


INSTRUCTIONS FOR THE
VIRGINIA 2022 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 Far 9% Competitive Credits
Applicants should submit an electronic capy of the application package prior o the application deadline, which is 12:00 PM Richmend Virginia time on
March 10, 2022. Faiture to submit an electronic copy of the application by the deadline wili cause the application to be disqualified.

Please Note:

Applicants should submit ail application materials in electronic format only.

There should be distinct files which shouid include the following:

1. Application For Reservation — the active Microsoft Excel workbook

2. A PDF file which includes the following:

- Appliication For Reservation - Signed version of hardcopy

- All appfication attachments (i.e. tab documents, excluding market study and plans & specs)
. Market Study - PDF ar Microsoft Word format
. Plans - PDF or other readable electrenic 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

oo B~ W

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 Hausing assumes no responsibility far any prablems 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 farmatted as appropriate for the data expected. All other

cells are protected and will not aliow changes.

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

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

B The spreadsheet contains multiple error checks to assist in identifying potentiai 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 unti! ali data within the application has been entered.

» Also note that some cells contain error messages such as “#DI1V/01” as you begin. These warnings will disappear as the nurnbers necessary for the
calculation are entered.

Assistance:
If you have any guestions, 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
JD Bondurant johndavid.bondurant@virginiahousing.com (804) 343-5725
Staphanie Flanders stephanie.flanders@virginiahousing.com {804} 343-5539
Phil Cunningham phillip.cunningham@virginiahousing.com (804) 343-5514
Pamela Freeth pamela.freeth@virginiahousing.com (804) 343-5563
Aniyah Moaney aniyah.moaney@yirginiahousing.com [ (804) 343-5518
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Click on any tab label to be directed to location within the application.

TAB

DESCRIPTICN

.| Submission Checklist

Mandatory ltems, Tabs and Descriptions

.|Development Information

Development Name and Locality Information

.|Request Info

Credit Request Type

.| Owner information

Owner Information and Developer Experience

.|Site and Seller Information

Site Control, Identity of Interest and Seller info

| Team Information

Development Team Contact information

.|Rehabilitation information

Acquisition Credits and 10-Year Look Back info

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

Enhancements Requirements

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

Unit Details Set Aside Selection and Breakdown

Budget Operating Expenses

Project Schedule Actual or Anticipated Development Schedule

Hard Costs Development Budget: Contractor Costs

Owner's Costs

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

Eligible Basis

Eligible Basis Calculation

Construction, Permanent, Grants and Subsidized

Sources of Funds 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
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2022 Low-incame Housing Tax Credit Application For Reservation - MIXED CONSTRUCTION

Please indicate if the following items are included with your application by putting an ‘X' in the appropriate boxes. Your assistance in organizing the
submission in the following order, and actually using tabs to mark them as shown, will facilitate review of your application. Please note that all
mandatory items must be included far 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.
w1 $1,000 Application Fee {MANDATORY)
x| CElectronic Copy of the Microsoft Excel Based Application {MANDATORY)
? Scanned Copy of the Signed Tax Credit Application with Attachments (excluding market study and plans & specifications) {(MANDATORY)
“)ZM Electronic Copy of the Market Study (MANDATORY - Application will be disqualified if study is not submitted with application)
x| Electronic Copy of the Ptans and Unit by Unit writeup {MANDATORY}
x| Electronic Copy of the Specifications {MANDATORY)
1 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)
1 Electronic Copy of Appraisal (MANDATORY if acquisition credits requested)
1 Efectronic 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
o of interests and Developer Fee Agreement (MANDATORY)
—);(— Tab B: Virginia State Corporation Commission Certification {MANDATORY}
7 Tab C: Principal's Previous Participation Certification (MANDATORY)
ﬂ)?- Tab D: List of LIHTC Developments {Schedule A) [MANDATORY)
—)-(_ Tab E: Site Control Documentation & Most Recent Real Estate Tax Assessment {MANDATORY)
7 Tab F: RESNET Rater Certification {MANDATORY)
u}? Tab G: Zoning Certification Letter [MANDATORY)
_X_ Tab H: Attorney's Opinion {MANDATORY)
B Tab I Nonprofit Questionnaire (MANDATORY for points or pool}
o 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 appiicable)

D Tab J: Relocation Plan and Unit Delivery Schedule {MANDATORY}

Tah K: Documentation of Deveiopment Location:
X K.1 Revitalization Area Certification
7 K.2 Location Map
_X_ K.3 Surveyor's Certification of Proximity To Public Transportation
[X| TabL:  PHA/ Section 8 Notification Letter
] Tah M: Locality CEQ Response Letter
] Tab N: Homeownership Plan
] Tab O: Plan of Development Certification Letter
7 Tah P: Developer Experience documentation and Partnership agreements
7 Tab Q; Documentation of Rental Assistance, Tax Abatement and/or existing RD or HUD Property
..i.. Tab R: Documentation of Operating Budget and Utiity Allowances
| Tabs: Supportive Housing Certification
| TabT: Funding Documentation
“)"(” Tab U: Acknowledgement by Tenant of the availability of Renter Education provided by Virginia Housing
7 Tab V: Nonprofit or LHA Purchase Option or Right of First Refusal
? Tab W: Internet Safety Plan and Resident Information Form (if internet amenities selected)
7 Tab X: Marketing Plan for units meeting accessibility requirements of HUD section 504
1 Taby: Inducement Resolution for Tax Exempt Bonds
1 Tabz: Documentation of team member's Diversity, Equity and inclusion Designation
] TabaAA: Priority Letter from Rural Development
: Tah AB: Soctal Disadvantage Certification
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2022 Low-Income Housing Tax Credit Application For Reservation - MIXED CONSTRUCTION v.2022.1

VHDA TRACKING NUMBER - [ 2022-C-78 ]

A. GENERAL INFORMATION ABOUT PROPOSED DEVELOPMENT Application Date: 3/10/2022
1. Development Name: Rivermont School Apartments
2. Address {line 1}): 1011 N. Rockbridge Avenue
Address {line 2):
City: Caovington State: ¥ VA Zip: 24426
3. If complete address is not available, provide longitude and latitude coordinates {x,y) from a location on site that
your surveyor deems appropriate. Longitude: 00.00000 Latitude:  00.00000

{Only necessary if street address or street intersections are not available.)

4,  The Circuit Court Clerk's office in which the deed to the development is or will be recorded:

City/County of & Alleghany County
5.  The site overlaps one or more jurisdictional boundaries........oeseeivvns. - TRUE
If true, what other City/County is the site located in besides response to #47.....c.ccccoeee ¥ Covington City
6. Development is located in the census tract of: 601.00
7. Development is focated in a Qualified Census Tract...........occnvvininn. FALSE
8.  Development is located in a Difficult Development Area...........ccccoevvenin, FALSE
9, Development is located in a Revitalization Area based on QCT ..........cccceceeoeiiiee.. FALSE
10. Development is located in a Revitalization Area designated by resolution ................... TRUE
11. Development is located in an Opportunity Zone {with a binding commitment for funding}.........cc.ccoeeene. FALSE

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

12. Development is located in a census tract with a poverty rate of.......oooovivviniennin 3% 10% 12%
FALSE FALSE FALSE
Enter only Numeric Values below:
13.  Congressional District: 9 Click on the following link for assistance in determining the
Planning District: 5 districts related to this development:
State Senate District: 25 Link to Virginia Housing's HOME - Select Virginia LIHTC Reference Map
State House District: 19

14, ACTION: Provide Location Map (TAB K2)

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

The proposed Rivermant Schaol Apartments project consists of 49 affordable units, 17 of the units will be housed in the histaric
Rivermont Schooi. 32 of the units will be in an adjacent new construction building.

|
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2022 Low-Eincome Housing Tax Credit Application For Reservation - MIXED CONSTRUCTION v.2022.1

VHDA TRACKING NUMBER:" [ 2022-C-78 |

A, GENERAL INFORMATION ABOUT PROPOSED DEVELOPMENT Application Date: 3/10/2022

; 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: Krystal M. Onaitis

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

Name and title of local official yau have discussed this project with who could answer guestions
for the local CEC: Krystal M. Onaitis - City Manager

b. [f the development overlaps ancther jurisdiction, please fill in the following:
Chief Executive Officer’s Name:; Peter M. Huber

Chief Executive Officer's Title: County Administrator Phone: {540) 863-6600
Street Address: 5212 Winterberry Avenue
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 CEQ: Peter M. Huber - Country Administrator

ACTION: Provide Locality Notification Letter at Tab M if applicable.

. [Rivermont School Apartments] - Reservation Appiication DEV INFO, printed 6




2022 Low-Income Housing Tax Credit Application For Reservation - MIXED CONSTRUCTION v.2022.4

B. RESERVATION REQUEST INFORMATION

1. Requesting Credits From:

a. [f requesting 9% Credits, select credit pook: |Balance of State Pool |

or

b. If requesting Tax Exempt Bonds, se!ect development type: WW/WM
For Tax Exempt Bonds, where are bonds heing issued? V

ACTION: Provide inducement Resolution at TAB Y {if availahle)

2. Typels) of Allocation/Allocation Year |Ca rryforward Allocation |

Definitions of types:

a. . S : . .
Regular Atlocation means all of the buildings in the development are expected to he placed in service this calendar year, 2022,

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, 2022, hut the owner will have more than 10% hasls in development before the end of twelve months
foliowing allocation of credits. For those buildings, the owner requests a carryforward allocation of 2023 credits pursuant to Section
42(h}{1)(E).

3. Select Building Allocation type: |M|‘xed 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 rehah 8609 is issued for that bulilding.

4. isthis an additional allocation for a development that has buildings not yet placed in service? FALSE

5. Planned Combined 9% and 4% Developments FALSE

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

MName of companion development:

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

6. 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 agreerment of 15 extended use period
{after the mandatory 15-year compliance period.)

7. 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 monltoring fees, by efectronic payment (ACH or Wire). TRUE

in 2022, Virginia Housing will debut a new Rental Housing Invoicing Portal to allow easy payments via secure ACH transactions.
More details will be provided.

{Rivermont Schoot Apartments] - Reservation Application Request Info, printed 7
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2022 Low-Income Housing Tax Credit Application For Reservation - MIXED CONSTRUCTION

C.

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. Plaase fill in the legal name of the owner. The awnershig 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: Archetypes, LLC - Lisa A. Sari, Manager. & President of Landmark Asset Services, Inc.
Contact: M/M p-Ms.  First:  Lisa MI: A Last: Sari

Address: 406 E 4th Street

City: Winston Salem St. = NC Zip: 27101

Phone: {336} 714-8910 Ext. Fax:

Email address: Lisa@LandmarkDevCo.com

Federal |.D. No. {if not available, obtain prior to Carryover Allocation.)
Select type of entity: & Limited Liability Company Formation State: e NC

Additional Contact: Please Provide Name, Email and Phone number,
Sam Sari - VP of Landmark, Manager of Archetypes, LLC - Sam@LandmarkDevCo.com

ACTION: a. Provide Owner's organizational documents {(e.g. Partnership agreements and Developer Fee
agreament} {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% needs

0.000%
0.000%
0.000%
0.000%
0.000%

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

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

ACTION: a. Provide Principals’ Previous Participation Certification {Mandatory TAB C)
bh. 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)

[Rivermont School Apartments] - Reservation Application Owner info, printed B
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2022 Low-Income Housing Tax Credit Application For Reservation - MIXED CONSTRUCTION v.2022.1

C. OWNERSHIP INFORMATION

b. Indicate if at least one principal listed above with an ownership interest of at least 25% in the controlling

general partner of 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 only choaose one of A, B or C OR select one or more of D, Eand F.

TRUE a. A principal of the controlling general partner or managing member for the proposed development
has developed as a controlling general partner or managing member for (i} at least three tax credit
developments that contain at least three times the number of housing units in the proposed
development or {ii} at least six tax credit developments.

Action: Must be included on Virginia Housing Experienced LIHTC Developer List or provide
copies of 8609s, partnership agreements and organizational charts {Tab P)

FALSE b. A principal of the controlling general partner or managing member for the proposed development
has developed at least three deals as principal and have at $500,000 in liquid assets.
Action: Must be included on the Virginia Housing Experienced LIHTC Developer List or provide
Audited Financial Statements and copies of 8609s {Tab P)

FALSE c. The development's principal(s), as a group or individually, have developed as controlling general
partner or managing member, at least one tax credit development that contains at ieast the same
number of units of this proposed development (can include Market units).

Action: Must provide copies of 8609s and partnership agreements {Tab P)

FALSE d. The development has an experienced sponsor {as defined in the manuai) 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)

FALSE e. The development has an experienced sponsor {as defined in the manual) that has piaced 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 f. 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 autt
Action: Provide documentation as stated in the manual. (Tab P)

[Rivermont Schoot Apartments] - Reservation Application Owner infe, printed 9
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2022 Low-Income Housing Tax Credit Application For Reservation - MIXED CONSTRUCTION v.2022.1

D.

