M. Harrigan i i
Smeels e I &HousingAuthority
Jonathan Coleman

Robley S. Jones March 13, 2018

Heidi Abbott
Neil S. Kessler

Via e-mail - jensurber@surberdev.com
Ms. Jennifer E. H. Surber

Bickerstaff Crossing VA LLC

109 Holly Ridge Road

Glade Spring, VA 24340

Dear Ms. Surber:

Interim Chief Executive Officer
Orlando C. Artze

901 Chamberlayne Parkway
P.O. Box 26887

Richmond, VA 23261-6887
804-780-4200

Fax 804-780-0009

TTY: Dial 7-1-1

www.rrha.com

Thank you for responding to Richmond Redevelopment and Housing Authority’s Request for

Proposal No. RRHA-RFP-2018-04 for Project Based Vouchers (PBVs) issued on January 31, 2018.
In response to your proposal, | am pleased to inform you that you have been awarded 6 PBVs for
the Bickerstaff Crossing VA LLC project located at Bickerstaff Road/Oakano Drive, Richmond, VA.
The term of the PBVs will be 15 years subject to the execution of a HAP contract. This
commitment is in effect from March 1, 2018 - September 1, 2020 (30 months) subject to your
satisfactory compliance with the terms and conditions stipulated in the aforementioned RFP.

In addition, if you indicated in your response to the aforementioned RFP that your project was
applying for Low Income Housing Tax Credits (LIHTCs) through VHDA, then this commitment is
contingent upon the Bickerstaff Crossing VA LLC project receiving an allocation of Low Income
Housing Tax Credits no later than December 31, 2018.

Again, congratulations on receiving this commitment. We will be following up with you in the
coming weeks regarding next steps.

Siyelv,

Orlando C. Artze
Interim Chief Executive Officer

cc: Carol Gilbert-Jones
Marcia Davis
Kenyatta Green



Documentation of
Operating Budget



viridiant

March 12, 2019

Jen Surber

Surber Development and Consulting LLC
109 Holly Ridge Road

Glade Spring, Virginia 24340
jen.surber@surberdev.com

RE: Preliminary Utility Allowance for Bickerstaff Crossing
Dear Ms. Surber,

Please see the following Preliminary Utility Allowance (UA) for Bickerstaff Crossing
located in Henrico, Virginia. The electric projections were generated utilizing
Dominion Energy rates. Water and sewer projections were generated using Henrico
County rates. The utility rates are current within 90 days of the date of this letter.
Below is a table depicting the highest UA by each bedroom type. Should you have
any questions do not hesitate to contact me.

EARTHCRAFT PRELIMINARY UA* ALLOWANCES BY BEDROOM SIZE
Utilities Type of Utility | Paid by 2-bdr 3-bdr
Heating Electric Tenant $16 $19
Air Conditioning | Electric Tenant $8 $9
Cooking Electric Tenant $6 $7
Lighting Electric Tenant $26 $31
Hot Water Electric Tenant $15 $17
Water - Tenant $20 $24
Sewer - Tenant $28 $32
Trash - Owner - -
Total UA for costs paid by tenant $119 $139
*Allowances only for application use for Bickerstaff Crossing as an EarthCraft project.

Sincerely,

)@/Wo?m7

Rob McRaney
Business Relations Manager, Viridiant

VIRIDIANT + 1431 West Main Street « Richmond, VA 23220 + p 804.225.9843 -« f 804.562.4159 - viridiant.org
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Supportive Housing
Certification



NA
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Funding Documentation



NA
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Documentation to
Reqguest Exception to
Restriction-Pools with

Little/No Increase in Rent
Burdened Population



NA



V

Nonprofit or LHA Purchase
Option or Right of First
Refusal



Prepared by and return to: Tax Parcel:
David T. Pryzwansky, The Pryzwansky Law Firm, P.A.

