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512 North One Mile Road * Dexter, Missouri 63841 Ph: 573-624-6614 * Fax: 573-624-2942
June 7, 2014

Ms. Willa Turner

Office of Affordable Housing

Georgia Department of Community Affairs

60 Executive Park South Northeast, 2nd Floor
Atlanta, Georgia 30329

RE: Sable Chase
102 Sable Chase Boulevard
McDonough, Georgia 30253
“As Complete” Appraisal Report
As of April 8, 2014

Dear Ms. Turner:

In accordance with your request, we have personally appraised the site for Sable Chase. The site is
improved with 28 two-story walk-up buildings containing 225 Low Income Housing Tax Credit units designed
for families. The property also contains accessory buildings housing a clubhouse, fitness center, laundry
facility, leasing/management office and maintenance area. The property also contains a swimming pool,
picnic area, tot lot, basketball court, tennis court, video surveillance, gazebo and a parking lot. The total site
size is approximately 24.88 acres.

The purpose of the Appraisal Report is to estimate the as is market value of the fee simple estate; the
market value, as restricted, of the subject property; the prospective market value, as restricted, upon
completion and as stabilized; the market value, as unrestricted, of the subject property; the prospective
market value, as unrestricted, upon completion and as stabilized; prospective market value at loan maturity;
valuation of tax credits; and valuation of favorable financing. This report is intended to comply with the
reporting requirements set forth under Standard Rule 2-2(a) of the Uniform Standards of Professional
Appraisal Practice for an appraisal report. As such, it presents discussion of the data, reasoning and analysis
used in the appraisal process to develop the opinion of value. Its intended users are Georgia Department of
Community Affairs and Southeast Holdings LLC. The intended use of the appraisal is to assist Georgia
Department of Community Affairs and Southeast Holdings LLC in loan underwriting evaluation.

A description of the property, together with information providing a basis for estimates, is presented in the
accompanying report. This appraisal is subject to the definitions, assumptions, conditions and certification
contained in the attached report. We have prepared this appraisal in compliance with the Uniform Standards
of Professional Appraisal Practice; the Financial Institutions Reform and Recovery Enforcement Act.

A description of the property, together with information providing the basis of the estimates, is presented in
the accompanying Appraisal Report. In the course of the fieldwork, it has been determined that the
appraised property has no natural, cultural, scientific or recreational value.

The market value was determined under the hypothetical condition that the subject property was a
conventional property and not subject to any rent or income restrictions. The prospective "as complete” value
was prepared under the extraordinary assumption that the structure is constructed and the proposed subject
is completed as described in this report.

Based on the data, analyses and conclusions presented in the attached report, it is our opinion that the “as
is” market value of the subject property, as of April 8, 2014, is as follows:

FIFTEEN MILLION FOUR HUNDRED TWENTY THOUSAND DOLLARS
$15,420,000.00



Based on the data, analyses and conclusions presented in the attached report, it is our opinion that the “as
is” market value, as restricted of the subject property, as of April 8, 2014, is as follows:

EIGHT MILLION FOUR HUNDRED THOUSAND DOLLARS
$8,400,000.00

Based on the data, analyses and conclusions presented in the attached report, it is our opinion that the “as
complete” prospective market value of the subject property, as of December 31, 2015, is as follows:

SIXTEEN MILLION NINE HUNDRED TEN THOUSAND DOLLARS
$16,910,000.00

Based on the data, analyses and conclusions presented in the attached report, it is our opinion that the “as
complete” prospective restricted value of the subject property, as of December 31, 2015, is as follows:

EIGHT MILLION NINE HUNDRED FORTY THOUSAND DOLLARS
$8,940,000.00

Based on the data, analyses and conclusions presented in the attached report, it is our opinion that the “as
complete and stabilized” prospective market value of the subject property, as of August 1, 2016, is as
follows:

EIGHTEEN MILLION FOUR HUNDRED SIXTY THOUSAND DOLLARS
$18,460,000.00

Based on the data, analyses and conclusions presented in the attached report, it is our opinion that the “as
complete and stabilized” prospective restricted value of the subject property, as of August 1, 2016, is as
follows:

TEN MILLION TWO HUNDRED THIRTY THOUSAND DOLLARS
$10,230,000.00

Based on the data, analyses and conclusions presented in the attached report, it is our opinion that the
prospective market value at loan maturity of the subject property, as of August 1, 2016, is as follows:

TWENTY-SEVEN MILLION FIVE HUNDRED THIRTY THOUSAND DOLLARS
$27,530,000.00

Based on the data, analyses and conclusions presented in the attached report, it is our opinion that the
valuation of tax credits of the subject property, as of December 31, 2015, is as follows:

SEVEN MILLION FOURTEEN THOUSAND DOLLARS
$7,014,000.00

This report and its contents are intended solely for your information and assistance for the function stated
previously and should not be relied upon for any other purpose. Otherwise neither the whole nor any part of
this appraisal or any reference thereto may be included in any document, statement, appraisal or circular
without our explicit, prior written approval of the form and context in which it appears.