SITE CONTROL

NOTE: Site control by the Owner identified herein is a mandatory precondition of review of this application. Documentary evidence in
the form of either a deed, option, purchase contract or lease for a term fonger than the period of time the property will be subject to
accupancy 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 Qwner, 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 ieased 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: z- 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. TRUE .....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.....ennone. 6/30/2023 .
c. FALSE ...... There is more than one site for development and more than one expected date of acquisition by Owner.

{if ¢ 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




2022 Low-Income Housing Tax Credit Application For Reservation - MIXED CONSTRUCTION

v.2022.1

D. SITE CONTROL

3. Seller Information:

Name; Industrial Development Autharity of Covington-Alleghany County Virginia

Address: 9212 Winterberry Avenue

City: Cavington St VA Zip. 24426

Contact Person:  Krystal M, Onaitis Phone: {540} 965-6300

There Is an identity of interest between the seller and the owner/applicant.......cuu o

if above statement is TRUE, complete the following:

Principal(s) involved (e.g. general partners, controlling shareholders, etc.)
Names Phone Type Ownership

FALSE

% Ownership
0.00%

0.00%

0.00%

0.00%

0.00%

0.00%

0.00%

{Rivermont School Apartments] - Reservation Application
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2022 Low-Income Housing Tax Credit Application For Reservation - MIXED CONSTRUCTION v.2022.1

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

Complete the following as applicable to your development team.

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

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 DE} 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 DEl 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 DE! 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, Tackahery & Matamaoros, P.A. DEI Designation? FALSE
Address: 404 N, Marshall 5t, Winston Salem, NC, 27101
Email: dim@blancolaw.com Phone: (336) 253-9045

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

Email: Phone:

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

Email: Phone:
[Rivermont School Apartments] - Reservation Application Team Info, printed 12
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2022 Low-Income Housing Tax Credit Application For Reservation - MIXED CONSTRUCTION

v.2022.1

REHAB INFORMATION

Acquisition Credit Information

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

This development has received a previous aliocation of credits........civiiies FALSE
If so, in what year did this development receive credits? ......cccovnue.

The development has been provided an acknowledgement letter from Rural Development
regarding its preservation priority?......cococeirniiiiniiiinn FALSE

This development is an existing RD or HUD $8/236 development.... e FALSE

Action: (If True, provide requ:red 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..........oociiin. TRUE

ii. Applicant has obtained a waiver of this requirement from Virginia Housing
prior to the application submission deadline........cooveeeve e, FALSE

Ten-Year Rule For Acquisition Credits

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..........cocoiivescrrinnns FALSE
All buildings gualify for an exception to the 10-year rule under
RC Section 42{d}2){D){i},.cccccorerrrmmrenerseeerenensns FALSE
i Subsection {D)..ce.coiiieinenn.. FALSE
ii. Subsection {f)........ccoeerennnn.. FALSE
iil. Subsection {IH)...c.correnne. FALSE
iv. Subsection {IV)......ccieeervieenn. FALSE
v. Subsection {V}.....coccnnineen. FALSE
The 10-year rule in IRC Section 42 (d){2){B) for all buiidings does not apply pursuant
to IRC Section 42(d}{6).......cc.ecrceen...  FALSE
There are different circumstances for different buildings.......covecci FALSE

Action: {if True, provide an explanation for each buildmg in Tab K)

[Rivermont School Apartments] - Reservation Application Rehab Info, printed 13



2022 Low-income Housing Tax Credit Application For Reservation - MIXED CONSTRUCTION

v.2022.1

F. REHAB INFORMATION

3. Rehabilitation Credit Information

a. Credits are being requested for rehabilitation expenditures.....c.cceooevvienievvecinennene. FALSE

b.  Minimum Expenditure Requirements

i

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

Section 42(e){3MAHI e rrrrersieemsereseeiesissssssssssssssssscssesenees FALSE

Ali buildings in the development qualify for the IRC Section 42(e}(3){B} exception to the
10% basis requirement (4% credit only}.........ccoccoccmriinnnn. FALSE

All buildings in the development qualify for the IRC Section 42{f}{5){B}(ii}{I!}

EXCEPLIOM et e e s e e st et b b sh st e e e FALSE

There are different circumstances for different buildings.......co v FALSE

Action: {if True, provide an explanation for each building in Tab K}

[Rivermont School Apartments] - Reservation Application Rehab Info, printed 14
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2022 Low-income Housing Tax Credit Application For Reservation - MIXED CONSTRUCTION v.2022.1

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

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

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

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

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

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

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

2. 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, go on to #3.)

Action: if there is nonprofit involvement, provide completed Non Profit Questionnaire (Mandatory TAB 1).

B. Type of involvement:

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

C. Identity of Nonprofit {All nonprofit applicants):

The nonprofit organization involved in this development is:

Name:

Contact Person:

Street Address:

City:

Phone:

State: & Zip:

Contact Email:

[Rivermont School Apartments] - Reservation Application Non Profit, printed 15
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G. 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

2.

A,

TRUE

FALSE

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

[Rivermant Schaol Apartments] - Reservation Application Non Profit, printed 16
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v.2022.1

I, UTILITIES

1. Utilities Types:

a. Heating Type Heat Pump
h. Cooking Type Electric
c. ACType Central Air
d. Hot Water Type 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 o] 14 16 19 0
Air Conditioning 0] 9 0
Cooking 0 0
Lighting 0] 22 26 31 0
Hot Water 0 13 15 18 0
Water 0 0 0 o 0
Sewer 0 0 0 0
Trash 0 0 0 0
Total utitity allowance for
costs paid by tenant $O $60 $72 585 50

3. The following sources were used for Utility Allowance Calculation {Provide documentation TAB R}.

a. FALSE HUD d. FALSE Local PHA
b. FALSE Utility Company (Estimate) e. TRUE Other: Viridiant
C. FALSE Utility Company (Actual Survey)

Warning: The Virginia Housing housing choice voucher program utility schedule shown on VirginiaHousing.com
should not be used unless directed to do so by the local housing authority.
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M. OPERATING EXPENSES

Administrative: Use Whole Numbers Only!
‘ 1. Advertising/Marketing $1,500
2. Office Salaries $0
3. Office Supplies $5,300
4, Office/Model Apartment {type ) S0
5. Management Fee 520,851
“6.00%. of EGI $425,53 - Per Unit
6. Manager Salaries $21,840
7. Staff Unit (s) {type ) S0
8. Legal 5274
9. Auditing 55,250
10. Bookkeeping/Accounting Fees 50
11. Telephone & Answering Service 54,800
12. Tax Credit Monitoring Fee 51,715
13. Miscellaneous Administrative 54,299
Total Administrative $65,829
Utilities

14. Fuel Oil S0
15, Electricity $15,000
16. Water $7,332
17. Gas 50
18. Sewer : 57,892
Total Utility 530,224

Operating:
19. Janitor/Cleaning Payroli 50
20, lanitor/Cleaning Supplies $1,500
21, lanitor/Cleaning Contract 50
22, Exterminating 51,346
23, Trash Removal 54,200
24, Security Payroll/Contract S0
25. Grounds Payroll S0
26. Grounds Supplies 52,625
27. Grounds Contract 55,000
28. Maintenance/Repairs Payroll 521,112
29. Repairs/Material $2,450
30. Repairs Contract $6,125
31. Elevator Maintenance/Contract $7,430
32. Heating/Cooling Repairs & Maintenance $2,800
33. Pool Maintenance/Contract/Staff 40
34. Snow Removal $500
35. Decorating/Payroll/Contract $3,675
36. Decorating Supplies 51,838
37. Miscellaneous $3,580
Totals Operating & Maintenance 564,181
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M. OPERATING EXPENSES

Taxes & Insurance

38.
39.
40.
41.
42.
43.
44,
45,

Real Estate Taxes 515,000
Payrolf Taxes 55,919
Misceltaneous Taxes/Licenses/Permits 5300
Property & Liability Insurance 533,670
Fidelity Bond 570
Workman's Compensation 51,146
Health Insurance & Employee Benefits 55,400
Other Insurance S0
Total Taxes & Insurance $61,505
Total Operating Expense $221,739
Total Operating $4,525 C. Total Operating 63.81%
Expenses Per Unit Expenses as % of EGI
Replacement Reserves (Total # Units X $300 or $250 New Const. Elderly Minimum) $14,700
-|{Total Expenses $236,439

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 9/1/2023 Landmark
c. Zoning Approval Completed Landmark
d. Site Plan Approval N/A Landmark
2. Financing
a. Construction Loan
i. Loan Application 6/1/2023 Landmark
ti. Conditional Commitment 7/15/2023 Landmark
iii. Firm Commitment 8/1/2023 Landmark
b. Permanent Loan - First Lien
i. Loan Application 6/1/2023 Landmark
ii. Conditional Commitment 7/15/2023 Landmark
iii. Firm Commitment 8/1/2023 Landmark
¢. Permanent Loan-Second Lien
i. Loan Application 6/1/2023 Landmark
ii. Conditional Commitment 7/15/2023 Landmark
iti. Firm Commitment 8/1/2023 tandimark
d. Other Loans & Grants
i. Type & Source, List N/A N/A
ii. Application N/A N/A
iit. Award/Commitment N/A N/4a
2. Formation of Owner Completed Landmark
3. IRS Approval of Nonprofit Status N/A N/A
4, Closing and Transfer of Property to Owner 9/1/2023 Landmark
5. Plans and Specifications, Working Drawings 3/1/2023 Landmark
6. Building Permit Issued by Local Government 8/1/2023 Landmark
7. Start Construction 9/1/2023 Landmark
8. Begin Lease-up 5/31/2024 LPMC
9. Complete Construction 9/30/2024 Landmark
10. Complete Lease-Up 12/31/2024 LPMC
11. Credit Placed in Service Date 9/30/2024 Landmark
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0.

PROJECT BUDGET - HARD COSTS

Cost/Basis/Maximum Allowable Credit

Complete cost colurmn and basis column(s} as appropriate

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

Note: Attorney must apine, 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)
ltem (A} Cost {B) Acquisition (C) Rehab/ "70 % Present
New Construction Value Credit”
1. Contractor Cost .
a. Unit Structures {New) 7,009,209 0 0] 7,009,209
b. Unit Structures {Rehab) 0 0 0 0
c. Non Residential Structures 0 0 0] 0
d. Commercial Space Costs 0 0 0 0
je. Structured Parking Garage 0 0 0 0
Total Structure 7,009,209 0 0] 7,009,209
Earthwork 0 0 0 0]
g. Site Utilities 0 0 0 0
:|h. Renewable Energy 0 0 0 0]
i Roads & Walks 0 0 0 0]
j Site Improvements 0 0 0 o
k. Lawns & Planting 0 0 0 0]
L. Engineering 0 0 0 0]
m.  Off-Site Improvements 0 0 0 0]
n. Site Environmental Mitigation 0 0 0 0]
0. Demolition 0 0] 0] 0]
p. Site Work 650,000 0 0 640,000
a. Other Site work 0 0] 0] 0]
Total Land Improvements 650,000 0] 0] 640,000
Total Structure and Land 7,659,209 0] 0] 7,649,209
r. General Requirements 459,553 0 0 459,553
5. Builder's Overhead 153,183 0] 0] 153,183
2.0% Contract)
t. Builder's Profit 459,553 0 0 459,553
6.0% Contract)
u. Bonds 0] 0 0] 0
V. Buiftding Permits 0] 0 o 0
w.  Special Construction 0] 0 0] 0
X Special Equipment 0 0 0 0
y. Other 1: o 0 0 0
z Other 2: 0] 0 0 0
aa. Other3: 0 0 0] 0
Contractor Costs 58,731,498 SnS0 | s 80 | 088,721,498
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O. PROIJECT BUDGET - OWNER COSTS

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

left,

Amount of Cost up to 100% Includable in
Eligible Basis--Use Applicable Column(s):
MUST USE WHOLE NUMBERS ONLY! "30% Present Value Credit” 0]
[tem (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

54,082 /Unit)
c.  Architecture Supervision Fee 32,500 0 0 32,500

5663 /Unit)
d. TapFees 0 0 0 0
e. Environmental 14,000 0 0 14,000
f.  Soll 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
i.  Site Engineering / Survey 10,000 0 0 10,000
k. Construction/Development Mgt 0 0] 0] 0]
. Structural/Mechanical Study 0 0 0 0
m. Constructicn Loan 61,500 0] 0] 61,500

Qrigination Fee

n.  Construction Interest 270,000 0] ¢ 202,500

( 5.0% for 24 months)
0. Taxes During Construction 9,000 0 0 9,000
p. Insurance During Construction 35,000 0 0] 35,000
q Permanent Loan Fee 15,300 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 45,000 0 0 0
w. Llegal Fees for Closing . 59,100 0 0 15,000
x. Mortgage Banker 0 0 0] 0
y.  Tax Credit Fee 69,600
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 160,776 0] 0 0
ad. Contingency 618,409 0 ¢ 618,409
ae. Security 0 ¢ 0] 0]
af. Utilities 0 0 0 0]
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0.