507 West Peace Street, Suite 101

Raleigh, NC 27603

PURCHASE OPTION AND RIGHT OF FIRST REFUSAL AGREEMENT

This Purchase Option and Right of First Refusal Agreement (“Agreement™) is
made as of the 53%‘ day of Mﬁ.é“‘aj“ , 20 }]8 by and among
Bickerstaff Crossing VA LLC, a Virginia limited liability company (the “Company™} and
Bay Aging, a Virginia non stock corporation exempt from federal income taxation under
Sections 501(a) and 501(c)(3) of the Internal Revenue Code of 1986, as amended, and
whose primary purpose is providing housing to low-income families (the “Grantee™) (the
Company and the Grantee are the “Parties™).

WHEREAS, the Company intends to construct a multifamily apartment complex
to be known as Bickerstaft Crossing Apartments located in Henrico , Virginia as more
particularly described on Exhibit A (“Property”) and the Property is or will be subject to
one or more governmental agency regulatory agreements (collectively, the “Regulatory
Agreement™) restricting its use to low-income housing and may become subject to a low-
income use restriction (the “Special Covenant™) pursuant to the terms and conditions of
this Agreement (such use restrictions under the Regulatory Agreement and Special
Covenant being referred to collectively herein the “Use Restrictions™); and

WHEREAS, Grantee is a member of the Company and desires to provide for its
option to continue the use and operation of the Property as low-income housing upon
termination of the Company’s ownership of the Project by the Grantee’s right and option
o purchase the Property at the applicable price determined under this Agreement and
operating the Property in accordance with the Use Restrictions; and

WHEREAS, Grantee has négotiated and required that the Company execute and
deliver this Agreement in order to provide for such low-income housing,.

NOW THEREFORE, in consideration of the execution and delivery of the
Agreement and the payment of the Grantee to the Company of Ten and No/100 Dollars
($10.00) and other good and valuable consideration, the receipt and sufficiency of which
are hereby acknowledged, the parties hereby agree as follows:

L. Grant of Option. The Company hereby grants to the Grantee an option
(the “Option™) to purchase the real estate, fixtures, and personal property comprising the
Property or associated with the physical operation thereof, owned by the Company at the
time of Purchase, after the close of the fifteen (15) year compliance period for the low-
income tax credit for the Property (the “Compliance Period”) as determined under
Section 42(i)(1) of the Internal Revenue Code of 1986, as amended (the “Code™), on the
terms and conditions set forth in this Agreement and subject to the conditions precedent
to exercise of the Option specified herein. The term of the Option shall commence on
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expiration of the Compliance Period and continue for five (5) years. The Company shall
give the Grantee written notice of the date the Compliance Period expires within thirty
(30) days of expiration of the Compliance Period. The term of the Option shall be
automatically extended by one day for each day subsequent to thirty (30) days following
expiration of the Compliance Period that the Company has failed to give the Grantee the
above described written notice.

2. Grant of Refusal Right. In the event that the company receives a bona
fide offer to purchase the Property, which offer the Company intends fo accept, Grantee
shall have a right of first refusal to purchase the Property (the “Refusal Right”) after the
close of the Compliance Period, on the terms and conditions set forth in this Agreement,
and subject to the conditions precedent to exercise of the Refusal Right specified herein.
In addition to all the other applicable conditions set forth to this Agreement, (a) the
foregoing grant of the Refusal Right shall be effective only if Grantee is currently and
remains at all times hereafter, until (i) the Refusal Right has been exercised and the
resulting purchase and sale has been closed or (ii) the Refusal Right has been assigned to
Permitted Assignee described in Section 10 hereof, whichever first occurs, a qualified
nonprofit organization, as defined in Section 42(h)(5)(C) of the Code and (b) any
assignment of the Refusal Right permitted under this Agreement and the Refusal Right so
assigned shall be effective only if the assignee is at the time of the assignment and
remains at all times thereafter, until the Refusal Right has been exercised and the
resulting purchase and sale has been closed, a Permitted Assignee meeting the
requirements of Section 42(i}7)(A) of the Code. Prior to accepting any bona fide offer to
purchase the Property, the Company shall notify the Grantee of such offer and deliver a
copy thereof to Grantee. Grantee may exercise the Refusal Right during the period of
sixty (60) days following Grantee’s receipt of the foregoing notice from the Company
(the “Refusal Exercise Period”). The Company shall not accept any such bona fide offer
unless and until the Refusal Exercise Period has expired without exercise of the Refusal
Right by Grantee pursuant to this Agreement, or upon Grantee’s giving the Company
written notice that Grantee will not exercise the Refusal Right. In the event Grantee does
not exercise its Refusal Right with respect to any bona fide offer made to the Company
and the Company does not accept the bona fide offer, Grantee’s Refusal Right and the
notice requirements set forth above shall apply to any subsequent bona fide offer received
by the Company.

