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INSTRUCTIONS FOR THE
VIRGINIA 2023 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 12:00 PM Richmond Virginia time on
March 16, 2023, 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)
. Unit-By-Unit work write up (rehab only) - PDF or other readable electronic format

(=B * L I~ ¥

IMPORTANT:

Virginia Housing only accepts files via our work center sites on Procorem. Contact TaxCreditApps@virginiahousing.com for access to Procorem or for the
creation of a new deal workcenter. Do not submit any application materials to any email address unless specifically requested by the Virginia Housing
LIHTC Allocation Department staff.

Disclaimer:
Virginia Housing 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 Virginia Housing.

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:
P> 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.

P 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.

P 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.

P Also note that some cells contain error messages such as “#DIV/01” 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 Virginia Housing LIHTC Allocation Department. Please note that we cannot release the copy protection
password.

Virginia Housing LIHTC Allocation Staff Contact Information

Name Email Phone Number
1D Bondurant jid.bondurant@virginiahousing.com (804) 343-5725
Stephanie Flanders stephanie.flanders@virginiahousing.com (804) 343-5939
Jonathan Kinsey jonathan.kinsey@virginiahousing.com (804) 584-4717
Phil Cunningham phillip.cunningham@virginiahousing.com (804) 343-5514
Lauren Dillard Iauren.diIlzﬂ@\firginiahousing.com_ (804) 584-4729
Pamela Freeth pamela.swartzenberg-freeth@virginiahousing.com (804) 343-5563
laki Whitehead jg_ki.Whitehead@virginiahousinéig_ru (804) 343-5861
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Click on any tab label to be directed to location within the application.

TAB DESCRIPTION
.|Submission Checklist Mandatory Items, Tabs and Descriptions
.|Development Information Development Name and Locality Information
.|Reguest Info Credit Request Type
.|Owner Information Owner Information and Developer Experience
.|Site and Seller Information Site Control, Identity of Interest and Seller info
| Team Informa@n 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

Development Budget: Owner's Costs, Developer
Owner's Costs 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

Architect's Statement

Architect's agreement with proposed deal

Scoresheet Self Scoresheet Calculation
Development Summary Summary of Key Application Points

Efficient Use of Resources (EUR)

Calculates Points for Efficient use of Resources

Mixed Use - Cost Distribution

For Mixed Use Applications only - indicates have
costs are distributed across the different
construction activities

[Rivermont School Apartments] - Reservation Application
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)23 Low-Income Housing Tax Credit Application For Reservation - Mixed Construction

Ioiease 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
» 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 Virginia Housing's
point system of ranking applications, and may assist Virginia Housing in its determination of the appropriate amount of credits that may be reserved for the
development.
[%] $1,000 Application Fee (MANDATORY)
7 Electronic Copy of the Microsoft Excel Based Application (MANDATORY)
7 Scanned Copy of the Signed Tax Credit Application with Attachments (excluding market study, 8609s 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 and Unit by Unit writeup (MANDATORY)
_)E- Electronic Copy of the Specifications (MANDATORY)
| Electronic Copy of the Existing Condition questionnaire (MANDATORY if Rehab)
| Electronic Copy of the Physical Needs Assessment (MANDATORY at reservation for a 4% rehab request)
| Electronic Copy of Appraisal (MANDATORY if acquisition credits requested)
E Electronic Copy of Environmental Site Assessment (Phase 1) (MANDATORY if 4% credits requested)
X_ Tab A: Partnership or Operating Agreement, including chart of ownership structure with percentage
| of interests and Developer Fee Agreement (MANDATORY)
? Tab B: Virginia State Corporation Commission Certification (VANDATORY)
7 Tab C: Principal's Previous Participation Certification (MANDATORY)
7 Tab D: List of LIHTC Developments (Schedule A) (MANDATORY)
T Tab E: Site Control Documentation & Most Recent Real Estate Tax Assessment (MANDATORY)
7 TabF: RESNET Rater Certification (MANDATORY)
7 Tab G: Zoning Certification Letter (MANDATORY)
7 Tab H: Attorney's Opinion (MANDATORY)
& Tab I: Nonprofit Questionnaire (MANDATORY for points or pool)
The following documents need not be submitted unless requested by Virginia Housing:
-Nonprofit Articles of Incorporation -IRS Documentation of Nonprofit Status
-Joint Venture Agreement (if applicable) -For-profit Consulting Agreement (if applicable)

D Tab J: Relocation Plan and Unit Delivery Schedule (MANDATORY)

Tab K: Documentation of Development Location:
T K.1 Revitalization Area Certification
7 K.2 Location Map
? K.3 Surveyor's Certification of Proximity To Public Transportation
—;(- Tab L: PHA / Section 8 Notification Letter
: Tab M: Locality CEO Response Letter

Tab N: Homeownership Plan
7 Tab O: Plan of Development Certification Letter
T Tab P: Development Experience and Partnership or Operating Agreement, including chart of ownership structure with percentage
F of interests and Developer Fee Agreement (MANDATORY - SEPARATE PDF)
‘): Tab Q: Documentation of Rental Assistance, Tax Abatement and/or existing RD or HUD Property
T Tab R: Documentation of Operating Budget and Utility Allowances
B Tab S: Supportive Housing Certification and/or Resident Well-being
7 Tab T: Funding Documentation
Z Tab U: Acknowledgement by Tenant of the availability of Renter Education provided by Virginia Housing
X| TabV: Nonprofit or LHA Purchase Option or Right of First Refusal
Z TabW: Internet Safety Plan and Resident Information Form (if internet amenities selected)
i Tab X: Marketing Plan for units meeting accessibility requirements of HUD section 504
| | TabY: Inducement Resolution for Tax Exempt Bonds

Tab Z: Documentation of team member's Diversity, Equity and Inclusion Designation

Tab AA:  Priority Letter from Rural Development
[] Tabas:  Social Disadvantage Certification

[Rivermont School Apartments] - Reservation Application Submission Checklist, printed 4



t

2023 Low-Income Housing Tax Credit Application For Reservation - Mixed Construction 20233

VHDA TRACKING NUMBER I 2023-C-61 l

GENERAL INFORMATION ABOUT PROPOSED DEVELOPMENT Application Date: 3/16/2023
1.  Development Name: Rivermont School Apartments
2. Address (line 1): 1011 N. Rockbridge Avenue
Address (line 2):
City: Covington State: VA Zip: 24426
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: 00.00000 Latitude:  00.00000
(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 # Alleghany County

The site overlaps one or more jurisdictional boundaries............cceeceeennee. . TRUE

If true, what other City/County is the site located in besides response to #47.........ceecveee Covington City

Development is located in the census tract of: 601.00

Development is located in a Qualified Census Tract............c.coeeneiverirnnnnnen. FALSE Note regarding DDA and QCT
Development is located in a Difficult Development Area...............cvvnee.. FALSE

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

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

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

(If9, 10 or 11 are True, Action: Provide required form in TAB K1)

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

Enter only Numeric Values below:

Congressional District: 9

Planning District: 5

State Senate District: 25

State House District: 19

ACTION: Provide Location Map (TAB K2)

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

The proposed Rivermont School Apartments project consists of 49 affordable units. 17 of the units will be housed in the historic
Rivermont School. 32 of the units will be in an adjacent new construction building.

[Rivermont School Apartments] - Reservation Application Dev Info, printed 5



2023 Low-Income Housing Tax Credit Application For Reservation - Mixed Construction

v.2023.3

VHDA TRACKING NUMBER I 2023-C-61 l

. GENERAL INFORMATION ABOUT PROPOSED DEVELOPMENT Application Date: 3/16/2023

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: Allen Dressler

Chief Executive Officer's Title: City Manager Phone: (540) 965-6300
Street Address: 333 W. Locust Street
City: Covington State: VA Zip: 24426

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

If the development overlaps another jurisdiction, please fill in the following:
Chief Executive Officer's Name: N/A

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.

[Rivermont School Apartments] - Reservation Application Dev Info, printed 6



2023 Low-Income Housing Tax Credit Application For Reservation - Mixed Construction

v.2023.3

B. RESERVATION REQUEST INFORMATION

1

Requesting Credits From:

a. If requesting 9% Credits, select credit pool: |Ba|ance of State Pool
or
b. If requesting Tax Exempt Bonds, select development type:

For Tak Exempt Bonds, where are bonds being issued?
ACTION: Provide Inducement Resolution at TAB Y (if available)

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, 2023.

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, 2023, 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 2023 credits pursuant to Section

42(h)(1)(E).

Select Building Allocation type: |Mixed 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? ..........ccoecu.e. FALSE

Planned Combined 9% and 4% Developments

a. Asite 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. FALSE

If true, provide name of companion development:

Has the developer met with Virginia Housing regarding the 4% tax exempt bond deal? FALSE
List below the number of units planned for each allocation request. This stated split of units cannot be changed or 9% Credits will be cancell
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.)

Virginia Housing would like to encourage the efficiency of electronic payments. Indicate if developer commits to submitting any payments
due the Authority, including reservation fees and monitoring fees, by electronic payment (ACH or Wire). TRUE

In 2023, Virginia Housing began using a new Rental Housing Invoicing Portal to allow easy payments via secure ACH transactions.
An invoice for your application fee along with access information was provided in your development's assigned Procorem work center.

[Rivermont Schaol Apartments] - Reservation Application Request Info, printed 7



2023 Low-Income Housing Tax Credit Application For Reservation - Mixed Construction

v.2023.3

OWNERSHIP INFORMATION

NOTE: Virginia Housing 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 Virginia Housing
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:  Rivermont School Apartments, LLC

Developer Name: Lisa A. Sari, Manager.

Contact: M/M Ms.  First:  Lisa MI: A Last: Sari

Address: 401 E 4th Street, Suite 203

City: Winston Salem St. v NC Zip: 27101

Phone: (336) 714-8910 Ext. Fax:

Email address: Lisa@LandmarkDevCo.com

Federal I.D. No. (If not available, obtain prior to Carryover Allocation.)
Select type of entity: Limited Liability Company Formation State: [ NC

Additional Contact: Please Provide Name, Email and Phone number.
Samuel J. Sari - (336) 714-8910 - Sam@LandmarkDevCo.com

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

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

Names ** Phone Type Ownership % Ownership

Landmark Asset Services, Inc. (336) 714-8910 Managing Member  100.000%

Lisa A. Sari (100% Owner & President of Landmark) (336) 972-4192 Managing Member  0.000%
0.000%
0.000%
0.000%
0.000%
0.000%
0.000%
0.000%
0.000%
0.000%
0.000%
0.000%

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

[Rivermont School Apartments] - Reservation Application Owner Info, printed 8
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2023 Low-Income Housing Tax Credit Application For Reservation - Mixed Construction e

OWNERSHIP INFORMATION
** These should be the names of individuals who make up the General Partnership, not simply the
names of entities which may comprise those components.

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)

b. Indicate if at least one principal listed above with an ownership interest of at least 25% in the controlling
general partner or managing member is a socially disavantaged individual as defined in the manual. FALSE

ACTION: If true, provide Socially Disadvantaged Certification (TAB AB)
3. Developer Experience:
May select one or more of the following choices:
TRUE a. The development has an experienced sponsor (as defined in the manual) that has placed at

least one LIHTC development in service in Virginia within the past 5 years.
Action: Provide one 8609 from qualifying development. (Tab P)

TRUE b. The development has an experienced sponsor (as defined in the manual) that has placed at
least three (3) LIHTC developments in service in any state within the past 6 years (in addition
to any development provided to qualify for option d. above)

Action: Provide one 8609 from each qualifying development. (Tab P)

FALSE c. Applicant is competing in the Local Housing Authority pool and partnering with an experienced
sponsor (as defined in the manual), other than a local housing authority.
Action: Provide documentation as stated in the manual. (Tab P)

[Rivermont School Apartments] - Reservation Application Owner Info, printed 9



2023 Low-Income Housing Tax Credit Application For Reservation - Mixed Construction jiPted

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 Virginia Housing 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):

Select Type: Option

Expiration Date: 12/31/2023

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 Virginia Housing. See QAP for further details.

ACTION: Provide documentation and most recent real estate tax assessment - Mandatory TAB E
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. FALSE .....Owner already controls site by either deed or long-term lease.
b; ESTRUE T . 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... 12/31/2023 .
G L FALSER e 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).)

[Rivermont School Apartments] - Reservation Application Site & Seller, printed 10




2023 Low-Income Housing Tax Credit Application For Reservation - Mixed Construction p20223

SITE CONTROL

3. Seller Information:

Name: Industrial Development Authority of Covington-Alleghany County Virginia

Address: 9212 Winterberry Avenue

City: Covington St.: VA Zip: 24426
Contact Person: Allen Dressler Phone: (540) 965-6300
There is an identity of interest between the seller and the owner/applicant......cceeiasrannen. 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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2023 Low-Income Housing Tax Credit Application For Reservation - Mixed Construction V0233

E. DEVELOPMENT TEAM INFORMATION Provide Email address for each completed team member

Complete the following as applicable to your development team.

P Indicate Diversity, Equity and Inclusion (DEI) Designation if this team member is SWAM or Service Disabled

Veteran as defined in manual.

ACTION: Provide copy of certification from Commonwealth of Virginia, if applicable - TAB Z

[Rivermont School Apartments] - Reservation Application

1. Tax Attorney: Deborah L. McKenney This is a Related Entity. FALSE
Firm Name: Blanco Tackabery & Matamoros, P.A. DEI Designation? FALSE
Address: 404 N. Marshall St, Winston Salem, NC, 27101
Email: dim@blancolaw.com Phone: (336) 293-9045

2. Tax Accountant: Wade Pack This is a Related Entity. FALSE
Firm Name: Bernard Robinson and Company DEI Designation? FALSE
Address: 1501 Highwoods Blvd., Suite 300, Greensboro, NC 27410
Email: wpack@brccpa.com Phone: (336) 232-4412

3. Consultant: This is a Related Entity. FALSE
Firm Name: DEI Designation? FALSE
Address: Role: ]
Email: Phone:

4, Management Entity: Blair Maas This is a Related Entity. TRUE
Firm Name: Landmark Property Management Company DEI Designation? FALSE
Address: 401 East Fourth Street, Winston Salem, NC 27101
Email: blair@landmarkdevelopment.biz Phone: (336) 714-8939

5. Contractor: TBD This is a Related Entity. FALSE
Firm Name: DEI Designation? FALSE
Address:

Email: Phone:
Provide Email address for completed team member

6. Architect: Mikel Griffin This is a Related Entity. FALSE
Firm Name: CIMW Atchitecture DEI Designation? FALSE
Address: 1030 Main Street, Lynchburg, VA 24504
Email: mike.griffin@cjmw.com Phone: (434)847-6564

7. Real Estate Attorney:  Deborah L. McKenney This is a Related Entity. FALSE
Firm Name: Blanco, Tackabery & Matamoros, P.A. DEIl Designation? FALSE
Address: 404 N. Marshall St, Winston Salem, NC, 27101
Email: dim@blancolaw.com Phone: (336)293-9045

8. Mortgage Banker: This is a Related Entity. FALSE
Firm Name: DEI Designation? FALSE
Address:

Email: Phone:

9. Other: This is a Related Entity. FALSE
Firm Name: DEI Designation? FALSE
Address: Role:

Email: Phone:

Team Info, printed 12



2023 Low-Income Housing Tax Credit Application For Reservation - Mixed Construction vi2023:3

F. REHAB INFORMATION

1.  Acquisition Credit Information
a. Credits are being requested for existing buildings being acquired for development............... FALSE

Action: If true, provide an electronic copy of the Existing Condition Questionnaire and Appraisal

b. This development has received a previous allocation of credits.........ccoeccvnsrrnen. FALSE
If so, when was the most recent year that this development received credits? ..... 0

¢. The development has been provided an acknowledgement letter from Rural Development
regarding its preservation priority?......c..ccceiniininnneninnn, FALSE

d. This development is an existing RD or HUD S8/236 development......issenssmsssssssinssnenes FALSE
Action: (If True, provide required 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
Virginia Housing 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.......coccevvvieinne i TRUE

ii. Applicant has obtained a waiver of this requirement from Virginia Housing
prior to the application submission deadline.........ccouviiiviviiinnne 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 ($10,000 for Tax Exempt Bonds) per unit requirement...........c.ocoeveercennruenas FALSE
b. Al buildings qualify for an exception to the 10-year rule under
IRC Section 42(d)(2)(D){(i),...cecerrmevermsmeesssnirnsins FALSE
i Subsection {l)....ccocorvrenen.. FALSE
ii. Subsection (I)....c.ccoovvrevirenenen FALSE
iii. Subsection (lll)......cccooevcneee. FALSE
iv. Subsection (IV)...c.cccevverevnnane FALSE
v. Subsection (V).cvorcecnreinenn 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).......ceooveeen.. FALSE
d. There are different circumstances for different buildings.........ccovveoiinniiiniiiennn, FALSE

Action: (If True, provide an explanation for each buﬁdmg in Tab K)
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2023 Low-Income Housing Tax Credit Application For Reservation - Mixed Construction

v.2023.3

F. REHAB INFORMATION

3.  Rehabilitation Credit Information

a. Credits are being requested for rehabilitation expenditures.........cc.ccocoevevvecvrsvcsnene. FALSE

b. Minimum Expenditure Requirements

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

Section 42 (e) BMANI s FALSE
All buildings in the development qualify for the IRC Section 42(e)(3)(B) exception to the
10% basis requirement (4% credit only)........cccoeevvevvevevieesineen. FALSE
All buildings in the development qualify for the IRC Section 42(f)(5)(B)(ii)(1l)
BXCEPEION . o.vcsrsessvessssmisesasensscassssraneasisenisssssssnsrssmsssassnssasssnsnssisosasiasr SR D I
iv. There are different circumstances for different buildings..........ccoeeverernnee FALSE

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

1. 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 i 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............... FALSE (If false, skip to #3.)

Action: If there is nonprofit involvement, provide completed Non Profit Questionnaire (Mandatory TAB ).

B. Type of involvement:

Nonprofit meets eligibility requirement for points only, not pool...........ccocccesneeee.. FALSE
or
Nonprofit meets eligibility requirements for nonprofit pool and points..................  FALSE

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

Name:

Contact Person:

Street Address:

City: State: ! Zip:

Phone: Contact Email:
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NONPROFIT INVOLVEMENT

D. Percentage of Nonprofit Ownership (All nonprofit applicants):

Specify the nonprofit entity's percentage ownership of the general partnership interest: 0.0%

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

A.

B.

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. See manual for more specifics.

Action: Provide Option or Right of First Refusal in Recordable Form meeting
Virginia Housing's specifications. (TAB V)
Provide Nonprofit Questionnaire (if applicable) (TAB 1)

Name of qualified nonprofit:

or indicate true if Local Housing Authority.......cuimnne.., TRUE
Name of Local Housing Authority Covington Redevelopment and 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 is required to waive the right to pursue a Qualified Contract.
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STRUCTURE AND UNITS INFORMATION

1. General Information

a.

Total number of all units in development 49 bedrooms 101
Total number of rental units in development 49 bedrooms 101
Number of low-income rental units 49 bedrooms 101
Percentage of rental units designated low-income 100.00%

Number of new UNitS:....cceeverevrerereesecsnnens 32 bedrooms 76

Number of adaptive reuse units: ............... 17 bedrooms 25

Number of rehab units:......ccocccvernnvreninenens 0 bedrooms 0

If any, indicate number of planned exempt units (included in total of all units in development).........cceuue... 0
Total Floor Area For The Entire Development........covvvvreeresneenssesnesnesssssesiisessssssnssssesens 67,974.00 (sa.1
Unheated Floor Area (i.e. Breezeways, Balconies, StOrage).........cccvirinnsnerennnsinenns 1,244.00 (so.11)
Nonresidential Commercial Floor Area (Not eligible for funding).......coceevesrmnuressassnsesennesessesserans 0.00

Total Usable Residential Heated Area.......innincnsin s

66,730.00 gsq.1)

New Construction 41,276.00
Adaptive Reuse 25,454.00
Rehab -
Percentage of Net Rentable Square Feet Deemed To Be New Rental Space..............c...... 100.00%
Exact area of site in acres ... 3.500
Locality has approved a final site plan or plan of development...........ccccooviiniiininiiinininne TRUE

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...........coouuu...

Definition:

New

Adaptive Reuse  |Rehab

........................... TRUE

TRUE 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.

[Rivermont School Apartments] - Reservation Application
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STRUCTURE AND UNITS INFORMATION

2. UNIT MIX

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

# of LIHTC
Unit Type Average Sq Foot Units

Note: Average sq Supportive Housing 0.00 SF 0
foot should 1 Story Eff - Elderly 0.00 SF 0
include the 1 Story 1BR - Elderly 0.00 SF 0
prorata of 1 Story 2BR - Elderly 0.00 SF 0
common:spaces Eff - Elderly 0.00 SF 0
1BR Elderly 0.00 SF 0

2BR Elderly 0.00 SF 0

Eff - Garden 0.00 SF 0

1BR Garden 1163.55 SF 9
2BR Garden 1339.67 SF 28

3BR Garden 1562.27 SF 12

4BR Garden 0.00 SF 0

2+ Story 2BR Townhouse 0.00 SF 0

2+ Story 3BR Townhouse 0.00 SF 0

2+ Story 4BR Townhouse 0.00 SF 0

Note: Please be sure to enter the values in the 49

appropriate unit category. If not, errors will occur
on the self scoresheet.

Total Rental Units

0

Llojojo|o|o|o|o

N
oo
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b. New Construction: Specify the average size and number per unit type for the New Construction Units.

# of LIHTC
Unit Type Average Sq Foot Units
Note: Average sq Supportive Housing 0.00 SF 0
foot should 1 Story Eff - Elderly 0.00 SF 0
include the 1 Story 1BR - Elderly 0.00 SF 0
prorata of 1 Story 2BR - Elderly 0.00 SF 0
commonspace. Eff - Elderly 0.00 SF 0
1BR Elderly 0.00 SF 0
2BR Elderly 0.00 SF 0]
Eff - Garden 0.00 SF 0
1BR Garden 1198.73 SF 20
2BR Garden 1441.79 SF 12
3BR Garden 0.00 SF 0
4BR Garden 0.00 SF 0
2+ Story 2BR Townhouse 0.00 SF 0
2+ Story 3BR Townhouse 0.00 SF 0
2+ Story 4BR Townhouse 0.00 SF 0
Note: Please be sure to enter the number of 32
units in the appropriate unit category. If not,
you will find errors on the self scoresheet. Total LI Avg Sq Feet:

[Rivermont School Apartments] - Reservation Application
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STRUCTURE AND UNITS INFORMATION

c. Adaptive Reuse: Specify the average size and number per unit type for the Adaptive Reuse Units.

Total Rental Units

0

ol|Oojojojo|n|w|Oo|o|o|o|o|lo|o

# of LIHTC
Unit Type Average Sq Foot Units
Note: Average sq Supportive Housing 0.00 SF 0
foot should 1 Story Eff - Elderly 0.00 SF 0
include the 1 Story 1BR - Elderly 0.00 SF 0
prorata of 1 Story 2BR - Elderly 0.00 SF 0
EomtEpaee. Eff - Elderly 0.00 SF 0
1BR Elderly 0.00 SF 0
2BR Elderly 0.00 SF 0
Eff - Garden 0.00 SF 0
1BR Garden 1390.33 SF 9
2BR Garden 1617.63 SF 8
3BR Garden 0.00 SF 0
4BR Garden 0.00 SF 0
2+ Story 2BR Townhouse 0.00 SF 0
2+ Story 3BR Townhouse 0.00 SF 0
2+ Story 4BR Townhouse 0.00 SF 0
Note: Please be sure to enter the number of 17

units in the appropriate unit category. If not,

you will find errors on the self scoresheet.

Total LI Avg Sq Feet:

d. Rehab: Specify the average size and number per unit type for the Rehab Units.

[
~

25,454.00

Total Rental Units

o

# of LIHTC
Unit Type Average Sq Foot Units
Note: Average sq Supportive Housing 0.00 SF 0
foot should 1 Story Eff - Elderly 0.00 SF 0
include the 1 Story 1BR - Elderly 0.00 SF 0
prorata of 1 Story 2BR - Elderly 0.00 SF 0
FOImRIORSHCE. Eff - Elderly 0.00 SF 0
1BR Elderly 0.00 SF 0
2BR Elderly 0.00 SF 0
Eff - Garden 0.00 SF 0
1BR Garden 0.00 SF 0
2BR Garden 0.00 SF 0
3BR Garden 0.00 SF 0
4BR Garden 0.00 SF 0
2+ Story 2BR Townhouse 0.00 SF 0
2+ Story 3BR Townhouse 0.00 SF 0
2+ Story 4BR Townhouse 0.00 SF 0
Note: Please be sure to enter the number of 0

units in the appropriate unit category. If not,

you will find errors on the self scoresheet.

[Rivermont School Apartments] - Reservation Application
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STRUCTURE AND UNITS INFORMATION

3. Structures

a.
b.
c.

Number of Buildings (containing rental units).........cccoenererverrnnnes 2
Age of StIUCtUre smaninrammnnisimawi 83 years
Maximum Number of stories:.........cceeereerennes 2
The development is a scattered site development.........cccevevvevnne FALSE
Commercial Area Intended Use: N/A
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)........cccceevevrrevrreererreene TRUE
ii. Mid Rise Building(s) - (5-7 stories with no structural elements made of wood).........ccceevervncreesresnnienen FALSE
iii. High Rise Building(s) - (8 or more stories with no structural elements made of wood)........c.cceevvnree. FALSE
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 TRUE
iv. Crawl space TRUE
Development contains an elevator(s). TRUE
If true, # of Elevators. 2
Elevator Type (if known)
Roof Type - Combination
Construction Type Combination
Primary Exterior Finish Combination

4. Site Amenities (indicate all proposed)

a. Business Center.........ccoovvvrcnnnes TRUE f. Limited Access.......... FALSE

b. Covered Parking.........ccoeverevvrernes FALSE g. Playground................ TRUE

c. Exercise ROOM......coocercrveenrerencnns TRUE h.. Pool. it FALSE

d. Gated access to Site................. FALSE i. Rental Office............. TRUE

e. Laundry facilities........cccceveuennee. TRUE j. Sports Activity Ct.. FALSE
k. Other:

Describe Community Facilities: Community room more than 749 sqft.

. Number of Proposed Parking Spaces 85
Parking is shared with another entity TRUE

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. TRUE

If True, Provide required documentation (TAB K3).

[Rivermont School Apartments] - Reservation Application
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1. 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 Virginia Housing'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: (MANDATORY)
Obtain the following information from the Market Study conducted in connection with this
tax credit application:

Project Wide Capture Rate - LIHTC Units 28.30%
Project Wide Capture Rate - Market Units n/a
Project Wide Capture Rate - All Units 28.30%
Project Wide Absorption Period (Months) 4
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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 RESNET rater certification (TAB F)
ACTION: Provide Internet Safety Plan and Resident Information Form (Tab W) if corresponding options selected below.

REQUIRED: All Applicants must commit to provide free Wi-Fi access in the community room and restrict usage to residents only.

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

New Adaptive
Constr. Reuse Rehab
TRUE a. A community/meeting room with a minimum of 749 square feet is provided.
50.00% bl. Percentage of brick covering the exterior walls.
50.00% b2. Percentage of Fiber Cement Board or other similar low-maintenance material approved by the Authority covering

exterior walls. Community buildings are to be included in percentage calculations.