PROJECT BUDGET - OWNER COSTS

} Other*
} Other*
} Other*
} Other*
5} Other*
} Other*
} Other*
} Other*
} Other*

Owner Costs Subtotai (Sum 2A..2(10))

Subtotal1+2

. Servicing Reserve
specify:
specity:
specify:
specify:
specify:
specify:
specify:
specify:
specify:

{Owner + Contractor Costs)

3. Developer's Fees

Action: Provide Developer Fee Agreement (Tab A}

4. Owner's Acquisition Costs

Land

Existing Improvements

Subtotal 4:

5. Total Development Costs
Subtotal 1+2+3+4:

0
Enviornmental Abatement 200,000 0 0 200,000
Engineering (all) 100,000 0 0 100,000
Lender Inspections 13,200 0 0 13,200
Const. Lender Due Diligenc 15,000 0 0 15,000
Real Estate Attorney 50,000 0 0 37,500
Leasing 15,000 0 0 0
Historic Fees 20,000 0 0 20,000
Other Design Fee 10,000 0 0 10,000
0] 0 0 0
52,155,885 50 SO $1,720,109
510,887,383 SO S0 510,441,607
1,050,000 0 0 1,050,000
0
0 0
S0 S0
$11,937,383 SO 50 $11,491,607

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

{Provide documentation at Tab E)

Maximum Developer Fee!

S0  Land
S0 Building
$1,300,991
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0.1

Distribution of Costs by Construction.Type

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

Actual Costs New Adaptive Rehab
Cost Type Construction Reuse
a. Contractor Costs 58,731,498 $4,802,324 $3,929,174 S0
Structured Parking* S0 0] S0
Renewable Energy* S0 0] $0
Separate Commercial Space Costs S0 SO s0
% of Contractor Costs 51 50 S0
b. Owner Costs
DServicEng Reserve* 50 50 $0 50
Tap Fees S0 s0 S0 40
Operating Reserves $160,776 $88,427 $72,349 50
Alt Other Owner Costs {exclude Developer Fee) $1,995,109 51,097,310 $897,799 S0
c. Land Cost 50 50 S0 SO
d. Building Acquisition Costs S0 S0 50
{see note for previously owned buildings)
f. Developer's Fee $1,050,000 $577,500 $472,500 $0
Total 511,937,383 $6,565,561 55,371,822 S0
Less: Tap Fees, Operating Reserves, Commercial 488,427 472,349 %0
Space and Land
Net $6,477,134 $5,299,473 30
Number of Units from Structure: 49 32 17 0
% of Overall Units: 65% 35% 0%
Proposed Development's Cost per Sq Ft $157 $208 $0
Proposed Development's Cost per Unit $202,410 $311,734 50
Applicable Cost Limits per $q Ft 5229 $229 $184
Applicable Cost Limits per Unit $277,370 $277,370 $213,970
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P.  ELIGIBLE BASIS CALCULATION

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

“30 % Present Value Credit”
(C) Rehah/ {D)

New "70 % Present
Item {A) Cost (B} Acguisition Construction Value Credit”
1. Total Development Costs 11,937,383 0 0 11,491,607
2, Reductions in Eligihle Basis
E a. Amount of federal grant(s) used to finance 0 0 0
| gualifying development costs
b. Amount of nonqualified, nonrecourse financing 0 0 ¢]
c. Costs of nongualifying units of higher quality 0 0 0
{or excess portion thereof}
d. Historic Tax Credit (residential portion) 0 0 1,015,804
3.  Total Eligible Basis {1 - 2 above) 0 0 10,475,803
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 Buasis Boosts:
b. For Revitalization or Supportive Housing {Eligible Basis x 30%) 0 3,142,741
¢. For Green Certification (Eligible Basis x 10%) 0
Total Adjusted Eligible basis 0 13,618,544
5. Applicable Fraction 100.00000% 100.00000% 100.00000%
6.  Total Qualified Basis 0 0 13,618,544
(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
E 4% rate and all 9% requests should use the standard 9% rate.)
“ 8.  Maximum Allowable Credit under IRC §42 | 50 $0 $1,225,669 |
(Q_ualifiec_i Basis x Applicable Percentage) _ o
(Must be same as BIN total and equal to orless ... = - $1,225,669
than ‘credit amountallowed) &l i s i Combined 30% & 70% P. V. Credit
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Q.

SOURCES OF FUNDS

Action: Provide Documentation for all Funding Sources at Tab T

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

w

Date of Date of Amount of
Source of Funds Appiication | Commitment Funds Name of Contact Parson
TBD 58,200,000
Total Construction Funding: 58,200,000

Permanent Financing: List individually the sources of all permanent financing in order of lien position:
{Whaole Numbers only) interest Amortization | Term of
Date of Date of Amount of Annual Debt Rate of Period Loan
Source of Funds Application { Commitment Funds Service Cost Loan {N YEARS {years)
1. |REACH $980,000 549,264 2.95% 30 30
2. |TAXABLE $550,000 535,430 5.00% 36 30
3.
4.
5,
6.
7.
8.
9.
10.
Total Permanent Funding: 51,530,000 584,694
Grants: List all grants provided for the development:
Date of Date of Amount of
Source of Funds Application | Commitment Funds Name of Contact Person

il Bl Pl B Bl R

Total Permanent Grants:

50
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Q.

SOURCES OF FUNDS

. Subsidized Funding

Date of Amount of
Source of Funds Commitment Funds

1. {Donation of Property 3/5/2021 5515,000
2.
3.
4,
5.

Total Subsidized Funding $515,000

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

with Federal, State, or Local Government Funds....... v

TRUE

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

Below-Market Loans

a.|Tax Exempt Bonds 50
b.|RD 515 50
c.|Section 221(d)(3} 50
d.|Section 312 4]
e.[Section 236 50
f.IVHDA SPARC/REACH $980,000
g.iHOME Funds 50
h.lOther: S0
i.|Other: 50
Grants*
a.|CDBG S0
b.{UDAG S0

a.|Taxable Bonds S0

b.|Section 220 50

¢.|Section 221(d)(3) S0

d.|Section 221{d)(4) 50

e.|Section 236 s0

f.|Section 223(f) 50

g.|Other: 50
Grants

c.|State

d.|Local

e.|Other:

Market-Rate Loans

*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 [oan column as "other" and describe the applicable grant program

which funded it.
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Q. SOURCES OF FUNDS

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

tax-exempt funds is: O NAAGE
7. Some of the development's financing has credit enhancements. ..., 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 fram HUD or Rural Development for the greater of 5

or 10% of the units in the development.

c. FALSE Cther

9. A HUD approval for transfer of physical asset is required.......cooiiiinincnenn, FALSE
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R. EQUITY
1. Equity
a. Portion of Syndication Proceeds Attributable to Historic Tax Credit
Amount of Federal historic credits $1,015,601 xEquity $ S0.800 = $812,481
Amount of Virginia historic credits $1,269,755  x Equity $ S0.800 = $1,015,804
b. Equity that Sponsor will Fund:
i Cash Investment SO
ii. Contributed Land/Building SO
iti.  Deferred Developer Fee §151,101 {Note: Daferrad 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 $151,101
2. Equity Gap Calculation
a. Totat Development Cost 511,937,383
b. Total of Permanent Funding, Grants and Equity - 53,509,385
c. Equity Gap 58,427,998
d. Developer Equity - 51,684
e. Equity gap to be funded with low-income tax credit proceeds 58,426,314
3. Syndication Information {If Applicable}
a. Actual or Anticipated Mame of Syndicator: TBD
Contact Person: Phone:
Street Address:
City: = State: Zip:
b. Syndication Equity
i. Anticipated Annual Credits $980,000.00
Breakdown of Credits by Type New Construction $539,000.00
Adaptive Reuse 5441,000.00
Rehab $0.00
ii. Equity Dollars Per Credit (e.g., $0.85 per dollar of credit) $0.860
iii.  Percent of ownership entity (e.g., 99% or 99.9%) 99.98000%
iv.  Syndication costs not included in Total Development Costs {e.g., advisory fees) 50
V. Net credit amount anticipated by user of credits $979,804
vi.  Total to be paid by anticipated users of credit {e.g., limited partners) 58,426,314
¢.  Syndication: Private
d. Investors: Corporate
4, Net Syndication Amount 58,426,314
Which will be used to pay for Total Development Costs
5. Net Equity Factor 85.9999959176%

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 beiow.

; 1. Total Development Costs $11,937,383
2. Less Total of Permanent Funding, Grants and Equity - $3,509,385
E 3. Equals Equity Gap $8,427,998

4, Divided by Net Equity Factor 85.9999959176%

{(Percent of 10-year credit expected to be raised as equity investment)

5. Equals Ten-Year Credit Amount Needed to Fund Gap $9,799,998

Divided by ten years 10
6. Equals Annual Tax Credit Required to Fund the Equity Gap $980,000
7. Maximum Allowable Credit Amount $1,225,669

(from Eligible Basis Calculation)

8. Requested Credit Amount For 30% PV Credit: S0
For 70% PV Credit: $980,000
Credit per Ll Units $20,000.0000
Credit per LI Bedroom $9,702.9703 | Combined 30% & 70%
PV Credit Requested $980,000

9. Actian: 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 $30,845
Plus Other Income Source {list): 5294
Equals Total Monthly Income: 531,139
; Tweive Months xi2
Equals Annual Gross Potential [ncome $373,668
Less Vacancy Alflowance 7.0% $26,157
Equals Annual Effective Gross Income {EGI) - Low Income Units $347,511

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): $0
Equals Total Monthly Income: $0
Twelve Months x12
Equals Annual Gross Potential Income 50
Less Vacancy Allowance 0.0% 50
Equals Annual Effective Gross Income (EGI) - Market Rate Units 50

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

3. Cash Flow (First Year)

a. Annual EGI Low-Income Units $347,511
b,  Annual EGI Market Units 50
c. Total Effective Gross Income $347,511
d. Total Expenses $236,439
e. Net Operating Income $111,072
f. Total Annual Debt Service $84,694
g Cash Flow Available for Distribution $26,378
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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 347,511 354,461 361,551 368,782 376,157
Less Oper. Expenses 236,439 243,532 250,838 258,363 266,114
Net !ncome ' 111,072 110,929 110,713 110,418 110,043
Less Debt Service 84,694 84,694 84,694 84,694 84,694
Cash Flow 26,378 26,235 26,019 25,724 25,349
Debt Coverage Ratio 1.31 1.31 1.31 1.30 1.30

Year 6 Year 7 Year 8 Year 9 Year 10
Eff. Gross income 383,680 391,354 389,181 407,165 415,308
Less Oper, Expenses 274,088 282,321 290,790 299,514 308,499
Net Income 109,583 105,034 108,351 107,651 106,809
Less Debt Service 84,694 84,694 84,694 84,694 84,694
Cash Flow 24,889 24,340 23,697 22,957 22,115
Debt Coverage Ratio 1.29 1.29 1.28 1.27 1.26

Year 11 Year 12 Year 13 Year 14 Year 15
Eff. Gross Income 423,614 432,087 440,728 449,543 458,534
Less Oper, Expenses 317,754 327,287 337,105 347,219 357,635
Net Income 105,860 104,800 103,623 102,324 100,898
Less Debt Service 84,694 84,694 84,694 84,694 84,684
Cash Flow 21,166 20,106 18,929 17,630 16,204
Debt Coverage Ratio 1.25 1.24 1.22 1.21 1.19

Estimated Annual Percentage Increase in Revenue
Estimated Annual Percentage Increase in Expenses

2.00% (Must he < 29%)
3.00% {Must be > 3%)

{Rivermont School Apariments] - Reservation Application
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V. STATEMENT OF OWNER

The undersigned hereby acknowledges the following:

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

2. that it will at all times indemnify and hotd 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 altocation of credits, grants and/or loan funds in connection herewith.

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

4. that this application form, provided by Virginia Housing to applicants for tax credits, including alf sections herein
relative to hasis, credit calculations, and determination of the amount of the credit necessary to make the
development financially feasibie, 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 fegal authority.

5. 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
faw and any other requirements imposed upon it by Virginia Housing prior to allocation, should one be issued.

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

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

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

9. that reservations of credits are not transferable without prior written approval by Virginia Housing at its sole
discretion.
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w. LIHTC SELF SCORE SHEET

Self Scoring Process
This Seif Scoring Process is intended to provide you with an estimate of your application's score based on the infermation 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 responsas (Y or N) in the yellow shaded cells, if applicable. ltems 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
whare appropriate, which may change the final score.