3. Purchase Price Under Option. The purchase price for the Property
pursuant to the Option shall be the greater of (i) the Fair Market Value of the Property or
(i1) the amount sufficient (a) to pay all debis (including member loans) and liabilities of
the Company upon its termination and liquidation as projected to occur immediately
following the sale pursuant to the Option, and (b) to distribute to the members cash
proceeds equal to the taxes projected to be imposed on the members of the Company as a
result of the sale pursuant to the Option.

As used in this Section 3, Fair Market Value shall mean:

1) The fair market value determined as the Parties shall agree.




ii) If the Parties cannot agree on a determination of the Fair Market
Value, the fair market value as defermined by an appraiser
mutually acceptable to the Parties.

ii) If the Parties cannot agree on selection of an appraiser, the
Company shall provide Grantee with a list of three potential
alternative appraisers. The Grantee shall choose one appraiser
from such list who shall determine the fair market value of the
Property.

4. Purchase Price Under Refusal Right. The purchase price of the Property
pursuant to Refusal Right shall be equal to the sum of: (a) an amount sufficient to pay all
debts (including Member Loans) and liabilities of the Company upon its termination and
liquidation as projected to occur immediately following the sale pursuant to the Refusal
Right, (b) an amount sufficient to distribute to the members of the Company cash
proceeds equal to the taxes projected to be imposed on the members of the Company as a
result of the sale pursuant to the Refusal Right, (¢) an amount necessary to repay the
managing member of the Company for any special capital contribution it had to make to
pay off unpaid development fee, (d) expenses of sale, and (e) any amounts owed to the
investor member of the Company under the operating agreement of the Company,

5. Conditions Precedent. Notwithstanding anything in this Agreement to
the contrary, the Option and Refusal Right granted hereunder shall be contingent on the
following: :

(i) the Regulatory Agreement shall have been entered into and
remained in full force and effect and those Use Restrictions
to be contained therein, shall have remained unmodified
without the Company’s prior written consent, or

(i)  if the Regulatory Agreement is no longer in effect due to
reasons other than a default thereunder by the Company, such
Use Restrictions, as so approved and unmodified, shall have
remained in effect and shall continue in effect by inclusion in
the vesting deed of the Property to the Company.

If any or all of such conditions precedent have not been met, the Option and the Refusal
Right shall not be exercisable.

6. Exercise of Option or Refusal Right. The Option may be exercised by
Grantee’s giving the Company written notice of such exercise during the term of the
Option.  The Refusal Right may each be exercised by Grantee by giving written notice
of such exercise during any applicable Refusal Exercise Period. Grantee shall have no
obligation to exercise either the Option or the Refusal Right.

If prior to exercise of the Option or Refusal Right, as applicable, the Service has
issued a revenue ruling or provided a private letter ruling to the Company holding that a
covenant of the nature described hereinbelow may be utilized without limiting tax credits
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or deductions that would otherwise be available to the members of the Company, then as
a condition of the Option and Refusal Right, the deed to Grantee shall include a special
covenant (“Special Covenant”) specifically restricting continued use of the Property to
low-income and maximum rent requirements (excluding any right under the Code to raise
rents after notice to the applicable sate or local housing credit agency if it is unable to
find a buyer at the statutory price) as are currently specified in the Agreement with
reference to low-income housing tax credit (notwithstanding any future discontinuation
of such credit or modification of federal requirements thereof), except insofar as stringent
use requirements are imposed by the Regulatory Agreement. The Special Covenant shall
constitute part of the Use Restrictions. The Special Covenant may state that is applicable
and enforceable only to the extent such housing produces income sufficient to pay all
operating expenses and debt service and fund customary reserves and there is a need for
low-income housing in the geographic area the Property is located. The Special
Covenant shall run with the land for a period of fifteen (15) years after closing of the
purchase under the Option of the Refusal Right, as applicable, or, if longer, for the period
measured by the then remaining period of Use Restrictions under the Regulatory
Agreement, provided that the Special Covenant shall terminate the option of any holder
of the reverter rights described hereinabove, upon enforcement thereof.