The accompanying prospective financial analysis is based on estimates and assumptions developed in
connection with the appraisal. However, some assumptions inevitably will not materialize and unanticipated
events and circumstances will occur. The actual results achieved during the holding period will vary from our
estimates and these variations may be material. We have not been engaged to evaluate the effectiveness of
management, and we are not responsible for management'’s actions such as marketing efforts.

This appraisal report sets forth only the appraiser’s conclusions. Supporting documentation is retained in the
appraiser’s file. A copy of this report, together with the field data from which it was prepared, is retained in
our files. This data is available for your inspection upon request.



Respectfully submitted,

)Q@W\f& J.MQ

Samuel T. Gill

State Certified General
Real Estate Appraiser
GA #258907

Jon Richmond
Appraiser Trainee
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CERTIFICATE OF VALUE
We certify that to the best of my knowledge and belief:
¢ The statements of fact contained in this report are true and correct.
¢ The reported analyses, opinions and conclusions are limited only by the reported assumptions
and limiting conditions and are my personal, impartial and unbiased professional analyses,

opinions and conclusions.

¢ We have no present or prospective interest in the property that is the subject of this report and no
personal interest with respect to the parties involved.

¢ We have performed an appraisal on the property which is the subject of this report on October 21,
2013.

¢ We have no bias with respect to the property that is the subject of the report or to the parties
involved with this assignment.

¢ Our engagement in this assignment was not contingent upon developing or reporting
predetermined results.

¢ Our compensation for completing this assignment is not contingent upon the development or
reporting of a predetermined value or direction in value that favors the cause of the client, the
amount of the value opinion, the attainment of a stipulated result or the occurrence of a
subsequent event directly related to the intended use of this appraisal.

¢ Our analyses, opinions and conclusions were developed and this report has been prepared in
conformity with the Uniform Standards of Professional Appraisal Practice.

¢ We have made a personal inspection of the property that is the subject of this report.

¢ No one provided significant assistance to the people signing this certification.

Ssamond 4. 1080

Jon Richmond Samuel T. Gill
Appraiser Trainee State Certified General
Real Estate Appraiser
GA #258907
June 7, 2014
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CERTIFICATE OF VALUE (Cont.)

Restricted Cost Approach $ 9,280,000.00 As Is
$ 9,850,000.00 As Complete

Unrestricted Cost Approach $15,630,000.00 As Is
$17,130,000.00 As Complete

Restricted Income Approach $ 8,400,000.00 As Is
$ 8,940,000.00 As Complete
$10,230,000.00 As Complete and Stabilized

Unrestricted Income Approach $15,420,000.00 As Is
$16,910,000.00 As Complete
$18,460,000.00 As Complete and Stabilized

Market Value $27,530,000.00 Upon Loan Maturity

Sales Comparison Approach $14,740,000.00 As Is
$18,900,000.00 As Complete

Value of Land $ 1,692,000.00 As Is

Valuation of Tax Credits $ 7,014,000.00

Gill Group
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SPECIAL LIMITING CONDITIONS AND ASSUMPTIONS

1. Limit of Liability

The liability of Gill Group, employees and subcontractors is limited to the client. There is no accountability,
obligation or liability to any third party. If this report is placed in the hands of anyone other than the client,
the client shall make such party aware of all limiting conditions and assumptions of the assignment and
related discussions. The appraiser assumes no responsibility for any costs incurred to discover or correct
any deficiencies present in the property. Possession of this or any copy thereof does not carry with it the
right of publication nor may it be used for other than its intended use; the physical report(s) remain the
property of the appraiser for the use of the client, the fee being for the analytical services only. This
appraisal report is prepared for the sole and exclusive use of the client to assist with the mortgage lending
decision. It is not to be relied upon by any third parties for any purpose whatsoever.

2. Copies, Publications, Distribution, Use of Report

The client may distribute copies of the appraisal report in its entirety to such third parties as he may
select; however, selected portions of this appraisal report shall not be given to third parties without the
prior written consent of the signatories of this appraisal report. Neither all nor any part of this appraisal
report shall be disseminated to the general public for the use of advertising media, public relations, news,
sales or other media for public communication without prior written consent of the appraiser.

3. Confidentiality

This appraisal is to be used only in its entirety. All conclusions and opinions of the analyses set forth in
the report were prepared by the Appraiser(s) whose signature(s) appear on the appraisal report unless
indicated as “Review Appraiser”. No change of any item in the report shall be made by anyone other than
the Appraiser and/or officer of the firm. The Appraiser and the firm shall have no responsibility if any such
unauthorized change is made.