MANDATORY ITEMS: Included Score
a. Signed, completed application with attached tabs in PDF format Y YorN ]
b. Active Excel copy of application Y YorN 0
c. Partnership agreement Y YorN 0
d. SCC Certification Y YorN 0
e. Previous participation form Y YorN 0
f. Site control document ¥ YorN 0
g. RESNET Certification ‘ ¥ YorN 0
h. Attorney's opinion Y YorN 0
i. Nonprofit questionnaire (i applicable) Y ¥, N, N/A 0
j. Appraisal Y YorN 0
k. Zoning document Y YorN 0
L. Universal Design Plans Y YorN 0
m. List of LIHTC Developments (Schedule A} Y YorN 0
Totakh 0.00
1. READINESS:
a. Virginia Housing notification letter to CEO (via Locality Notification Information App) Y 0or-50 0.00
b. Local CEQ Opposition Letter N Oor-25 0.00
c. Plan of development < no points offered in Cycle 2022 > N/A 0 pts for 2022 0.00
d. Location in a revitalization area based on Qualified Census Tract N Oor10 0.00
e, Location in a revitalization area with resolution Y Oor1i5 15.00
f. Location in a Opportunity Zone N Oor 15 0.00
Total: T 15.00
2. HOUSING NEEDS CHARACTERISTICS:
a. 5ec 8 or PHA waiting list preference Y Ooruptob 4.45
b. Existing RD, HUD Section 8 or 236 program N Oor20 0.00
¢. Subsidized funding commitments 4.31% Up to 40 8.63
d. Tax abatement on increase of property's value Y Qorb 5.00
2. New project based rental subsidy (HUD or RD} Y Qorl0 10.00
f. Census tract with <12% poverty rate 0% 0, 20, 25 or30 0.00
g. Development provided priotity letter from Rural Development N Ooris 0.00
h. Dev. located in area with increasing rent burdened population N Upto20 0.00
Total: 28.12
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3. DEVELOPMENT CHARACTERISTICS:
a. Enhancements (See calculations below)
b. Project subsidies/HUD 504 accessibility for 5 or 10% of units
or ¢. HUD 504 accessibility for 10% of units
d. Proximity to public transportation {within Northern VA or Tidewater)
e. Development will be Green Certified
f. Units constructed to meet Virginia Housing's Universal Design standards
g. Developments with less than 100 fow income units
h. Historic Structure eligible for Historic Rehab Credits

ate AM
$59,700

4. TENANT POPULATION CHARACTERISTICS:

$60,70C

Less than or equal to 20% of units having 1 or less bedrooms
<plus> Percent of Low Income units with 3 or more bedrooms

a.

b.

C.

d. Units with rents at or below 40% of AM! {up to 10% of LI units)
e. Units with rent and income at or below 50% of AM!I
f.
org.

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

5. SPONSOR CHARACTERISTICS:

. Developer experience {Subdivision 5a - options a,b or ¢}

. Experienced Sponsor - 1 development in Virginia

. Experienced Sponsor - 3 developments in any state

. Deveioper experience - life threatening hazard

. Developer experience - noncompliance

. Developer experience - did not build as represented {per occurrence)

[+

. Developer experience - termination of credits by Virginia Housing

. Developer experience - exceeds cost limits at certification

. Socially Disadvantaged Principal cwner 25% or greater

. Management company rated unsatisfactory

. Experienced Sponsor partnering with Local Housing Authority poot applicant

— A e —. T W™ s+ M N T

6. EFFICIENT USE OF RESOURCES:
a. Credit per unit
h. Cost per unit

7. BONUS POINTS:
a. Extended compliance
or b. Nonprofit or LHA purchase option
or ¢. Nonprofit or LHA Home Ownership option
d. Combined 9% and 4% Tax Exempt Bond Site Plan
e. RAD or PHA Conversion participation and competing in Loca! Housing Authority pool
f. Team member with Diversity, Equity and Inclusion Designation
g. Commitment to electronic payment of fees

400 Point Threshold - all 9% Tax Credits
300 Point Threshold - Tax Exempt Bonds

Units with rent and income at or below 30% of AM! and are not subsidized (up to 10% of U units)

. Developer experience - failure to provide minimum building requirements (per occurence}

Y10

100%

Total:

Y
24.45%
0.00%
10.20%
51.02%
51.02%
51.02%

Total:

Z2 222200222 <

Total:

Total:

C Years

<~ =2 Z 2 Z <

Total:

0 or 50
Oor20
0,10 or 20
Oor10
Upto 15
up to 20
Qor5

Oor15

Upto 15
Upto 10
Upto 10
Up to 50
Upto 25
Up to 50

0, 10 or 25
Dor5s
Oorih
0Oar-50
Oor-15
Oor-2x

0 or -50 per item
Oor-10

0O or-50
Oor5
0or-25
Cor5

Up to 200
Up to 100

40 or 50
0 or 60
Qor5s
Upto 30
0 or 10
Dor5S
Oors

TOTAL SCORE:

[Rivermont Schoot Apartments] - Reservation Application

64.00

50.00

0.00

10.00
10.00
15.00
~20.00

5.00

~ 17400

15.00

15.00

0.00

10.00
50.00

0.00

0.00
30.00

25.00

.00

500
000
000
000
.00
0.00
.00
.00
. 0.00
©0.00
25.00

66.80

47.40
114.20

0.00

£0.00

0.00

—__0.00
0.00
0.00

RGO

~65.00

511,32
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Total Pts
Enhancements: Max Pts Awarded
All units have:
a. Community Room 5 5.00
b. Exterior walls constructed with brick and other low maintenance materials 40 40.00
Type: New Acq.
Constr. Adaptive Reuse Rehab
% of Units o6 of Units 65% 35% 0%

¢. 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 One selection per deal 0.00
h. Each unit provided free individual WiFi 12
i. Bath Fan - Delayed timer or continuous exhaust 3 . 3.00
: . . . One selection per deal
j. Baths equipped with humidistat 3
k. Coo!flng Surfaces eqt{lpped V\f‘lth flre preventllon features 4 One selection per deal 4.00
l. 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 instalied dehumidification system 5 3.27 1.73 0 5.00
o. All interior doors within units are solid core 3 1.96 1.04 0 3.00
p. USB in kitchen, living room and all bedrooms 1 0.65 0.35 0] 1.60
q. LED Kitchen Light Fixtures 2 1.31 0.69 0 3.00
r. N/A far 2022
s. New Construction: Balcony or patio 4 0 0.00
All elderly units have:
t. Front-control ranges 1 0 0 0 0.00
u. Independent/suppl. heat source 1 0 0 0 0.00
v. Two eye viewers 1 0 0 0 0.00
w. Shelf or Ledge at entrance within interior haliway 2 0 0 0 0.00

Total Enhancements Pts. 54.00
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Summary Information

Development Summary
2022 Low-Income Housing Tax Credit Application For Reservation - MIXED CONSTRUCTION

IDeal Name: Rivermont School Apartments
Cycle Type: 9% Tax Credits Requested Credit Amount: 5980,000
Altocation Type! Mixed Construction Jurisdiction: Alleghany County
Total Units 49 Population Target: General Total Score
Total Li Units 49 511.32
Project Gross 5q 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 $1,530,000 $31,224 $23 584,694
Grants $0 50
Subsidized Funding $515,000 $10,510
Uses of Funds - Actual Costs Total Development Costs
Type of Uses Amount Per Unit Sq Ft % of TDC
Improvements 57,659,209 $156,310 $113 64.16% Total improvements $10,887,383
General Req/Overhead/Profit $1,072,289 521,883 516 2.98% Land Acquisition S0
Other Contract Costs S0 s0 $0 0.00% Developer Fee $1,050,000
Owner Costs $2,155,885 $43,998 $32 18.06% Total Development Costs $11,937,383
Acquisition 50 S0 S0 0.00%
Developer Fee $1,050,000 $21,429 §15 8.80%
Total Uses $11,937,383  $243,620
Income
Gross Potentiai Income - LI Units $373,668
Gross Potential Income - Mkt Units 50
Subtotat $373,668 Unit Breakdown
Less Vacancy % I 7.00%; $26,157 Supp Hsg 0
Effective Gross Income $347,511 # of Eff 0
it of 1BR 9
Rental Assistance? TRUE # of 2BR 28
# of 3BR 12
Expenses # of 4+ BR 0
Category Total Per Unit Total Units 49
Administrative $65,829 51,343
Utilities $30,224 5617
Operating & Maintenance $64,181 $1,310 Income Levels Rent Levels
Taxes & Insurance 561,505 $1,255 # of Units # of Units
<=30% AM! 0 4
Total Operating Expenses $221,739 54,525 40% AMI 5 5
50% AMI 20 20
Replacement Resarves 514,700 $300 60% AMI 24 24
>60% AMI 0 O
Total Expenses $236,439 $4,825| Market 0 o
Cash Flow Income Averaging? FALSE
EGI $347,511
Total Expenses $236,439
Net Income 111,072 Extended Use Restriction? 30
Debt Service $84,694
Debt Coverage Ratio (YR1): 1.31

[Rivermont School Apartments] - Reservation Application
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i Efficient Use of Resources

Credit Points for 9% Credits: * 49 Credit applications will be calculated using the E-U-R TE Bond Tab

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 all 200 credit points.

For another example, the annuai credit requested Is $300,000 or a 40% savings for the program. Using a sliding scale, the credit
paints 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. n this example, (40%/60%}) x 200 or 133.33 points.

Combined Max 51,225,669

Credit Requested $380,000

% of Savings 20.04% 4% Deals EUR Points
-8.23

Sliding Scale Points 66.8

Cost Points:

If the Applicable Cost by Square foot is $238 and the deal’s Proposed Cost by Square Foot was $119, you are saving 50% of the
applicable cost. This deal would receive all 100 cost points.

For ancther example, the Applicable Cost by SgFt is $238 and the deal’s Proposed Cost [s $153.04 or a savings of 35.70%. Using a
sliding scale, your points would be calculated 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% 35% 0.0%
Available Points 65.30612245 34.69387755 0
Cost per $g Foot {proposed) 5157 5208 S0
Appl Cost Limit per Sq Foot 5229 5229 5184
% of Savings 31.47% 9.08% 0.00%
Cost per Unit {Proposed) $202,410 $311,734 S0
Appi Cost Limit per unit $277,370 $5277,370 $213,970
% of Savings 27.03% -12.39% 100.00%
Max Savings 31.47% 9.08% 100.00%
Sliding Scale Points 41.1 6.3 0