In the event that neither the Option nor the Refusal Right is exercised, or the sale
pursuant thereto is not consummated, then upon conveyance of the Property to any one
other than Grantee or its permitted assignee hereunder, the foregoing provisions shall
terminate and have no further force and effect.

7. Assignment. Grantee may assign all or any of its rights under this
Agreement to (a) qualified nonprofit organization, as defined in Section 42(h)(5)(c) of the
Code, (b) a government agency, or (¢) a tenant organization (in cooperative form or
otherwise) or resident management corporation of the Property (each a "Permitted
Assignee") that demonstrates its ability ad willingness to maintain the Property as low-
income housing in accordance with the Use restrictions, and subject to any event to the
conditions precedent to the Refusal Right grant and the Option. price set forth in Sections
2 and 3 hereof. Prior to any assignment or proposed assignment of its rights hereunder,
Grantee shall give written notice to the Company and all members of the Company. Upon
any permitted assignment hereunder references to this Agreement to Grantee shall mean
the permitted Assignee where the contact so requires, subject to all applicable condifions
to the effectiveness of the rights granted under this Agreement and so assigned. No
assignment of Grantee's rights hereunder shall be effective unless and until the permitted
Assignee enters into a written agreement accepting the assignment and assuming all of
Grantee's obligations under the Agreement. Except as specifically permitted herein,
Grantee's rights hereunder shall not be assignable.

8. Convevance of Property after Exercise of Option or Refusal Right. In
the event Grantee validly exerciscs the Option or Refusal Right, the Company shall
convey marketable fee simple title to the Property to Grantee at settlement by general
warranty deed with English covenants of title, Title shall be conveyed free and clear of
all liens and encumbrances, except that it shall be subject to any applicable Use
Restrictions and such easements for utilities as do not interfere with the use of the of
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IN WITNESS WHEREOF, intending to be legally bound, the parties have
executed this Agreement as of the day and year first above written,

Bickerstaff Crossing VA LLC,
a Virginia limited liability company

By: Surber Development and Consulting LLC,
a Virginia limited liability company, Managing Member

By: 4,/ f %Z&&\ -

Jennifer E.K. Surber, ‘K/Ianagiﬁg Member

Bay Aging, a Virginianonstock corporation

By:
Name;
Title:




IN WITNESS WHEREOF, intending to be legally bound, the parties have
executed this Agreement as of the day and year first above written.

Bickerstaff Crossing VA LLC,
a Virginia limited liability company

By: Surber Development and Consulting LLC,
a Virginia limited liability company, Managing Member

By:
Jennifer E.H. Surber, Managing Member

erporation

Bay Aging, a Virginianonstock ¢

v

Title: P{‘éﬁsffémi“ g C .&1&




COMMONWEALTH OF VIRGINIA
COUNTY OF L%\, ,,S\ -

I, a Notary Public, certify that Jennifer E.H. Surber, Managing Member of Surber
Development and Consulting LLC, a Virginia limited liability company, Managing
Member of Bickerstaff Crossing VA LLC, a Virginia limited liability company
personally came before me this day and being duly authorized execuied the foregoing
instrument on behalf of the company.