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

FALSE FALSE FALSE  d. All faucets, toilets and showerheads in each bathroom are WaterSense labeled products.

FALSE 5;:;:;: Tr“:’_ for e. Rehab Only: Each unit is provided with the necessary infrastructure for high-speed internet/broadband service.

- 1 portion
f. Not applicable for 2022 Cycles

EALSE g. Each unitis provided free individual high speed internet access.
or Choose for all units

FALSE h. Each unit is provided free individual WiFi access.

TRUE i. Full bath fans are wired to primary light with delayed timer or has continuous exhaust by ERV/DOAS.
or Choose for all units

FALSE j.  Full bath fans are equipped with a humidistat.

FALSE k. Cooking surfaces are equipped with fire prevention features
or Choose for all units

TRUE I. Cooking surfaces are equipped with fire suppression features.

FALSE Select if True for m. Rehab only: Each unit has dedicated space, drain and electrical hook-ups to accept a permanently

REHAB portion installed dehumidification system.

or

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

TRUE TRUE FALSE 0. Allinterior doors within units are solid core.

TRUE TRUE FALSE  p. Every kitchen, living room and bedroom contains, at minimum, one USB charging port.

TRUE TRUE FALSE  q. Allkitchen light fixtures are LED and meet MDCR lighting guidelines.

0% . r. Percentage of development's on-site electrical load that can be met by a renewable energy electric system
Choose for all units i
(for the benefit of the tenants)

FALSE s. 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.
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). ENHANCEMENTS

For all developments exclusively serving elderly tenants upon completion of constructlon/rehabllitation:

FALSE FALSE FALSE
FALSE FALSE FALSE
FALSE FALSE . FALSE
FALSE FALSE FALSE

2, Green Certlfication

a. Applicant agrees to meet the base line energy performance standard applicable to the development's construction
category as listed above,

a. All cooking ranges have front controls.

b. Bathrooms have an Independent or supplemental heat source,

¢. All entrance doors have two eye viewers, one at 42" inches and the other at standard helght,

d. Each unit has a shelf or ledge outside the primary entry door lacated In an Interlor hallway.

The applicant will also obtain one of the following:

TRUE

FALSE

Action:

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

Eartheraft Gold or higher certification FALSE

U.S. Green Bullding Councll LEED FALSE
certification

Natlonal Green BulldIng Standard (NGBS)
certification of Sliver or higher,
Enterprise Green Communitles (EGC)

Certiflcation

If seeking any points assoclated Green certification, provide approprlate documentation at TAB F,

(Failure to reach this goal will not result in a penalty.)

FALSE

Zero Energy Ready Home Requirements FALSE

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

TRUE

47

4. FALSE

Passlve House Standards

a. Architect of record certifies that units will be constructed to meet Virginla Housing's Universal

Deslgn Standards.

b. Number of Rental Units constructed to meet Virginia Housing's Universal Design standards:

96% of Total Rental Units

Market-rate units' amenitles are substantially equivalent to those of the low Income units.

If not, please explain:

vt 8t e W e e S G Sl S P e 0 S 0 @ g Bt Wt 8t D
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Architect of Record Initlal here that the above Information Is
accurate per certification statament within this application.
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UTILITIES

1. Utilities Types:

Heating Type
Cooking Type
AC Type

Hot Water Type

o 0 oo

Heat Pump

Electric

Central Air

Electric

2. Indicate True if the following services will be included in Rent:

Water? TRUE Heat? FALSE
Hot Water? FALSE AC? FALSE
Lighting/ Electric? " FALSE Sewer? “TRUE
Cooking? FALSE Trash Removal? TRUE
Utilities Enter Allowances by Bedroom Size

0-BR 1-BR 2-BR 3-BR 4-BR
Heating 0 14 17 20 0
Air Conditioning 0 0
Cooking 0 0
Lighting 0 22 27 31 0
Hot Water 0 13 16 18 0
Water 0 0 0 0 0
Sewer 0 0 0 0 0
Trash 0 0
Total utility allowance for
costs paid by tenant %0 361 $74 $86 %0

3. The following sources were used for Utility Allowance Calculation (Provide documentation TAB R).

a. FALSE
b. FALSE
c. FALSE

Warning: The Virginia Housing housing choice voucher program utility schedule shown on VirginiaHousing.com

HUD

Utility Company (Estimate)

Utility Company (Actual Survey)

d. FALSE Local PHA

e.

TRUE Other: Viridiant

should not be used unless directed to do so by the local housing authority.

[Rivermont School Apartments] - Reservation Application
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¥. 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

a.

b.

Action: Provide appropriate documentation (Tak X)

Any development in which (1) 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.

(iil) 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.

Any development in which ten percent (10%) 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 disabllities as defined in the Fair Housing Act in accordance with a plan submitted as part of

the application for credits.

For items a or b, all common space must also conform to HUD regulations interpreting the accessibility
requirements of section 504 of the Rehabilitation Act.

F-—nu—lun—n-—-—-—-—-—'n—-—-—-—-—n—-n—u—-—--u—nu—-—-—n—u—-—n—u_--

% Architect of Record initial here that the above information is
accurate per certification statement within this application.
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2. Speclal Housing Needs/Leasing Preference:
a. If not general population, select applicable speclal population:

FALSE Elderly (as deflned 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)
Actlon: Provide Permanent Supportive Housing Certification (Tab S)
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¥, SPECIAL HOUSING NEEDS

b. The development has existing tenants and a relocation plan has been developed................... FALSE
(If True, Virginia Housing 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 and Unit Delivery Schedule (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 waiting list: Covington Redevelopment and Housing Authority

Contact person:  Kim Byrd

Title: Executive Director

Phone Number: (540) 968-0311

Action: Provide required notification documentation (TAB L)

b. Leasing preference will be given to individuals and families with children..........ooenns TRUE
(Less than or equal to 20% of the units must have of 1 or less bedrooms).

c. Specify the number of low-income units that will serve individuals and families with children by
providing three or more bedrooms: 12
% of total Low Income Units 24%

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

Action: Provide documentation of tenant disclosure regarding Virginia Housing Rental Education
(Mandatory - Tab U)

4, Target Population Leasing Preference
Unless prohibited by an applicable federal subsidy program, each applicant shall commit to provide a leasing preference
to individuals (i) in a target population identified in a memorandum of understanding between the Authority and one or
more participating agencies of the Commonwealth, (ii) having a voucher or other binding commitment for rental
assistance from the Commonwealth, and (iii) referred to the development by a referring agent approved by the
Authority. The leasing preference shall not be applied to more than ten percent (10%) of the units in the development
at any given time. The applicant may not impose tenant selection criteria or leasing terms with respect to individuals
receiving this preference that are more restrictive than the applicant’s tenant selection criteria or leasing terms
applicable to prospective tenants in the development that do not receive this preference, the eligibility criteria for the
rental assistance from the Commonwealth, or any eligibility criteria contained in a memorandum of understanding
between the Authority and one or more participating agencies of the Commonwealth.

Primary Contact for Target Population leasing preference. The agency will contact as needed.
First Name: Sam
Last Name: Sari
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‘. SPECIAL HOUSING NEEDS

Phone Number: (336) 714-8910 Email: Sam@LandmarkDevCo.com

[Rivermont School Apartments] - Reservation Application
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| ¥. SPECIAL HOUSING NEEDS

5. Resident Well-Being

Action: Provide appropriate documentation for any selection below (Tab S)

FALSE a. Development has entered into a memorandum of understanding (approved by DBHDS) with a resident

service provider for the provision of resident services (as defined in the manual).

FALSE b. Development will provide licensed childcare on-site with a preference and discount to residents
or an equivalent subsidy for tenants to utilize licensed childcare of tenant's choice.

FALSE c. Development will provide tenants with free on-call, telephonic or virtual healthcare services with
a licensed provider.

| 6. Rental Assistance

a. Some of the low-income units do or will receive rental assistance........ccoveerinnnens

b. Indicate True if rental assistance will be available from the following

FALSE

FALSE

FALSE

FALSE

TRUE

FALSE

FALSE

FALSE

FALSE

TRUE

Rental Assistance Demonstration (RAD) or other PHA conversion to

based rental assistance.

Section 8 New Construction Substantial Rehabilitation
Section 8 Moderate Rehabilitation

Section 811 Certificates

Section 8 Project Based Assistance

RD 515 Rental Assistance

Section 8 Vouchers
*Administering Organization:

State Assistance
*Administering Organization:

Other:

c. 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?

d. Number of units receiving assistance: 5
How many years in rental assistance contract? 20.00
Expiration date of contract:

There is an Option to Renew..........cccciviinineans FALSE
Action: Contract or other agreement provided (TAB Q).

e. How many of the units in this development are already considered Public Housing?

[Rivermont School Apartments] - Reservation Application
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L.

UNIT DETAILS

. Set-Aslde 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 three minimum threshold occupancy tests. Elther (i) at
least 20% of the units must be rent-restricted and occupled by persons whose Incomes are 50% or less of the area medlan Income
adjusted for family size (this is called the 20/50 test), (ii) at least 40% of the units must be rent-restricted and occupled by persons
whose incomes are 60% or less of the area median income adjusted for famlly size (thls Is called the 40/60 test), or (iil) 40% or more of
the units are both rent-restricted and occupled by persons whose income does not exceed the Imputed Income limitation deslgnated In
10% Increments between 20% to 80% of the AMI, and the average of the imputed Income limitatlons collectively does not exceed 60%
of the AMI (this Is called the Average Income Test (AIT)). All occupancy tests are descrlbed 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 quallfy for more credits, If you
serve lower Incomes than required, you recelve more points under the ranking system.

a. Units Provided Per Household Type:

Income Levels Rent Levels
it of Units % of Units it of Units % of Units

0 0.00%  20% Area Median 0 0.00% 20% Area Medlan
0 0.00%  30% Area Medlan 0 0.00% 30% Area Medlan
5 10,20%  40% Area Median 5 10.20% 40% Area Median
0 0.00%  50% Area Median 20 40.82% 50% Area Median
44 89.80%  GO% Area Median 24 48.98% 60% Area Median
0 0.00%  70% Area Median 0 0.00% 70% Area Medlan
0 0.00%  80% Area Median 0 0.00% B0% Area Median
0 0.00%  Market Units 0 0.00% Market Units
49 100.00%  Total 49 100.00% Total

The development plans to utllize average Income...uuin. FALSE

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

20-30% Levels FALSE 40% Levels FALSE 50% levels FALSE
Unit Detail FOR YOUR CONVENIENCE, COPY AND PASTE IS ALLOWED WITHIN UNIT MIX GRID

In the following grid, add a row for each unlque unit type planned within the development. Enter the approprlate data for
both tax credit and market rate units.

r-—-—-—n-—.—.—m—-—u—-m-m-—-u—.-—- Tt 2 et et 8 S 1 g W W R

Architect of Record Initial here that the information below Is
% accurate per certlfication statement within this application,
> r #fofUnlts |  Net
Unit Type Rent Target Number 504 Rentable |Monthly Rent

(Select One) (Select One) of Units | compliant |Square Feet| Per Unit | Total Monthly Rent

Mix 1|1 BR - 1 Bath 40% AMI 1 1 734.27 $450,00 $450
Mix 2 |1BR - 1 Bath 40% AMI 1 726,88 $450,00 $450
Mix 3 |1BR - 1 Bath 40% AMI 1 726,88 $450,00 $450
Mix 4 |1 BR - 1 Bath 50% AMI 1 727.81 $500,00 $500
Mix 5|1 BR - 1 Bath 50% AMI 1 734.27 $500.00 $500
Mix 6|1 BR - 1 Bath 50% AMI 1 727.81 $500,00 $500
Mix 7|1 BR - 1 Bath 60% AMI 1 726.88 $575.00 $575
Mix 8 |1 BR - 1 Bath 60% AMI 1 726.88 $575,00 8575
Mix 9|1 BR - 1 Bath 60% AMI 1 727.81 $575.00 5575
Mix 102 BR - 1.5 Bath 40% AMI 1 1042.73 $550,00 $550
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L. UNIT DETAILS
Mix 11 |2 BR - 1.5 Bath 50% AMI 1 1 1133.19 $600.00 S600
Mix 12 |2 BR - 1.5 Bath 50% AMI 1 871.88 $600.00 S600
Mix 13 |2 BR - 1.5 Bath 50% AMI 1 871.88 $600.00 $600
Mix 14 |2 BR - 1.5 Bath 60% AMI 1 872.11 $675.00 $675
Mix 15 |2 BR - 1.5 Bath 60% AMI 1 872.11 $675.00 $675
Mix 16 |2 BR - 1.5 Bath 60% AMI 1 965.34 $675.00 $675
Mix 17 |2 BR - 1.5 Bath 60% AMI 1 1019.79 $675.00 $675
Mix 18 |2 BR - 2 Bath 50% AMI 1 884.49 $600.00 $600
Mix 19 |2 BR - 2 Bath 50% AMI 1 884.49 $600.00 $600
Mix 20 |2 BR - 2 Bath 50% AMI il 884.49 $600.00 $600
Mix 21 |2 BR - 2 Bath 50% AMI 1 884.49 $600.00 $600
Mix 22 |2 BR - 2 Bath 50% AMI 1 884.49 $600.00 $600
Mix 23 |2 BR - 2 Bath 50% AMI 1 1 884.49 $600.00 $600
Mix 24 |2 BR - 2 Bath 50% AMI 1 884.49 $600.00 $600
Mix 25 |2 BR - 2 Bath 50% AMI 1 884.49 $600.00 $600
Mix 26 |2 BR - 2 Bath 50% AMI 1 884.49 $600.00 $600
Mix 27 |2 BR - 2 Bath 50% AMI 1 884.49 $600.00 $600
Mix 28 |2 BR - 2 Bath 60% AMI il 884.49 $675.00 S675
Mix 29 |2 BR - 2 Bath 60% AMI 1 884.49 $675.00 $675
Mix 30 |2 BR - 2 Bath 60% AMI 1 884.49 $675.00 $675
Mix 31 |2 BR - 2 Bath 60% AMI il 884.49 $675.00 $675
Mix 32 |2 BR - 2 Bath 60% AMI 1 884.49 $675.00 $675
Mix 33 |2 BR - 2 Bath 60% AMI 1 1l 884.49 $675.00 S675
Mix 34 |2 BR - 2 Bath 60% AMI 1 884.49 $675.00 $675
Mix 35 |2 BR - 2 Bath 60% AMI 1 884.49 $675.00 S675
Mix 36 |2 BR - 2 Bath 60% AMI 1 884.49 $675.00 3675
Mix 37 |2 BR - 2 Bath 60% AMI 1 884.49 $675.00 5675
Mix 38 |3 BR - 2 Bath 40% AMI ik 1198.60 $625.00 5625
Mix 39 |3 BR - 2 Bath 50% AMI 1 1094.38 $750.00 $750
Mix 40 |3 BR - 2 Bath 50% AMI 1 1089.67 $750.00 $750
Mix 41 |3 BR - 2 Bath 50% AMI 1 1089.67 $750.00 $750
Mix 42 |3 BR - 2 Bath 50% AMI 1 1094.38 $750.00 $750
Mix 43 |3 BR - 2 Bath 60% AMI 1 1198.60 $825.00 $825
Mix 44 |3 BR - 2 Bath 60% AMI 1 1198.60 $825.00 $825
Mix 45 |3 BR - 2 Bath 60% AMI 1 1094.38 $825.00 5825
Mix 46 |3 BR - 2 Bath 60% AMI 1 1089.67 $825.00 $825
Mix 47 |3 BR - 2 Bath 60% AMI 1 1089.67 $825.00 $825
Mix 48 |3 BR - 2 Bath 60% AMI 1 1094.38 $825.00 5825
Mix 49 |3 BR - 2 Bath 60% AMI 1 1 1198.60 $825.00 $825
Mix 50 S0
Mix 51 S0
Mix 52 S0
Mix 53 S0
Mix 54 S0
Mix 55 S0
Mix 56 S0
Mix 57 S0
Mix 58 S0
Mix 59 1]
Mix 60 S0
Mix 61 S0
Mix 62 $0
Mix 63 S0
Mix 64 S0
Mix 65 S0
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L. UNIT DETAILS

Mix 66 $0
Mix 67 S0
Mix 68 $0
Mix 69 $0
Mix 70 $0
Mix 71 $0
Mix 72 50
Mix 73 S0
Mix 74 S0
Mix 75 S0
Mix 76 S0
Mix 77 S0
Mix 78 S0
Mix 79 S0
Mix 80 50
Mix 81 $0
Mix 82 S0
Mix 83 50
Mix 84 50
Mix 85 50
Mix 86 50
Mix 87 $0
Mix 88 %0
Mix 89 S0
Mix 90 S0
Mix 91 S0
Mix 92 S0
Mix 93 S0
Mix 94 S0
Mix 95 $0
Mix 96 $0
Mix 97 $0
Mix 98 50
Mix 99 50
Mix 100 S0
TOTALS 49 5 $31,775

Total 49 Net Rentable SF: TC Units 45,428.92

Units MKT Units 0.00

Total NR SF: 45,428.92

|Floor Space Fraction (to 7 decimals)

100.00000%|
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M. OPERATING EXPENSES

Administrative:

1.
. Office Salaries

. Office Supplies

. Office/Model Apartment (type )
. Management Fee

u s wN

(Y=o <IN e )

Advertising/Marketing

6.04% of EGI $441.33 Per Unit

. Manager Salaries

. Staff Unit (s) (type )
. Legal

. Auditing

10.
11.
12.
13.

Bookkeeping/Accounting Fees
Telephone & Answering Service
Tax Credit Monitoring Fee
Miscellaneous Administrative
Total Administrative

Utilities

14,
15.
16.
17
18.

Fuel Oil
Electricity
Water
Gas
Sewer
Total Utility

Operating:

19,
20.
21,
22,
23,
24,
25.
26.
27.
28.
29,
30.
31.
3z,
33.
34,
35.
36.
37.

Janitor/Cleaning Payroll
Janitor/Cleaning Supplies
Janitor/Cleaning Contract
Exterminating
Trash Removal
Security Payroll/Contract
Grounds Payroll
Grounds Supplies
Grounds Contract
Maintenance/Repairs Payroll
Repairs/Material
Repairs Contract
Elevator Maintenance/Contract
Heating/Cooling Repairs & Maintenance
Pool Maintenance/Contract/Staff
Snow Removal
Decorating/Payroll/Contract
Decorating Supplies
Miscellaneous

Totals Operating & Maintenance

[Rivermont School Apartments] - Reservation Application

Use Whole Numbers Only!

$1,500
S0
$5,300
S0
$21,625

$21,840
$0
$274
$5,250
$0
$4,800
41,715
$4,299

2665603

$0
$15,000
$7,332
$0
47,892
$30,224

$0
$1,500
50
$1,346
$4,200
$0

50
$2,625
$5,000
$21,112
$2,450
$6,125
$7,430
$2,800
$0
$500
$3,675
$1,838
$3,580

§64!181
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M. OPERATING EXPENSES

Taxes & Insurance

38. Real Estate Taxes $15,000
39, Payroll Taxes $5,919
40. Miscellaneous Taxes/Licenses/Permits $300
41. Property & Liability Insurance $37,697
42. Fidelity Bond $70
43. Workman's Compensation $1,146
44, Health Insurance & Employee Benefits $5,400
45, Other Insurance S0
Total Taxes & Insurance $65,532
Total Operating Expense $226,540
Total Operating $4,623 C. Total Operating 63.30%
Expenses Per Unit Expenses as % of EGI

Replacement Reserves (Total # Units X $300 or $250 New Const. Elderly Minimum) $14,700

Total Expenses $241,240

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 3/5/2021 Landmark
b. Site Acquisition 12/31/2023 Landmark
c. Zoning Approval Completed Landmark
d. Site Plan Approval N/A Landmark
2. Financing
a. Construction Loan
i. Loan Application 4/1/2024 Landmark
ii. Conditional Commitment 5/15/2024 Landmark
iii. Firm Commitment 6/1/2024 Landmark
b. Permanent Loan - First Lien
i. Loan Application 4/1/2024 Landmark
ii. Conditional Commitment 5/15/2024 Landmark
iii. Firm Commitment 6/1/2024 Landmark
¢. Permanent Loan-Second Lien
i. Loan Application N/A Landmark
ii. Conditional Commitment N/A Landmark
iii. Firm Commitment N/A Landmark
d. Other Loans & Grants
i. Type & Source, List Complete Landmark
ii. Application Complete Landmark
iii. Award/Commitment 6/1/2024 Landmark
2. Formation of Owner Completed Landmark
3. IRS Approval of Nonprofit Status N/A N/A
4. Closing and Transfer of Property to Owner 12/31/2023 Landmark
5. Plans and Specifications, Working Drawings 3/1/2024 Landmark
6. Building Permit Issued by Local Government 5/1/2024 Landmark
7. Start Construction 7/1/2024 Landmark
8. Begin Lease-up 8/31/2025 LPMC
9. Complete Construction 12/31/2025 Landmark
10. Complete Lease-Up 4/31/2025 LPMC
11. Credit Placed in Service Date 12/31/2025 Landmark
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0.

PROJECT BUDGET - HARD COSTS

Cost/Basis/Maximum Allowable Credit

Complete cost column and basis column(s) as appropriate

To select exclusion of allowable line items from
Total Development Costs used in Cost limit
calculations, select X in yellow box to the left.

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) 7,747,402 0 0 7,747,402
b. Unit Structures (Rehab) 0 0 0 0
g. Non Residential Structures 0 0 0 0
d. Commercial Space Costs 0 0 0 0
:Ie. Structured Parking Garage 0 0 0 0
Total Structure 7,747,402 0 0 7,747,402
f. Earthwork 0 0 0 0
. Site Utilities 0 0 0 0
:lh. Renewable Energy 0 0 0 0
i. Roads & Walks 0 0 0 0
is Site Improvements 0 0 0 0
k. Lawns & Planting 0 0 0 0
I Engineering 0 0 0 0
m.  Off-Site Improvements 0 0 0 0
n. Site Environmental Mitigation 200,000 0 0 200,000
o. Demolition 0 0 0 0
p. Site Work 825,000 0 0 800,000
q. Other Site work 0 0 0 0
Total Land Improvements 1,025,000 0 0 1,000,000
Total Structure and Land 8,772,402 0 0 8,747,402
r. General Requirements 514,344 0 0 514,344
s. Builder's Overhead 171,448 0 0 171,448
( 2.0% Contract)
t. Builder's Profit 514,344 0 0 514,344
( 5.9% Contract)
u. Bonds 0 0 0 0
V. Building Permits 0 0 0 0
w.  Special Construction 0 0 0 0
X. Special Equipment 0 0 0 0
Y. Other 1: 0 0 0 0
z. Other 2: 0 0 0 0
aa. Other3: 0 0 0 0
Contractor Costs $9,972,538 S0 S0 $9,947,538
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0. PROJECT BUDGET - OWNER COSTS

To select exclusion of allowable line items from Total Development
Costs used in Cost limit calculations, select X in yellow box to the

left.

[Rivermont School Apartments] - Reservation Application

Amount of Cost up to 100% Includable in
MUST USE WHOLE NUMBERS ONLY! Eligible Basis--Use Applicable Column(s):
"30% Present Value Credit" (D)
Item (A) Cost (B) Acquisition (C) Rehab/ "70 % Present
New Construction Value Credit"
2. Owner Costs

a.  Building Permit 0 0 0 0
b.  Architecture/Engineering Design Fee 200,000 0 0 200,000

$4,082 /Unit)
c.  Architecture Supervision Fee 52,500 0 0 52,500

$1,071 /Unit)
d. Tap Fees 0 0 0 0
e. Environmental 14,000 0 0 14,000
f.  Soil Borings 5,500 0 0 5,500
g. Green Building (Earthcraft, LEED, etc.) 30,000 0 0 30,000
h.  Appraisal 10,000 0 0 10,000
i Market Study 6,000 0 0 6,000
j. Site Engineering / Survey 10,000 0 0 10,000
k.  Construction/Development Mgt 0 0 0 0
l Structural/Mechanical Study 0 0 0 0
m. Construction Loan 66,000 0 0 66,000

Origination Fee

n.  Construction Interest 400,000 0 0 300,000

(_6.8% for_24 months)
0. Taxes During Construction 9,000 0 0 9,000
p. Insurance During Construction 45,000 0 0 45,000
q Permanent Loan Fee 15,800 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 15,000 0 0 15,000
u.  Accounting 0 0 0 0
v. Title and Recording 65,000 0 0 0
w. Legal Fees for Closing 59,100 0 0 15,000
X.  Mortgage Banker 0 0 0 0
y. Tax Credit Fee 76,250
z.  Tenant Relocation 0 0 0 0
aa. Fixtures, Furnitures and Equipment 60,000 0 0 60,000
ab. Organization Costs 6,000 0 0 0
ac. Operating Reserve 168,007 0 0 0
ad. Contingency 712,315 0 0 712315
ae. Security 0 0 0 0
af.  Utilities 0 0 0 0

Owners Costs, printed 36



2023 Low-Income Housing Tax Credit Application For Reservation - Mixed Construction v.2023.3

0. PROIJECT BUDGET - OWNER COSTS

|:| ag. Servicing Reserve 0
(1) Other* specify: 0 0
(2) Other* specify: Engineering 100,000 0 0 100,000
(3) Other* specify: Lender Inspections 16,200 0 0 16,200
(4) Other* specify: Const. Lender Due Diligenc 15,000 0 0 15,000
(5) Other * specify: Real Estate Attorney 50,000 0 0 37,500
(6) Other* specify: Leasing 15,000 0 0 0
(7) Other* specify: Historic Fees 25,000 0 0 25,000
(8) Other* specify: Other Design Fee 10,000 0 0 10,000
(9) Other* specify: 0 0 0 0
Owner Costs Subtotal (Sum 2A..2(10)) $2,256,672 S0 S0 $1,754,015
Subtotal 1+ 2 $12,229,210 S0 S0 $11,701,553
(Owner + Contractor Costs)
3. Developer's Fees 1,200,000 1,200,000
Action: Provide Developer Fee Agreement (Tab A)
4. Owner's Acquisition Costs
Land 0
Existing Improvements 0 0
Subtotal 4: ] S0
5. Total Development Costs
Subtotal 1+2+3+4: $13,429,210 S0 S0 $12,901,553

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 Land
(Provide documentation at Tab E) S0 Building
Maximum Developer Fee: $1,408,337

See Cost Distribution for Proposed Cost Limit/Sq Feet
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2.1  Distribution of Costs by Construction Type

1. Provide details of costs broken out by construction type:

[Rivermont School Apartments] - Reservation Application
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Cost Type Actual Costs CO!’I:TE::Z“DH A::ztsi:e Rehab
a. Contractor Costs $9,972,538 $5,484,896 $4,487,642 S0
Separate Commercial Space Costs S0 S0 S0
% of Contractor Costs 55% 45% 0%
. Owner Costs
Tap Fees 4] S0 S0 S0
Operating Reserves $168,007 592,404 $75,603 S0
All Other Owner Costs (exclude Developer Fee) 52,088,665 $1,148,766 $939,899 S0
Land Cost S0 S0 S0 S0
. Building Acquisition Costs S0 S0 S0
{see note for previously owned buildings)
Developer's Fee $1,200,000 $660,000 $540,000 ]
Total $13,429,210 $7,386,066 $6,043,144 S0
Is.zr::ez?; FL(:;S(; Operating Reserves, Commercial $92,404 475,603 $0
Net $7,293,662 $5,967,541 S0
Number of Units from Structure: 49 32 17 0
% of Overall Units: 65% 35% 0%
Proposed Development's Cost per Sq Ft $177 $234 S0
Applicable Cost Limits per Sq Ft $239 $239 $192
Proposed Development's Cost per Unit $227,927 $351,032 S0
Applicable Cost Limits per Unit $288,464 $288,464 $222,528
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. 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 13,429,210 0 0 12,901,553
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 1,244,944
3. Total Eligible Basis (1 - 2 above) 0 0 11,656,609
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 3,496,983
c. For Green Certification (Eligible Basis x 10%) 0
Total Adjusted Eligible basis 0 15,153,592
5.  Applicable Fraction 100.00000% 100.00000% 100.00000%
6. Total Qualified Basis 0 0 15,153,592
(Eligible Basis x Applicable Fraction)
7.  Applicable Percentage 9.00% 9.00% 9.00%
(Beginning in 2021, All Tax Exempt requests should use the standard
4% rate and all 9% requests should use the standard 9% rate.)
8.  Maximum Allowable Credit under IRC §42 [ $0 $0 $1,363,823 |
(Qualified Basis x Applicable Percentage)
(Must be same as BIN total and equal to or less $1,363,823
than credit amount allowed) Combined 30% & 70% P. V. Credit
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Y, SOURCES OF FUNDS

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

‘ Action: Provide Documentation for all Funding Sources at Tab T
:

loans financed through grant sources:

Date of Date of Amount of
Source of Funds Application | Commitment Funds Name of Contact Person
1. TBD $8,800,000
2:
3:
Total Construction Funding: $8,800,000

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

(Whele Numbers only) Interest Amortization | Tarm 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. |REACH $980,000 $49,264 2.95% 30 30
2. |TAXABLE $600,000 $45,509 6.50% 30 30
3. |RVARC WPPDC LOAN 7/7/2022 $400,000 0.00% 30
4,
5.
6.
7.
8.
9.
10.
Total Permanent Funding: $1,980,000 $94,773
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

Ul bl ol Kol el

Total Permanent Grants:

$0
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".  SOURCES OF FUNDS

4. Subsidized Funding

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

oOm -« 0 O n T o

e s s

Date of Amount of
Source of Funds Commitment Funds

1. |Donation of Property 3/5/2021 $515,000
2. |RVARC WPPDC BELOW MARKET LOAN 7/7/2022 $400,000
3.
4.
5.