Total Points: 47.4
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New Constr. Portion Ceadlts/SF = -Coﬂst $/unit = $150,072,6250
TYPE OF PROJECT GENERAL = 11000; ELDERLY = 12000 11000
LOCATION Innar-NVA=100; Quter-NV=200; NWN{C=300; Rich=400; Tid=500; Balance=600 60D
TYPE OF CONSTRUCTION New Construction i
*REMARS LOCATED IN BELYWAY {$15,000-350,000) See Below
GENERAL Eldariy
Supportive Hsg EFF-E 1BR-E 2BR-E EFF-E-15T 1 8R-E-1 8T 2 BR-E-1 8T
AVG UNIT SIZE 0.00 0.00 0.00 0.00 Q.00 0.00 .00
NUMBER OF UNITS 0 0 0 0 Q 0 0
PARAMETER-{CREDITS=>35,000) 0 0 0 0 0 [+] 0
PARAMETER-{CRED{TS<35,000) ¥ 0 [ ¥ 0 [+] 0
PARAMETER-{CREDITS=>50,000) ¥ ¥ [ ¥ 0 [+] o
PARAMETER-{CRED{ T5<50,000) [+ [+ o [+ o o [}
CREDIT PARAMETER 0 [+] 0 s} o 0 0
PRCJECT CREDIT PER UNIT 0 [+] 0 o 0 0 0
CREDIT PER UNIT POINTS 0.00 6.00 0.00 6.00 0.00 0.00 0.00
GENERAL
EFf-G 1BA-G 2 BR-G 3BR-G 4BR-G 2 BR-TH 3 BR-TH 4 BR-TH
AVG UNIT SIZE 0.00° 1,198.73 1,441,79 0.00 0.00 0.00 0.00 0.00
NUMBER OF UNITS o 20 12 o [+] [+] [+] o]
PARAMETER-{CREDITS=>35,000} 0 16,728 21,420 0 0 0 0 0
PARAMETER-(CREDITS<35,000} ¢] o] 0 0 0 a [¥] 0
PARAMETER-(CREDITS=>50,000) 0 16,728 21,420 0 0 a Q 0
PARAMETER-{CREDITS<50,000} 0 0 0 0 0 0 0 0
CREDIT PARAMETER a 16,728 21,420 0 0 9 0 [V
PROJECT CREDIT PER UNIT [¥] 15,654 18,827 [¥] 0 0 0 [+
CREDIT PER UNIT POINTS 000 3.24 5.93 0.00 .00 0.60 Q.00 0.00
TOTAL COST PER UNIT POINTS Prorated Cost 3.62
% of Total Units: New Construction B5%
Credit Parameters - Eiderly
| Suppartlve Hsg EFF-E 1BR-E 2 BR-E EF§-E-1 5T 1 BR-E-1 5T 2 BR-E-1 5T ]
Standard Credit Parameter - low rise 0 0 o 0 0 1] o
Parameter Adjustment - mfd rise o 0 0 [ o 0 o]
Pzramater Adjustment - high rise Y] 0 0 0 0 o o
Adjusted Credit Parsmeter ] 0 0 [ 0 0 0
Lredit Parameters - General
{ EF§-G 1BR-G 2BR-G 3 BA-G 4 BA-G 2 BR-TH 3 BR-TH 4 BR-TH
Standard Credit Parameter - low rise ¢} 16,728 21,420 0 0 Q 0 a
Parameter Adjustment - mid rise 0 b Q 0 0 Q [¥] 0
Parameter Adjustment - high rise Q 0 Q 0 0 Q Q 0
Adjusted Cradit Parameater [} 16,728 21,420 0 Q ] 0 0
i Narthern Virginia Beltway {Rehab costs $15,000-$30,000)
Credit Parameters - Elderly
[ Supportive Hsg EFf-E 1 BR-E 2 BR-E EFF-E-1 8T 1 BR-E-1 ST 2 BR-E-1 5T |
Standard Credit Parameter - low rise 0 0 0 0 0 0 0
Parameter Adjustment - mid rise 0 0 0 0 0 0 [+
Parameter Adjustment - high rise 0 0 [+] 0 0 [ 0
Adfeusted Cost Parameter [ Q [ 0 0 [ 0
Credit Parameters - General
EFF-G 18R-G 2BR-G 3 9R-G 4 BR-G 2 BR-TH 3 BR-TH 4 BR-TH
Standard Credit Pararneter - iow rise o - 16,728 23,420 o o 0 o o]
Parameter Adjustment - mid fise o o 0 0 o 0 o] +]
Parameter Adjustment - high rise ] o q 0 ] 0 0 0
Adjusted Cost Parameter 1] 16,728 21,420 o] 0 Q0 0 0
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Adaptive Reuse Portion $/5F= Credits/SF = = $231,127.8824
TYPE OF PROJECT GENERAL = 11000; ELDERLY = 12000 11000
LOCATION Inner-NVA=100; Outer-NV=200; NWNC=300; Rlch=400; Tid=500; Balance=600 600
TYPE OF CONSTRUCTION Adaptive Reuse 2
*REHABS LOCATED I3 BELTWAY ($15,000-550,000) See Belfow
GENERAL Elderly
Suppertive Hsg EFF-E 1BR-E 2BR-E EFF-E-1 8T 1BR-E-157 2BR-E-1 5T
AVG UNIT SIZE 0.00 0.00 0.00 0.00 .00 .00 0.00
NUMBER OF UNITS a [« 0 [+] 4] [ 1]
PARAMETER-(CREDITS=>35,000) Q Q 0 o] 0 ] Q
PARAMETER-[CREDITS<35,000} Q ] Q 0 Q Q 0
PARAMETER-{CREDITS=>50,000) [} 0 Q 0 Q Q 0
PARAMETER-{CREDITS<50,000} 0 [} a Q Q 0 0
CREDIT PARAMETER G 0 0 0 a 0 0
PROJECT CREDIT PER UNIT 0 [+ 0 a 0 0 0
CREDIY PER UNIT POINTS 0.00 9.00 0.00 9.00 09.060 02.00 0.00
GENERAL
EFF-G 18R-G 2BR-G 38R-G 4 BR-G 2 BR-TH 3 BR-TH 4 BR-TH
AVG UNIT SIZE 0.00 1,390.33 1,617.63 0.00 .00 0.00 Q.00 0.00
NUMBER OF UNITS 0 9 B a 0 0 0 4
PARAMETER-{CRED{T$=>35,000) o] 13,770 18,360 0 0 o o Q
PARAMETER-{CRED{T5<35,600] o] [} o 0 0 o] [« 0
PARAMETER-{CREDHTS=>50,000) 0 13,770 18,360 0 o 0 0 0
PARAMETER-{CREDITS$<50,000) o] o o o o] 0 o Q
CREDIT PARAMETER Q 13,770 18,360 0 0 Q ] 0
PROJECT CREDIT PER UNIT 0 24,088 28,026 0 0 0 Q ]
CREDIT PER UNIT POINTS 0.0c -27.53 -17.19 0.00 0,90 0.00 0.00 9.00
TOTAL CREDIT PER UNIT POINTS [ ] Prorated Credit
% of Total Units: Adaptive Reuse 35%
Cost Parameters - Eiderly
| Suppartive Hsg EFF-E 1BR-E 2BR-E EFF-E-1 4T 1BR-E-L 5T 2 BR-E-L5T |
Standard Cost Parameter - low rlse o 0 [ 0 0 0 0
Parameter Adjustment - mid rise [« [« o] o 0 o] [
Parameter Adjustment - high rise 4] 0 4] 1} 0 o 0
Adjusted Cost Parameter 0 0 0 0 [ Q o
Cost Parameters - General
EFF-G 1BR-G 2 BR-G 3 BR-G 4 BR-G 2 BR-TH 3 BR-TH 4 BR-TH
Standard Parameter - low rise b] 160,875 214,500 V] o 0 o] Q
Parameter Adjustment - mid rise 0 0 0 o 0 Q 0 0
Parameter Adjustment - high rise ] ] ] 0 Q Q ] 0
Adjusted Cost Parameter Q 160,875 214,500 Q Q Q Q 0
Nartharn Virginia Beltway [Rehab costs $15,000-450,000)
Credit Parameters - Eiderly
[ Supportive Hsg EFF-E 1BR-E 2 BR-E EFF-E-18T 1 BR-E-15T 2 BR-E-1 5T ]
Standard Credit Parameter - low rise o o o] 0 ] o [
Parameter Adjustment - mid rise V] 0 1] o o 1] o
Parameter Adjustment - high rise ] 0 0 o 0 0 0
AdJusted Cost Parameter 0 0 0 4] 0 Q 0
Credit Parameters - General
EFF-G 1 BR-G 2 BR-G 3BR-G 4 8R-G 2 BR-TH 3 BR-TH 4 BR-TH
Standard Credit Parameter - low rise aJ 13,770 18,360 Q Q aQ 0 Q
Parameter Adjustment - mid rise aJ 0 aJ Q Q 0 Q Q
Parameter Adjustment - high rise 0 0 a g 0 a g 0
Adjusted Cost Parameter 0 13,770 18,360 Q J Q Q 0
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2022 Low-Income Housing Tax Credit Application For Reservation - MIXED CONSTRUCTION

REHAB Portion $/5F= 4DIv/o! Credits/5F = 5 |Const $/unit =
IN
TYPE OF PROIECT GENERAL = 11000; ELDERLY = 12000 £1000
LOCATION Inner-NVA=100; Otcter-NY=200; NWNL=300; Rich=400; Tid=500; Balance=600 600
TYPE OF CONSTRUCTION REHAB({35,000+)=3; REHAB*{15,000-35,000}=4 HDWV/0)
*REHABS LGCATED IN BELTWAY {$15,000-550,000) See Below
GENERAL Elderly
Suppertive Hsg EFF-E 1BR-E 28R-E EFF-E-157 1BR-E-1 5T 2BR-E-15T
AVG UNIT SIZE 0.00 Q.00 Q.00 0.00 0.00 0.00 .00
NUMBER OF UNITS 0 0 0 1} 0 o [
PARAMETER-{CREDTS=>35,000) HDIV/G! HDIV/O! #DIV/0} #DIV/01 HDIV/O! #DIV/D! #DIV/O!
PARAMETER-{CRED{T5<35,000} HoIv/ol #DW/O! #DIV/O! #DIV/0E #DIv/ol #DIv/o! HDIV/O!
PARAMETER-{CREDITS=>50,000) HDIV/0! #DIV/O! #DIV/O! #DIv/0t #DIV/0! #DIV/0! #DIv/o!
PARAMETER-{CREDITS<50,000) HoIv/o! #DIV/O! HDIV/0! #DIV/O! #DIV/O! #DIV/0! HDIV/OL
CREDIT PARAMETER HDIV;’U! #DIV/O! #DIV/0! #DIV/0} #DI/O! H#DW/O! HDIV/0L
PROJECT CREDIT PER UNIT 0 Q b} a 0 0 Q
CREDIT PER UNIT POINTS Q.00 0.00 .00 0.00 0.00 090 0.00
GENERAL
EFF-G 1BR-G 2BR-G 3BR-G 4 BR-G 2 BR-TH 3BR-TH 4 8R-TH
AVG UNIT SIZE 0.00 0.00 0.00 .00 0.00 0,00 0.00 0.00
NUMBER OF UMITS il o] 0 0 o 0 Q 0
PARAMETER-{CREDITS=>135,000) #oiv/ol HDIv/o! HDIV/O! #oIv/ol HDIV/D! HDIV/OL #DIv/ol #DIv/ai
PARAMETER-{CREDITS<35,000} #Div/ol HDIV/oL HDivV/o! #DIV/O! HDW/ol HDIV/0l #DIv/ol #DIv/ol
PARAMETER-{CREDITS=>50,000) #Div/ol HDIv/o! Hoiv/ol #DIV/OI HDIV/o! HDIV/0! #Div/ol #Div/o!
PARAMETER-{CREDITS<50,000} fiDfv/0l #DIv/ol HDIV/OL #Div/al HDIV/o! #piv/ol HDIV/0! HDIV/0!
[CREDIT PARAMETER ADIV/OL HDIV/O! #DIV/ol HDIV/O! HDIV/O! #DIv/ol HDIV/O! Hoiv/o!
PROJECT CREDIT PER UNIT o] 3} [ 0 0 [ o] 0
[CREDIT PER UNIT PGINTS .00 0.00 92.00 0.00 0.00 6.00 ¢.00 0.00
TOTAL CREDIT PER UNIT POINTS _ Prorated Credit E
% of Total Units: Rehab 0%
Lredit Parameters - Elderly
{ supportive Hsg EFF-E 1BR-E 2BRE EFF-E-15T 1BR-E-1 5T 2 BR-E-15T
Standard Credit Parameter - jow rlse HDiv/ot #Div/o! HDIV/OL #DIv/o! HDIV/0! #DIV/0! #DIV/0}
Parameter Adjustment - mid rise 1] 4] 4} 8] 0 0 0
Parameter Adjustment - high rise 0 0 0 Q 0 0 0
Adjusted Credit Parameter #DIv/o! #DIv/0! H#DIV/0) #DIY/01 #Div/o! #DIV/0! #DIV/0!
Credit Parameters - Genaral
I EFF-G 1BR-G 2 BR-G 3BR-G 4 BR-G 2 BR-TH 3 BR-TH 4 BR-TH
Standard Credit Parameter - low rise #DIV/O! #DIV/0! #DIV/CI #Div/oi HDIV/O1 HDIV/O! HDIV/C! HDIV/OI
Parameter Adjustment - mid rise 0 o] 0 a o 0 0 [1}
Parameter Adjustment - high rise 0 Q ] 0 0 0 Q 0
Adjusted Credit Parameter #DIY /01 HDIV/0! HDIV/O! HDIV/OI #DIV/0E Hov/ol HDIV/0! #DIV/01
Northern Virginia Beltway {Rehah costs $15,000-550,000)
Credit Parameters - Elderly
| Supporkive Hsg EFF-E 1BR-E 2 BR-E EFF-E-15T 1 BR-E-1 57 2 BR-E-1 5T
Standard Credit Parameter - low rise HDIV/O! How/ol #Div /ol #DW /ol HDIV/0I #oiviol #Div/ol
Paramneter Adjustment - mid rise o] o o 0 0 1] 0
Parameter Adjustment - high rise 0 0 0 4] 0 4] 0
Adjusted Cost Paramater #DIv/oL #Div/o! HDIV/O0! HDiv/o! HDIV/ol #DIV/0L HDIV/0!
Credit Paramelars - General
| EFF-G. 1BR-G 2 BR-G 3 BR-G 4 BR-G 2 BR-TH 3 BR-TH 4 BR-TH
Standard Credit Paramater - low rise HDiv/o! #DIV/OL #DIV/0! #DIV/OL HDIV/O! #DIV/0! #DIV/D! #DIV/01
Parameter Adjustment - mid rise 0 Q 0 0 0 0 0 a
Parameter Adjustment - high rise 0 0 a 0 0 0 h} ]
Adjusted Cost Parameter #DIv/ol #Div/0) #D1v/ol #DIV/01 HDIVAOL UDIV/Q! #Div/ol HDIV/0I

[Rivermont School Apartments] - Reservation Application

E-U-R - Rehab, printed 57




]

Tab A:

Partnership or Operating Agreement, including chart of
ownership structure with percentage of interests and
Developer Fee Agreement (MANDATORY)



E
3
|
§
E
|
E
s
E

OPERATING AGREEMENT
OoF
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 officc 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 eatlier 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 powers 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 I
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 may 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 activity 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
indemnification, 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 hold harmless
New River Valley Home from and against any loss, liability, 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, maifeasance, 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 improper
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 conncction 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 IV
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 B.