Witness my hand and official seal, this the |’5 ay o NLW’L ,20 (¥

gw;;‘“* «/}/Afﬁ

/ Notary Public

L

My Commission expires:

IYULSALILITI

\\x L— FHA(#%

."‘
3

& 3 #\\’?\Y PU‘S’ A d‘::?:
COMMONWEALTH OF VIRGINIA : E Al 0@2}3@2}? igs
COUNTY OF : AN 'é_}f &
w‘;",- /I;?: ____ :-“"0 Q\\\“h‘“
1, a Notary Public certify that " I/EAUH o

of Bay Aging, a Virginia non stock corporation, personally came befme me thlS day and
being duly authorized executed the foregoing instrument on behalf of the corporation.

Witness my hand and official seal, this the day of , 20

Notary Public

My Cominission expites:




COMMONWEALTH OF VIRGINIA
COUNTY OF

I, a Notary Public, certify that Jenunifer E.H. Surber, Managing Member of Surber
Development and Consulting LLC, a Virginia limited liability company, Managing
Member of Bickerstaff Crossing VA LLC, a Virginia limited Hability company
personally came before me this day and being duly authorized executed the foregoing
instrument on behalf of the company.

Witness my hand and official seal, this the day of , 20

Notary Public

My Commission expires:

COMMONWEALTH OF VIRGINIA

COUNTY OF Midd(esey

1, a Notary Public certify that esiey- , S
of Bay Aging, a Virginia non stock corporation, personally came before me this day and
being duly authorized executed the foregoing instrument on behalf of the corporation.

Witness my hand and official seal, this the \Z dayof AArcin ,201 Q .

LINDSEY MICHELLE MARTIN
NOTARY PUBLIC
REG. #7676949
COMMONWEALTH OF VIRGINIA :
MY COMMISSION EXPIRES SEPT. 30, 2020 Notary Public

My Commission expires: 09 [‘3[) (ZO 70




SCHEDULE A

ALL that certain lot, tract, piece or parcel of land, containing 5.0687 acres, more or less, situated in
Varina District, Henrico County, Virginia, shown and designated on plat of survey prepared by Bay
Design Group, Engineering, Surveying, Land Planning, dated March 24, 2004, entitled “Plat Showing
Survey of 5.0687 Acres of Land, Situated at the Southwest Quadrant of the Intersection of Bickerstaff
Road & Oakano Drive, Located in the Varina District of Henrico County, Virginia”, a copy of which is
recorded in Plat Book 118, page 63, and reference to which is hereby made for a more particular
description of the property.
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Marketing Plan

For units meeting accessibility requirements of HUD section
504



Bickerstaff Crossing

Marketing Plan for Units Which Conform to
Section 504 of the Rehabilitation Act

This Marketing Plan for Units Which Conform to Section 504 of the Rehabilitation Act (the "Marketing
Plan") has been designed to convey to potential residents with disabilities that Bickerstaff
Crossing will be a new rental housing experience, with a commitment to excellent management and
resident service, as well as an expectation of resident responsibility. Therefore, the majority of this plan
will address ways in which property management will endeavor to secure qualified tenants, ensure quality
tenancy, and effective management and maintenance of the property.

The Management Agent will be responsible for the management of Bickerstaff Crossing. GEM
Management, LLC., the Management Agent, will be responsible for all of the traditional management
functions, including rent collection, maintenance, record keeping, reports, development of budgets, and
monitoring resident income qualifications. Additionally, GEM Management, LLC. will be responsible for
the development and management of community and resident services programs.

I. Affirmative Marketing

GEM Management, LLC. is pledged to the letter and the spirit of the U.S. policy of the achievement of
equal housing opportunity throughout the Nation and will actively promote fair housing in the
development and marketing of this project. GEM Management, LLC., its Officers, Directors and
employees will not discriminate on the basis of race, creed, color, sex, religion, familial status,
elderliness, disability or sexual orientation in its programs or housing. They will comply with all provisions
of the Fair Housing Act (42 U.S.C. 3600, et. Seq.).

Any employee who has discriminated in the acceptance of a resident will be subject to immediate
dismissal. All persons who contact the office will be treated impartially and equally with the only
qualification necessary for application acceptance being income and credit, and conformity with the
requirements of the Section 8 Program and Tax Credit programs. All interested parties will be provided a
copy of the apartment brochure. Any resident who has questions not answered by the housing staff will
be referred to the Regional Director or the Director of Property Management of GEM Management,
Inc.