Total Subsidized Funding $915,000

with Federal, State, or Local Government FUNdS......cueunreeesnnnsienniennes

TRUE

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

Below-Market Loans

.|Tax Exempt Bonds S0
.[RD 515 S0
.|Section 221(d)(3) S0
.|Section 312 S0
.|Section 236 S0
.|Virginia Housing REACH Funds $980,000
.|HOME Funds S0
.|Choice Neighborhood S0
National Housing Trust Fund S0
Virginia Housing Trust Fund S0
Other: $400,000
RVARC WPPDC Loan
Other: S0
Grants*
.|CDBG S0
.|UDAG $0

Market-Rate Loans

a.|Taxable Bonds $600,000

b.|Section 220 S0

c.|Section 221(d)(3) S0

d.|Section 221(d)(4) S0

e.|Section 236 S0

f.|Section 223(f) S0

g.|Other: S0
Grants

c.|State

d.|Local

e.|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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7. 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 R e FALSE
If True, list which financing and describe the credit enhancement:

8. Other Subsidies Action: Provide documentation (Tab Q)
a. TRUE 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..........coviinnininiiinn FALSE
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R. EQUITY
1. Equity
a. Portion of Syndication Proceeds Attributable to Historic Tax Credit
Amount of Federal historic credits $1,244,944  x Equity $ $0.820 = $1,020,752
Amount of Virginia historic credits $1,556,180 x Equity $ $0.820 = $1,276,068
b.  Equity that Sponsor will Fund:
i.  CashInvestment $0
ii.  Contributed Land/Building S0
iii. Deferred Developer Fee 514,885 (Note: Deferred Developer Fee cannot be negative.)
iv.  Other: S0
ACTION: If Deferred Developer Fee is greater than 50% of overall Developer Fee, provide a cash flow
statement showing payoff within 15 years at TAB A.
Equity Total $14,885
2. Equity Gap Calculation
a. Total Development Cost $13,429,210
b. Total of Permanent Funding, Grants and Equity $4,291,705
c. Equity Gap $9,137,505
d. Developer Equity 5914
e. Equity gap to be funded with low-income tax credit proceeds $9,136,591
3. Syndication Information (If Applicable)
a. Actual or Anticipated Name of Syndicator: |~ TBD
Contact Person: Phone:
Street Address:
City: State: Zip:
b. Syndication Equity
i: Anticipated Annual Credits $1,075,000.00
Breakdown of Credits by Type New Construction $591,250.00
Adaptive Reuse $483,750.00
Rehab $0.00
ii.  Equity Dollars Per Credit {e.g., $0.85 per dollar of credit) $0.850
iii. Percent of ownership entity (e.g., 99% or 99.9%) 99.99000%
iv.  Syndication costs not included in Total Development Costs (e.g., advisory fees) S0
v.  Net credit amount anticipated by user of credits $1,074,893
vi. Total to be paid by anticipated users of credit (e.g., limited partners) $9,136,591
c.  Syndication: Private
d. Investors: Corporate
4. Net Syndication Amount $9,136,591
Which will be used to pay for Total Development Costs
85.0000441905%

5. Net Equity Factor
Must be equal to or greater than 85%
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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
Virginia Housing to determine, as required by the IRC, the amount of credits which may be allocated for the development.
However, Virginia Housing at all times retains the right to substitute such information and assumptions as are determined by
Virginia Housing 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 Virginia Housing for a
reservation of credits, the amount of such reservation may differ significantly from the amount you compute below.

. Total Development Costs

$13,429,210

Less Total of Permanent Funding, Grants and Equity $4,291,705
Equals Equity Gap $9,137,505
Divided by Net Equity Factor 85.0000441905%
(Percent of 10-year credit expected to be raised as equity investment)
Equals Ten-Year Credit Amount Needed to Fund Gap $10,750,001
Divided by ten years 10
Equals Annual Tax Credit Required to Fund the Equity Gap $1,075,000
Maximum Allowable Credit Amount $1,363,823
(from Eligible Basis Calculation)
Requested Credit Amount For 30% PV Credit: S0

For 70% PV Credit: $1,075,000
Credit per LI Units $21,938.7755
Credit per LI Bedroom $10,643.5644 | Combined 30% & 70%

PV Credit Requested $1,075,000

. Action: Provide Attorney’s Opinion (Mandatory Tab H)
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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 $31,775
Plus Other Income Source (list):  laundry, late fees, etc. $294
Equals Total Monthly Income: $32,069
Twelve Months x12
Equals Annual Gross Potential Income $384,828
Less Vacancy Allowance 7.0% 526,938
Equals Annual Effective Gross Income (EGI) - Low Income Units $357,890
\ 2. Indicate the estimated monthly income for the Market Rate Units (based on Unit Details tab):
Total Monthly Income for Market Rate Units: S0
Plus Other Income Source (list): S0
Equals Total Monthly Income: 50
Twelve Months x12
Equals Annual Gross Potential Income S0
Less Vacancy Allowance 0.0% S0
Equals Annual Effective Gross Income (EGI) - Market Rate Units S0
Action:  Provide documentation in support of Operating Budget (TAB R)
3. 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

R oo T

$357,890

S0

$357,890

$241,240

$116,650

$94,773
$21,877
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T. CASH FLOW

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

Stabilized

Year 1 Year 2 Year3 Year 4 Year 5
Eff. Gross Income 357,890 365,048 372,349 379,796 387,392
Less Oper. Expenses 241,240 248,477 255,932 263,609 271,518
Net Income 116,650 116,571 116,417 116,186 115,874
Less Debt Service 94,773 94,773 94,773 94,773 94,773
Cash Flow 21,877 21,798 21,644 21,413 21,101
Debt Coverage Ratio 1.23 1.23 1.23 1.23 1.22

Year 6 Year 7 Year 8 Year 9 Year 10
Eff. Gross Income 395,140 403,042 411,103 419,325 427,712
Less Oper. Expenses 279,663 288,053 296,695 305,596 314,763
Net Income 115,476 114,989 114,408 113,730 112,948
Less Debt Service 94,773 94,773 94,773 94,773 94,773
Cash Flow 20,703 20,216 19,635 18,957 18,175
Debt Coverage Ratio 1.22 1.21 1.21 1.20 1.19

Year 11 Year 12 Year 13 Year 14 Year 15
Eff. Gross Income 436,266 444,991 453,891 462,969 472,228
Less Oper. Expenses 324,206 333,933 343,951 354,269 364,897
Net Income 112,060 111,059 109,941 108,700 107,331
Less Debt Service 94,773 94,773 94,773 94,773 94,773
Cash Flow 17,287 16,286 15,168 13,927 12,558
Debt Coverage Ratio 1.18 1.17 1.16 1.15 1.13
Estimated Annual Percentage Increase in Revenue 2.00% (Must be < 2%)
Estimated Annual Percentage Increase in Expenses 3.00% (Must be > 3%)
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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: _ 2 _
allocation request).
FOR YOUR CONVENIENCE, COPY AND PASTE IS ALLOWED WITHIN BUILDING GRID
NUMBER Please help us with the process: 30% Present Value 30% Present Value
OF DO NOT use the CUT feature Credit for Acquisition Credit for Rehab / New Construction 70% Present Value Credit
DO NOT SKIP LINES BETWEEN BUILDINGS 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
# ifknown | UNITS | UNITS Address 2 Basis Date Percentage Amount Basis Date Percentage Amount Basis Date Percentage Amount
4. 17 1011 N Rockbridge Avenue Covington VA |2aa25 $0 $0 $8334,476 9.00%) $750,103
FA 32 1011 N Rockbridge Avenue Ct VA 24426 50 S0 56,819,116 9.00% $613,720
3 50 50 50
4. S0 S0 0
5.| $0 s0 $0
6.| 50 $0 $0
7. 50 S0 S0
8. 50 so $0
9. S0 $0 S0
10. S0 $0 $0
11 30 $0 so
1z 50 S0 $0
13, $0 S0 $a
14, so $0 $0
15. 30 so $0
16. $0 $0 $0
17. 50 S0 S0
18. $0 S0 $0
19. S0 0 $0
20. $0 $0 s0
21 $0 $0 50
2. $0 $0 S0
23. S0 50 s0
24, S0 50 50
25. $0 $0 S0
26. $0 S0 s0
27. $0 $0 $0
28. S0 50 $0
8. 50 S0 S0
30. $0 50 S0
31 50 50 S0
32 s0 S0 50
33 S0 S0 $0
34. 50 S0 S0
35. $0 s0 50
49 0 1f development has more than 35 buildings, contact Virginia Housing.
Totals from all buildings [0 [0 [ 51515359
EERTERET | $1.363,823 |
_ Number of BINS: _ 2 _
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V.

STATEMENT OF OWNER

rhe 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.

that it will at all times indemnify and hold harmless Virginia Housing and its assigns against all losses, costs,

damages, Virginia Housing's expenses, and liabilities of any nature directly or indirectly resulting from, arising out
of, or relating to Virginia Housing'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.

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.

that this application form, provided by Virginia Housing 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 Virginia Housing 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.

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

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.

that, for the purposes of reviewing this application, Virginia Housing 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.

that Virginia Housing 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.

that reservations of credits are not transferable without prior written approval by Virginia Housing at its sole
discretion.
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STATEMENT OF OWNER

10.

11.

12.

13.

14.

15.

16.

17.

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 Virginia Housing 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 agrees to provide disclosure to all tenants of the availability of Renter Education provided
by Virginia Housing.

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 Virginia Housing's inability to process the application. The original or copy of this application may be
retained by Virginia Housing, even if tax credits are not allocated to the undersigned.

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

Legal Name of Owner:  Rivermont School Apartments, LLC

By: Landmark Asset Services, Inc.,

its Managing Member
[
By: L {Q{ ﬂ’ %L-f’l\
Its: Lisa A, Sari, President
(Title)
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W STATEMENT OF ARCHITECT

"The architect signing this document is certifying that the development plans and specifications incorporate
all Virginia Housing Minimum Design and Construction Requirements (MDCR), selected LIHTC enhancements
and amenities, applicable building codes and accessibility requirements.

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

Legal Name of Architect: Mikel Taylor Griffin
Virginia Licensetit: 0401009449
Architecture Firm or Company: CIMW Architecture, P&/~

Its: 'Vfce Preélfn‘: é/ 7/\/

(Title)

Initials by Architect are also required on the following Tabs: Enhancement, Special Housing Needs and Unit Details.
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w. LIHTC SELF SCORE SHEET

Self Scoring Process

This Self Scoring Process is intended to provide you with an estimate of your apT)IIcation's score based on the information included within the
reservation application. Other items, denoted below in the yellow shaded cells, are typically evaluated by Virginia Housin'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 responses (Y or N) in the yellow shaded cells, if applicable. Items 5f and 5g require a numeric value to be entered.

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

where appropriate, which may change the final score.

MANDATORY ITEMS:
a. Signed, completed application with attached tabs in PDF format
b. Active Excel copy of application

. Partnership agreement

. SCC Certification

. Previous participation form

. Site control document

. RESNET Certification

. Attorney's opinion

. Nonprofit questionnaire (if applicable)

. Appraisal

. Zoning document

. Universal Design Plans

. List of LIHTC Developments (Schedule A)

- = A -, D O o

i s T s

1. READINESS:

a. Virginia Housing notification letter to CEO (via Locality Notification Information App)

b. Local CEO Opposition Letter

c. Plan of development

d. Location in a revitalization area based on Qualified Census Tract
e. Location in a revitalization area with resolution

f. Location in a Opportunity Zone

2. HOUSING NEEDS CHARACTERISTICS:
a. Sec 8 or PHA waiting list preference
b. 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 provided priority letter from Rural Development
. Dev. located in area with increasing rent burdened population

Mm@ =~ 0O O n
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Total:

Total:

Total:

Included

=<

= = g g o o o o - | ]

=Z < 2 < Z <

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

0or-50
0or-25
0to 10
Oor10
Qori5
Qor1l5

Oorupto5
Oor 20

Up to 40
Oor5

Oor10

0, 20, 25 or30
Oor15

Upto 20

Score

olC|o|o|o|jo|o|jo|o|o|o|o|o|o

0.00

0.00

10.00

0.00

15.00

0.00

25.00

4.49

0.00

13.63

5.00

10.00

0.00

0.00

0.00

33.12
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3. DEVELOPMENT CHARACTERISTICS:

a. Enhancements (See calculations below) 61.00
b. Project subsidies/HUD 504 accessibility for 5 or 10% of units Y 0or 50 50.00
or ¢. HUD 504 accessibility for 10% of units N Oor 20 0.00
d. Provides approved resident services or eligible childcare services N Oor15 0.00
e. Provides telephonic or virtual health services N Oor 15 0.00

f. Proximity to public transportation (within Northern VA or Tidewater) Y10 0,10 or 20 10.00

g. Development will be Green Certified Y Oor10 10.00

h. Units constructed to meet Virginia Housing's Universal Design standards 96% Up to 15 14.39

i. Developments with less than 100 low income units Y up to 20 20.00

j. Historic Structure eligible for Historic Rehab Credits Y Oor5 5.00

Total: 170.39
4. TENANT POPULATION CHARACTERISTICS:  Locality AMI  State AMI
$65,100 $71,300

a. Less than or equal to 20% of units having 1 or less bedrooms Y Oor15 15.00

b. <plus> Percent of Low Income units with 3 or more bedrooms 24.49% Upto 15 15.00

c. Units with rent and income at or below 30% of AMI and are not subsidized (up to 10% of Ll units)  0.00% Up to 10 0.00

d. Units with rents at or below 40% of AMI (up to 10% of LI units) 10.20% Up to 10 10.00

e. Units with rent and income at or below 50% of AMI 10.20% Up to 50 0.00

f. Units with rents at or below 50% rented to tenants at or below 60% of AMI 51.02% Up to 25 0.00
or g. Units in LI Jurisdictions with rents <= 50% rented to tenants with <= 60% of AMI 51.02% Up to 50 50.00

Total: m
5. SPONSOR CHARACTERISTICS:

a. Experienced Sponsor - 1 development in Virginia Y Oor5 5.00

b. Experienced Sponsor - 3 developments in any state Y Oor 15 15.00

¢. Developer experience - life threatening hazard N 0 or -50 0.00

d. Developer experience - noncompliance N Oor-15 0.00

e. Developer experience - did not build as represented (per occurrence) 0 0or-2x 0.00

f. Developer experience - failure to provide minimum building requirements (per occurence) 0 0 or -50 per item 0.00

g. Developer experience - termination of credits by Virginia Housing N Oor-10 0.00

h. Developer experience - exceeds cost limits at certification N 0or-50 0.00

i. Socially Disadvantaged Principal owner 25% or greater N Oor5 0.00

j. Management company rated unsatisfactory N Oor-25 0.00

k. Experienced Sponsor partnering with Local Housing Authority pool applicant N Oor5 0.00

Total: 2000
6. EFFICIENT USE OF RESOURCES:
a. Credit per unit Up to 200 70.60
b. Cost per unit Up to 100 34.68
Total: T105.28
7. BONUS POINTS:

a. Extended compliance 0 Years 40 or 50 0.00
or b. Nonprofit or LHA purchase option Y’ Oor60 60.00
or ¢. Nonprofit or LHA Home Ownership option N Oor5 0.00

d. Combined 9% and 4% Tax Exempt Bond Site Plan N Up to 30 0.00

e. RAD or PHA Conversion participation and competing in Local Housing Authority pool N 0 or10 0.00

f. Team member with Diversity, Equity and Inclusion Designation N Oor5 0.00

g. Commitment to electronic payment of fees Y Oor5 5.00

Total: 65.00
400 Point Threshold - all 9% Tax Credits TOTAL SCORE: 508.79

300 Point Threshold - Tax Exempt Bonds
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Total Pts
Enhancements: Max Pts Awarded
All units have:
a. Community Room 5 5.00
b. Exterlor walls constructed with brick and other low maintenance materials 40 40.00
Type: New Act.
Constr, Adaptive Reuse Rehab
% of Units o of unies 65% 35% 0%
c. Sub metered water expense 5 0 0 0 0.00
d. Watersense labeled faucets, toilets and showerheads 3 0 0 0 0.00
e. Rehab only: Infrastructure for high speed internet/broadband 1 0 0.00
f. N/A for 2022
g. Each unit provided free individual high speed internet access 10 . 0.00
OCne selection per deal
h. Each unit provided free individual WiFi 12
i, Bath Fan - Delayed timer or continuous exhaust 3 . 3.00
Cne selection per deal

J. Baths equipped with humidistat 3
k. Cooking Surfaces eqt?ipped \.\.rith fire preventi.on features 4 One selection per deal 2.00
1, Cooking surfaces equipped with fire suppression features 2
m. Rehab only: dedicated space to accept permanent dehumidification system 2 0 0.00
n. Provides Permanently instalted dehumidification system s 3.27 1.73 +] 5.00
0. Al interior doors within units are solid core 3 196 1.04 v] 3.00
p. USB in kitchen, living room and all bedrooms 1 0.65 0.35 [ 1.00
. LED Kitchen Light Fixtures 2 131 0.69 0 2.00
r. % of renewable energy electric systems 10 i One value per deal 0.00
s. New Construction: Balcony or patio 4 0 0.00
All elderly units have:
t. Front-control ranges 1 g ) 0 0.00
u. Independent/suppl. heat source 1 0 0 0 0.00
v. Two eye viewers 1 o 0 0 0.00
w. Shelf or Ledge at entrance within interior hallway 2 0 4] 0 0.00

Total Enhancements Pis. 61.00
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_Jeal Name: Rivermont School Apartments
Cycle Type: 9% Tax Credits Requested Credit Amount: $1,075,000
Allocation Type: Mixed Construction Jurisdiction: Alleghany County
Total Units 49 Population Target: General Total Score
Total LI Units 49 508.79
Project Gross Sq Ft:  67,974.00 Owner Contact: Lisa Sari
Green Certified? TRUE
Source of Funds Amount Per Unit Per Sq Ft Annual Debt Service
Permanent Financing 51,980,000 540,408 $29 594,773
Grants S0 S0
Subsidized Funding $915,000 $18,673
Uses of Funds - Actual Costs | Total Development Costs
Type of Uses Amount Per Unit Sq Ft % of TDC
Improvements $8,772,402|  $179,029 $129 65.32%| [Total Improvements $12,229,210
General Req/Overhead/Profit $1,200,136 $24,493 518 8.94% Land Acquisition $0|
Other Contract Costs S0 $0 S0 0.00% Developer Fee $1,200,000
Owner Costs $2,256,672 $46,055 $33 16.80% Total Development Costs $13,429,210
Acquisition S0 S0 $0 0.00%
Developer Fee $1,200,000 $24,490 518 8.94%
Total Uses $13,429,210  $274,066 Proposed Cost Limit/Sq Ft:
NC REUSE REHAB
| Income $177 35% 0%
l‘%rc’ss Potential Income - LI Units $384,828 Applicable Cost Limit/Sq Ft: $239
ross Potential Income - Mkt Units S0 NC REUSE REHAB
Subtotal $384,828 $239 5239 5192
Less Vacancy % | 7.00%| $26,938 Proposed Cost Limit/Unit: $274,066
Effective Gross Income $357,890 Applicable Cost Limit/Unit: $288,464
Rental Assistance? TRUE Unit Breakdown
Supp Hsg 0
Expenses # of Eff 0
Category Total Per Unit # of 1BR 9
Administrative $66,603 $1,359 # of 2BR 28
Utilities $30,224 $617 i of 3BR 12
Operating & Maintenance $64,181 $1,310 it of 4+ BR 0
Taxes & Insurance $65,532 $1,337 Total Units 49
Total Operating Expenses $226,540 $4,623
Income Levels Rent Levels
Replacement Reserves $14,700 $300 # of Units # of Units
<=30% AMI 0 0
Total Expenses $241,240 $4,923| 40% AMI 5 5
5U% AMI U AY
Cash Flow 60% AMI a4 24
EGI $357,890 >60% AMI 0 0
Total Expenses $241,240 Market 0 0
Net Income $116,650
Debt Service $94,773 Income Averaging? FALSE
Debt Coverage Ratio (YR1): 1.23 Extended Use Restriction? 30
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Y. Efficient Use of Resources

Credit Points for 9% Credits:

If the Combined Max Allowable Credits is $500,000 and the annual credit requested is $200,000, you are providing a 60% savings for the
program. This deal would receive ali 200 credit points.

For another example, the annual credit requested is $300,000 or a 40% savings for the program. Using a sliding scale, the credit points
would be calculated by the difference between your savings and the desired 60% savings. Your savings divided by the goal of 60% times the

max points of 200. In this example, (40%/60%) x 200 or 133.33 paints.

Tax Exempt Deals are granted a starting paint value greater than zero to allow for the nature of these deals.

Combined Max $1,363,823
Credit Requested $1,075,000
% of Savings 21.18%
Sliding Scale Points 70.6

Cost Points:

If the Applicable Cost by Square foot is $238 and the deal’s Proposed Cost by Square Foot was 5119, you are saving 50% of the applicable
cost. This deal would receive all 100 cost points.

For another example, the Applicable Cost by SqFt is $238 and the deal's Proposed Cost is $153.04 or a savings of 35.70%. Using a sliding
scale, your points would be caleulated by the difference between your savings and the desired 50% savings. Your savings divided by the
goal of 50% times the max points 100. In this example, (35.7%/50%) x 100 or 71.40 points.

New Construction Adaptive Reuse Rehab

% of total units 65.3% 34.7% 0.0%
Available Points 65.31 34.69 0
Cost per Sg Foot (proposed) 5177 $234 S0
Appl Cost Limit per Sq Foot $239 $239 $192
% of Savings 26.06% 1.91% 0.00%
Cost per Unit {Proposed) $227,927 $351,032 S0
Appl Cost Limit per unit $288,464 $288,464 $222,528
% of Savings 20.99% -21.69% 0.00%
Max Savings 26.06% 1.91% 0,00%
Sliding Scale Points 34.04 1.33 0

Total Points: 35.37
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STATE CORPORATION COMMISSION
Richmond, March 4, 2021

This certificate of vegistration to transact business in Virginia is this day issued for

Rivermont School Apartments, LLC

a limited liability company organized under the laws of Novth Carolina and the said
limited liability company is authorized to transact business in Virginia, subject to all

Virginia laws applicable to the company and its bustness.

STATE CORPORATION COMMISSION

Altest:
[ Betrand Y —

Clerk of the Commission
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State Corporafion Qommizsion

CERTIFICATE OF FACT

1 Certify the Following from the Records of the Commission:

That Rivermont School Apartments, LLC, a Limited Liability Company formed under the law of North
Carolina, obtained a certificate of vegistration to transact business in Virginia from the Commission

on March 4, 2021; and

That the Limited Liabiliﬁy Company is registered to transact business in the Commonwealth of
Virginia as of the date set ﬁ)r{h below.

That the limited [iabi[ity compary is current tn the payment of alt regis’cration fees assessed against it
by the Commission pursuant to the Virginia Limited Liabi[ity Company Act as of the date set for’th

helow.
Noﬂ'ning move is hereby cerﬁﬁed.

S'Lgned and Sealed at Richmond on this Date:

March 12, 2023

(Bt Sty

Bernard ). Logan, Clerk of the Commission

CERTIFICATE NUMBER : 2023031218485463
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Appendices continued

Previous Participation Certification

Rivermont School Apartments

Development Name

Name of Applicant (entity) Rivermont School Apartments, LLC

| hereby certify that:

1. 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.

2. 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;

3. 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;

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

5. 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;

6. 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;

7. 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;

8. 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

9. 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.

10. None of the participants is a Virginia Housing employee or a member of the immediate
household of any of its employees.

11. 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

Virginia Housing | Federal Housing Credit Manual ' 14



Appendices continued

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.

12. 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.

13. 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.

15. 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.
In the 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.

g £ S

Signature

Liea & San o

Printed Name

3| 1w|2092

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

Virginia Housing | Fedefafl—louéing Credif Maﬁual o ) —



Previous Participation Certification — Explanation

Landmark Asset Services, Inc.

Item 14: Litigation

1. on 7/23/2020, a serious incident involving two residents occurred at Martinsville Lofts in
Martinsville, VA. Landmark Asset Services, Inc., and other related entities were sued after this
incident, which is being handled by our liability insurance company. Due to ongoing litigation
and on the advice of counsel, | would prefer to provide additional information only upon
request.

L Q Cﬂﬂ 2\ \ ;)z D2

Lisa A. Sari, President of Landmark Asset Services, Inc. Date '
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List only 1ox credi development experence since 2007 (i.e. for the past 15 years)

List of LIHTC Developmenis [Schedule A)

Development Name: Rivermont Schosl Apattments
pame of Appllcant: Rivermont School Apariments, LLC

Use separale pages as needed, for sach principal.