BTM:811960v1



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 part 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, Liquidation 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 liabilities 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. Except 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 borme 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 retuins, 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 Bank Accounts. The bank account or accounts of the Company shall be
maintained in the bank approved by the Manager. The terms governing 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, institute 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 direet 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 cumulative and the use of any one right or remedy by any party shall not preclude
or wajve 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.

9.07  Heirs, Successors and Assigns. Fach 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 its address appearing on
LExhibit 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 eonstrued 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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EXHIBIT A
TO THE
OPERATING AGREEMENT
OF
RIVERMONT SCHOOL APARTMENTS, LLC
A North Carolina Limited Liability Company

MEMBER INFORMATION
NAME & ADDRESS CAPITAL PERCENTAGE
O MEMBERS CONTRIBUTION INTEREST

Landmark Asset Services, Inc.
406 E. Fourth Street $ 100.00 100.0%
Winston-Salem, NC 27101
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EXHIBIT B
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)(11)(b}(3) or is
treated as obligated to restore pursuant to Treasury Regulations Scction 1.704-1(b)(2)(1i)(c) and
(ii) 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-

1B, (5), and (6).

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

(c) “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.

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

(e) “QOwner 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(1)(3) of the Regulations.

() “Owner Nonrecourse Deductions” shall have the meaning set forth in Sections
1.704-2(1)(1)} 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 cach Owner, the following provisions shall
apply:
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(a) Each 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 Owner’s
distributive share of Company income and gain, and the amount of any Company liabilities that
are assumed by such Owner.

{b) Each Owner’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 cach 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 property
contributed by such Owner to the Company.

{c) In the event any interest in the Company 1is transferred in accordance with the
terms of this Agreement, the transferee shall succeed to the Capital Account of the transferor to
the extent it relates to the transferred interest.

(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.

{(e) 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, (ii) 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
agreement between the Owners.
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SECTION B-3. Regulatory Alfocations.

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)(1i)(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) Minimum 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 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 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.

(c) Owner Minimum Gain Chargeback. If therc 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
Nonrecourse Debt, determined in accordance with Regulations Section 1.704-2(i)(4). This
Section 1s intended to comply with the mimimum gain chargeback requirement in Regulations
Section 1.704-2(i)(4) and shall be interpreted consistently therewith.

(d) Nonrecourse 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 Exhibit 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).

1) 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
oI
RIVERMONT SCHOOL APARTMENTS, LLC
A North Carolina Limited Liability Company

GLOSSARY OF TERMS

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

“Affiliate” means: (i) in the case of an individual, any relative of such individual, (i1) 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 [V
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 confribute cash or property whenever made.

“Economic Interest” means that part of a 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 Fconomic 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 limitation the Member’s share of the Net Profits and Net Losses of the Company, the
right to receive distributions of the Company assets, 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 percent)
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.

“Owner” means a Member or an Fconomic 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,
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“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, bankruptcy, insolvency, dissolution,

death or incompetency of a Member, the sale or redemption of a Member’s entire Membership

Interest, or the occutrence of any other event which terminates the continued membership of a

Member in the Company pursuant to N.C. Gen. Stat. § 57D-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 1st, 2022 betwcen 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 disposc 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 hercby appoints the Developer to render
services for the Company and to supervise and oversee the development of the Apartment
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 cf 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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() 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:

1) 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:

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

(ii) 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.

(D) keep, or cause to be kept, accounts and cost records as to the construction
of the Apartment Complex; R :

(m)  maintain, or cause to be maintained, at its expense, all office and
accounting facilities and equipment necessary to adequatcly 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;

(o) 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;

(t) 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 in
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 cstimate 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;

(z) develop and tmplement 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 $1,050,000, of which $210,000 shall have been
earned by December 31, 2022. 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, 2036.

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, withoul 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. Scparability 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. o '

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.
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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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Tab B:

Virginia State Corporation Commission Certification
(MANDATORY)



STATE CORPORATION COMMISSION
Richmond, March 4, 2021

This certificate of registration 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 business.

STATE CORPORATION COMMISSION
Aftest:

[ Petoard S r—

Clerk of the Commission




State Corporafion Qommission

CERTIFICATE OF FACT

] Certify the Fo“owing ﬁ'om the Records of the Commission:

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

on March 4, 2021; and

That the Limited Liabihty Company is reg[stered to transact business in the Commonwealth of
Virginia as of the date set forth below.

Nothing more is hevefoy certy:‘ted.

Signed and Sealed at Richmond on this Date:

March 8, 2022

ﬂm*é-%*

Bemard]. Logan, Clerk of the Commission

CERTIFICATE NUMBER : 2022030817018918



Tab C:

Principal's Previous Participation Certification
(MANDATORY)



Previous Participation Certification

Development Name: Rivermont School Apartments
Name of Applicant {entity}: Rivermont School Apartments, LLC

Landmark Asset Services, Inc.

| hereby cerfify 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 confained
in Schedule A and any statements aftached fo this certification.

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

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

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

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

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

None of the parficipants 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
ohe yedr, but does not include any offense classified as a misdemeanor under the
laws of a state and punishable by imprisonment of two years or less;

None of the participants has been suspended, debarred or otherwise restricted by
any federal or state governmental entity from doing business with such
governmental enfity; and
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Tab D:

List of LIHTC Developments (Schedule A)
(MANDATORY)



List of LIHTC Developments {Schedule A)

Development Name: Rivermont School Apariments

Name of Applicant: Rivermont School Apartments, LLC

Virginia
Housing

INSTRUCTEONS:
1 A Schedule A is required for every Individual that makes up the GP or Managing Member - does not apply fo
principals of publicly traded corporations.
2 For each property for which an yncorrected 8823 has been issued, provide a detalled explanation of the nature of
ihe non-compliance, as weli as a status statemeni.
List only tax credit deveiopment experience since 2007 {i.e. for the past 15 years)
4 Use separate pages as needed, for each principal.

Lisa A. Sar, President Landmark Assef Services, nc., Controlling GP (CGP) or 'Named' Managing Y
Principal's Name: Member of Proposed property?* YorN
CGPor
‘Nomed'
Maneging
Memberat| Total [Totaltow Uncomected
Name of Ownership Entity | the time of Dev. income | Placedin | 840%(s] Issue { 882358 (Y/N}

Development Mame/Location and Phone Number dev.? {Y/MNj*| Units Units  |Service Date Date Explain "Y"

1 |Albermarte School Apartments  |Alsermarle Cenlral School, LLE Y 53 53 8/1/2016 71277207 N
Albermarte, NC 336.722.9871

2 |Ashebore Mili Lofts Asheboro Mill, LLC Y 7Q 70 2£1/203 17902004 N
Ashebore, NC 336.722.9871

3 |Beaumont Downtown Lofts Seaumont Downtown Lolts, LLC Y 36 34 10/9/2008 442772011 N
Beaumont, TX 336.722.9871

4 |Brookmont Lofis Breckmont Lofls. LLC Y 54 54 12/28/202} TBD N
Waynesville, NC 334,792,987

5 |Cenlral School Aparttments Cenlra! Schoal Apartments, LLC Y 33 33 10/24/2008 472372009 #
Bessemer Chy, NC 334.722.9871

6 [Cherokee Mill Lotts Cherokee Mi Lofts, LLC Y 0 &0 8/28/2014 41942015 N
Cathoun, GA 336.722.987

7 [Church Street Lofts Church Street Lofts Apariments, LLC Y 50 50 ™D TBD N
Asheboro, NC 336.722.9871

B |Coit vilage Apariments Coit Village. LLC Y 40 0 ¥2/5/2006 2/18/2009 N
Florenee, 3¢ 316.772.9871

9 [Cotton Mill Lofts Cotton Mill Lofts, LLC e 32 32 1241872012 $/7/2013 i
Hawkinsvilie, GA 334.722.9871

10 Ibarlinglon Downtown Loffs Darlingion Downtown Revitatization, Y 28 28 Y2/7 12007 242642008 N
Darlington, SC LLC 3367229871

11 [Dougias School Apts Douglas School Apls, LLC Y 41 41 8/3/20046 412612007 N
Bristol, VA 336.722.9871

12 |EA Swain Aparments £A Swain Apartments, LLC Y 38 38 Q12112020 3/5/2021 N
Lenoir, NC 3367229871

13 |East Broad Crossing East Broad Crossing, LLC Y 50 50 91612006 112712007 N
Stalesville, NC 3367229871

14 |East Harper Street Apts East Harper Sireet Apts, LLC Y 44 44 B/1712006 @/4/2008 N
Lenoir, NC 336.722.9871

15 |Friar Woods Apls Friar Woods, LLC 84 84 712018 S11572017 N
Kernersville, NC 334.722.9871 ¥

14 |Garfield Park Garlield Park, WG Y &9 59 12/2272011 8782012 M
Milwaukee, Wi 336,722,987}

17 |Geo. Washington School Apts Geo. Washingfon School, LLC Y 54 54 11/1472007 21812009 M
Kingsport, TN 334,722,987 1

18 |Globe Tobacco Lofts Globe Tobaccoe Lofis, LLC Y 43 34 12/3172007 10/8/2008 N
M1, Airy, NC 336722987}

i |Grainger Place Apls Grainger HS LP Y 57 57 11/6/201¢ 5/22/2020 N
Kinstan, NC 336.722.9871

20 |Greenview Village Greenview Village, LLC ¥ 44 44 12722/2010 2/2/20M1 N
Powell. TN 336,722,987}

21 |Groom School Aparliments Groom School Aparkmenls, LLC Y 55 55 1242072019 72842020 N
South Hill, YA 334.722.9871

22 |Hanover Ridge Apls Hanover Ridge. LP Y 72 44 3/2612009 4/15/2010 N
Antioch, TH 336.722.9871

23 {Harlsville Garden Harlsville Garden, LLC N 72 72 1/6/2011 2/24/2011 N
Harlsvitie, 3C 336.722.9871

24 Heron Crossing Apts Heron Crossing, LLC Y 40 32 127612007 2/26/2008 N
Ridgeland, C 336,722.9871

25 {Highland Memorial Highlahd Memeoral, LLC ¥ 75 75 4/30/2013 44912014 N
Gastonia, NC 336.722.9871

* Must have the abilily ia bind the UHTC enfity; document with

pornership/operaiing agreemenis and one 8609 (per

enlily/development) for a total of 6. 1st PAGE LIHIC as % of
TOTAL: 1,316 1.271 $7% Tatdl Unlis