Any unit (at least 6 in Bickerstaff Crossing) which is designated as a unit for people with
disabilities and that conforms to Section 504 of the Rehabilitation Act will be held vacant for sixty
days (60). GEM Management, LLC. will document its marketing efforts to find households with qualified
disabilities during this time period. First preference will be given to persons with anintel
lectual or development disability (ID/DD) as confirmed by the VirginiaDepart
ment of Medical Assistance Services (DMAS) or Virginia Department of Behavior
alHealthandDevelopmental Services (DBHDS). If aqualified tenant is not found, the
marketing evidence will be submitted to VHDA's Program Compliance Officer and request approval to
rent the unit to any income-qualified household. If the request is approved, the lease will contain a
provision stating that the household must agree to move to a vacant unit if a household including a person
with a disability applies for the unit. The move will be paid for by the Owner.




Il.Marketing and Qutreach

Locating people with disabilities to occupy the units which conform to the requirements of Section 504 of
the Rehabilitation Act will be accomplished as follows:

1. Networking

GEM Management, LLC. will contact local centers for independent living, disability services boards,
community service boards, and other service organizations via phone and printed communication. The
contacts will include the following organizations:

« Aging Department (804-662-9333)
« Department for Aging and Rehabilitative Services (804-508-3333)
= Henrico County Department of Social Services (804-501-4001)

e Better Housing Coalition (804-644-0546)
= Southside Community Development and Housing Corporation (804-231-4449)

2. Print Media

Print media sources will also be identified in the market area that cater to people with disabilities as well
as the public at large. These sources may include, but are not limited to, rental magazines, such as the
Apartment Shoppers Guide, Apartments For Rent, local newspapers, etc..All advertising materials
related to the project will contain the Equal Housing Opportunity logotype, slogan or statement, in
compliance with the Fair Housing Act, as well as the fact the units for people with disabilities are
available.

3. Resident Referrals

An effective Resident Referral program will be set up, in which current residents are rewarded for
referring friends, coworkers, and others who may have disabilities to the property. These referrals are
generally the best form of advertising as it attracts friends who will want to reside together, thus binding
the community. Residents will be offered incentives, to be determined, for referring qualified applicants
who rent at the property. Flyers will be distributed to residents along with the project newsletter
announcing the tenant referral program.

4. Marketing Materials
Additional marketing materials are needed in order to further support the specific marketing effort to

people with disabilities. All printed marketing materials will include the EHO logo. The marketing will also
emphasize the physical and administrative compliance with Americans with Disabilities Act.




These marketing materials include:

Brochures - A simple, two color brochure can be produced at low cost which will effectively sell
the apartments and community. This brochure will include the floor plans, a listing of features
and amenities. The floor plans should be printed in as large a format as possible.

e Flyers - As mentioned earlier, a flyer campaign can be used effectively to market the
community. Each flyer should incorporate graphics as well as a small amount of copy and
should be designed to generate traffic.

= Internet - Bickerstaff Crossing will be listed on virginiahousingsearch.com

< Resident Referral - The least expensive form of advertising is through Resident Referrals. A
flyer should be created and distributed to all residents. In addition to being distributed to all
residents, the referral flyer should be left in the Management office and should be included in the
move in packet. (People are most likely to refer their friends in the first few weeks of their
tenancy.) The flyers should be changed several times each year to reflect the season or any
type of special referral program.

Ill. Public and Community Relations

Equal Housing Opportunity promotions - all Site Signage containing the EHO logo and Fair Housing
posters are displayed in English and Spanish in the Rental Office. GEM Management, LLC. encourages
and supports an affirmative marketing program in which there are no barriers to obtaining housing
because of race, color, religion, national origin, sex, elderliness, marital status, personal
appearance, sexual orientation, family responsibilities, physical or mental handicap, political affiliation
source of income, or place of residence or business.