Conlrofling GF (CGP) ot ‘Named' Managing Y
Princinal's Name: Mamboar of Proposed property?t  YorN
CGPor
"Mamed'
Mdanagihg
Memberat| Total {TololLow| Uncorecled
Name of Ownership Enfity | the timeof | Dev. {Income | Flacedin |B840%(s) Issue | 882357 {Y/N]
Devslopment Neme/locotion and Phona Number dev.? [Y/N]*]  Unils Unlls {Service Dale Date
Albermarls Schaal Aportments Albeirnarte Cenfral School, LLC ¥ 53 53 B8 22712017
Albermarle, HC 334.722987!
Ashebaro Mill Lofis Asheboro Mill, LLC ¥ 0 0 2712013 14842014 N
Ashebaio, NC 3347229071
Beaumnont Bownlawn Lafts Beaumon! Downimwn Lofts, LEC Y 34 kL EO/9 /2008 a2 Y
Zeaumont, TX 336 7225871
Brookmaon! Lolis Biookmont Lafts, LLE Y 54 a4 12/28/2021 80 M
woynesvila, NC 338722307 F
Central Sehool Apartments Cendial School Apartments, LLC Y a3 3 107242008 B3 HG N
Bessamer Cily, NC A48 7229671
Cherokan Ml Lofts Charokes pill Lolls, LLC Y 0 &0 8/2852014 ARG M
Calhoun. GA 338,722,967
Chureh Stroet Lofts Chuich Sireet Lofts Apartmenls, ¥ 20 0 TRD B N
Asheboro, NC LC
2357229871
Coit Viluge Aporimants Call Vilage. LT Y 0 50 327572008 2/18/2007 H
florance, SC 33567229871
Colten Mill Lofts Coltan mill Lofts, LLC T 3z 42 1241812012 /712013 N
Howkinsville, GA 3367229871
Darfingten Downtown Lofts Darlington Downown he 28 28 124712007 208 N
Datfinaten. $& Raevilalzallon, LLC 335.722.9871
Dauglos Schocl Apls Douglas Schaal Apls, LLC Y 41 41 8312006 4126/ 2007 N
Aristol, VA 3367229671
EA Swain Aportments EA Sweoin Aparimends, LLC Y 88 a NI 315/ 2021 b
Langit, NC 336-722-9871
Fast Broud Crossing East Broad Crossing, LLC ¥ 50 P46¢ 00 13/27/2007 H
Statesvile, NC 3347229871
£ast Harper Stroat Apts East Horpar Steel Apls. LLC ¥ a6 a4 e/17/2006 9/4/2008 [
Langl, NC 334 722987
Frior Waods Apls Friar Woods. L1C 84 B4 7A/26 &/L5/2017 H
karnersville, NC 336.722.9871 i
Garliald Pork Garfield Park, LLC ¥ &9 &2 THIH 0N 8/8/2012 N
Mihwaikae, WE 338.7229871
Gan, Washinglon Schoal Apls Geo. Woshington Sehooi, LLC Y 54 54 TIF1472007 91812007 M
xingspoart, TN 3367229871
Globe Tobacca Lofts Globe Tobaceo Lefts, LLC ¥ 43 34 1243112007 10/8/2008 2
pat, Adry, NC 348.722.9871
Grainges Place Apts Giainger HS LP ¥ a7 L7 Y176/2019 B7 222020 M
Kinslan, NG 33567229371
Grasnview Yilluge Graenview Villoge. LLC ¥ 44 Ad 1242242010 242201 N
Powall, TH 3367229871
Groom Schoe! Apartments Groom School Apartmenls, LLC A 55 55 12/20/2019 7128/ 2020 N
Souih Hill, YA 336.7229871
Honover Ridge Apts Hanover Ridge, LP Y 72 4i 37242002 415420010 N
Antioch, TH 336,7229871
Hartsvillp Gardan Hoylsvitte Gatden, LLC M 72 2 Le200 224100 N
Hortsvila, 5G 3367229871
Heaton Crassing Apls Heron Crossing, LLC Y 40 32 1206/ 2007 /2652008 N
Ridgeland, $C 3367223871
Highland Mamorial Hightand Memorial, LLE Y 75 75 A/30f2013 494014 N
Gaslonla, NG 3367229871
Historic Lofis of Waca High Historig Lalks of Waco High, LLC Y 104 104 12418/2008 &27F2QY] H
Waco, B 3367229871
Hunter 8ay Hunler Boy, LLC Y 40 40 12132007 1242942002 o
York, SC 3367229871
Jobnson 1okes Apls lohnson kakes Escambla, LP ¥ 140 160 22908 ££12/2007 M
Pansocola, FL 335.7227871
remper Lofts Kemper Lolls, (G Y EH 41 12414/200% 10462010 H
Lynchiburg, VA 336.722 3871
rinston Holel Kinslon Holel, LLC ¥ b2 8 12428/ 204 2/19/2002 bl
Hinsban, HC 3267229871
EloP's il Lofts RIoTs Ml Lofls, LG ¥ ) 50 W2z | 32072013 H
Curnbetiond, MD 336.722.9871
Lassiter Squaie Lassiter Square, LLC Y 36 36 19/30/ 2005 V2312007 I
Madizon. NC 3367229871
LHS Apartments LHS Aporimants. LLC ¥ 44 44 H/2i2009 5i28/2020 N
Lengir, NC 336.722.9871
L. Rlchordson Haspital L. Richardson Hospitai It LP N az 32 H3WR 316/ 2023 M
Greemboro, NC 336-722-9571
Lynn Streat Lofls Lynn Straet Lofts, LLC Y kv 7 SF2BI2008 12/18/2008 N
|Danville, VA 3367229871
Martinsvilie Lolts Marlinsvitle Lofls, LLC Y 60 &0 Faia 3/20/20v2 H
rartinsville, VA 3367229671
Mayworlh Schoal Apls Maywoith Schoot Apls, LLG ¥ 40 Lol 12431172008 HA2007 M
Cramerton, NC 3367229871
Mabona Mill Lofts hiebone Wil bofls, LLC N 75 75 27 /00 B/2/2012 M
Mebane, NC 336.722587%
Movta Gracary Lofls hoore Grocery Lafis, LLC Y 68 &8s 12/31 /2008 8/11/2011 M
Tyler. 1% 336.722.9871
tulbenry School Apls rulbetry School Apis, LLC Y 3 3t 12431 /2007 10432008 M
Statesvills, NC 336.722.9871
* pausl have tha abifity (o Bind The LIHTC enfity: decumanl with
attneship/operaling agreements and one 8407 [per
smilw‘devs\ogmenllgorgu lolai of 6. e 1st PAGE LIRTC as % of
TOTAL: 2,192 2,147 98%  Tokal Unils

ADD ADDITIONAL PROPERTIES USING NEXT TAB



Previous Parlicipation Cerlification continued
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Name of Ownership Controling Low complicnce
Enlily and Phone Genheral Tolat Income | Placedin Found? Y/N
Davelopment Name/Location Number Partner? (Y/n] Unils Unils  |Service Datet 8409 Date | (Explain Yes)
Naolhanial Vilage Nathaniel Viliege, LLC Y 48 48 122972009 Exchange ]
Greenvlile. NC 336.722.9871
Noland Green Aparfments Noland Green, WLC Y 60 54 B8/31/2011 3/5/2012 M
Mewport Mews, VA 336.722.9871
Orchard View Apls Orchard View, P Y 44 &4 12/1 42008 2426{2010 ¥
McMinnville, TN 336.722.9871
Pecan Grove Pecan Grove Apls, LLC Y 32 32 8f2/2007 242612008 N
Dardinglon, SC 336.722.9871
Pine Valley Apcriments Plna Vakey, LLC Y 72 72 BAS20YT 212612018 M
Beaufor, NC 336.722.9871
Richardsen Vitage Richardson Viliae Il LP I 24 24 1271642020 8/31/20 N
Greensboro, NC 336-722-9871
Ridgecrest Aporimenls Ridgecrest Apariments, LLC Y 72 72 1/2/2008 /5/2008 Y
Bristol, VA 336.722.9671
Rowan Pointe Rowan Pointe, (LC Y &0 4D 5/5/2010 02172011 N
Mocksville, NC 334,722.9871
Royce Gardens Royce Kl 1P ¥ 72 72 11/18/2008 212612010 N
Clak Ridge, TH 3367229871
Skyline Manor Apgrimenis Skyline Manor Apariments, ¥ 32 32 127172020 512572021 A
Glasgow, VA LLC
334-722-9871
Southerand Vilage Apfs Sautheriund Vilege, LLC Y 48 48 5712014 91302014 N
wallace, NC 334.722.987)
Saulnside Lofls Blairs School Apariments, Y 55 55 1242942022 1o ]
Blairs, YA uc
336-722-9871
Spaulding Woods | Apts Spoulding Woods II, LLC Y 34 34 B/2/2006 11/19/2007 N
Marion, NC 334,722,967
Surmmimenville Garden Sumnmervite Garden, LLC Y 72 72 1212172012 1172772013 N
Surnmerville, $C 336.722.9871
Tayior Lofls Taylor Lofls, LILC Y 47 47 9/8/2008 411372009 N
Soulh Boston, YA 34.722.9871
Weldon Downtown Apls ‘Weldon Small Town Y 24 24 47412006 /2112007 N
Weldon, NC Development, LLC
335.722.9671
Wesl Yard Lofts Yiast Yard Lofls, 1LC N 40 &0 124742070 242472011 N
North Charlesten. SC 336.722.9671
Wesimoraland and Schoolfleld ¥ 45 &5 9/5/2010 7713011 Y
Senior Apts Wesimaretand and
Danvile, VA Schoolfield Senior Apts, LLC
336.722.98717
Woodlawn School Apartments Woedlawn Scheot Y 51 51 1272972021 173072023 M
Woodlawn, VA Apartments, LLC
336-7229871
Awarded Not Closed
Aaron Mil Lofls Agron Skreet Lolts, LLC Y 52 52 TR TBD M
Martinsville, VA 336-722-9871
Claremond Schaol Apariments Claremont Schoal Y 50 50 8D TBD [§]
Pulaskl, VA Apartments, LLC
336-722-9871
Seeland Valley Apariments Seeland Yolley Apariments, Y 52 52 TBD T8 N
Danville, VA HRes
(334) 7148910
2nd PAGE TOTAL 1,144 1,140
LIHTC as % aof
GRAND TOTAL 3,338 3,287 98%  Tolal Unit




Schedule A — Explanation

Landmark Asset Services, Inc.

ltem 13: Compliance {tems:

Winter Storm Elliott — December 2022 North American Winter Storm

On 12/25/2022, a sprinkler pipe burst in unit #127 at Skyline Manor Apartments in Glasgow, VA
due to below freezing temperatures caused by Winter Storm Elliott. The resident is temporarily
disptaced but requested and was allowed to move into vacant unit #101 as it has more
accessibility features. Repairs are in process and expected to complete within 45 days. Upon
completion, final documentation will be submitted so that it can be closed within the IRS 2 year
window, as required.

On 12/24/2022, Orchard View Apartments in McMinnville, TN, had a sprinkler line burst due to
below freezing temperatures caused by Winter Storm Elliott. Two units were affected, 101 and
109. Water extraction was begun immediately to dry the affected areas. Currently, repairs are
underway and will be completed soon; well within the IRS 2-year window.

Other Casualty tems

On 11/13/2021, there was a fire in unit # 128 at Skyline Manor Apartments in Glasgow, VA. This
fire rendered the unit inhabitable, The unit is back in compliance and leased effective 3/1/2022.
Final closeout documentation to be submitted this month, and the casualty loss will be closed
within the IRS 2 year window, putting the unit back in compliance.

on 1/15/2023, a sewer pump/grinder station failed due to faulty/defective equipment. This
caused sewage to backup in the lower level of the old school building. Six units were affected; all
effected residents have been placed in a hotel temporarily at no cost to them. VHDA was
notified and the owners are working closely with the City of Danville, the Danville Housing
Authority, and the insurance company to complete repairs as quickly as possible. Brying and
mitigation are largely complete; replacement of materials to begin soon. We hope to complete
repairs and reoccupy within the next 30-60 days, at most.

on 7/11/2022, a former resident allegedly purposefully flooded her apartment by blocking the
tub drain at Ridgecrest Apartments in Bristol, Va. A casualty loss was reported to VHDA, and
water extraction was begun immediately and completed. Currently, repairs are underway and
will be completed soon; well within the IRS 2-year window.

on 8/27/2020, Beaumont Lofts in Beaumont, Texas was badly damaged by category 4 Hurricane
Laura. The roof was badly damaged by the high winds which resulted in considerable water
damage. All 28 units of the effected building were taken out of service, and all residents were



displaced. Because of the scope of the damage, the building was almost declared a total loss,
and was unable to be restored in the IRS 2-year window. However, TDHCA allowed a onetime
corrective action extension to 12/31/2023 pursuant to IRS Notice 2022-52. Currently, the
building is being restored, with repairs completed by the end of April 2023 and occupancy
beginning in May 2023. We expect to report complete and be fully operational prior to the
deadline of 12/31/2023.

" r Sam 3l 10)23

Lisa A. Sari, President of Landmark Asset Services, Inc. Date ,
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Site Control Documentation & Most Recent Real
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AMENDMENT TO PROPERTY DONATION
OPTION AGREEMENT

This Amendment to Property Donation g&t‘ion Agl-e%ﬂ; (hereinafier
the “Amendment”) is made and entered into this l day of ~Xi rENY .
2022, by and between the Indusirial Development Authority of Covington-
Alleghany County, Virginia, a political subdivision of the Commonwenlth of Virginia
under the Industrial Development and Revenue Bond Act (the “Authority”), and
Rivermont School Apartments, LLC, a North Carolina limited liability company

(the “Company”).

RECITALS:

WHEREAS, the Authority and Company entesed into that certain Property
Donation Option Agreement (the “Agreement”), dated March 5, 2021, for the purpose of
setting forth the terms and conditions by which the Authority agreed to grant the
Company an option to purchase the Old Rivermont School located at 1011 N. Rockbridge
Avenue, Covington, Virginia (Tax Map #6-2108-A) for the purpose of redeveloping the
property into multifamily apariments (the "Project”); and

WHEREAS, the Authority and Company now deem it appropriate to provide for
an extension of the texm of the Agreement to permit the continued work and
development of the Project by the Company with the assistance of the Authority.

WITNESSETH:

NOW, THEREFORE, for and in consideration of the mutual covenants and
promises contained hierein, together with other good and valuable consideration, the
Jt;elceipt and sufficiency of which is hereby acknowledged, the parties hereto agree as
ollows:

1. Pursuant to the terms and conditions of Section 1 of the Agreement, the parties
hereby extend the term of the Agreement to December 31, 2023.

o. All other provisions of the Agreement shall remain in full force and effect.

. ‘_“}t

[Signature Page to Follow]

fondBzoy2 000K }



IN WITNESS WHEREOY, see the following signs and seals:

RIVERMONT SCHOOL,
TN .
By: v .
Name: Samuel J. Sari
Tts: Vice President

INDUSTRIAL DEVELOPMENT AUTHORITY OF
COVING%LLEG COUNTY, VIRGINIA
By: BN

Name: David Oliver

Tis: Chairman

{o0482072DOCK }



PROPERTY DONATION OPTION AGREEMENT

THIS PROPERTY DONATION OPTION AGREEMENT (this “Agreement”), dated March4'th
2021, by and between INDUSTRIAL DEVELOPMENT AUTHORITY OF COVINGTON-
ALLEGHANY COUNTY, VIRGINIA, a political subdivision of the Commonwealth of Virginia under the
Industrial Development and Revenue Bond Act (“Grantor”), and RIVERMONT SCHOOL
APARTMENTS, LLC, a North Carolina limited liability company (*“Grantee”).

RECITALS:

WHEREAS, the Grantor is a political subdivision of the Commonwealth of Virginia under the
Industrial Development and Revenue Bond Act, and the City of Covington (the “City”) has not activated
its housing authority under the Housing Authority Act of 1938; and

WHEREAS, the Grantor possesses the authority to make grants and donations for its corporate
purposes, which include the promotion of industry, development of trade, increase of the tax base, and the
provision of safe and affordable housing; and

WHEREAS, Grantee is a North Carolina limited liability company in the business of redeveloping
properties like the Property, as that term is hereinafter defined, and has the requisite resources and expertise
to carry out the project contemplated herein; and

WHEREAS, the Grantor and the City expressly find that the animating purpose of this Agreement
is the promotion of industry, development of trade, inorease of the City’s tax base, and the provision of safe
and affordable multifamily housing.

WITNESSETH:

NOW, THEREFORE, for and in consideration of Grantee’s agteement to develop the historic
school located at 1011 N, Rockbridge Avenue, Covington, Virginia, City Tax Map No, 6-2108-A, and more
commonly known as The Rivermont School (the “School”) into apartments and the funds it is spending in
connection therewith, and other good and valuable consideration, the receipt and sufficiency of which is
hereby acknowledged, and in further consideration of the mutual promises and conditions expressed below
and the premises hereof, Grantor hereby agrees to grant to Grantee, subject to the terms, conditions and
provisions hereinafter stated, an option to purchase that certain real property located in the City of
Covington, Virginia, more particularly described on Exhibit A attached hereto and incorporated herein (the
"Property"), upon which the School is located. The parties hereto agree each with the other as follows:

1. Term. The term of this Agreement, and the date by which Grantee must provide written
notice of its intent to accept donation of the Property, shall commence on the date hereof and shall continue
through and until August 31, 2022; provided, however, if Grantee receives a reservation or allocation of
low-incomme housing tax credits from the Virginia Housing Development Authority for the School on or
before such date and the Grantee gives written notice to the Grantor, then the term of this Agreement, and
tlie date by which Grantee must provide wrilten notice its intent to accept donation of the Property, shall
automatically extend to December 3 1st, 2023 (as may be extended, the “Term”),

2. Inspections. Grantee shall have the right to enter upon and inspect the Property, at Grantee's
expense, at any reasonable time after reasonable notice to the Grantor and for any purpose in connection
with effectuating the purposes of this Agreement, at any time prior to the Closing (defined below), In
connection therewith, Grantee, its agents, employees or other representatives shall have the right to enter
upon the Property for the purpose of making such surveys, engineering, topographical, grading, geological,

{00402184.00CX }
BTM:811922v2
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right to enter upon the Property for the purpose of making such surveys, engineering, topographical,
grading, geological, environmental, and other tests and measurements including, but not limited to,
topographical and boundaty surveys, title searches, soil tests, percolation tests, and subsoil tests, with the
minimum adverse effects to the Property reasonably necessary to carry out the testing, as Grantee deems
necessary or advisable, without cost to Grantor. Grantor agrees to provide reasonable cooperation and
assistance to Grantee in connection with any such inspections, If the results of any such inspection shall
be unsatisfactory to Grantee, in Grantee’s reasonable discretion, then Grantee shall give written notice to
Grantor of such objections, and, within fifteen (15) business days of Grantor’s receipt of such notice,
Grantor shall deliver to Grantee written notice of Grantor’s intention to either (i) remediate such
objectionable conditions to Grantee’s reasonable satisfaction or (ii) refuse to remediate such objectionable
conditions. In the event that the Grantor refuses to remediate such objectionable conditions or, after
notifying Grantee of its intention to do so, fails to timely and satisfactorily remediate such conditions,
then Grantee, in its sole discretion, shall have the option of terminating this Agreement at any time prior
to Closing by giving written notice to Grantor. In the event Grantee terminates this Agreement pursuant to
this paragraph, the Grantee shall provide Grantor with copies of all real estate related due diligence
information generated through inspections under this paragraph.

3 Grantor's Representations and Warranties. Grantor makes the following representations
and warranties which are true as of this date and, except as caused by any act or omission of Grantee,
shall remain true at Closing:

(a) There are no parties presently in possession of any portion of the Property, and at
Closing, possession of the Property will be delivered to Grantee free and clear of any rights of
any parties in possession;

) There is no pending, nor to the best knowledge of Grantor, threatened, litigation
or administrative proceeding by or against Grantor which could adversely affect title to the
Property or any part thereof, or the ability of Grantor to perform any of its obligations heteunder,

(© No consent or approval of any person, entity, agency, or authority is required
with respect to the execution and delivery of this Agreement by Grantor or the consummation by
Grantor of the transactions contemplated hereby or the performance by Grantor of its obligations
hereunder other than consents or approvals already obtained, with the exception of transfer of the
Propetty from the City of Covington to the Grantor;

(d) Grantor has received no written notice of any pending action by any
governmental authority or agency having the power of eminent domain, which might result in any
part of the Property being taken by condemnation or conveyed in lieu thereof. Grantor shall,
promptly upon receiving any such notice, give Grantee written notice thereof;

(e) Grantor has received no written notice of any action, suit or proceeding pending
or threatened in writing against, by or affecting Grantor’s right to transfer the Property or the title
of the Property:

® At Closing, Grantor shall terminate, and be responsible for any payments due
with respect thereto, all confracts affecting the Property, unless Grantee agrees to assume any
such contracts; and

(&) There are, to the knowledge of Grantor, no unwritten or unrecorded leases,
easements, licenses, or agreements of any kind or nature which grant any rights whatsoever to
any individual(s) or entity{ies) with respect to the Property. :

(00402124.D0CX } . 2



4, Grant. Grantee, subject to (a) completion of and satisfactory results from such inspections
relating to the Property as it deems necessary in its full and absolute discretion, (b) receipt of a reservation
or allocation of low-income housing tax credits from the Virginia Housing Development Authority for the
School, (¢) receipt of a Part 1 approval for the School and a Part 2 approval (conditional) for the
rehabilitation of the School from the Nationa! Park Service, subject only to conditions satisfactory to
Grantee in its sole discretion, and {d) receipt of such financing as Grantee deems sufficient, in its sole
discretion, to finance the rehabilitation of the School (collectively, the “Grant Conditions™), agrees to
accept the grant of the Property from Grantor on the terms and conditions set forth herein.
Notwithstanding anything to the contrary herein, in no event shail any attempted grant of the Property to
Grantee be effective unless and until all of the Grant Conditions have been satisfied to Grantee’s
satisfaction, in its sole discretion, or such Grant Conditions have been waived by Grantee, and Grantee
has expressly consented in wuiting its acceptance of the grant of the Property, which consent must be
included within the Deed to Grantee prior to recordation, If Grantee accepts the grant of the Property, the
condition of the Property shall be conveyed to Grantee as-is, where-is, and with all faults.

5, Closing Date. Following the Grantor’s receipt of written notice from Grantor, closing (the
“Closing”) on the grant of the Property shall be on the business date selected by Grantee, not more than
sixty (60) days following the receipt of the written notice of exercise of the Option.

6. Commencement _of Rehabilitation. Grantee shall be obligated to commence the
rehabilitation of the School within twelve (12) months of the Closing (the “Rehabilitation
Commencement Deadline™). In the event that the Grantee has not commenced the rehabilitation of the
school by the end of the Rehabilitation Commencement Deadline, it shall be obligated to return the
property to the Grantor in substantially the same condition in which it was conveyed to the Grantee.

7. Title. Grantor shall deliver to Grantee at Closing a special warranty deed in recordable
form conveying marketable, fee simple title, free and clear of all liens and encumbrances, save and except
only easements and restrictions of record, reflected in a title insurance policy, or which would have been
found with a current field survey or careful inspection of the property. Grantor’s and Grantee’s taxes shall
be paid by the party to whom they are charged, Except as consented to by Grantee, Grantor shall do
nothing hereatier which impairs such title to the Property.

8. Closing Costs. At Closing, Grantee shall pay all closing costs relating to the grant of the
Property to Grantee, other than the cost of the deed preparation, any costs associated with clearing the
title to the Property of any liens or leases, and any counsel fees for counsel employed or retained by
Grantor. Grantee shall pay for the title examination, title insurance policy, survey, tecording fees, for any
counsel fees Grantee incurs in the tramsaction, and for any other due difigence desired by Grantee.
General and special real estate taxes, assessments and other state, county, or city taxes affecting the
Property shall be prorated as of the date of Closing based upon the amount of the most recent
ascertainable taxes for the Property, subject to the availability of funds pursuant to a separate support
agreement between the City and the Authority.

9. Closing Documents. At Closing, Grantor will execute, acknowledge and deliver to
Grantee a special warranty deed as hereinbefore required, and will deliver a lien and possession affidavit
in form and content satisfactory to Grantee’s title insurance company, evidence satisfactory to Grantee’s
title insurance company of the authorization of the grant by the Grantor and the authority and power of
the individual(s) executing the deed on behalf of Grantor, and such other papers and documents as may be
reasonably requested by Grantee or its title insurance company in connection with the completion of the
Closing, including any evidence of the status and capacity of the Grantor and the authority of the person

{00402184.DOCX } 3



or persons who are executing the various documents on behalf of the Grantor in connection with the sale
of the Property.

10. Possession. Possession of the Property shall be delivered to Grantee at Closing.

. 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, 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 other party at the following addresses, or to such other
address as shall be later provided in writing by one party to the other:

As to Grantor:

Industrial Development Authority of Covington—Alleghany County, Virginia
9212 Winterberry Avenue

Covington, Virginia 24426

Atin: David Oliver, Chairman

With a copy lo:

City of Covington, Virginia

333 West Locust Street

Covington, Virginia 24426

Attn: Krystal Onaitis, City Manager

As to Granlee:

Rivermont School Apartments, LLC
c/o Landmark Asset Services, Inc.
406 E. Fourth Street
Winston-Salem, NC 27101

Attn: Samuel J. Sari

With a copy to:

Blanco Tackabery & Matamoros, P.A.
110 South Stratford Road

Suite 500

Winston-Salem, NC 27104

Atin: Deborah L. McKenney

12. Entite Agreement. This Agreement contains the entire agreement of the parties and there
are no representations, inducements or other provisions concerning its subject matter 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 Grantor or Grantee shall be deemed fo include their
respective lawful successors or permitted assigns.

13. Assignment. Neither the rights of the Grantor nor the rights of the Grantee may be
assigned without the prior written consent of the other party hereto,

(C0402184.00CK } 4



14, Authorigg. Grantor, and those who have executed this Agreement on its behalf, represent
and warrant that Grantor has full power and authority to enter into this Agreement and to perform alf of
its obligations hereunder, and that its acts hereunder and as contemplated have been duly authorized by all

requisite municipal action,

15. Governing Law. This Agreement shall be governed in all respects by and construed under
the laws of the Commonwealth of Virginia.

16. Failure to Close. In the event Grantor wrongfully fails to consummate the Closing and
donate the Property as provided herein, the sole remedy to which Grantee shall be entitled is the right to
seck enforcement of this Agreement by specific performance.

i1, Attorneys' Fees. In the event of any litigation to enforce or otherwise determine the rights
of the parties hereto, the prevailing party in such litigation shall be entitled to recover from the non-
prevailing party the costs and reasonable attorneys' fees and expenses incurred in such litigation, subject
to the availability of funds pursuant to a sepatate suppott agreement between the City and the Authority,

18. Miscellaneous. No term or condition of this Agreement will be deemed to have been
waived or amended unless expressed in writing, and the waiver of any condition or the breach of any term
will not be a waiver of any subsequent breach of the same or any other term or condition. This Agreement
‘constitutes the entire agreement of the parties which incorporates and supersedes all prior written and oral
understandings. This Agreement shall be binding upon, and inure to the benefit of, the parties, their heirs,
executors, personal representatives, nominees, SUCCESSOLS OF assigns.