ADD ADDITIOMAL PROPERTIES USING NEXT TAB




Previous Paricipation Cedification continued
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80
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Non-
Name of Gwnership Controlling Low complianee
Entify and Phoneg General Tertal income | Placedin Found?® Y/N
Development Name/Localion Number Parfner? [Y/il} Unifs Units | Service Date| B40% Date |{Explain Yes)
Hisloric: Lofls of Waco High Hisloric Lofls of Woco High, 1LC Y 104 104 12416§200% &127f2011 M
Wace, 1X 335.722.9871
tHunter Bay Hunler Bay, L1C Y 40 40 12f77200% 1212912009 N
Yoik, 5C 336.722.9671
Johnson Lakes Aph Y 1480 140 2439/2008 6/12{2007 N
Pensacola, FL Johrson bokes Escambia, LP
3347229871
Kemper Lofts Kempet Lofls, 1LC Y 41 41 1271472009 1082000 H
Lynchburg, VA 336.722.5001
Kinston lHotat Xinslon Holet, LIC Y 38 ] 12/28/2004 2019/2008 N
Kinston, NC 3347229871
Kio?s Mill Lolts Kiot's Mill Lofis, LLC A 50 50 13/222011 3/20{2013 N
Cumbeiland, MD 3247229871
LassTler Square Losstter square, LLC Y a4 35 11/30/2005 112952007 N
Madison, NC 3347229871
LHS Apartments LHS Aporlments. TEC Y 44 44 /21,2019 512812020 M
Lenoir, NC 34.722.9871
L. Richardson Hospital t. Richardsen Hospital 1| LP ¥ 37 ko) TBD T80 N
Greensbaro, NC B e pe71
Lynn Steet Lofts Lynn Sheetiolk, 1LC Y a7 a7 5/28/2006 12/18/2008 4
Danville, VA 3387229877
Marfinsville Lotls Martinsville, | Morfinsvitle Lofls, LLC Y 60 &0 7{29/201 3f2052012 N
WA 336.722.5871
Mayworth School Apts Mayworth Schaol Apb, LLC Y 40 40 12431720608 PIT/2009 W
Cramerlton, NC 336.722.9871
Mebane Mill Lefls ttebane Mil Lofls, LLC ] 75 75 12f21 2011 B/2{2012 N
Mebone, NC 236.722.9871
Moete Grocery Lol Moocte Grocery Lofts, ELC Y an :L:3 12312008 8112011 N
Tyler, TX 336.722.9871
#ulberry School Apls Y al N 12731 f2007 10/3/2008 o
Sfalesville, NC Mulbenry Schaal Apls, LLC
336.722.9071
Nathaniet Vitage Nathoniel Village, LtC ¥ 48 48 12/29/2009 Exchange N
Greonville, NC 336.723.9871
Noland Green Apartments Meland Green. LT ¥ &0 54 Bi3Lf2001 3152002 ]
Meawporl Mevs, VA 336.722.9871
Orchord View Apts Grichard View., LP ¥ .2 &4 F271 2008 2/24(2010 N
Meiinnville, TH 3367229671
Pecan Grove Pacan Grove Apts, LLC Y 32 32 5J2)2007 2/26{2008 N
Darlinglon, SC 347229871
Pine Valley Apartrments Pine Vallay, LLC Y 7z 72 8/1/2017 2/26f2018 M
Beaulorl HC 336.722.9871
Richardson Viloge Richardson Vilkae 11 LP Y 24 24 12146/2020 nt M
Creensboro, NC 334-722-9871
Ridgecrast Aparlments Ririgectest Aparlments. LLC Y [ 72 1/2/7008 91542008 1
Brishol, VA 3367223871
Rowan Poinle Rawan Pointe, UG Y &0 40 31542010 1072112001 N
Mocksville, NC 336,722,981
Royce Gardens Royce Hil, LF Y 72 2 /1872008 2/26£2010 N
ok Ridge, TH 336.722.9871
Skyfine Manar Aprarkments Skyfine Maner Apartments, Y 32 32 12/1/2020 5f25{2020 N
Glasgow, VA [Lis
336-722-9871
Southerland village Apts Southerand Vilage, [1C Y 48 48 S1/2014 F{3042014 H
Wallace, NC 336.722.9871
Southsica Lofts 'ais Schocl Aporfmants, (RC Y 55 55 6D iBD N
Blois, VA 4T 229671
Spaulding Weods Il tpls Spaulding Woods . LLC Y 34 34 872{2004 111912007 N
Marlon, HC 33s.522.9871
Summmerville Garden Summervitie Garden, LLC Y 72 72 12/21/2002 | 112742013 M
Summerville, SC 334.722.9671
Toylo Lofls Taylor Lofls, LLC Y 47 47 9/8/2008 4N3/200% N
Soulh Bostan, VA 334.722.9871
Weldon Downlown Apls Weldon Small Town Y 24 24 47472006 11421 /2007 M
Waldan. HC Bevelopment, LLC
334.722.9671
Wost Yard Lofls WestYard tofis, LLC 13 &0 &0 12/320%0 2/24/2011 M
North Chasleston, SC 336.722.5871
Weslnotetand and Schoolfield Wasimeteland end Schaoiietd Y 45 &5 91512010 2112081 H
Senior Apls Sentor Apts, LLC
Danville, VA 338.732.5671
Weedlawn School Apartments vioodiasn School Apartments, Y 51 5 1242972021 8D N
Woodlawm, VA [Eiw
336-T229871
Awarded Not Closed
Aaron Mill Lofts Acron Streat Lolls, LLC Y 52 52 T80 8D H
Mardinsville, YA 334-722-9871
Claremont School Aparments  |Clkrement Scheot Apartments, Y 50 50 180 THD H
Pulciski, YA i
334-7229871
2nd PAGE TOTAL: 1.970 1.y64
LIMIC as % of
GRAND TOTAL: 3,286 3235 98% Tolat Unit




Tab E:

Site Control Documentation & Most Recent Real
Estate Tax Assessment {(MANDATORY)






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 boundary surveys, title searches, soil tests, percolation tests, and subsoil tests, with the
minimum adverse effects to the Properly reasonably necessary to carry out the testing, as Grantee decms
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 Grantec 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 writien notice of Grantor’s intention to either (i) remediate such
objectionable conditions to Grantfee’s reasonable satisfaction or (if) refuse to reinediate such objectionable
conditions. In the event that the Grantor refuses to remediate such objeclionable 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 terinates this Agreement pursuant to
this paragraph, the Grantee shall provide Grantor with copies of all real estate related due diligence
information gencrated through inspections under this paragraph.

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

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

(b) 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
Propetty or any part thereof, or the ability of Grantor to perform any of its obligations hereunder;

(c) 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 consumination by
Grantor of the transactions contemplated hereby or the performance by Grantor of its obligations
hereundcr other than consents or approvals already obtained, with the exception of transfer of the
Property 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. Granfor shall,
promptly upon receiving any such notice, give Grantee written notice thereof;

(e) Grautor has reeeived 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;

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

[f3] There are, to the knowledge of Grantor, no unwritten or unreeorded leases,
easements, lcenses, or agreements of any kind or nature which grant any rights whatsoever to
any individual(s) or entity(ies) with respect to the Property.
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4, Grant. Grantee, subject to (a) completion of and satisfactory results from such inspections
relating to the Propetty as it deems necessary in its full and absolute discretion, (b) receipt of a reservation
ot 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 National Park Service, subject only to conditions satisfactory to
Grantee in its solc discretion, and (d) receipt of such finaneing as Grantee deems sufficient, in its sole
discretion, to finance the rchabilitation of the School (collectively, the “Grant Conditions™), agrees 1o
accept the grant of the Property {rom Grantor on the terms and conditions set forth herein.
Notwithstanding anything to the contrary herein, in no event shall 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 diseretion, or such Grant Conditions have been waived by Grantee, and Grantee
has expressly consented in writing its acceptance of the grant of the Property, which consent must be
included within the Deed to Grantec prior to recordation, If Grantce accepts the grant of the Property, the
condition of the Property shall be conveyed to Grantee as-is, where-is, and with all faults,

3 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 saine 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 lens 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 shail
be paid by the party to whom they are charged. Except as consented to by Grantee, Grantor shall do
nothing hereafter which imnpairs 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 licns or leases, and any counsel fees for counsel employed or retained by
Grantor. Grantee shall pay for the litle examination, title insurance policy, survey, recording fees, for any
counsel fees Grantee incurs in the transaction, and for any other due diligence desired by Grantee.
General and special real estate taxes, assessments and other state, county, or city {axes aflecting 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 conneetion with the completion of the
Closing, including any evidence of the status and capacily of the Grantor and the authority of the person

{00402]184.DACX } 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 shalf be delivered to Grantee at Closing.

11. Notices. Any notice or other coinmunications 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, {ees 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 sueh other
address as shali 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

Attn: David Oliver, Chairman

With a copy to:

City of Covington, Virginia

333 West Locust Street

Covington, Virginia 24426

Aftn: Krystal Onaitis, City Manager

As to Grantee:

Rivermont School Apartments, LLC
ofo Landmark Asset Services, Inc.
4006 E. Fourth Street
Winston-Salem, NC 27101

Attn: Samuel J. Sari

With a copy fo:

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

Sutte 500

Winston-Salem, NC 27104

Attn: Peborah L. McKenney

12 Entire Agreement. This Apgreement 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 to 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,
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14, Authority. Grantor, and thosec 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 all of
its obligations hercunder, and that ifs acts hereunder and as contemplated have heen duly authorized by all
requisite municipal action.

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

16. Tailure 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
scek enforcement of this Agreement by specific performance.

17, 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 separate support agreement between the City and the Authority.

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

constitute one and the same instrument.

[SEPARATE SIGNATURE PAGE FOLLOWS]
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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 tying within said Block 8; and Lots 8 through 13 in Block
111, McAllister Addition No. 8, and including the altey 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

-+ ag 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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Tab G:

Zoning Certification Letter (MANDATORY)









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 Boolk 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 includingthe 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 | 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 finther derivation of fitle.

AND BEING that same real estate conveyed by the City of Covington, Virginia,
unto the Industdal 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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p.0. Drawer 25008

I+1] BLANCO TACKABERY

| I L Attorneys and Counsellors at Law 404 N. Marshall Street
3 Winston-Salem, NC 27101-2815

. phone 336.293.9000
fax 336.293.9030
March 10, 2022 www.blancolaw.com

TO:  Virginia Housing Development Authority
601 South Belvidere Street
Richmond, Virginia 23220-6500

RE: 2022 TaxICredit Reservation Request

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

Gentlemen;

This undersigned firm represents the above-referenced Owner as its counsel. It has received a copy of
and has reviewed the completed application package dated March 10, 2022 (of which this opinion is a part)
(the "Application”) submitted to you for the purpose of requesting, in connection with the captioned Development,
a reservation of low income housing tax credits ("Credits") available under Section 42 of the Internal Revenue Code
of 1986, as amended (the "Code"), It has also reviewed Section 42 of the Code, the regulations issued pursuant
thereto and such other binding authority as it believes to be applicable to the issuance hereof (the regulations and
binding authority hereinafter collectively referred to as the “Regulations").

Based upon the foregoing reviews and upon due investigation of such matters as it deems necessary in
order to render this opinion, but without expressing any opinion as to either the reasonableness of the estimated or
projected figures or the veracity or accuracy of the factual representations set forth in the Application, the

undersigned is of the opinion that:

1. Itis more likely than not that the inclusion in eligible basis of the Development of such cost items
or portions thereof, as set forth in Hard Costs and Owners Costs section of the Application form,
complies with all applicable requirements of the Code and Regulations.

2. The calculations (a) of the Maximum Allowable Credit available under the Code with respect to
the Development and (b) of the Estimated Qualified Basis of each building in the Development
comply with all applicable requirements of the Code and regulations, including the selection of
credit type implicit in such calculations.

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

4. The information set forth in the Unit Details section of the Application form as to proposed rents
satisfies all applicable requiremnents of the Code and Regulations.

'

5. The site of the captioned Development is controlled by the Owner, as identified in the Site Control

section of the Application, for a period of not less than four (4) months beyond the application
deadline.

)

BTM #864475
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Finally, the undersigned is of the opinion that, if all information and representations contained in the
Application and all current law were to remain unchanged, upon compliance by the Owner with the requirements of
Code Section 42(h)(1)(E), the Owner would be eligible under the applicable provisions of the Code and the
Regulations to an allocation of Credits in the amount(s) requested in the Application.

This opinion is rendered solely for the purpose of inducing the Virginia Housing Development Authority
("VHDA™) to issue a reservation of Credits to the Owner. Accordingly, it may be relied upon only by VHDA and
may not be relied upon by any other party for any other purpose.

This opinion. was not prepared in accordance with the requirements of Treasury Department
Circular No. 230. Accordingly, it may not be relied upon for the purpose of avoiding U.S. Federal Tax
penalties or to support the promotion or ma rketing of the transaction or matters addressed herein.

BLANCO TACKABERY & MATAMOROS, P.A.
By: Wﬁ
Deborah L. McKenney, Vice President

BTM #B64475



Tab I:

Nonprofit Questionnaire (MANDATORY for points or
pool)

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

-For-profit Consulting Agreement {if applicable)
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Applicable
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Relocation Plan and Unit Delivery Schedule

(MANDATORY-Rehab)
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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‘operty as a
“revitalization area,” pursuant to Section 36-55.30:2(A) of the Code of Virginia, 1950, as amended, as
described on Exhibit A to this resolution; and

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

NOW THEREFORE, BE IT RESOLVED 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 other facilities in the Area are subject to one or more of the
following conditions: dilapidation; obsolescence; overcrowding, inadequate
ventilation, light, or sanitation; excessive land coverage; deleterious land 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
Area 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, as amended, the Area is hereby designated as a revitalization area.

Adopted this 9™ day of February, 2021.

i g o)
Thomas H. Sibold, Jr., Mayor
Covington City Council

Member Vote
Thomas H., Sibold, Jr., MaYOr.....ooiviiii i aee ____For__
David S. Crosier, Vice-Mayor..............oooviiin e _ For
William L. Carson. ..o . For
Raymond C.HUNTEr oo . For
S.Allan Tucker ..o For

RebectarW. Scott, Clerk to the cdun,!it
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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: Ali the real estate conveyed unto the School Board of the City of Covington,

Virginia, described as “PARCEL E — RIVERMONT SCHOOQL” by that certain 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 lying 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 Boaid of the City of Covingto,
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,
McAllister Addition No. 8, and Lots 9, 10, 11, and 12, in Block No. 110, McAlister
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, lor a more particular description and
further derivation of title.

{00402184.00CX }
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Tab K.2

Location Map






Tab K.3

Surveyor's Certification of Proximity To Public
Transportation
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PHA / Section 8 Notification Letter



PHA or Section 8 Notftification Letter

DATE: 3/8/2022

10:  Covington Redevelopment and Housing Authority
1700 New Hope Road
Waynesboro, Virginia, 22980

RE: PROPOSED AFFORDABLE HOUSING DEVELOPMENT

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

I would like to take this opportunity to notify you of a proposed affordable housing
development fo be completed in your jurisdiction. We are in the process of applying for
federal low-income housing fax credits from the Virginia Housing Development Authority
{VHDA}. We expect o 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 §30/2024 {date].