Additionally, a public relations program will be instituted to create a strong relationship between
management and local disability organizations, neighborhood civic organizations, churches, mosques,
and synagogues, city officials, and other sources of potential qualified residents still to be identified.

lecti , :

The first contact with the management operations is an important one in attracting qualified residents;
therefore the management/leasing offices should convey a sense of professionalism, efficiency, and
cleanliness. The management/leasing office is designed to provide a professional leasing atmosphere
with space set aside specifically for resident interviews and application assistance. The leasing
interviews will be used to emphasize the respect afforded to the resident and the responsibilities which

the resident will be expected to assume.

Times of Operation - the Bickerstaff Crossing Management Office Hours to be determined. Applicants will

be processed at the Management




Office in accordance with approved criteria. Move-in process and orientation to property - applicants
meet with the Housing Manager or designated staff to discuss programs available on the property and
will be supplied relevant information to assist them intheir move.

On-site staff will check previous landlord and personal references, verify income, perform criminal/sex
offender and credit background checks for each application taken. Tenant Selection will include minimum
income limits assigned by the Owner. New tenants will be given an orientation to the property including a
review of the rules and regulations, information on the area, proper use of appliances, move-out
procedures, maintenance procedures, rent payment procedures, energy conservation, grievant
procedures and a review of the Lease documents.

Tenant Selection Criteria

Tenant Selection will include maximum income standards under the Low-Income Tax Credit and Section
8 programs as are applicable. New tenants will be given an orientation to the property including a review
of the rules and regulations, information on the area, proper use of appliances, move-out procedures,
maintenance procedures, rent payment procedures, energy conservation, grievance procedures and a
review of the Lease documents.

Application Processing

Application processing will be done by the housing staff at the Management Office, well versed in Fair
Housing Law. As stated before, the processing will include a review of prior landlord references, personal
references, criminal/sex offender and credit reporting and income verification. The on-site staff will make
further review for inaccuracies in the application.

The annual income and family composition are the key factors for determining eligibility. However, the
Property Manager will also use the following criteria in selecting applicants for occupancy:

= Applicants must be individuals, not agencies or groups.

« Applicants must meet the current eligibility income limits for tax credits and any other program
requirements.

Note- If the applicant's denial is based upon a credit report, the applicant will be advised of the
source of the credit report in accordance with the Federal Fair Reporting Act. Guidelines
published by the Federal Trade Commission suggest that apartment managers fall under the
provisions of the Act and are obligated to advise the person refused an apartment for credit
reasons, the name and address of the credit reporting firm in writing. The credit report will not be
shown to the applicant, nor will specific information be revealed.




We process the Rental Applications through a credit bureau to determine the credit worthiness of
each applicant. If the score is below your threshold, but you have determined the applicant has
no bad credit and no negative rental history and no criminal history and enough income to
qualify, then you can conditionally approve the application after you have contacted the prior
landlord. In these cases, the application must be reviewed by the Associate Director before final
approval.

We process the Rental Application through a credit bureau to determine any possible criminal
conduct. Convictions will be considered, regardless of whether "adjudication” was withheld. A
criminal background check will be used as part of the qualifying criteria. An applicant will
automatically be denied if:

0 There is a conviction for the manufacture, sale, distribution, or possession with the
intent to manufacture, sell or distribute a controlled substance within the past fiveyears.

0 There is evidence in the criminal history that reveals that the applicant has developed a
pattern of criminal behavior, and such behavior presents a real or potential threat to
residents and/or property.

0 The application will be suspended if an applicant or member of the applicant's family has
been arrested for a crime but has not yet been tried. The application will be
reconsidered, within the above guidelines, after such legal proceedings have been
concluded
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meet the subsidy or assisted Income Limits as established for the area in which Bickerstaff
Crossing is located. The annual income is compared to the area's Income Limits to determine
eligibility.

Family composition must be compatible for units available on the property.
Applicants must receive satisfactory referrals from all previous Landlords.

Applicants must provide verification of full-time student status for all individuals listed on the
application as full-time students for tax credit units.

Applicants must not receive a poor credit rating from the Credit Bureau and other credit
reporting agencies and must demonstrate an ability to pay rent ontime.
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