19. Counterparts. This Agreement may be executed in any number of counterparts, each of
which shall be deemed to be an original and all such counterparis taken together shall be deemed to

constitute one and the same instrument.

[SEPARATE SIGNATURE PAGE FOLLOWS]
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T

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

{00402184,00CX )

GRANTOR:
INDUST. DEVELOPMENT AUTHORITY OF
COVINGT, ALLEGHANA/COUNTY, VIRGINIA,

By: /{J
Name: David Oliver
Title: Chairman

GRANTEE:

RIVERMONT SCHOOL APARTMENTS, LLC

By: Landmark Asset Ser\yc., Managing Member
By: ,M Lo

WName: Samuel J. Sari
Title: Vice President
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LEXHIBIT A,
LEGAL DESCRIPTION

PARCEL A: All that real estate conveyed unto the School Board of the City of
Covington, Virginia, described as “PARCEL E ~ RIVERMONT SCHOOQOL” by that
certain deed dated Mary 25, 1959, from the County School Board of Alleghany
County, of record in the Clerk’s Officé of the Circuit Court of the City of Covington
and Alleghany County in Deed Book 152, page 125, and copsisting of Lots 1
through 10 and 12 through 20 in Block 108, McAllister Addition No. 8, and
including the entire alley lying within said Block 8; and Lots 8§ through 13:in Block
111, McAllister Addition No. 8, and including'the alley lying between Lots 9and
12 and Lots 10 and 11 of Block No. 111. :

PARCEL B: All the real estate conveyed unto the School Board of the City of
Covington, Virginia, described as “SECOND” BY THAT CERTAIN DEED
.DATED August 16, 1968, from the City of Covington, Virginia, of record in the
aforesaid Clerk’s Office in Deed Book 187, page 198, consisting of Lots } through
8 in Block 109, McAllister Addition No. 8,-Lots 9, 10, 11 12 in Block 110

McAllister Addition No. 8.

REFERENCE is hereby made to the plat of McAllister Addition No, 8, of record
in the aforesaid Clerk’s Office in Deed Book 73, page 125, and in Plat Book 5, page
50, for a more patticular description and further derivation of title.

AND BEING that same real estate conveyed by the Clty of Covington, Virginia,
unto the Industrial Development Authority of Covington-Alleghany County,
Virginia, by deed dated March 5, 2021, and recorded in the Clerk’s Office aforesaid
- - as Instrument No. 202100498, as mod1ﬁed by that certain deed-of correction dated
QOctober 20, 2021, aud recorded in the Clerk’s Office afowsaid as Instrument No,

202102440,
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(Search Locallty ] Virginia Mass Appraisal Network

~-Comniission ~Lacali -FAQs rout th e-

Property Infor 103
Property Owner: Legal Descriptiom: View Sketch
Industrial Development Authority Of Covington-alleghany Mcai8 (Building 1}
County Lots 1-10 & 12-20 Blk 108

Lots 813 Bik 111
Owners Address: Zoned:
9212 Winterberry Ave Assessment Values: R3
Covington, Va 24426 Building 1 402,500
Total Land Area: Other Improvements: 2,500
D0Acres Land Value: 110,000

Total Value: 515,000

Physical Location:

1011 Rockbridge Ave
All Values Reunded to nearast 100

Magisterial District:

City Of Covington

-Property Information- -Sales information-

If you encounter any difficulties with this site, please e-mail the Webmaster.
All rights reserved, Copyright@ 2023
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Appendices continued

RESNET Rater Certification of Development Plans

Rivermont School New Construction
Deal Name :

Deal Addrass 1011 N Rockbridge Al\'fE,/Covmgton, VA 24426

| certify that the development’s plans and specifications incorporate all items for the required
baseline energy performance 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 documentation as specified in the manual

Xi 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 Virginia Housing.

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 Virginia Housing 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 Virginia Housing 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 Virginia Housing.

it Earthcraft Certification — The development’s design meets the criteria to obtain
Viridiant’s EarthCraft Multifamily program Gold certification or higher.

LEED Certification — The development’s design meets the criteria for the U.S. Green
Building Council LEED green building certification.

Virginia Housing | Federal Housing Credit Manual ' ' 123



Appendicés cOntihUéd

Additional Optional Certifications continued

National Green Building Standard (NGBS) — The development’s design meets the criteria
for meeting the NGBS Silver or higher standards to obtain certification.

Enterprise Green Communities — The development'’s design meets the criteria for
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.

. Stacey Smith
Printed Name

3/14/23

RESNET Rater

S5

Signature

Date

] Viridiant
Resnet Provider Agency

v

Signature

Provider Contact & Phone/Email

Sean Shanley

{804)225-9843 / sean.shanley@viridiant.org

Vrrgmla Housing | Federai Housing Credit Manual

124



Appendices continued

Final RESNET Rate: Certification of Development

I certify that the development incorporates all items for the required baseline energy performance
as indicated in Virginia’s Qualified Allocation Plan (QAP).

I certify that the energy data entered into any system was not entered in by another party.

| certify the development has obtained the measurement as indicated below.

In addition provide HERS rating documentation as specified in the manual

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.

Beginning HERS rating

Final HERS rating

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

Additional Optional Certifications
| certify the development has met all the requirements of the certification chosen below and all
data was not entered or submitted by another party.

Earthcraft Certification: The development’s has obtained the
EarthCraft Certificationof _____ (level).
LEED Certification: The development has obtained the
Green Building Council LEED certification. _ (level)
i __ National Green Building Standard (NGBS): The development has been certified
to the NGBS standards and received certification.
Enterprise Green Communities: The development has been certified as an
Enterprise Green Community.  (level)

Date: Printed Name

Printed Name

RESNET Rater
Signature
My notary seal is affixed below: Signature
Notary Public The foregoing instrument was acknowledged
My commission expires beforemethis __dayof ___ ,20__
My notary registration number is by

Virginia Housing | Federal Housing Crediﬁ\f-l_al;ﬁal 125
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Appendices continued

RESNET Rater Certification of Development Plans

Deal Name Rivermont School Adaptive Reuse i

DealAddrsss 1011 _N Rockbridge Ave, Covington, VA 24426

| certify that the development’s plans and specifications incorporate all items for the required
baseline energy performance 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 documentation 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 Virginia Housing.

_______ 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 Virginia Housing of energy performance.

X

__ 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 Virginia Housing 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 Virginia Housing.

X _Earthcraft Certification — The development’s design meets the criteria to obtain
Viridiant’s EarthCraft Multifamily program Gold certification or higher.

LEED Certification — The development’s design meets the criteria for the U.S. Green
Building Council LEED green building certification.

-’.U“’irgﬂinia Housing | Federal Housing Credit Manual . o ) “ 123



' -Aplpéndicés continued -+

Additional Optional Certifications continued

National Green Building Standard (NGBS) ~ The development’s design meets the criteria

for meeting the NGBS Silver or higher standards to obtain certification.

Enterprise Green Communities — The development's design meets the criteria for
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.

) Stacey Smith
Printed Name

3/14/23

RESNET Rater

S5

Signature

Date

Viridiant

Resnet Provider Agency

s

Signature

Provider Contact & Phone/Email ¢ Shaniey

(804)225-9843 / sean.shanley@uviridiant.org

Virginié Housing | Federal Hﬂousing Credit Manual

124



Appendices continued

Final RESNET Rate: Certification of Development

| certify that the development incorporates all items for the required baseline energy performance
as indicated in Virginia's Qualified Allocation Plan (QAP).

| certify that the energy data entered into any system was not entered in by another party.

| certify the development has obtained the measurement as indicated below.

In addition provide HERS rating documentation as specified in the manual

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.

Beginning HERS rating __
Final HERS rating -

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

Additional Optional Certifications

| certify the development has met all the requirements of the certification chosen below and all
data was not entered or submitted by another party.

Earthcraft Certification: The development’s has obtained the

EarthCraft Certificationof __ (level).

LEED Certification: The development has obtained the

Green Building Council LEED certification. _ (level)

National Green Building Standard (NGBS): The development has been certified
to the NGBS standards and received certification.

Enterprise Green Communities: The development has been certified as an
Enterprise Green Community. _ (level)

Date: Printed Name

Printed Name

RESNET Rater

Signature

My notary seal is affixed below: Signature ___

Notary Public The foregoing instrument was acknowledged
My commission expires before me this ____day of S| N
My notary registration number is _ by

'Virlr'igiinia HousirnéWIﬁFed.eral Housing Cre.dit Manual - S 125
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Tab G:

Zoning Certification Letter (MANDATORY)



Appendices continued

Zoning Certification
Date 2/13/2023 _
City of Covington
To Virginia Housing 333 W. Locust Street
601 South Belvidere Street Covington, VA 24426 -
Richmond, Virginia 23220 Ph. (540) 965-6300
Attention: JD Bondurant Fax (540) 965-6303

RE: ZONING CERTIFICATION

Name of Development Rivermont School Apartments

Name of Owner/Applicant Rivermont School Apartments, LLC

Name of Seller/Current Owner Industrial Development Authority of Covington, VA

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 Virginia Housing solely for the purpose of determining whether the
Development qualifies for credits available under Virginia Housing’s Qualified Allocation Plan.

Development Description:

Development Address
1011 N. Rockbridge Avenue, Covington, VA, 24426

Legal Description
Please see attached legal description.

Proposed Improvements

[7INew Construction: 32 #Units 1 #Bulldings _4_1..'.219____/-'\ rox. Total Floor Area Sq. Ft.
- g PP

[V]Adaptive Reuse: 17 #Units 1 {#Buildings 26454 Approx. Total Floor Area Sq. Ft.

[JRehabilitation: #Units #Buildings _____ Approx. Total Floor Area Sq. Ft.

Virginia Housing | Federal Housing Credit Manual 128



Current Zoning: Rd allowing a density of
N/A Lnits per acre, and the following other applicable conditions:
NIA

Other Descriptive Information
N/A

Local Certification
Check one of the following as appropriate:

\)Z{he 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 requirsd.

(] The development described abave 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 speclal use permits are required.

Date 3"“'q' =R 3

Signature W___.m

Printed Name _Alle n Pressler

Titlo of Local Official or Civil Engineer __(ihy  Man ccge

Phone SHO- QS - 2300  ext

Notesto Locality

1. Return this certification to the devetoper for inclusion in the tax credit application package,
2. Any change in this form may result in disqualification of the application.
3. If you have any questions, please call the Tax Credit Allocation Department at 804-343-56518,

Virginia Housing | Federal Housing Credit Manual 1289




EXHIBIT A
LEGAL DESCRIPTION

PARCEL A: All that real estate conveyed unto the Schoo! Board of the City of
Covington, Virginia, described as “PARCEL E ~ RIVERMONT SCHOOL” by that
certain deed dated Mary 25, 1959, from the County School Board of Alleghany
County, of record in the Clerk’s Officé of the Circuit Court of the City of Covington
and Alleghany County in Deed Book 152, page 125, and copsisting of Lots 1
through 10 and 12 through 20 in Block 108, McAllister Addition No. 8, and
including the entire alley lying within said Block 8; and Lots 8 through 13:in Block
111, McAllister Addition No. 8, and including'the alley lying between Lots 9and
12 and X.ots 10 and 11 of Block No. 111, : )

PARCEI B: All the real estate conveyed unto the School Board of the City of
Covington, Virginia, described as “SECOND” BY ‘THAT CERTAIN DEED

_DATED August 16, 1968, from the City of Covington, Virginia, of record in the

aforesaid Clerk’s Office in Deed Book 187, page 198, consisting of Lots } throngh
8 in Block 109, McAllister Addition No. 8,-Lots 9, 10, 11, 12 in Block 110

McAllister Addition No. 8.

REFERENCE is hereby made to the plat of McAllister Addition No. &, of record
in the aforesaid Clerk’s Office in Deed Book 73, page 125, and in Plat Book 5, page
50, for a more particular description and further derivation of title.

AND BEING that same real estate conveyed by the City of Covington, Virginia,
unto the Industrial Development Authority of Covington-Alleghany County,
Virginia, by deed dated March 5, 2021, and recorded in the Clerk’s Office aforesaid

- - as Instrument No. 202100498, as modzﬁed by that certain deed-of correction dated

October 20, 2021, and recorded in the Clerk’s Office afozesaid as Instrument No.
202102440,



Tab H:

Attorney's Opinion (MANDATORY)



BLANCO TACKABERY

Altorneys and Counsellors at Law

March 16, 2023

P.0. Drawer 25008
Winston-Salem, NC 27114-5008
404 N. Marshall Street
Winston-Salem, NC 27101-2815
phone 336.293.9040

fax 334.293.9030

www. Blancolaw.com |

TO:  Virginia Housing
601 South Belvidere Street
Richmond, Virginia 23220

RE: 2023 Tax Credit Reservation Request

Name of Development; Rivermont School Apartments
Name of Owner: Rivermont School Apartments, LLC

Gentlernen:

This undersigned firm represents the above-referenced Owner as its counsel. It has received a copy of
and has teviewed the completed application package dated March 16, 2023 (of which this opinion is a part)
(the "Application") submiited to you for the purpose of requesting, in connection with the captioned Development,
areservation 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 matiers 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.

BTM #916078

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.

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.

The appropriate type(s) of allocation(s) have been requested in the Reservation Request Information
section in the Application form.

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.

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.



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 complisnce 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 amouni(s) requested in the Application.

This opinion is rendered solely for the purpose of inducing the Virginia Housing Development Authority
("Virginia Housing") to issue a reservation of Credits to the Owner. Accordingly, it may be relied upon only by
Virginia Housing 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 aveiding U,S. Federal Tax
penalties or to support the promotion or marketing of the transaction or matters addressed herein.

BLANCO TACKABERY & MATAMOROS, P.A.

By: w’c_o'ﬁm_h'

Deborah L. McKenney, Vice President

BTM #916078



Tab I:

Nonprofit Questionnaire (MANDATORY for points or
pool)

NOTE: The following documents need not be submitted unless requested by Virginia Housing:
-Nonprofit Articles of Incorporation
-IRS Documentation of Nonprofit Status
-loint Venture Agreement {if applicable)

-For-profit Consulting Agreement (if applicable)



This Section is not

Applicable



Tab J:

Relocation Plan and Unit Delivery Schedule

(MANDATORY-Rehab)



This Section is not

Applicable



Tab K:

Documentation of Development Location:



Tab K.1

Revitalization Area Certification



R-21-12

A RESOLUTION DESIGNATING A REVITALIZATION AREA,

WHEREAS, the City of Covington, Virginia, wishes to designate certain pi‘opalty as a
“revitalization area,” pursuant to Section 36-55.30:2(A) of the Code of Virginia, 1950, as amended, as
described on Xxhibit A to this resolution; and

WIEREAS, this determination is made st a meeting of the City Council, duly advertised and
convened:

NOW THEREFORE, BE IT RESOLYED by the City Council of the City of Covington, Virginia,
that

1. The City Council hereby finds and declares that:

a, The area described on Exhibit A to this Resolution {the *Area™) is blighted
deteriorated, or, if not rehabilitated, likely to deteriorate by reason that the buildings,
improvements, or ofher facilities in the Area are subject to ons or more of the
following conditions: dilapidation; obsolescence; overcrowding; inadequate
ventilation, light, or sanitation; excessive land coverage; deleterious Iand use; or fault
or inadequate design, quality, or condition; and

b. Private enterprise and investment are not reasonably expected, without assistance, to
produce the construction or rehabilitation of decent, safe, and sanitary housing and
supporting facilities that will meet the needs of low and moderate income persons
and families in the Area and will induce other persons and families to live within the
Aven and thereby create a desirable economic mix of residents in the Area.

2, The City Council further resolves that, pursuant to Section 36-55.30:2 of the Code of
Virginia, 1950, ag amended, the Area is hereby designated as a revitalization area.

Adopted this 9" day of February, 2021.

e ,L,./é//ﬁ,.\
Thomas H. Sibold, Ir., Mayor
Covington City Council

Member Voie
Thomas L Sibold, Jr.,, MaYOr.....coiv e are e siisniens 1ins For____
David S. Crosier, VIce-MaYOL........oiii i i eas s ___ For
William L. Carson.....covovuiinin i e ____For
Raymond C, HUHEE 1.vvivivniinin i i Crvrears een __ For

S, AN TUCKer i errnrerenes . For
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EXHIBIT A
All of the parcel with City of Covington Tax Map No, 6-2108-A and described as follows:

PARCEL A: All the real estate conveyed unto the School Board of the City of Covington,

Virginia, described as “PARCEL B — RIVERMONT SCHOOL” by that ceitain deed-
dated May 25, 1959, from the County School Board of Alleghany County, of record in

the Clerk’s Office of the Circuit Court for the City of Covington and Alleghany County

in Deed book 152, at page 125, and consisting of Lots 1, 2,3, 4,5, 6,7, 8,9, 10, 12, 13,

14, 15,16, 17, 18, 19, and 20, in Block 108, McAllister Addition No. 8, and including the

entire alley fying within said Block No. 108; and Lots 9, 10, 11, and 12, in Block 111,

MeAllister Addition No. 8, and including the alley lying between Lots 9 and 12 and Lots

10 and 11 of Block No. 11; and

PARCEL B: All the real estate conveyed unto the School Board of the City of Covington,
Virginia, described as “SECOND” by that certain deed dated August 16, 1968, from the
City of Covington, Virginia, of record in the aforesaid Clerk’s Office in Deed Book 187,
page 198, consisting of Lots 1,2, 3, 4, 5, 6,7, 8, 17, 18, 19, and 20, in Block No. 109,
MeoAllister Addition No. §, and Lots 9, 10, 11, and 12, in Block No. 110, McAllister
Addition No. 8.

Reference is hereby made to the plat of McAllister Addition No. 8, of record in the aforesaid Clerk’s
Office in Deed Book 73, page 125, and in Plat book 5, page 50, for u more particular description and
further derivation of title.

[00402194.00CK }
BTM:B11922v2
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Location Map
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Tab K.3

Surveyor's Certification of Proximity To Public
Transportation



P Appe dices continued

dl Vess Surveying, Inc
132 N. Maple Avenue
P.O. Box 1112
Covington, VA 24422
{540)962-3900

Surveyor’s Certification of Proximity to Transportation

General Instructions
1. Thia form must be included with the Application.
2. This Latter must be submitted under the Surveyor’s or Engineer’s Corporate Letterhead.

3. Any change in this form may result in a reduction of points under the scoring system.

4. If you have any questions, please call the Tax Credit Allocation Department 804-343-5518.

Date

To

RE:

3772023

Virginia Housing
601 South Belvidere Street
Richmond, Virginia 23220

2023 Tax Credit Reservation Request

Rivermont School Apartments

Name of Development

i L
Name of Owner Rivermont School Apariments, LLC

Ladies and Gentlemen:

This letter is submitted to you in support of the Owner's Application for Reservation of Low
income Housing Tax Credits under Section 42 of the Internal Revenue Code of 1986, as amended.

Based upon due investigation of the site and any other matters as it deemed necessary this
firm certifies that: the main street boundary entrance to the property is within:

[} 2,640 feet or ¥z mile of the nearest access point to an existing commuter rail, light rail or
subway station; OR

1,320 feet or % mile of the nearest access point to an existing public bus stop.

Firm Name Vess Surveying, Inc.

/m’d Z%—’“—“—"— éﬁ?ﬁ&oﬁy £, %5'5‘5

Its Presldent and L%I Surveyor

Title

Virginia Housing { Faderal Housing Credit Manual 152
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PHA / Section 8 Notification Letter



Appendices continued

PHA or Section 8 Notification Letter

Dats 3/156/2023
To Covington Redevelopment and Housing Authority
1700 New Hope Road

:\I_Vgnesborg,i Virginia, 22980

RE:  Proposed Affordable Housing Development

Name of Development M?ﬂ?‘, Apanments e

Name of Owner Rivermont School Apartments, LLC

| would like to take this opportunity to notify you of a proposed affordable housing development to
be completed in your jurisdiction. We are in the process of applying for federal low-income housing
tax credits from Virginia Housing. We expect to make a representation in that application that

we will give leasing preference to households on the local PHA or Section 8 waiting list. Units are
expected to be completed and available for occupancy beginning on 12/31/2025 (date).

The following is a brief description of the proposed development:

Development Address 10ﬂ§ogkbg€lgeAvenue iCovmgton, Vlrginlg,”7274 426____._______ -

Proposed Improvements:

[vINew Construction: 32 #Units 1 #Buildings
[vIAdaptive Reuse: 17 #Units 1 #Buildings
LIRehabilitation: _ _#Units _ #Buildings
Proposed Rents:
[ Efficiencies: $____ /month
[v]1 Bedroom Units: ¢ 490-575 /month
2 Bedroom Units: ¢ 090-675 /month
3Bedroom Units: ¢ 625825 /month
[14 Bedroom Units: $ /month

Other Descriptive Information:
N/A

Virginia Housing | Federal Housing Credit Manual o - =




Appendices continued

| PHA or Section 8 Notification Letter

We appreciate your assistance with identifying qualified tenants.

(336 ) 714

_ 8910

If you have any questions about the proposed development, please call me at

Please acknowledge receipt of this letter by signing below and returning it to me.

Sincerely yours,

= Samuel J. Sari

Nam

-

Title Vice President of Landmark Asset Services, Inc.,

To be completed by the Local Housing Authority or Sec 8 Administrator:

Seen and Acknowledged By B

Printed Name:

Title

Phone _ o B

Date

|
\
|
Virginia Housing | Fede.r.aﬂ-lousing Credit Manual o
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3/16/2023 Tracking | UPS - United States

Proof of Delivery

Dear Customer,
This notice serves as proof of delivery for the shipment listed below.

Tracking Number
1Z8R236E1596261921

Weight

0.10 LBS

Service

UPS Next Day Air® Early
Shipped / Billed On
03/15/2023

Delivered On
03/16/2023 8:23 A M.

Delivered 7o

1700 NEW HOPE RD
WAYNESEORD, VA, 22980, US

Received By
PRICE

Please print for your records as photo and details are only available for a limited time.
Sincerely,

UPS

Tracking results provided by UPS: 03/16/2023 9:04 A.M. EST




Tab M:

Locality CEO Response Letter



This Section is not

Applicable



Tab N:

Homeownership Plan



This Section is not

Applicable



Tab O:

Plan of Development Certification Letter



City of Covington
333 W. Locust Street
Covington, VA 24426
Ph. (540) 965-6300
Fax (540) 965-6303

Plan of Development Certlification

DATE: 211312023

TO: Virginia Housing Development Authority
601 South Belvidere Street
Richmond, Virginia 23220
Attention: JD Bondurant

RE: PLAN OF DEVELOPMENT CERTIFICATION
Name of Development: Rivermont School Apartments
Name of Owner/Applicant: Rivermont School Apartments, LLC

Name of Seller/Current Owner:  Industrial Development Authority of Covington, VA

The above-referenced Owner/Applicant has asked this office to complete this
form letter regarding the site plan of the proposed Development (more fully
described below). This cerfification is rendered solely for the purpose of
confirming the status of plan of development or site plan approval 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 qudlifies for points available under VHDA's Qualified Allocation
Plan for housing tax crediits.

DEVELOPMENT DESCRIPTION:

Development Address:
1011 N. Rockbridge Avenue, Covington, VA, 24426

Legal Description:
Please see attached legal description.

Plan of Development Number: NIA




Proposed Improvements:

(@] New Conslruction: 32 # Units 1 # Buildings 41,276 Total Floor Area
(] Adaptive Reuse: 17 # Units 1 # Buildings 25,454 Total Floor Area
[] Rehabilitation: # Units # Buildings Total Floor Area

Other Descriptive Information: i
Plan of development is approved. final building code review of plans still required prior to issuance

of a building permit.

LOCAL CERTIFICATION:
Check one of the following as appropriate:

The proposed development described above has an approved final plan
of development or site plan (as applicable to the site). No further plan of
development or site plan approval is required before issuance of a
building permit.

[ The proposed development is an existing development with proposed
renovations and no additional plan of development approval is needed.

The above plan of development approval is in effect until:  12/31/2025

Qéém/m

Signed

Allern Bressler

Printed Name

C-"l‘\f Yoo m @

Title v

SO Y (S - (L2200 exwt. 7]
Phone

3-9-23

Date

NOTES TO LOCALITY:

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

2. Any change in this form may result in a reduction of points under the
scoring system. If you have any questions, please call the Tax Credit
Allocation Department at (804) 343-5518.



R

EXHIBIT A
LEGAL DBESCRIPTION

PARCEL A: All that real estate conveyed unto the School Board of the City of
Covington, Virginia, described as “PARCEL E -~ RIVERMONT SCHOOL” by that
certain deed dated Mary 25, 1959, from the County School Board of Alleghany
County, of record in the Clerk's Officé of the Circuit Court of the City of Covington
and Alleghany County in Deed Book 152, page 125, and copsisting of Lots 1
through 10 and 12 through 20 in Block 108, McAllister Addition No. 8, and
including the entire alley lying within said Block 8; and Lots 8 through 13:in Block
111, McAllister Addition No. 8, and including'the alley lying between Lots 9 and
12 andLots 10 and 11 of Block No. 111, :

PARCEL B: All the real estate conveyed unto the School Board of the City of
Covington, Virginia, described as “SECOND” BY ‘THAT CERTAIN DEED

.DATED August 16, 1968, from the City of Covington, Virginia, of record in the

aforesaid Clerk’s Office in Deed Book 187, page 198, consisting of Lots | through
8 in Block 109, McAllister Addition No. 8,-Lots 9, 10, 11, 12 in Block 110

McAllister Addition No. 8.

REFERENCE is hereby made to the plat of McAllister Addition No. 8, of record
in the aforesaid Clerk’s Office in Deed Book 73, page 125, and in Plat Book 5, page
50, for 2 more particular description and further derivation of title.

AND BEING that same real estate conveyed by the Clty of Covington, Virginia,
unto the Industrial Development Authority of Covington-Alleghany County,
Virginia, by deed dated March 5, 2021, and recorded in the Clerk’s Office aforesaid

-~ as Instrument No. 202100498, as modzﬁed by that certain deed-of correction dated

October 20, 2021, and recorded in the Clerk’s Office afozesaid as Instrument No,
202102440,
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OPERATING AGREEMENT
OF
RIVERMONT SCHOOL APARTMENTS, LLC

This is the Operating Agreement of Rivermont School Apartments, LLC, a North
Carolina limited liability company (the “Company”). Landmark Asset Services, Inc. is the sole
initial Member of the Company. Effective March 1, 2021, the sole Member and the Company
agree that the Company will be organized and operated in accordance with the terms of this

Agreement,

ARTICLEI
ORGANIZATION

1.01 Terms. Capitalized terms used in this Agreement have the meanings given to
them in the attached Exhibit C.

1.02 Name. The name of the Company is Rivermont School Apartments, LLC.

1.03  Office and Principal Place of Business. The office and principal place of business
of the Company shall be located at such place or places as the Manager may designate,

1.04 Registered Office and Registered Agent. The registered office and registered
agent of the Company shall be such office and agent as the Manager may designate.

1.05 Formation and Term. The Company was formed on March 1, 2021, upon the
filing of the Articles of Organization with the Secretary of State of North Carolina pursuant to
the Act and shall continue in perpetuity, unless the Company is carlier dissolved and its affairs
wound up in accordance with the provisions of this Agreement or the Act.