The following is a brief description of the proposed development:

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

Proposed Improvements:

[MINew Constr. 32 # unifs 1 # Bldgs
(W Adaptive Reuse: 17 #unitls 1 # Bldgs
- [0 Rehabilitation: # unils # Bidgs

Proposed Rents:

[ Efficiencies: $ / month
W 1 Bedroom Units;  $ 415-600 / month
W 2 Bedroom Units:  § 498-650 / month
W 3 Bedroom Units:  § 574-775 / month
[ ] 4 Bedroom Units:  $ / ronth

Cther Descriptive Information:
N/A

2022



PHA or Section 8 Nofification Letter

We appreciate your assistance with identifying qualified tenants.

[f you have any quesfions about the proposed development. please call me af
(336}714-8910,

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

Sahtuel J. Sarf ™
Name

Vice President of Landmark Asset Services, Inc.,

Title Managing Member of Rivermont School Apartments, LLC

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

seen and Acknowledged BV:M

Printed Name: Kimberly D. Byrd

Title: Executive Director of the Covington Redevelopment and Housing Authority

Phone: (540) 946-9230

Date: 3/9/2022

2022
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Homeownership Plan
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Plan of Development Certification Letter
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agreements
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Tab Q:

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









0-21-04

AN ORDINANCE

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

‘ WHEREAS, Landmark Asset Services, Inc. (“Landmark™), has applied to the City
Council of the City of Covington, Virginia, for an ordinance providing for a partial real estate 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 rcsolution adopted on March 9, 2021, has designated
the Property as a Revitalization Area, pursuant to § 36-55.30:2(A) of the Code of Virginia, 1950,
4s 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 relabilitation district; and

WHEREAS, the Cily Council wishes to support and encourage 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
housing,

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

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

2. Any increase in the assessed value of the aforementioned property resulting from
. the construction of the any new structure or other improvement, as determined by the
commissioner of the revenue or other assessing officer, is exempt from real estate taxation for a
period of three years, beginning on March 9, 2021_. 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 _9th__day of March, 2021.

ozl i

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




0-21-04

Member

Thomas H. Sibold, Jr,, Mayor
David 8. Crosier, Vice-Mayor
William E. Carson, Jr.
Raymond C, Hunter

S. Allan Tucker

[SEAL)

Yote

FOR

FOR

_ FOR
FOR

Bec1 L St

e‘sgi W. Scott, Cletk to tyé Counei]
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Documentation of Operating Budget and Utility
Allowances
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Supportive Housing Certification
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Funding Documentation
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Tab U:

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



Landmark Proper Manament 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 Agriculiure policy, this institution is prohibited from diseriminating
on the basis of race, color, national origin, sex, age, er disability. (Not all prohibited bases apply to all programs). To file a
complaint of discrimination, writc USDA, Director, Office of Civil Rights, 1400 Independence Avenue, 8,W., Washington, D.C.
20250-9410, or call (800) 795-3275 (voice) or (202) 720-6382 (TDD).” USDA is an equal opporfunity provider and employer”

Landmark Property Management Co. provides an Equal Housing Opportunity and is an
Equal Opportunity Employer.

EDUAL HOLRNG
OPFOATUNTY



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 pariially 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 [Closing
Date] by and among RIVERMONT SCHOOL APARTMENTS, LLC, a North Carolina 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 “Grantec™), 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 on or about the date hercof
(the “Operating Agreement™), is engaged in the ownership and operation of a 49-unit apartment
project for families located in Covington, Virginia and commonly known as “Rivermont School
Apartments” (the “Project”). The legal description of the property on which the Project is located
(the “Property™) is set forth in Exhibit A.

B. The Grantee is 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 Grantee certain
rights of first refusal to purchase the Project on the terms and conditions set forth herein

Witmesseth

NOW, THEREFORE, in consideration of the foregoing premises, which are expressly
incorporated herein, 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

hereto agree as follows:

(00455081, DOCK, } #83527862 v2
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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 Company that is required by the Virginia Housing Development Authority
(“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. Exercise of Refusal Right: Purchase Price

A. After the end of the Compliance Period, as defined in Section 42(1)(1) of the Code,
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
(14" 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 only require the Consent of the Managing Member and the Grantee.

B. If 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 fron the date of delivery of the Election Notice (each,
individually, a “Terminating Evenf”), 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 pariners or members of
the Company. 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 Members of the Owner (or their constituent partners or members) has an effective

{00455081,
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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,
inctuding any filing fees, shall be paid by Grantee.

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

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

(ii)  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:

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

(ii)  the Project continues to be a “quatified 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 reinstaternent is agreed to
in a writing signed by the Grantee and the Managing Member:

(i) the transfer of the Property to a lender in total or partial satisfaction
of any loan; or

(i)  any transfer or attempted transfer of all or any part of the Refusai
Right by the Grantee, whether by operation of law or otherwise, except as otherwise
permitted under Section 7 of this Agreement; or

(iii)  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.

{00455081.
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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 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. Convevance and Condition of the Property

The Owner’s right, title, and interest in the Property shall be conveyed by deed of special
warranty, subject to such liens, encumbrances, and parties in possession as may be disclosed by
the Grantor or of record as of the date of closing (the “Permitted Encumbrances™). The Grantee
shall accept the Property by special warranty and subject to all Permitted Encumbrances, and no
indemnity for hazardous waste or other conditions with respect to the Property will be provided.
It is a condition to Closing that all amounts due to the Owner and its Member(s) from the Grantee
or its Affiliates under the provisions of Section 42(i) of the Code be paid in full. The Grantee shall
pay all grantor’s and recordation taxes and fees. Upon closing, the Owner shall deliver to the
Grantee, along with the deed fo 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, Permitted
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
Managing Member, except that the Grantee may assign all or any of its rights under this A greement
to an Affiliate of Grantee (a “Permitted Assignee”) at the election and direction of the Grantee or
to any assignee that shall be a “governmental agency” pursuant to Section 42(a)}(7)(A) of the Code
or 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; P;‘iorit§ of Reguirements 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

{00a55081.
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Section 42 of the Code, including, in particular, Seetion 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 shall control.

Section 9. Onption 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 projeet 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 hereafier 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” pursvant 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 any Member(s) as a partner of the Company for federal income tax purposes) then
the parties shall amend this Agreement and the Member(s) shall provide a right of first refusal
and/or 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(1)(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, (i) 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) If to the Owner, at the principal-office of the Company set forth in
Exhibit B;
(i)  If to the Managing Member, at their respective addresses set forth
in Exhibit B;
(iii)  If to the Graniee, to:
Covington Redevelopment & Housing Authority

1700 New Hope Road
Waynesboro, Virginia 22980

{e0d55081.
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Covington City Aftorney

Guynn, Waddeli, Carroll & Lockaby, P.C.
415 South College Avenue

Salem, Virginia 24153

Section 11.  Severahility 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, Managing 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 non-profit 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. Masctiline,'”feminine,
or neuter gender, shall include all other genders, the singular shall include the plural, and vice
versa as the context may require.

Section 16. Amendmenis

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,

{00455081,
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Section 7. Time

Time is of the essence with respect to this Agreement, and all 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 all 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

Theterm 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) vears thereafter. This Agreement and the Refusal Right herein granted are covenants running
with the land and the terms and provisions hereof will be binding upen, 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, or to 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 13 VAC 10-180-10 et seq., as amended.

[REMAINDER OF PAGE INTENTIONALLY LEFT BLANK]
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GRANTEL:

COVINGTON REDEVELOPMENT AND
HOUSING AUTHORITY, a political subdivision
of the Commonwealth of Virginia

By: %: A Mj

Namé- Kimberly D. Byrd
Title: Executive Director

COMMONWEALTH OF VIRGINIA )
)
CITY/COUNTY OF WAYNESBORO )
On _March 8 , 20 22, 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.

Q/ﬂ&/(/ Afj?ﬂzécv\j

Notary Public Commonwealth Of Virginla
o _ Debra K. Spencer - Notary Publ
Commission eXpires: 1. .. 230 2029 Commission No, 7064748
* My Commission Expires 6/30/2022
Registration No.: 7064748
{00455081.DOCK § Right of First Refusal Agreement

[Project name] Apartments
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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 Iying 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 I through
8 in Block 109, McAllister Addition No. 8, Lots 9, 10, 11, 12 in Block 110
MecAllister 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
Qctober 20, 2021, and recorded in the Clerk’s Office aforesaid as Instrument No.,

202102440,
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EXHIBIT B

Owner and Managing Member

(i) Ifto the Owner, to:

Rivermont School Apartments, LLC
406 E 4™ Street
Winston Salem, North Carolina 27101

. (#)  Ifto the Managing Member, to:
Landmark Asset Services, Inc,

406 E 4™ Street
Winston Salem, North Carolina 27101

#83527862_v2



Tab W:

Internet Safety Plan and Resident Information Form (if
internet amenities selected)



Landmark Property Managment Company

Wireless Policy

Use of wireless devices and internet 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 are natively less sccure than a
hardwired device. The following policy is being implemented to reduce risk refated to wireless networks:

¥ Wireless networks shail be segmented between personnel, residents and guests.

¥ Wircless access points or routing devices are to be secured with lock access only accessible by the
management agent.

» Logical and physical user access to wireless network devices shall be restricted to authorized petsonnel and
residents only.

¥ The guest access point is to be used by all guests.

»  All vendor default settings for wireless devices (e.g. passwords, wireless encryption keys) shall be changed
prior to installing wircless equipment.

»  Wireless security protocols shall be used that are of the highest encryption possible.

>  Strong passwords shall be employed for all wireless SSID and changed on a periodic basis either through the
protocel or across the enterprise,

3 User ID will be {ssued to all users at the time of move in and or hirc date
¥  Passwords will expire every 90 days
»  Passwords will necd to include at least luppercase letter, I lower casc letter, a number and special character.

»  Passwords 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:
» Devices should be equipped with firewalls and/or virus protection

¥  Wircless networks transmiiting sensitive information or connected o sensitive information environments
recommend use of strong encryption for authentication and transmission.

»  Inspections will be conducted semi-annually o assure wireless access points or routing devices ars sccure.

Residents, personnel or guests found in violation of policy may be subjeet fo lease or entployment
termination,

In accordance with Federal law and U.S, Department of Agriculture policy, this institution is prohibited [rom discriminating
on the basis of race, color, national origin, scx, age, or disability. (Not all prohibitcd bases apply to all programs). To [ile a
complaint of discrimination, write USDA, Director, Office of Civil Rights, 1400 Independence Avenue, 8.W., Washington, D.C.
20250-9410, or call (80¢) 795-3275 (voicc) or (202) 720-6382 (TDD).” USDA.is an equal opportunity provider and employer”

Landmark Property Management Co. provides an Equal Housing Opportunity and is an
Equal Opportunity Employer. LJ ;

EOUIAL HOABING
PPPOR URITY

Revised 02/2020



Landmark Proer aement 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 Federal law and U.S, Department of Agriculture policy, this institution is prohibited from discriminating
on the basis of race, color, national origin, sex, age, or disability. (Not all prohibited bases apply to all programs). To file a
complaint of discrimination, write USDA, Director, Office of Civil Rights, 1400 Independence Avenue, 8.W., ¥Washington, D.C,
20250-9410, or cali (800} 795-3275 (voice) or (202) 720-6382 (TDD).” USDA is an cqual opportunity provider and employer”

Landmark Property Management Co. provides an Equal Housing Opportunity and is an
Equal Opportunity Employer.

ECHIAL HOUIHG
GPPOATUHITY

Revised 02/2020

















































































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 Reqnirements for Section 504 of the Rehabilitation Act

MARKETING PLAN FOR ACCESSIBLE UNITS

OVERVIEW:

Ve 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
4.33mmitment 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 inay 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
“apants in the development that do not receive this preference, the eligibility criteria for the rental assistance from the

Jommonwealth, 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
gqualified 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 local physical therapy offices throughout the region to communicate
the availability of accessible units at Rivermont School Apartments.

acal hospitals — .PMC will partner with discharge departments at local hospitals to communicate the availability of
accessible units at Rivermont School Apartments.

Endependence Center Inc. — LPMC is committed to establishing a relationship with this entity to 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
“tate of Virginia and over 3500 total units encompassing 8 states, LPMC will be able to effectively notify the

ianagement 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 propeities 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 School 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 I.LOCALE REFERENCES FOR MARKETING PURPOSES:

Alleghany-Covington Department of Social Services
110 Rosedale Avenue
Covington, VA 24426

Department of Social Services
210 First Street, SW
Roanoke, VA 24011

oiling Springs Senjor 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.



Tab yY:

Inducement Resolution for Tax Exempt Bonds
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Tab Z:

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

Priority Letter from Rural Development
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