1.06 Purpose and Powers. The purpose and powets of the Company are as follows:

(a) Purpose. The purpose and business of the Company shall be to acquire the
Project, and to develop, finance, construct or rehabilitate, maintain, operate and sell or otherwise

dispose of the Project.

(b)  Powers. The Company shall have any and all powers which are necessary
or desirable to carry out the purpose and business of the Company, to the extent that such powers
may be legally exercised by limited liability companies under the Act.
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ARTICLE HI
MANAGEMENT AND LIABILITY

2.01 Management, The Company shall be manager-managed. The manager need not
be a member of the Company to serve as manager. The members of the Company shall not be
managers of the Company solely by virtue of their status as members. The Member shall have
the exclusive right, from time to time, in the Member’s sole discretion, to name additional
manager(s) and to remove and replace the existing manager(s). Landmark Asset Services, Inc., a
North Carolina corporation (“Landmark®) is designated as, and shall be, the initial manager of
the Company, The Members shall not be required to perform services for the Company solely by
virtue of being a member. Landmark, in its capacity as manager, and any party subsequently
named a manager of the Company, shall have the exclusive right, power and authority to act on
behalf of the Company concerning such matters which are necessary or desirable to carry on the
daily operations of the Company and to perform any and all acts or activities customary or
incident to the management of the Company’s affairs, including, without limitation, the power
and authority to sign contracts on behalf of the Company and otherwise bind the Company with
third parties, to the extent that such transactions are customary to the Company’s operations or
otherwise pertain to transactions that are incident to the daily operations of the Company and that
are not extraordinary in nature. In exercising its rights, powers and authority as manager, the
manager of the Company mey use the title “Manager,” if the manager is also a member,
“Managing Member,” or any other title that the manager shall determine to use from time to

time.

2.02  Indemnification. To the fullest extent not prohibited by applicable law, as it now
exists or may hereafter be amended, the Company shall indemnify the Member of the Company,
as well as any manager, against all liability and litigation expense, including, but not limited to,
reasonable attorney’s fees, arising out of its status as such or its activities in the foregoing
capacity, regardless of when such status existed or aclivity occurred and regardless of whether or
not it is a member or a manager of the Company at the time such indemnification is sought or
obtained. Without limiting the generality of the foregoing indemnity, such persons may also
recover from the Company all reasonable costs, expenses and attorney's fees in connection with
the enforcement of rights to indemnification granted herein. The provisions of this section are in
addition to and not in limitation of the power of the Company with respect to, and the rights of
any member or manager of the Company to receive the benefits of, any other or further
indemmification, insurance, elimination of liability or the right or benefit which is duly adopted
by the Company and not prohibited by applicable law. The Company may also indemnify its
employees and other representatives or agents up to the fullest extent not prohibited under
applicable law, provided that the indemnification in each such situation is first approved by the
Member.

In addition, the Manager and the Company shall defend, indemnify and bold harmless
New River Valley Home from and against any loss, ligbility, damage, cost or expense (including
costs of defense and reasonable attorneys fees actually incurred) incurred by reason of any and
all demands, claims, suits, actions, or proceedings arising out of any gross negligence, willful
misconduct, malfeasance, fraud or breach of fiduciary duty of the Company, the Manager or any
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other Member or any actions performed outside the scope of authority of such Manager or other
Member that have a material adverse effect on New River Valley Home.

2.03  Limitation on Liability. No Member or Manager of the Company shall be liable
to the Company for monetary damages for an act or omission in such Person’s capacity as a
member or manager, except as provided in the Act for (i) acts or omissions which a Member or
Manager knew at the time of the acts or omissions were clearly in conflict with the interests of
the Company; (ii) any transaction from which a Member or Manager derived an impropet
personal benefit; or (iii) acts or omissions occurring prior to the date this provision becomes
effective. If the Act is amended to authorize further elimination of or limitations on the liability
of Members or Managers, then the liability of the Members or Managers shall be eliminated or
limited to the fullest extent permitted by the Act as so amended. Any repeal or modification of
this Section shall not adversely affect the right or protection of a Member or Manager existing at
the time of such repeal or modification. The provisions of this Section shall apply also to any
Person to whom the Members or Managers have delegated management authority, whether or
not such Person is a Member or Manager.

2.04 Compensation and Expenses. The Manager shall not receive any compensation
from the Company for serving as a manager, but the Company will reimburse the Manager for
all expenses incurred by the Manager in connection with its service as a manager. Nothing
contained in this Section is intended to affect the Ownership Percentage of any of the Members
or the amounts that may be payable to any of the Members by reason of their respective
Ownership Percentages.

ARTICLE III
MEMBERSHIP

3.01 Dealings With Affiliates. The Members and Manager are specifically authorized
to employ, contract and deal with, from time to time, any Member or Manager or Affiliate of any
Member or Manager, provided the Member consents, and in connection therewith to pay such
Person fees, prices or other compensation, provided that such employment, contracts, and
dealings are commercially reasonable and necessary or appropriate for Company purposes, and
the fees, prices or other compensation paid by the Company are, in the judgment of such
Members or Manager, reasonable and typical or competitive with the fees, prices or other
compensation customarily paid for similar property or services in the same general area.

ARTICLE 1V
CAPITAL CONTRIBUTIONS AND ACCOUNTS

4.01 Initial Capital Contributions. The Member has contributed as its Capital
Contributions to the Company the amounts designated on Exhibit A.

4,02 Maintenance of Capital Accounts. Separate Capital Accounts shall be maintained
for each Member in accordance with the Regulations as described in Exhibit BB,
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4.03 Interest on and Return of Capital. No Owner shall be entitled to any interest on
such Owner’s Capital Account or on such Owner’s Capital Contributions to the Company. No
Owner shall have the right to demand or to receive the return of all or any pait of such Owner’s
Capital Contributions to the Company or such Owner’s Capital Account except as otherwise

provided in this Agreement.

ARTICLE V
ALLOCATIONS

Subject to the requirements of the Regulations as provided in Exhibit B, the Net Profits,
Net Losses, and distributive shares of tax items shall be allocated to the Owners on a pro-rata
basis in accordance with their respective Ownership Percentages during the period over which
such Net Profits, Net Losses and tax items were accrued.

ARTICLE VI
DISTRIBUTIONS

6.01 Interim and Liquidating Distributions. Distributions of Net Cash Flow or
distributions in kind to Owners, whether in liquidation or otherwise, shall be made to the Owners
in accordance with their Ownership Percentages; provided, however, that no distribution shall be
made to the Owners if prohibited by N.C.G.S. §57D-4-05.

6.02  Adjustment to Fair Market Value. Prior to any distribution in kind, the difference
between such established value and book value of the property to be distributed shall be credited
or charged, as is appropriate, to the Owners” Capital Accounts in proportion to their Ownership
Percentages. Upon the distribution of such property, such agreed-upon value shall be charged to
the Capital Accounts of the Owners receiving such distribution.

ARTICLE VII
DISSOLUTION, LIQUIDATION AND TERMINATION

7.01  Dissolution. The Company shall be dissolved upon the occurrence of any of the
following events:

(a) By the written agreement of the Members holding a Majority Interest; or

(b)  The entry of a decree of judicial dissolution or the issuance of a certificate
for administrative dissolution under the Act.

The occurrence of a Withdrawal Event will not result in the dissolution of the Company.

7.02  Winding Up, Liguidation and Distribution of Assets. Upon the happening of any

of the events specified in this Article, the Liquidator will commence as promptly as practicable
to wind up the Company’s affairs unless the Liquidator determines that an immediate liquidation
of Company assets would cause undue loss to the Company, in which event the liquidation may
be deferred for a time determined by the Liquidator to be appropriate. Assets of the Company
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may be liquidated or distributed in kind, as the Liquidator determines to be appropriate. The
Owners will continue to share the Net Cash Flow, Net Profits and Net Losses during the period
of liquidation in the manner set forth in Article V and Article VI. The proceeds from liquidation
of the Company, including repayment of any debts of Owners to the Company, and any
Company assets that are not sold in connection with the liquidation will be applied in the
following order of priority:

(a) To payment of the debts and satisfaction of the other obligations of the
Company, including without limitation debts and obligations to Owners;

(b)  To the establishment of any reserves deemed appropriate by the Liquidator
for any labilities or obligations of the Company, which reserves will be held for the purpose of
paying liabilities or obligations and, at the expiration of a period the Liquidator deems
appropriate, will be distributed in the manner provided in Subsection (c); and

(c) To the payment to the Owners of the positive balances in their respective
Capital Accounts, pro rata, in proportion to the positive balances in those Capital Accounts after
giving effect to all allocations and distributions under Article V and Article VI for all prior
periods, including the period during which the process of liquidation occurs.

7.03  Articles of Dissolution. Upon the dissolution and the commencement of winding
up of the Company, Articles of Dissolution shall be filed in the Office of the Secretary of State in
accordance with the Act,

7.04 Return of Contribution Nonrecourse to Other Qwners. ixcept as provided by law
or as expressly provided in this Agreement, upon dissolution, each Owner shall look solely to the
assets of the Company for the return of its Capital Contribution, If the Company property
remaining after the payment or discharge of the debts and liabilities of the Company is
insufficient to return the cash contribution of one or more Owners, such Owner or Owners shall
have no recourse against any other Owner.

ARTICLE VIII
BOOKS AND RECORDS

8.01  Accounting Period. The Company’s accounting period shall be the calendar year.

8.02 Books and Records. The Company’s books and records, this Agreement and all
amendments thereto, and any other agreements, records, documents or data required to be
maintained by the Act, shall be maintained at the principal office of the Company and shall be
open to inspection and examination by the Members or their duly authorized representatives at
all reasonable times.

8.03 Books of Account. The Company shall, for income tax purposes, keep and
maintain, or cause to be kept and maintained, adequate books of account of Company business.
Such books of account shall initially be kept on an accrual basis, but the Members shall have the
right, but not the obligation, to change the method of accounting. All expenses in connection
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with the keeping of the books and records of the Company and the preparation of audited or
unaudited financial statements required to implement the provisions of this Agreement or
otherwise needed for the conduct of the Company’s business shall be borne by the Company as
an ordinary expense of its business.

8.04 Tax Returns. The Company, at the Company’s expense, shall cause an income
tax return for the Company to be prepared and timely filed with the appropriate authorities.
Copies of such returns, or other pertinent information therefrom, shall be furnished to the
Members within the periods required by law or otherwise within a reasonable time after the end
of the Company’s fiscal year.

8.05 DBank Accounts. The bank account or accounts of the Company shall be
maintained in the bank approved by the Manager. The terms poverning such account shall be
determined by the Manager and withdrawals from such bank account shall only be made by such
parties as may be approved by the Manager. Any account opened for the Company shall not be
commingled with other funds of the Members or Managers.

8.06 Tax Matters. The Member shall designate a Member to act as the “Partnership
Representative” for federal income tax purposes. The Partnership Representative is authorized
and required to represent the Company in connection with all examinations of the Company’s
affairs by tax authorities, including resulting administrative and judicial proceedings, and to
expend Company funds for professional services and costs associated therewith. The Partnership
Representative shall have the final decision making authority with respect to all federal income
tax matters involving the Company. The Owners agree to cooperate with the Partnership
Representative in any action or proceeding involving issues of federal income taxation affecting
the Company or the Owners. Notwithstanding anything to the contrary contained herein, the
Partnership Representative may not settle any tax issue, institufe suit or extend the statute of
limitations (except insofar as any such action is taken by the Partnership Representative in its
individual capacity and not as the Partnership Representative) without the consent of the
Member. Any direct out-of-pocket expense incurred by the Partnership Representative in
carrying out his obligations hercunder shall be allocated to and charged to the Company as an
expense of the Company for which the Partnership Representative shall be reimbursed. The
initial Partnership Representative shall be Landmark Asset Services, Inc.

8.07 Annual Report for Secretary of State. The Company shall deliver to the Secretary
of State for filing an annual report in accordance with N.C. Gen. Stat. § 57D-2-24.

ARTICLE IX
MISCELLANEOUS PROVISIONS

9.01 Application of North Carolina Law. This Agreement, and the application and
interpretation hereof, shall be governed exclusively by its terms and by the laws of the State of
North Carolina, and specifically the Act.

9.02 Further Assurances. The Members each agree to cooperate, and to execute and
deliver in a timely fashion any and all additional documents necessary to effectuate the purposes
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of the Company and this Agreement, including but not limited to consents to jurisdiction for a
taxing jurisdiction with regard to the collection of income taxes attributable to the Member’s

income and interest and penalties assessed on such income.

9,03 Construction. Whenever the singular number is used in this Agreement and when
required by the context, the same shall include the plural and vice versa, and the masculine
gender shall include the feminine and neuter genders and vice versa.

9.04 Headings. The headings in this Agreement are inserted for convenience only and
are in no way intended to describe, interpret, define, or limit the scope, extent or intent of this
Agreement or any provision hereof.

9.05 Waivers. The failure of any party to seek redress for violation of or to insist upon
the strict performance of any covenant or condition of this Agreement shall not prevent a
subsequent act from having the effect of an original violation.

9,06 Rights and Remedies Cumulative. The rights and remedies provided by this
Agreement are cunulative and the use of any one right or remedy by any party shall not preclude
or waive the right to use any or all other remedies. Such rights and remedies are given in
addition to any other rights the parties may have under applicable law.

0.07 Heirs, Successors and Assigns. Each and all of the covenants, terms, provisions
and agreements herein contained shall be binding upon and inure to the benefit of the parties
hereto and, to the extent permitted by this Agreement, their respective heirs, legal
representatives, successors and permitted assigns.

9.08 Creditors. None of the provisions of this Agreement shall be for the benefit of or
enforceable by any creditors of the Company.

9.09 Counterparts. This Agreement may be executed in counterparts, each of which
shall be deemed an original but all of which shall constitute one and the same instrument.

9.10 Notices. Any and all notices, offers, demands or elections required or permitted
to be made under this Agreement shall be in writing, signed by the party giving such notice, and
shall be delivered or sent by hand delivery, recognized overnight courier or registered or certified
mail, postage fully prepaid and addressed to the recipient at his or iis address appearing on
Exhibit A or to such other address as a party may by proper notice designate, and shall be
deemed given in the case of hand delivery upon delivery to the recipient’s address, in the case of
overnight courier one (1) day after deposit with such courier and in the case of mailing two (2)
days after deposit in the mail. When any notice is required to be given to any Member, a waiver
thereof in writing signed by the Person entitled to such notice, whether before, at, or after the
time stated therein, shall be equivalent to the giving of such notice.

9,11 Invalidity. The invalidity or unenforceability of any particular provision of this

Agreement shall not affect the other provisions hereof, and the Agreement shall be construed in
all respects as if such invalid or unenforceable provision were omitted, If any particular
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provision herein is construed to be in conflict with the provisions of the Act, the Act shall control
and such invalid or unenforceable provisions shall not affect or invalidate the other provisions
hereof, and this Agreement shall be construed in all respects as if such conflicting provision were
omitted.

9.12 Determination of Matters Not Provided For In This Operating Agreement. The
Member shall decide any questions arising with respect to the Company and this Agreement
which are not specifically or expressly provided for in this Agreement.

[SEPARATE SIGNATURE PAGE FOLLOWS]
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EXECUTION PAGE
TO THE
OPERATING AGREEMENT
OF
RIVERMONT SCHOOL APARTMENTS, LLC
a North Carolina Limited Liability Company

IN WITNESS WHEREOF, the Company has adopted this Agreement effective as of the

Effective Date, and the Company and the Member and Manager hereby assume and agree to be
bound by and to perform all of the terms and provisions set forth in this Agreement.

RIVERMONT SCHOOL APARTMENTS, LLC

By: Landmark Asset Services, Inc., Managing
Member

Samuel J. Sari, Vice President

LANDMARK ASSET SERVICES, INC.,,
Member and Manager

Samuel J. Sari, Vice President
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EXHIBIT A
TO THE
OPERATING AGREEMENT
OF
RIVERMONT SCHOOL APARTMENTS, LLC
A North Carolina Limited Liability Company

MEMBER INFORMATION
NAME & ADDRESS CAPITAL PERCENTAGE
OF MEMBERS CONTRIBUTION INTEREST

Landmark Asset Services, Inc.
406 E. Fourth Street $ 100.00 100.0%
Winston-Salem, NC 27101
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EXHIBITB
TO THE
OPERATING AGREEMENT
OF
RIVERMONT SCHOOL APARTMENTS, LLC
A North Carolina Limited Liability Company

REGULATORY ALLOCATIONS

SECTION B-1. Definitions.

(a) “Adjusted Capital Account” shall mean the Owner’s Capital Account increased
by (i) the amount of any deficit balance that the Owner is obligated to restore upon liquidation of
the Company in accordance with Treasury Regulations Section 1.704-1(b)(2)(ii)(b)(3) or is
treated as obligated to restore pursuant to Treasury Regulations Section 1.704-1(b)(2)(ii)(c) and
(i) the amount of the Owner’s share of Company Minimum Gain or Owner Nonrecourse Debt
Minimum Gain, and decreased by (iii) the items described in Treasury Regulation Section 1.704-

1(b)(2)(EYd)4), (5), and (6).

(b) “Nonrecourse Deductions” shall have the meaning set forth in Section 1.704-
2(b)(1) of the Regulations.

(©) “Nonrecourse Liability” shall mean a liability of the Company for which no
Owner bears the economic risk of loss within the meaning of Treasury Regulations Section

1.752-2.

(@  “Owner Nonrecourse Debt” shall have the meaning set forth in Section 1.704-
2(b)(4) of the Regulations.

(e) “Owner Nonrecourse Debt Minimum Gain” shall mean an amount, with respect to
each Owner Nonrecourse Debt, equal to the Company Minimum Gain that would result if such
Owner Nonrecourse Debt were treated as a Nonrecourse Liability, determined in accordance
with Section 1.704-2(i)}(3) of the Regulations.

63] “Owner Nonrecourse Deductions” shall have the meaning set forth in Sections
1,704-2(iX1) and 1.704-2(i)(2) of the Regulations.

() “Company Minimum Gain” shall have the meaning set forth in Sections 1.704-
2(b)(2) and 1.704-2(d) of the Regulations.

SECTION B-2, Maintenance of Capital Accounts.

In the maintenance of the Capital Account for each Ownet, the following provisions shall
apply:
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(a)  Fach Owner’s Capital Account shall be credited with the fair market value of
such Owner’s Capital Contributions and shall be appropriately adjusted to reflect each Ownei’s
distributive share of Company income and gain, and the amount of any Company liabilities that
are assumed by such Owner.

(b)  Each Ownet’s Capital Account shall be debited the amount of money and the fair
market value of any property distributed to such Owner and shall be appropriately adjusted to
reflect each Owner’s distributive share of Company loss and deductions, and the amount of any
liabilities of such Owner that are assumed by the Company or that are secured by any propetty
contributed by such Owner to the Company.

(c) In the event any interest in the Company is transferred in accordance with the
terms of this Agreement, the transferce shall succeed to the Capital Account of the transferor to
the extent it relates to the transferred interest.

(d)  The Capital Account shall also include a pro-rata share of the fair market value of
any property contributed by a Person who is not an Owner, such value to be the same value
reported for Federal Gift Tax purposes if a gift tax return is filed, and if not, the value in the case
of real property as determined by an independent appraiser actively engaged in appraisal work in
the arca where such property is located and selected by the Members, and otherwise by the
certified public accountant or accountant then serving the Company.

(¢)  The Capital Accounts of the Owners may be adjusted to reflect a revaluation of
Company property (including intangible assets such as goodwill) to its fair market value, at the
following times: (i) in connection with the acquisition of an Economic Interest by a new or
existing Owner for more than a de minimis capital contribution, (i) in connection with the
liquidation of the Company as defined in the Regulations, or (iii) in connection with more than a
de minimis distribution to an Owner as consideration for his Economic Interest. In the event of
any revaluation of Company property, the Capital Accounts of the Owners shall be adjusted as
provided by the Regulations.

The foregoing provisions and the other provisions of this Agreement relating to the
maintenance of Capital Accounts are intended to comply with the requirements of Code Section
704(b) and the Regulations thereunder. If in the opinion of the Members the manner in which
Capital Accounts are being maintained pursuant to the preceding provisions of this Section
should be modified in order to comply with the requirements of Code Section 704(b) and the
Regulations thereunder, then notwithstanding anything to the contrary contained in the preceding
provisions of this Section, the Members may alter the method in which Capital Accounts are
maintained, and the Members shall have the right to amend this Agreement to reflect any such
change in the manner in which Capital Accounts are maintained; provided, however, that any
change in the manner of maintaining Capital Accounts shall not materially alter the economic
agrecment between the Owners.
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SECTION B-3. Regulatory Allocations.

Notwithstanding any other provision of this Agreement, the following regulatory
allocations shall apply:

(a) Qualified Income Offset. In the event any Owner unexpectedly receives any
adjustments, allocation or distribution described in Section 1.704-1(b)(2)(ii)(d)(4), (5) or (6)
which has not otherwise been taken into account in determining the deficit of such Owner’s
Adjusted Capital Account, such Owner shall be specially allocated items of income and gain in
an amount and manner sufficient to eliminate, to the extent required by the Regulations, the
deficit Adjusted Capital Account of such Owner as quickly as possible. This provision is
intended to constitute a “Qualified Income Offset” under Regulations Section 1.704-1(b)(2) and
shall be interpreted consistently therewith.

(b) Minimoum Gain Chargeback. If during any Company fiscal year there is a net
decrease in Company Minimum Gain, each Owner who would otherwise have a deficit Adjusted
Capital Account at the end of such shall be specifically allocated jtems of Company income and
gain for such fiscal year (and, if necessary, subsequent fiscal years) in an amount equal to such
Owner’s share of the net decrease in Company minimum gain, determined in accordance with
Regulations Section 1.704-2(g). This provision is intended to comply with the minimum gain
chargeback requirement in Regulations Section 1.704-2(f) and shall be interpreted consistently

therewith.

(e Owner Mimimum Gain Chargeback. If there is a net decrease in Owner
Nonrecourse Debt Minimum Gain attributable to an Owner Nonrecourse Debt during any
Company fiscal year, each Owner who has a share of the Owner Nonrecourse Debt Minimum
Gain attributable to such Owner Nonrecourse Debt, determined in accordance with Regulations
Section 1.704-2(1)(5), shall be specifically allocated items of Company income and gain for such
fiscal year (and, if necessary, subsequent fiscal years) in an amount equal to such Owner’s share
of the net decrease in Company Nonrecourse Debt Minimum Gain attributable to such Owner
Nontecourse Debt, determined in accordance with Regulations Section 1.704-2(i)(4). This
Section is intended to comply with the minimum gain chargeback requirement in Regulations
Section 1,704-2(1)(4) and shall be interpreted consistently therewith.

(d)  Nonrecoutse Deductions. Nonrecourse Deductions for any fiscal year shall be
specifically allocated to the Owners in accordance with their respective Ownership Percentages
as set forth in Exhibif A attached, as such Exhibit may be amended from time to time.

(e) Owner Nonrecourse Deductions, Any Owner Nonrecourse Deductions for any
fiscal year shall be specifically allocated to the Owner who bears the economic risk of loss with
respect to the Owner Nonrecourse Debt to which such Owner Nonrecourse Deductions are
attributable in accordance with Regulations Section 1.704-2(i)}(1).

{f) Section 704(c) Tax Allocations. In accordance with Code Section 704(c) and the

regulations thereunder, income, gain, loss and deduction with respect to any property contributed
to the capital of the Company shall, solely for tax purposes, be allocated among the Owners so as
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to take account of any variation between the adjusted basis of such property to the Company for
federal income tax purposes and its initial fair market value ascribed to it under this Agreement.

(g  Compliance with Regulations. It is the intent of the Owners that the allocations of
all items of income, gain, loss, deduction and credit under this Agreement comply with the
requirements of Code Section 704(b) and the Regulations thereunder. Accordingly, to the extent
adjustment is necessary to be in compliance with the provisions of Code Section 704(b) and the
Regulations thereunder, such necessary adjustments in the allocation shall be made, but only to
the smallest extent necessary, Furthermore, if there has been any adjustment in the allocations to
the Owners on account of the preceding sentence, subsequent allocations of income, gain, loss,
deduction or credit shall, to the extent possible, be allocated to the Owners in the order and in a
manner designed to result in each Owner’s having a Capital Account balance equal to what it
would have been had the allocation(s) pursuant to the preceding sentence not occurred, and in a
manner that is likely to minimize any economic distortions that otherwise might result.
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EXHIBIT C
TO THE
OPERATING AGREEMENT
or
RIVERMONT SCHOOL APARTMENTS, LLC
A North Carolina Limited Liability Company

GLOSSARY OF TERMS

“Act” means the North Carolina Limited Liability Company Act, as amended fiom time
to time.

“Affiliate” means: (i) in the case of an individual, any relative of such individual, (ii) in
the case of an Entity, any officer, director, trustee, member, manager, general partner, employee
or holder of ten percent (10%) or more of any class of the voting securities of, or interest, in such
Entity; or any corporation, company, limited liability company, director, trustee, member,
manager, general partner, employee or holder of ten percent (10%) or more of the outstanding
voting securities of any corporation, company, limited liability company, trust or other entity
controlling, controlled by or under common control with such Entity. For the purposes of this
definition, the term “controls,” “is controlled by,” or “is under common control with” shall mean
the possession, direct or indirect, of the power to direct or cause the direction of the management
and policies of an Entity, whether through the ownership of voting securities or otherwise.

“Agreement” means this Operating Agreement, as amended from time to time.

“Capital Account” means the account established for each Owner pursuant to Article IV
and maintained in accordance with the provisions of this Agreement

“Capital Contribution” means any contribution to the capital of the Company in cash,
property or other binding obligation to contribute cash or property whenever made.

“Economic Interest” means that part of 4 Membership Interest which includes only the
right to receive the share of the Company’s allocations and distributions associated with that
Membership Interest and specifically does not include the right to vote, the right to examine the
books and records of the Company or the right to otherwise participate in any decision of the
Members.

“Economic Interest Owner” means the owner of an Economic Interest who is not a
Member.

“Entity” means any general partnership, limited partnership, limited Liability company,
corporation, joint venture, trust, business trust, cooperative or association or any foreign trust or
foreign business organization.

“Liquidator” means any Members or any liquidating trustee appointed by the Members
upon dissolution of the Company.
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“Majority Interest” Majority Interest means the Membership Percentages which, taken
together, exceed fifty percent (50%) of the aggregate of all Membership Percentages. If, in any
instance, no combination of Membership Percentages exceeds fifty percent (50%) of the
aggregate of all Membership Percentages, then Majority Interest will be deemed to mean one
hundred percent (100%) of the Membership Percentages.

“Manager” means the Person designated as a manager of the Company pursuant to
Section 2.01 of this Agreement, and each Person who may hereafter become a manager of the
Company pursuant to Section 2.01 of this Agreement.

“Members” mean the members who execute a counterpart of this Agreement and each of
the parties who may hereafter become members, including a Successor or Successors,

“Membership Interest” means all of a Member’s rights in the Company, including
without [imitation the Member’s share of the Net Profits and Net Losses of the Company, the
right to receive distributions of the Company asscts, any right to vote, any right to participate in
the management of the business and affairs of the Company.

“Membership Percentage” means that portion of the Company (expressed as a petcent)
that is owned by any Members. Upon the execution of this Agreement, the Members shall own
one hundred percent (100%) of the Membership Percentages of the Company. In the event of a
Transfer of a portion of a Member’s Membership Interest to a Successor, the transferring
Members shall designate the Membership Percentage transferred.

“Net_Cash Flow” means all cash received by the Company from all sources, including
capital contributions, operations, investments, financings or refinancings, including net proceeds
from all sales and other dispositions of Company property, less cash expended by the Company,
including payment of all expenses, costs, and indebtedness of the Company, acquisition of
investments or other capital assets, and establishment of reasonable reserves for working capital,
debt service, contingencies, investments, and replacements. Net Cash Flow shall not be reduced
by depreciation, amortization, cost recovery deductions, or similar allowances.

“Net Profit” _or “Net Loss” means the net profit or net loss of the Company as
determined in accordance with the method of accounting used by the Company for federal
income tax purposes.

“QOwner” means a Member or an Economic Interest Owner.

“Ownership Percentage” means the percentage set forth after the Economic Interest
Owner’s or Member’s name on Exhibit A attached, as may be amended from time to time.

“Person” means any individual or Entity, and the heirs, executors, administrators, legal
representatives, successors, and assigns thereof,

BTM:81[960v1



“Project” means the Rivermont School Apartments redevelopment project in Covington,
Virginia.

“Successor’” means a Person to whom all right, title and interest in all or any percentage
of a Membership Interest is transferred, including the personal representatives, heirs, or legatees
of a Member.

“Transfer” means to sell, bequeath, transfer or assign any Membership Interest or
percentage thereof.

“Withdrawal Event” means the withdrawal, removal, bankruptey, insolvency, dissolution,
death or incompetency of a Member, the sale or redemption of a Member’s entire Membership
Interest, or the occurrence of any other event which terminates the continued membership of a
Member in the Company pursuant to N.C. Gen. Stat. § 573-3-02 or any other provision of the

Act,
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DEVELOPMENT AGREEMENT

THIS DEVELOPMENT AGREEMENT (this “Agreement”) is made and entered into
effective as of March 12th, 2023 between RIVERMONT SCHOOL APARTMENTS, LLC, a
North Carolina limited liability company (the “Company”) and ARCHETYPES, LLC, a North
Carolina limited liability company (the “Developer”).

WITNESSETH:

WHEREAS, the Company has been formed to acquire, develop, finance, rehabilitate,
own, maintain, operate and sell or otherwise dispose of a 49-unit multifamily apartment complex
intended for rental to low-income individuals and families, to be known as Rivermont School
Apartments and to be located in Covington, Virginia (the “Apartment Complex”); and

WHEREAS, the Company desires to appoint the Developer to provide certain services
for the Company with respect to overseeing the development of the Apartment Complex 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:

Section 1. Appointment. The Company hereby appoints the Developer to render
services for the Company and to supervise and oversee the development of the Apattment
Complex as herein contemplated.

Section 2. Authority. The Developer shall have the authority and the obligation to:

(a) act on behalf of the Company in its relation with any governmental agency
or authority and any construction and/or permanent loan lender with respect to all matters
relating to the construction and development of the Apartment Complex;

(b) coordinate the preparation of the plans and specifications (the “Plans and
Specs™) with the architect (“Architect”) and recommend alternative solutions whenever
design details affect construction feasibility or schedules;

(c) ensure that the Plans and Specs are in compliance with all applicable
codes, laws, ordinances, rules and regulations;

(d) negotiate all necessary contracts and subcontracts (other than the
construction contract) for the construction of the Apartment Complex;

(e) choose the products and materials necessary to equip the Apartment
Complex in a manner which satisfies all requirements of the permanent loans and the
Plans and Specs;
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(f) monitor disbursement and payment of amounts owed the Architect and the
subcontractors;

(g} insure that the Apartment Complex is constructed free and clear of all
mechanics’ and materialmen’s liens;

(h)  obtain an Architect’s certificate that the work on the Apartment Complex
is substantially complete, and inspect the Architect’s work;

(1) secure all building code approvals and obtain certificates of occupancy for
all of the residential units of the Apartment Complex;

() cause the Apartment Complex to be completed in a prompt and
expeditious manner, consistent with good workmanship, and in compliance with the
following:

(i) the Plans and Specs as they may be amended by the agreement of
the parties hereto and with the consent of the mortgagees under the construction
and permanent loans; and

(ii) any and all obligations of the Company under the construction and
permanent loans.

(k) cause to be performed in a diligent and efficient manner the following:

(1) construction of the Apartment Complex pursuant to the Plans and
Specs, including any required off-site work; and

(1i) general administration and supervision of construction of the
Apartment Complex, including but not limited to activities of subcontractors and
their employees and agents, and others employed as to the Apartment Complex in
a manner which complies in all respects with the construction and permanent
loans and the Plans and Specs.

(Iy keep, or cause to be kept, accounts and cost records as to the construction
of the Apartment Complex;

(m)  maintain, or cause to be maintained, at its expense, all office and
accounting facilities and equipment necessary to adequately perform the foregoing
functions;

(n) make available to the Company, during normal business hours and upon
the Company’s written request, copies of all material contracts and subcontracts;

(0) deliver to the Company a dimensioned as-built survey of the real property
(locating only buildings) and as-built drawings of the Apartment Complex construction;
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(p) provide, and periodically update Apartment Complex construction time
schedule which coordinates and integrates Architect’s services with construction
schedules;

(Q) investigate and recommend a schedule for purchase by the Company of all
materials and equipment requiring long lead time procurement, coordinate the schedule
with Architect and expedite and coordinate delivery of such purchases;

(r) prepare prequalification criteria for bidders interested in the Apartment
Complex, 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;

(s) receive bids, prepare bid analyses and make recommendations to the
Company for award of contracts or rejection of bids;

G coordinate the work of Architect to complete the Apartment Complex in
accordance with the objectives as to cost, time and quality, and provide sufficient
personnel at the Apartment Complex with authority to achieve such objectives;

(u) provide a detailed schedule of realistic activity sequences and durations,
allocation of labor and materials and processing of shop drawings and samples;

(v} 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 n
the schedule to meet the probable completion date, provide summary reports of such
monitoring, and document all changes in the schedule;

(w) recommend courses of action to the Company when requirements of
subcontracts are not being fulfilled;

(x) revise and refine the approved estimate of construction cost, incorporate
changes as they occur, and develop cash flow reports and forecasts as needed,;

(y)  provide regular monitoring of the approved estimate of construction cost,
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;

(2) develop and implement a system for review and processing of change
orders as to construction of the Apartment Complex;

(aa) develop and implement a procedure for the review and processing of
applications by subcontractors for progress and final payments,

(bb) in collaboration with Architect, establish and implement procedures for
expediting the processing and approval of shop drawings and samples; and
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(cc) record the progress of the Apartment Complex and submitting written
progress reports to the Company and Architect, including the percentage of completion
and the number and amounts of change orders.

The Developer shall not be responsible for and shall take no actions which pertain to the
acquisition of an interest in the land upon which the Apartment Complex is located, the
admission of an equity investor to the Company, or obtaining the construction and permanent
loans for the financing of the Apartment Complex.

Section 3. Development Fee.

(a) For services performed and to be performed under Sections 1 and 2 of this
Agreement, the Company agrees to pay the Developer a development fee (the
“Development Fee”) in the amount of $ |, 200, 09 %0%f which $ 2.4 0 Coc “shall have
been earned by December 31, 2023. Payment of such fee shall be payable by the
Company to the Developer from capital contributions made by an equity investor,
construction loan proceeds, permanent loan proceeds, or net cash flow, as and when
permitted by the equity investor and, if applicable, the lenders.

(b) The Development Fee must be paid in its entirety by December 31, 2038.

Section 4. Assignment of Fees. The Developer shall not assign, pledge or otherwise
encumber, for security or otherwise, the Development Fee set forth above to be made by the
Company, or any portion(s) thereof or any right(s) of the Developer thereto, without prior
consent of the Company.

Section 5. Successors and Assigns, Termination. This Agreement shall be binding on
the parties hereto, their heirs, successors, and assigns. However, this Agreement may not be
assigned by any party hereto without the consent of any equity investor, nor may it be terminated
without the consent of any equity investor, which consent shall not be unreasonably withheld.

Section 6. Separability of Provisions. Each provision of this Agreement shall be
considered separable and if for any reason any provision which is not essential to the effectuation
of the basic purposes of this Agreement is determined to be invalid and contrary to any existing
or future law, such invalidity shall not impair the operation of or affect those provisions of this
Agreement which are valid.

Section 7. Counterparts. This Agreement may be executed in several 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.

Section 8. No Continuing Waiver. The waiver by any party of any breach of this
Agreement shall not operate or be construed to be a waiver of any subsequent breach.

Section 9. Applicable Law. This Agreement shall be construed and enforced in
accordance with the laws of the Commonwealth of Virginia.

BTM:813574v1



Section 10. Enforceability. Notwithstanding anything to the contrary in this
Agreement, this Agreement shall be null and void in the event that the Virginia Housing
Development Authority does not issue a reservation or an allocation of low-income housing tax
credits for the Rivermont School Apartments project by December 31st, 2022.

[SEPARATE SIGNATURE PAGE FOLLOWS]
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IN WITNESS WHEREOF, the parties have caused this Development Agreement to be
duly executed as of the date first written above.

BTM:813574v1

RIVERMONT SCHOOL APARTMENTS, LLC

By: Landmark Asset Services, Inc.,

Managi Member/é\/

Samuel J. Sari, Vice President

Y

Samuel J. Sari, I\/fanager

ARCHETYEES, LLC

By
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Tab Q:

Documentation of Rental Assistance, Tax Abatement
and/or existing RD or HUD Property



RESOLUTION 113

RESOLUTION AWARDING
FIVE PROJECT BASED VOUCHERS
TO RIVERMONT SCHOOL APARTMENTS
TO SERVE ELDERLY HOUSEHOLDS

WHEREAS, the Quality Housing and Work Responsibility Act (QHWRA) of 1998,
authorized the Project Based Housing Choice Voucher Program, and

WHEREAS, Congress substantially revised the requirements of the Project
Based Housing Choice Voucher Program to allow a public housing authority to project
base up to 20% of it annual budget authority for its Section 8 Housing Choice Voucher

Program; and

WHEREAS, on November 24, 2021, the Covington Redevelopment and Housing
Authority issued a Request for Proposal (RFP) notifying local rental housing providers of
the opportunity to submit proposals for securing up to 5 Project Based Vouchers to be
used for new construction or substantial rehabilitation; to serve lower income elderly,

WHEREAS, the Covington Redevelopment and Housing Authority received one
(1) response to the Request for Proposal, which was reviewed, ranked and

recommended for award; and

WHEREAS, Rivermont School Apartments LLC development was recommended
for an award of five (5) Project Based Vouchers (PBV); and

NOW, THEREFORE BE IT RESOLVED, by the Board of Commissioners of the
Covington ' Redevelopment and Housing Authority that it selects and authorizes the
dedication of five (5) Project Based Vouchers to Rivermont School Apartments LLC,

and

BE IT FURTHER RESOLVED, by the Board of Commissioners of the Covington
Redevelopment and Housing Authority that the Executive Director is hereby authorized
to executive and all contacts/documents required for the dedication of said PBV's in
accordance with The Department of Housing and Urban Development.

2/24/2022, aéﬂw 2/24/2022

[Efecutive Director-Kimberly D. Byrd




0-23-04

AN ORDINANCE

PARTIALLY EXEMPTING CERTAIN REAL ESTATE
IN A REVITALIZATION AREA FROM REAL ESTATE TAXATION

WHEREAS, Landmark Asset Services, Inc. (“Landmark™), has applied {o the City
Council of the City of Covington, Virginia, for an ordinance providing for a partial real cstate tax
exemption for a rehabilitation and revitalization project for the real property known as
Rivermont School, 1101 North Rockbridge Avenue, Covington, Virginia, City Tax Map No. 6-
2108-A (the “Property™); and

WHEREAS, the City Council, by resolution adopted on March 9, 2021, designated the
Property as a Revitalization Area, pursuant to § 36-55.30:2(A) of the Code of Virginia, 1950, as
amended; and

WHEREAS, the Virginia Constitution, art. X § 6(h), permits, and Va. Code § 58.1-
3219.4 authorizes, the City Council to provide for the partial exemption from real estate taxation
for rehabilitated property in a redevelopment or conservation area or rehabilitation district; and

WHEREAS, the City Council wishes to continue to support and encowage the
revitalization, rehabilitation, and renovation of the Property, which will result in economic
development, an increase in the tax base, an increase in economic activity, and provide for safe
and affordable honsing.

NOW THERETFORE, BE IT ORDAINED by the City Council of the City of Covington,
Virginia, that:

1. That certain real property known as Rivermont School, 1101 North Rockbridge
Avenue, Covington, Virginia, City Tax Map No. 6-2108-A, and improvements thereon, are
hereby partially exempted from real estate taxes for three years, as follows.

2. Any increase in the assessed value of the aforementioned property resulling from
the construction of the any new structure or other improvement, as determined by the
conunissioner of the revenue or other assessing officer, is exempt from real estate taxation for a
period of three years, beginning on the date of adoption of this ordinance. Beginning on January
1 of the fourth year following the effective date of this ordinance, assessment shall resume on the
full fair market value of the property as provided by law.

Adopted this 7th day of March, 2023.

M i)

Thomas H. Sibold, Jr., Mayor
Covington City Council

{00505360,D0CK )
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Member

Vote

Thomas H. Sibold, Jr., Mayor.....cc.oviiiiriinor i i For
David S, Crosier, VICE-MAayor.. ..., coeveiiniintiiiniirieiisieeenan For
WiLLIANY B CaAISOIL o ovitiiiriristinriertrnsreaeeianiaiesioasssteirasitsassnsnrssrareson For
OV i e = T OO For
Raymond C. HUBLEI. ... e e For
A/
Kyla 61'osier, Clerk to the Council
[SEAL]
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Tab R:

Documentation of Operating Budget and Utility
Allowances



viridiant
March 6, 2023

John Stiltner

Landmark Asset Services, inc.
406 4th St E

Winston-Salem, NC 27101
john@landmarkdevco.com

RE: Preliminary Utility Allowance for Rivermont School Apartments

Dear Mr, Stiltner,

Please see the following Preliminary Utility Allowance (UA) for Rivermont School
Apartments located in Covington, Virginia, Projections were generated with the
applicable rates, fees, and taxes of following providers:

Electricity: Dominion Energy Gas: N/A
Water: City of Covington Trash: N/A
Sewer: City of Covington

The utility rates used to produce this UA are no older than the rates in place 60 days
prior to the date of this letter. Below is a table depicting the highest monthly UA by each
bedroom type. Should you have any gquestions do not hesitate te contact me.

UTILITY ALLOWANCE ALLOWANCES BY BEDROOM SIZE

Utilities Utility Type [Paid by Studio  |kbdr 2-bdr Z-bdr 4-bdr
Heating Electric Tenant N/A $ 1270 | $ 16.60 | $ 19.50 | N/A
Air Conditioning |Electric Tenant N/A $ 639|% 775|% 910 | N/A
Cooking Efectric Tenant N/ A $ 548 | % 664 | % 780 | N/A
Lighting Electric Tenant N/ A $ 21931 % 2656 | § 3119 | N/A
Hot Water Electric Tenant N/A $ 12791 % 1549 [ $ 1820 | N/A
Water - Owner N/A $ - $ - % -1 N/A
Sewer - Owner N/A $ - $ - % - { N/A
Trash - Owner N/A $ - $ - $ - N/A
Total UA costs (Unrounded) $ - $6030 | $ 73.03]1% B578| % -

*Allowances only for Rivermont School Apartments as an ENERGY STAR and EarthCraft Gold project. The water and sewer
projections were produced using water fixtures with flow rates of 1.28 gpf toilets, 2.0 gpm showerheads, 2.2 gpm kitchen
faucets, and 1.5 gom lavatory faucets, Due to rounding, the amounts for the UA components may not add up to the Total

Sincerely,

%Maher
Project Manager

VIRIDIANT + 1431 Waest Main Street « Richmond, VA 23220 + p 804.225.9843 » f804.562.4159 + viridiant.org
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City of Covington

| : amaNel

{Search Locality] Vl[‘glﬂlﬁ Mass App[‘aié‘,ﬂl NCtWO[‘k

-FAQs-

-Home- -Legal- -Contact YamaNet- -Commissioners-  -Localities-

-About this Site-

Property Information - Tax Map# -6---2108--A- - Accounti 103

Property Owner: Legal Description: View Sketch
Industrial Development Authority Of Covington-alleghany Mcai8 (Building 1)
County Lots 1-10 & 12-20 Blk 108
Lots 8-13 Blk 111

Owners Address: Zoned:
9212 Winterberry Ave Assessment Values: R3
Covington, Va 24426

Oy gt Va2 Building, 1 402,500
Total Land Area: Other Improvements: 2,500
00Acres Land Value: 110,000
Physical Location: Total Value: 515,000

1011 Rockbridge Ave

All Values Rounded to nearest 100
Magisterial District:
City Of Covington

-Property Information- -Sales Information-

If you encounter any difficulties with this site, please e-mail the Webmaster.
All rights reserved, Copyright© 2023



Roanoke Valley-Alieghany

REGIONAL
COMIMISSIoON

rvarc.org 313 Luck Avenue, SW | Roanake, Virginla 24016 | P: 540.343.4417 | F: 540.343.4416 | rvarc@rvarc.arg

July 7, 2022

Bryan W. Hill, AICP, CZA, Regional Planner |l]
Grant Administrator

Roanoke Valley-Alleghany Regionai Commissicn
P.0. Box 2569

Roanoke, VA 24010

Sam Sari, Vice-President
L.andmark Asset Services, Inc.
401 E. 4" Street, Suite 203
Winston-Salem, NC 27101

RE: Letter of Intent to Partner and Award Grant Funding to Landmark Asset Services, Inc.

Dear Sam,

{ am pleased to inform you that Landmark Asset Services, Inc's application, for the Rivermont School
Apartments, to the Roanoke Valley-Alleghany Regional Commission's Housing Development Program has
been approved. This project was determined to be: aligned with the goals of the HDP; in the best interest of the
RVARC,; and of the best value to the RVARC.

Landmark Asset Services, Inc. will be awarded the full requested amount of $400,000.00 in leverage funding
for the subject property at 1011 North Rockbridge Avenue, Covington, VA 24426,

in your application, it is estimated that the project will be completed by September 30, 2024, Based on a
previous conversation, after not receiving Virginia Housing Low Income Housing Tax Credits (LIHTC) for the
project Ih 2022, Landmark intends to reapply hext year. As such, this extends the completed construction date
to the second quarter of 2025. Based upon a request from the RVARC, Virginia Housing has granted a one-
year extension of our grant program fo June 30, 2025,

Should Landmark Asset Services, Inc. not be awarded LIHTC funding in the 2023 round, Virginia Housing has
recommended that any subsequent partnership agreement be dissolved, and the funds be reailocated by the

RVARC.
As defined oh page 11 of your application, the project is further described as (excerpted):

As proposed, Rivermont Schoof Apartments is an adapfive reuse, affordabls, and multifamily housing development
consisting of forly-nine (49) - one, two, and three-bedroom rental apartments for individuals, famiflies, and seniors. The
proposed development is through the Low-Income Housing Tax Credit Program (UHTC) and is designed only for fow to
maderale income residants, with rents and income limifs set al 60% of the Area's Madian Income (AMI) or below. More
spacifically, the proposed project's targeling is provided in the fable below:

Nutnber of Units! | Area’s Median Income (AMI): | Percentage of Total Units:
5 30% 10.20%
20 50% 40.82%
24 60% 48.98%

Member Governments: Counties of Alleghany, Botetourt, Craig, Franklin and Roancke,
Citles of Covington, Roanoke and Salem, Towns of Clifton Forge, Rocky Mount and Vinton



|etter of Intent to Parther — Landmark Asset Services, Inc., Page 2

This letter shall serve as a letter of intent to provide a written expression of mutual interest by and between the
following parties:

ROANOKE VALLEY-ALLEGHANY REGIONAL COMMISSION, with a primary address of the following:
P.O. Box 2569
Roancke, VA 24010

and

LANDMARK ASSET SERVICES, INC., with a primary address of the following:
401 E. 4% Street, Suite 203
Winston-Salem, NC 27101

This letter shall also serve as an outfine for some of the terms and conditions that will go into the agreement

between the parties, which are as follows:

1. Agreement fo uphold the principles of the program

2. Cost reimbursement on a quarterly basis: invoicing due dates and format to be provided

3. Reporting during the project development period to include periodic status updates on project activities and
documentation of ongoing affordability

4. Adherence to Housing Quality Standards and expectations as articulated by HUD or Virginia Housing

5. An instrument under development now will be used to enforce the period of affordability and will be an
addendum to the Agreement unless applicant provides documentation that another committed funding
source has focked in a similar or longer period of affordability.

6. Equal housing opportunity/non-discrimination expectations

7. Expectation for prompt payment of the Applicants’ subcontractors per Virginia law

8. Americans with Disability Act compliance

9. Compliance with relevant tax obligations

10. Provision of copies of annual audits

11. Evidence of current licensure among all applicable contractors, architects, engineers, or other

professionally licensed individuals or firms.
12. Evidence of insurance coverage relevant to the housing development activity kept in force during the grant

period
13. Access by RVARC and Virginia Housing (the funder) to project docurments for monitoring purposes.
14. Requirements to reinvest program income into the project
15. And other relevant requirements from RVARC's prime agreement with Virginia Housing
The ultimate agreement will have terms that have been finalized between the parties as well as the execution
of both parties.

Please note, this letter of intent is not binding on either party and is not intended fo be a final, executed
contract agreement. Rather, this letter of intent shall be considered an Initial point of written negotiation
between the parties.

Confidentiality: The Regional Commission and Landmark Asset Services, Inc. agree to keep all aspects of
the potential agreement in canfidence.

Please sign below and return the letter electronically. Following that, we will forward the partnership agreement
for your signature.

If you have any questions or concerns, please confact me at your earliest convenience.

Sinceraly, For: Landmark Asset Services, Inc.:

Bryan W. Hill, AICP, CZA, Regional Planner Ill Sam SHfi
Grant Administrator Vice-President



Tab U:

Acknowledgement by Tenant of the availability of Renter
Education provided by Virginia Housing



Landmark Property Management Company

Renter Education availability provided by
Virginia Housing Acknowledgement Form

I, acknowledge
that I have been made aware of the availability of renter
education provided by Virginia Housing. The Virginia
Housing resources can be found at the following website.

- www.virginiahousing.com/renters/education

Resident Signature Date

In accordance with Federal law and U.S. Department of Agriendture policy, this institution is prohibited from discriminating
on tle basis of race, color, nations) origin, sex, ;tgc, or disability, (Not all prohibited bases apply to all programs). To filen
complnint of discrimination, write USDA, Director, Office of Civil Rights, 1400 Independence Avenue, S.35V,, Washington, D.C,
20250-9410, or eali (800} 795-3275 (voice) or (202) 720-6382 (TDD).” USDA is an equaf opportunity provider and employer”

Landmark Property Management Co. provides an Equal Housing Opportunity and 13 an I___\.
Equal Opportunity Employer. b

DL HODLHE
QHPOATLHTY



Tab V:

Nonprofit or LHA Purchase Option or Right of First
Refusal



Prepared by and return to:

Michael W.S. Lockaby (VSB No. 74136)
Guynn, Waddell, Carroll & Lockaby, P.C.
415 South College Avenue

Salem, Virginia 24153

Tax Map Nos.: 6-2108-A, 7-2109-1, 7-2110-9, 7-2110-11

Consideration: $10

RIGHT OF FIRST REFUSAL
AGREEMENT

(Rivermont School Apartments)

This instrument partially exempt from recordation tax and fees pursuant to Sections 58.1 -811(4)(3) and (D) and
17.1-266 and 17.1-279(E) of the Code of Virginia, 1950, as amended.

RIGHT OF FIRST REFUSAL AGREEMENT (the “Agreement”) dated as of _March 8
2023 by and among RIVERMONT SCHOOL APARTMENTS, LLC, a Virginia limited
liability company (the “Owner” or the “Company”), the COVINGTON REDEVELOPMENT
AND HOUSING AUTHORITY, a political subdivision of the Commonwealth under the
Housing Authorities Law of 1938 (the “Grantee”), and is consented to by LANDMARK
ASSET SERVICES, INC., a North Carolina Corporation (the “Managing Member”). This
Agreement shall be fully binding upon and inure to the benefit of the parties and their
successors and assigns to the foregoing.

Recitals

A. The Owner, pursuant to its Operating Agreement dated as of March 1, 2021, (the
“Operating Agreement”), is engaged in the ownership and operation of an 49-
unit apartment project for families located in Covington, Virginia and commonly
known as” Rivermont School Apartments” (the “Project”). The real property
comprising the Project is legally defined on Exhibit A.

B. The Grantee is a a political subdivision of the Commonwealth of Virginia,
created and activated under the Virginia Housing Authorities Law of 1938, and
is a “government agency” for the purposes of Section 42(i)(7)(A) of the Internal
Revenue Code of 1986, as amended (the “Code”); and

C. The Owner desires to give, grant, bargain, sell and convey to the Grantees
certain rights of first refusal to purchase the Project on the terms and
conditions set forth herein;

D. Capitalized terms used herein and not otherwise defined shall have the meanings
set forth in the Operating Agreement.



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 the parties hereto acknowledge, the parties hereby agree as

follows:

Section 1. Right of First Refusal

The Owner hereby grants to the Grantee a right of first refusal (the “Refusal

Right”) to purchase the real estate, fixtures, and personal property comprising the
Project or associated with the physical operation thereof and owned by the Company at
the time (the “Property”), for the price and subject to the other terms and conditions set
forth below. The Property will include any reserves of the Partnership that is required
by Virginia Housing (or the "Credit Authority”} or any lender of a loan being

assumed in connection with the exercise of the Refusal Right to remain with the

Project.

Section 2. Fxercise of Refusal Right; Purchase Price

A. After the end of the Compliance Period, the Company agrees that it will not

sell the Property or any portion thereof to any Person without first offering
the Property to the Grantee (the “Refusal Right"), for the Purchase Price (as
defined in Section 3); provided, however, that such Refusal Right shall be
conditioned upon the receipt by the Company of a “bona fide offer” (the
acceptance or rejection of which shall not require the Consent of the
Members). The Company shall give the notice of its receipt of such offer (the
“Offer Notice”) and shall deliver a copy of the Offer Notice to the Grantee,
Upon receipt by the Grantee of the Offer Notice, the Grantee shall have 90
days to deliver to Company a written notice of its intent to exercise the
Refusal Right (the “Election Notice”). An offer made with the purchase price
and basic terms of the proposed sale from a third party shall constitute a
“bona fide offer” for purposes of this Agreement. Such offer (i) may be
solicited by the Grantee or the Managing Member (with such solicitation
permitted to begin at any time following the end of the fourteenth (14th) year
of the Compliance Period provided that the Election Notice may not be sent
until the end of the Compliance Period) and (ii) may contain customary due
diligence, financing, and other contingencies. Notwithstanding anything to the
contrary herein, a sale of the Project pursuant to the Refusal Right shall not
require the Consent of the Non-Managing Members or of Virginia Housing.

. lf the Grantee fails to deliver the Election Notice within ninety (90) days of

receipt of the Offer Notice, or if such Election Notice is delivered but the
Grantee does not consummate the purchase of the Project within 270 days
from the date of delivery of the Election Notice (each, individually, a
“Terminating Event"), then its Refusal Right shall terminate and the Company
shall be permitted to sell the Property free of the Refusal Right.



Section 3. Purchase Price; Closing

A. The purchase price for the Property pursuant to the Refusal Right (the
"Purchase Price") shall equal the sum of (i) the principal amount of all
outstanding indebtedness secured by the Project, and any accrued interest
on any of such debts and (ii) all federal, State, and local taxes attributable to
such sale, including those incurred or to be incurred by the partners or
members of the Non-Managing Members. Notwithstanding the foregoing,
however, the Purchase Price shall never be less than the amount of the
“minimum purchase price” as defined in Section 42(i)(7)B) of the Code. The
Refusal Right granted hereunder is intended to satisfy the requirements of
Section 42(i)(7) of the Code and shall be interpreted consistently therewith.

In computing such price, it shall be assumed that each of the Non-Managing
Members of the Owner (or their constituent partners or members) has an
effective combined federal, state and local income tax rate equal to the
maximum of such rates in effect on the date of Closing.

B. All costs of the Grantee's purchase of the Property pursuant to the
Refusal Right, including any filing fees, shall be paid by Grantee.

C. The Purchase Price shall be paid at Closing in one of the following methods:

(i) the payment of all cash or immediately available funds at Closing, or

(i) the assumption of any assumable Loans if Grantee has obtained the
consent of the lenders to the assumption of such Loans, which consent
shall be secured at the sole cost and expense of Grantee,; provided,
however, that any Purchase Price balance remaining after the
assumption of the Loans shall be paid by Grantee in immediately
available funds.

Section 4. Conditions Precedent: Termination

A. Notwithstanding anything in this Agreement to the contrary, the right of the
Grantee to exercise the Refusal Right and consummate any purchase
pursuant thereto is contingent on each of the following being true and correct at
the time of exercise of the Refusal Right and any purchase pursuant thereto:

(i} the Grantee or its assignee shall be a "qualified nonprofit organization” as
defined in Section 42(h)(5)(C) of the Code or another qualified purchaser
described in Section 42(i}(7)(A) of the Code (collectively, each, a
"Qualified Beneficiary”); and

(i) the Project continues to be a “qualified low-income housing

project” within the meaning of Section 42 of the Code.

B. This Agreement shall automatically terminate upon the occurrence of any of
the following events and, if terminated, shall not be reinstated unless such
reinstatement is agreed to in a writing signed by the Grantee and the Owner:



(i} the transfer of the Property to a lender in total or partial satisfaction of any
loar, or
(i) any transfer or attempted transfer of all or any part of the Refusal
Right by the Grantee, whether by operation of law or otherwise, except
as otherwise permitted under Section 7 of this Agreement; or
(iil) the Project ceases to be a "qualified low-income housing project” within
the meaning of Section 42 of the Code, or
(iv) the Grantee fails to deliver its Election Notice or consummate the
purchase of the Property within the timeframes set forth in Section 2

above,

Section 5. Contract and Closing

Upon determination of the purchase price, the Owner and the Grantee shall
enter into a written contract for the purchase and sale of the Property in accordance
with the terms of this Agreement and containing such other terms and conditions as are
standard and customary for similar commercial transactions in the geographic area
which the Property is located, providing for a closing (the “Closing”) to occur in the
the City of Covington, Virginia not later than the timeframes set forth in Section 2. In
the absence of any such contract, this Agreement shall be specifically enforceable
upon the exercise of the Refusal Right.

Section 6. Conveyance and Condition of the Property

The Owner's right, title and interest in the Property shall be conveyed by quitclaim
deed, subject to such liens, encumbrances and parties in possession as shall exist as of
the date of Ciosing. The Grantee shall accept the Property “"AS 1S, WHERE 1S" and "WITH
ALL FAULTS AND DEFECTS,” latent or otherwise, without any warranty or
representation as to the condition thereof whatsoever, including without limitation,
without any warranty as to fitness for a particular purpose, habitability, or otherwise and
no indemnity for hazardous waste or other conditions with respect to the Property will be
provided. lt is a condition to Closing that all amounts due to the Owner and the investor
Member from the Grantee or its Affiliates be paid in full. The Grantee shall pay all
closing costs, including, without limitation, the Owner's attorney's fees. Upon closing,
the Owner shall deliver to the Grantee, along with the deed to the property, an ALTA
owner's title insurance policy dated as of the close of escrow in the amount of the
purchase price, subject to the liens, encumbrances and other exceptions then

affecting the title.
Section 7. Transfer

The Refusal Right shall not be transferred to any Person without the Consent of the
investor Member, except that the Grantee may assign all or any of its rights under this
Agreement to an Affiliate of Grantee (a “Permitted Assignee”) at the election and
direction of the Grantee or to any assignee that shall be a "qualified nonprofit
organization” as defined in Section 42(h)(5}(C) of the Code or another qualified purchaser
described in Section 42(i)(7)(A) of the Code (collectively, each, a “Qualified Beneficiary”).




in the case of any transfer of the Refusal Right (i) all conditions and restrictions
applicable to the exercise of the Refusal Right or the purchase of the Property
pursuant thereto shall also apply to such transferee, and (ii) such transferee shall be
disqualified from the exercise of any rights hereunder at all times during which
Grantee would have been ineligible to exercise such rights hereunder had it not
effected such transfer.

Section 8. Rights Subordinate; Priority of Requirements of Section 42 of the
Code

This Agreement is subordinate in all respects to any regulatory agreements and
to the terms and conditions of the Mortgage Loans encumbering the Property. in
addition, it is the intention of the parties that nothing in this Agreement be construed to
affect the Owner's status as owner of the Property for federal income tax purposes
prior to exercise of the Refusal Right granted hereunder. Accordingly, notwithstanding
anything to the contrary contained herein, both the grant and the exercise of the Refusal
Right shall be subject in all respects to all applicable provisions of Section 42 of the
Code, including, in particular, Section 42(i)(7). in the event of a conflict between the
provisions contained in this Agreement and Section 42 of the Code, the provisions of
Section 42 shal! control.

Section 9. Option to Purchase

A. The parties hereto agree that if the Service hereafter issues public authority
to permit the owner of a low-income housing tax credit project to grant an
“option to purchase” pursuant to Section 42(i)(7) of the Code as opposed to
a “right of first refusal” without adversely affecting the status of such owner
as owner of its project for federal income tax purposes, then the parties shall
amend this Agreement and the Owner shall grant the Grantee an option to
purchase the Property at the Purchase Price provided in Section 3 hereof and
that meets the requirements of Code Section 42(i)(7).

B. If the Service hereafter issues public authority to permit the owner of a low-
income housing tax credit project to grant a “right of first refusal to
purchase partner interests” and/or “purchase option to purchase partner
interests” pursuant to Section 42(i)(7) of the Code (or other applicable
provision) as opposed to a “right of first refusal to purchase the Project”
without adversely affecting the status of such owner as owner of its project
for federal income tax purposes (or the status of the Investor Member as a
partner of the Company for federal income tax purposes) then the parties shall
amend this Agreement and the Investor Members shall provide a right of first
refusal andfor purchase option, as the case may be, to acquire their Interests
for the Purchase Price provided in Section 3 hereof and that meets the
requirements of Code Section 42(i)(7).

Section 10. Notice



Except as otherwise specifically provided herein, all notices, demands or other
communications hereunder shall be in writing and shall be deemed to have been given
and received
(i) two (2) business days after being deposited in the United States mail and sent by
certified or registered mail, postage prepaid, (ii) one (1) business day after being
delivered to a nationally recognized overnight delivery service, (iii) on the day sent by
telecopier or other facsimile transmission, answer back requested, or (iv) on the day
delivered personally, in each case, to the parties at the addresses set forth below or at
such other addresses as such parties may designate by notice to the other party:

(i) Iftothe Owner, at the principal office of the Company set forth in
Exhibit B;

(i} If to the Managing Member, at its respective address set forth in Exhibit
B;

(iiy If to the Grantee, at its respective address set forth in Exhibit B;

Section 11. Severability of Provisions

Each provision of this Agreement shall be considered severable, and if for
any reason any provision that is not essential to the effectuation of the basic
purposes of the Agreement is
determined to be invalid and contrary to any existing or future law, such invalidity shall
not impair the operation of or affect those provisions of this Agreement that are valid.

Section 12. Binding Provisions

The covenants and agreements contained herein shall be binding upon, and
inure to the benefit of, the heirs, legal representatives, successors and assignees of
the respective parties hereto, except in each case as expressly provided to the
contrary in this Agreement.

Section 13. Counterparts
This Agreement may be executed in several counterparts and all so executed

shall constitute one agreement binding on all parties hereto, notwithstanding that all the
parties have not signed the original or the same counterpart.

Section 14. Governing Law

This Agreement shall be construed and enforced in accordance with the laws of
the Commonwealth of Virginia without regard to principles of conflicts of law.
Notwithstanding the foregoing, Company, Investor Member and Grantee do not intend the
Refusal Right in this Agreement to be a common law right of first refusal but rather intend
it to be understood and interpreted as a mechanism authorized by Section 42 of the
Code to allow nonprofit entities to preserve affordable housing for low-income families in




accordance with Grantee’s charitable objectives.

Section 15. Headings

All headings in this Agreement are for convenience of reference only. Masculine,
feminine, or neuter gender, shall include all other genders, the singutar shall include the
plural, and vice versa as the context may require.

Section 16. Amendments

This Agreement shall not be amended except by written agreement between
Grantee and the Owner with the consent of the Managing Member and Virginia
Housing.

Section 17. Time

Time is of the essence with respect to this Agreement, and ail provisions relating
thereto shall be so construed.

Section 18. Legal Fees

Except as otherwise provided herein, in the event that legal proceedings are
commenced by the Owner against the Grantee or by the Grantee against the Owner in
connection with this Agreement or the transactions contemplated hereby, the
prevailing party shall be entitled to recover ail reasonable attorney’s fees and

expenses.

Section 19. Subordination

This Agreement is and shall remain automatically subject and subordinate to any
bona fide mortgage to {or assigned to) an institutional or governmental lender with
respect to the Project and, in the event of a foreclosure of any such mortgage, or of the
giving of a deed in lieu of foreclosure to any such mortgagee, this Agreement shall
become void and shall be of no further force or effect.

Section 20. Rule Against Perpetuities Savings Clause

The term of this Agreement will be ninety years commencing on the date first
written above unless sooner terminated pursuant to the provisions hereof. If any
provision of this Agreement is construed as violating and applicable "Rule Against
Perpetuities” by statute or common law, such provision will be deemed to remain in effect
only until the death of the last survivor of the now living descendants of any member of the
116th Congress of the United States, plus twenty-one (21) years thereafter. This
Agreement and the Refusal Right herein granted are covenants running with the land and
the terms and provisions hereof will be binding upon, inure to the benefits of and be
enforceable by the parties hereto and their respective successors and assigns.



Section 21. Third Party Beneficiary; Virginia Housing Rights and Powers

The Virginia Housing Development Authority (“Virginia Housing”) shall be a third
party beneficiary to this Agreement, and the benefits of all of the covenants and
restrictions hereof shall inure to the benefit of Virginia Housing, including the right, in
addition to all other remedies provided by law or in equity, to apply to any court of
competent jurisdiction within the Commonwealth of Virginia to enforce specific
performance by the parties or to obtain an injunction against any violations hereof, orto
obtain such other relief as may be appropriate. The Authority and its agents shall have
those rights and powers with respect to the Project as set forth in the Act and the
Virginia Housing Rules and Regulations promulgated thereunder, including without
limitation, those rights and powers set forth in Chapter 1.2 of Title 365 of the Code of
Virginia (1950), as amended, and 13VAC10-180-10 et seq., as amended.



Appendices continued

IN WITNESS WHEREOF, the parties hereto have executed this Right of First Refusal
Agreement as of the date first stated above.

OWNER:

RIVERMONT SCHOOL APARTMENTS, LLC, a North
Carolina limited liability company

By: Landmark Asset Services, Inc., a North
Carolina Corporation, its managing member

Name: Samuel J. Sari
Title: Vice President

STATE OF NORTH CAROLINA )
CITY/COUNTY OF Fovsubin )
On MNMarchn \M , 2023, before me, the undersigned, a notary public in and for said state,

personally appeared Samuel J. Sari, personally known to me or proved to me on the basis of
satisfactory evidence to be the individual whose name is subscribed to the within instrument and
acknowledged to me that he executed the same in his capacity as Vice President of Landmark Asset
Services, Inc., which is the Managing Member of Rivermont School Apartments, LLC and that by
his signature on the instrument, the entity, individual or the person on behalf of which the individual

acted, executed the instrument.
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Appendices continued

GRANTEE:

COVINGTON REDEVELOPMENT AND
HOUSING AUTHORITY,

A political subdivision of the Commonwealth of
Virginia,

By: /2 45 /‘@é&@

Name: Kimberly D. Byrd
Title: Executive Director

COMMONWEALTH OF VIRGINIA )

N

CITY/COUNTY OF WAYNESBORO

On _March 8 , 20 23, before me, the undersigned, a notary public in and for
said state, personally appeared Kimberly D. Byrd, personally known to me or proved to
me on the basis of satisfactory evidence to be the individual whose name is subscribed
to the within instrument and acknowledged to me that she executed the same in her
capacity as Executive Director of the Covington Redevelopment and Housing Authority,
and that by her signature on the instrument, the entity, individual or the person on behalf
of which the individual acted, executed the instrument.

Oﬂefﬂfo A %,%Z&/L/

Notary Public NOTARY PUBLIC
REGISTRATION # 7064748

Commission expires: June 30, 2026 COMMONWEALTH OF VIRGINIA
P MY COMMISSION EXPIRES 06/30/2026

Registration No.: _ 7064748




Appendices continued

The undersigned hereby consents to the foregoing Right of First Refusal Agreement as of the
date first set forth hereinabove.

MANAGING MEMBER:

LANDMARK ASSET SERVICES, INC., , a North
Carolina corporation

o el S

Name: Samuel J. Sari
Title: Vice President

STATE OF NORTH CAROLINA )
)
CITY/COUNTY OF _Favsubn )
On N \M , 2023, before me, the undersigned, a notary public in and for said state,

personally appeared Samuel J. Sari, personally known to me or proved to me on the basis of
satisfactory evidence to be the individual whose name is subscribed to the within instrument and
acknowledged to me that he executed the same in his capacity as Vice President of Landmark Asset
Services, Inc., the Managing Member of Rivermont School Apartments, LLC, and that by his
signature on the instrument, the entity, individual or the person on behalf of which the individual

acted, executed the instrument.
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Appendices continued

EXHIBIT A

LEGAL DESCRIPTION

PARCEL A: All that real estate conveyed unto the School Board of the City of
Covington, Virginia, described as “PARCEL E - RIVERMONT SCHOOL” by that
certain deed dated Mary 25, 1959, from the County School Board of Alleghany
County, of record in the Clerk’s Office of the Circuit Court of the City of Covington
and Alleghany County in Deed Book 152, page 125, and consisting of Lots 1
through 10 and 12 through 20 in Block 108, McAllister Addition No. 8, and
including the entire alley lying within said Block 8; and Lots 8 through 13 in Block
111, McAllister Addition No. 8, and including the alley lying between Lots 9 and
12 and Lots 10 and 11 of Block No. 111.

PARCEL B: All the real estate conveyed unto the School Board of the City of
Covington, Virginia, described as “SECOND” BY THAT CERTAIN DEED
DATED August 16, 1968, from the City of Covington, Virginia, of record in the
aforesaid Clerk’s Office in Deed Book 187, page 198, consisting of Lots 1 through
8 in Block 109, McAllister Addition No. 8, Lots 9, 10, 11, 12 in Block 110
McAllister Addition No. 8.

REFERENCE is hereby made to the plat of McAllister Addition No. 8, of record
in the aforesaid Clerk’s Office in Deed Book 73, page 125, and in Plat Book 5, page
50, for a more particular description and further derivation of title.

AND BEING that same real estate conveyed by the City of Covington, Virginia,
unto the Industrial Development Authority of Covington-Alleghany County,
Virginia, by deed dated March 5, 2021, and recorded in the Clerk’s Office aforesaid
as Instrument No. 202100498, as modified by that certain deed of correction dated
October 20, 2021, and recorded in the Clerk’s Office aforesaid as Instrument No.

202102440.
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EXHIBIT B
Notice

(i) If to the Owner, to:

Rivermont School Apartments, LLC
406 E 4, Street,
Winston Salem, North Carolina, 27101

(ii) If to the Managing Member, to:

Landmark Asset Services, Inc.,
406 E 4, Street,
Winston Salem, North Carolina, 27101

(i) If to the Grantee, to:

Covington Redevelopment & Housing Authority
1700 New Hope Road
Waynesboro, Virginia 22980

With a copy to:

Covington City Attorney

Guynn, Waddell, Carroll & Lockaby, P.C.
415 South College Avenue

Salem, Virginia 24153
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Internet Safety Plan and Resident Information Form (if
internet amenities selected)
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Landmark Propty Maagcment Company

Wireless Policy

Use of wireless devices and intemet access are increasing as it provides a convenient mechanism for accessing
resources. Along with this convenience is a need for management access, as the devices arc natively less secure than a
hardwired device. The following policy is being Implemented to reduce risk related to wircless networks:

»  Wireless networks shall be segmented between personnel, residents and puests,

¥ Wircless access points or routing devices are to be secured with lock aceess only accessible by the
management agent.

»  Logical and physical user access to wireless network devices shall be restricted to authorized personnel and
residents only,

¥ The guest access point is to be used by all guests,

B All vendor default settings for wireless devices (e.g. passwords, wireless encryption keys) shafl be changed
prior to installing wireless equipment.

¥ Wircless security protocols shall be used that are of the highest encryption possible.

v

Strong passwords shall be employed for all wireless SSID and changed on a periodic basis either through the
protocol or across the enterprise.

¥ User ID will be issued to all users at the time of move in and or hire date

¥ Passwords will expire every 90 days

% Passwords will need to include at least 1uppercase letter, T Jower case letter, a pumber and special character.
»

Passwortds are not to be shared with guests, other residents or personnel.

The users of wireless access are responsible for protecting the information and/or devices:
3 Devices should be equipped with firewalls and/or virus protection

B Wircless networks transmitting sensitive information or connected to sensitive information environments
recomnmend use of strong encryption for authentication and {ransmissiof.

¥ Inspections will be conducted semi-annually to assurc wireless access points or routing devices arc sceure,

Residents, personnel or guests found in violation of policy may be subject to lease or employment
termination,

n accordance with Federal Taw and U.S, Deprrtment of Agriculiure polity, this Institution is prohibited from dlscriminating
on the basis of race, cofor, national origin, scx, age, or disability. (Not ali prohibited bases apply to all programs). To filen
complaint of discriminntion, write USDA, Divector, Office of Civil Rights, 1400 Independence Avenue, 8, W, Washington, D.C,
20250-9410, or call (800) 795-3275 (voice) or (202) 720-6382 (I'DD).” USPA is an equal opportunity provider and employer”

Landmark Property Management Co. provides an Equat Housing Opporlunity and is an R
Fqual Opportunity Employer. b
SRRy

Revised 02/202¢



Landmark Property Management Company

Resident Internet Policy Acknowledgement Form

I, acknowledge
that I have received the Landmark Property Management
Wireless Access Policy (“Policy”) and the Office of the
Attorney General Internet Safety Information Package. 1
agree to abide by the rules and procedures outlined in the
policy and in my lease agreement,

Resident Signature Date

In accordance with Fedceral iaw and U.S, Department of Agriculture policy, this institution is prohibited from disctininating
on the basis of vace, color, national orlgin, sex, sie, or disability. (Not sll prolithited bases apply to all programs). Te file n
complunint of discrimination, write USDA, Dircetor, Office of Civil Rights, 1400 Independence Avenue, S.W., Washington, D.C.
20250-9410, or call (00 795-3275 {voice) o1 (202) 720-6382 (TDDYLY? USDA. is an cqual opportunity providey and employer™
Landmark Property Management Co. provides an Equal Housing Opportunity and is an '
Equal Opportunity Employer.

ECIAL HOLHNG
orroAtOHTY

Revised 02/2020
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Tab X:

Marketing Plan for units meeting accessibility
requirements of HUD section 504



Rivermont School Apartments LLC
Covington, VA

Presented By:

Landmark Property Management Company
For The Purposes Of:
Low-Income Housing Tax Credit Application for Reservation
And

Meeting the VHDA Accessibility Requirements for Section 504 of the Rehabilitation Act

MARKETING PLAN FOR ACCESSIBLE UNITS

OVERVIEW:

/e propose the adaptive reuse of Rivermont School in Covington, Virginia, comprising 49 Multifamily and disabled units
of which five (10%) of the units will meet the following:

SELECTED MANAGEMENT AGENT:

Landmark Property Management Company, referred to herein as LPMC, has been contracted to serve as the management
agent for this development.

OWNER’S INTENT (to be performed by Management Agent):

Rivermont School Apartments intends to include five (5) accessible units for prospects in need of rental housing with
accessibility. First preference will be given to person(s) with a developmental disability. LPMC will commit to no annual
minimum income requirement that exceeds the greater of $3,600 or 2.5 times the portion of rent to be paid by residents
receiving rental assistance. Any unit which is designated as a unit for people with disabilities that conforms to Section
504 of the Rehabilitation Act will be held vacant for sixty days (60). LMPC will document its marketing efforts to find
households with qualified disabilities during this time period. If no qualified tenant is found, the marketing evidence will
be submitted to VHDA’s Program Compliance Officer along with a request to rent the unit to any income-qualified
household. If the request is approved, the lease contains a provision stating that the household must agree to move to
another vacant unit if a household including a person with a disability applies for the unit. The move will be paid for by
the owner.

Unless prohibited by an applicable federal subsidy program, Rivermont School Apartments also intends to provide a
leasing preference to individuals (i) in a target population identified in a memorandum of understanding between the
Authority and one or more participating agencies of the Commonwealth, (ii) having a voucher or other binding

ymmitment for rental assistance from the Commonwealth, and (iii) referred to the development by a referring agent
approved by the Authority.



The leasing preference shall not be applied to more than ten percent (10%) of the units in the development at any given
time. The applicant may not impose tenant selection criteria or leasing terms with respect to individuals receiving this
preference that are more restrictive than the applicant’s tenant selection criteria or leasing terms applicable to prospective
tepants in the development that do not receive this preference, the eligibility criteria for the rental assistance from the

.ommonwealth, or any eligibility criteria contained in a memorandum of understanding between the Authority and one or
more participating agencies of the Commonwealth.

IMPLEMENTATION OF OWNER’S INTENT:

LPMC will rent accessible units only to those qualified households. If a qualified tenant cannot be found during the sixty
(60) day marketing effort, concentrated marketing efforts will occur in addition to standard marketing strategies, to insure
qualified individuals are aware of the availability of accessible units.

CONCENTRATED MARKETING EFFORTS:

Virginia HousingSearch.com — LPMC does post Rivermont School Apartments on the VirginiaHousingSearch.com
website. We will communicate the fact that the development has accessible units.

Virginia Department of Medical Assistance Services (DMAS) or Virginia Department of Behavioral Health and
Development Services (DBHDS) — LPMC will obtain referrals from Virginia Department of Medical Assistance
Services (DMAS) or Virginia Department of Behavioral Health and Developmental Services (DBHDS) during the initial
lease-up process. LPMC will notify DMAS 120 days ahead of anticipated receipt of certificates of occupancy to allow
DMAS referral prospects ample time to tour and apply to live at the community.

Local physical therapy offices - LPMC will contact focal physical therapy offices throughout the region to communicate
the availability of accessible units at Rivermont School Apartments.

ocal hospitals — LPMC will partner with discharge departments at local hospitals to communicate the availability of
accessible units at Rivermont School Apartments.

Endependence Centey Inc. — LPMC is committed to establishing a relationship with this entity o insure the common
area of the community is in compliance with ADA laws. We plan to have discussions with their housing specialists to
assist them in identifying prospective tenants who may have a desire to live at Rivermont School Apartments and need
ADA compliant living.

The Community Services Board — LPMC, throughout its” history has communicated with The Community Services
Board of several cities to identify housing needs and inform them of availability of accessible units. We will continue to
communicate with them to identify units available at Rivermont School Apartments.

Local Social Services Departments — LPMC will communicate with the local municipalities’ social services departments
to inform them of the availability of accessible units at Rivermont School Apartments.

Neighboring Housing Authorities’ Housing Choice Voucher Departments — LPMC will communicate with the
Neighboring Housing Authorities that Rivermont School Apartments accepts Housing Choice Vouchers for their
accessible units. The property may also be available for qualified households on the Housing Choice Voucher waiting
lists.

Orthopedic and Prosthetic Offices — LPMC will market to orthopedic and prosthetic offices to communicate the
availability of accessible units at Rivermont School Apartments.

AccessVA.org. and other supportive non-profit organizations — LPMC will communicate with accessibility-minded
rganizations to inform them of the availability of accessible units at Rivermont School Apartments.

VHDA — Insure VHDA representatives charged with accessible unit outreach are aware of the availability of these units at
our property.



Inter-Portfolio Advertising — LPMC welcomes applicants which were referred to our communities via word of mouth of
those residents living successfully at other LPMC communities throughout our portfolio. With 10 communities across the
State of Virginia and over 3500 total units encompassing 8 states, LPMC will be able to effectively notify the

wanagement within our portfolio of the availability of accessible units at the Rivermont Apartments as the need may arise.

SPECIFIC MARKETING DEVICES:

Industry Specialized Advertising — LPMC routinely markets properties in the Apartment Guide. Additionally, listings
on Apartments.Com and For Rent in the Covington region when marketing conditions necessitate the expenditure have
been enacted. These ILS agents reach a vast number of individuals interested in apartment living. We will identify the
fact that Rivermont School Apartments has accessible units available at the community.

Residents Newsletters — Rivermont Schoof Apartments will continue to send out periodic newsletters via LPMC’s 3"
party newsletter production partner to the residents of the community. In future publications LPMC will communicate the

presence of accessible units at the community.

SPECIFIC LOCALE REFERENCES FOR MARKETING PURPOSES;:

AHeghany-Covington Department of Social Services
110 Rosedale Avenue
Covington, VA 24426

Department of Social Services
210 First Street, SW
Reanoke, VA 2401}

oiling Springs Senior Center
114 Hickory Hill
Covington, VA 24426

Covington Redevelopment and Housing Authority

1700 New Hope Road
Waynesboro, Virginia 22980

PLAN SYNOPSIS:

LPMC will not be restricted solely to the marketing means identified above, but will continue to explore other marketing
means ensuring that there is a significant imprint exhibited by Rivermont School Apartments and the fact that the
community does possess units with ample, ADA compliant accessibility.

LPMC will run newspaper ads and internet advertisements at least annually or as needed to assure the property identifies
the availability of the accessible units.
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Inducement Resolution for Tax Exempt Bonds
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Documentation of team member's Diversity, Equity and
Inclusion Designation
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Priority Letter from Rural Development
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Social Disadvantage Certification
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