The Appraiser may not divulge the material (evaluation) contents of the report, analytical findings or
conclusions or give a copy of the report to anyone other than the client or his designee as specified in
writing except by a court of law or body with the power of subpoena.

4. Copyright Law and Trade Secrets

This document is protected from unauthorized use or reproduction by the federal copyright laws of the
United States of America. Any unauthorized reproduction, either in part or in whole, will warrant
prosecution to the fullest extent of the law.

This appraisal was obtained from Gill Group, related companies and/or individuals or related independent
contractors and consists of “trade secrets and commercial or financial information” which is privileged and
confidential and exempted from disclosure under 5 U.S.C. 1232 (b) (4). Notify the appraiser(s) signing the
report of any request to reproduce this appraisal in whole or part.

Gill Group
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5. Information Used

No responsibility is assumed for accuracy of information furnished by or from others, the client, his
designee or public records. | am not liable for such information or the work of possible subcontractors. Be
advised that some of the people associated with the consultant and possibly signing the report are
independent contractors. The comparable data relied upon in this report have been confirmed with one or
more parties familiar with the transaction or from affidavit or other source thought reasonable; all are
considered appropriate for inclusion to the best of my factual judgment and knowledge. An impractical
and uneconomic expenditure of time would be required in attempting to furnish unimpeachable
verification in all instances, particularly as to engineering and market-related information. It is suggested
that the client consider independent verification within these categories as a prerequisite to any
transaction involving sale, lease or other significant commitment of subject property and that such

verification be performed by the appropriate specialists.

6. Testimony, Consultation, Completion of Contract for Appraisal Services

The contract for appraisal, consultation or analytical service is fulfilled and the total fee payable upon
completion of the report. The appraiser(s) or those assisting in preparation of the report will not be asked
or required to give testimony in court or hearing because of having made the appraisal, in full or in part,
nor engage in post-appraisal consultation with client or third parties except under separate and special
arrangement and at additional fee. If testimony or deposition is required because of any subpoena issued

on the behalf of the client, then the client shall be responsible for any additional time fees and changes.

7. Exhibits
The sketches and maps in this report are included to assist the reader in visualizing the property and are
not necessarily to scale. Various photos, if any, are included for the same purpose as of the date of the

photos. Site plans are not surveys unless shown as being prepared by a professional surveyor.

8. Legal, Engineering, Financial, Structural or Mechanical Nature Hidden Components, Soil

No responsibility is assumed for matters legal in character or nature or matters of survey or of any
architectural, structural, mechanical or engineering nature. The title to the property is good and
marketable. No responsibility is assumed for the legal description provided or for matters pertaining to
legal or title considerations. The use of the land and improvements is confined within the boundaries or

property lines of the property described.

The property is appraised as if free and clear unless otherwise stated in particular parts of the report. The
legal description is assumed to be correct as used in this report as furnished by the client, his designee or

as derived by the appraiser.

Gill Group
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Please note that no advice is given regarding mechanical equipment or structural integrity or adequacy
nor soils and potential for settlement, drainage, etc., (seek assistance from qualified architect and/or
engineer) nor matters concerning liens, title status and legal marketability (seek legal assistance). The
lender and owner should inspect the property before any disbursement of funds; further, it is likely that the
lender or owner may wish to require mechanical or structural inspections by qualified and licensed
contractor, civil or structural engineer, architect or other expert.

The appraiser has inspected, as far as possible by observation, the land and the improvements; however,
it was not possible to personally observe conditions beneath the soil or hidden structural or other
components. | have not critically inspected mechanical components within the improvements, and no
representations are made therein as to these matters unless specifically stated conditions that would
cause a loss of value. The land or the soil of the area being appraised appears firm; however, subsidence
in the area is unknown. The appraiser(s) do not warrant against this condition or occurrence of problems
arising from soil conditions.

The appraisal is based on there being no hidden unapparent or apparent conditions of the property site
subsoil or structures or toxic materials which would render it more or less valuable. No responsibility is

assumed for any such conditions or for any expertise or engineering to discover them.

All mechanical components are assumed to be in operable condition and status standard for properties of
the subject type. Conditions of heating, cooling ventilation, electrical and plumbing equipment are
considered to be commensurate with the condition of the balance of the improvements unless otherwise
stated. No judgment is made as to adequacy of insulation, type of insulation or energy efficiency of the

improvements or equipment.

If the Appraiser has not been supplied with a termite inspection, survey or occupancy permit, no
responsibility or representation is assumed or made for any costs associated with obtaining same or for
any deficiencies discovered before or after they are obtained. No representation or warranties are made
concerning obtaining the above-mentioned items.

The Appraiser assumes no responsibility for any costs or consequences arising due to the need or the
lack of need for flood hazard insurance. An Agent for the Federal Flood Insurance Program should be
contacted to determine the actual need for Flood Hazard Insurance.

9. Legality of Use

The appraisal is based on the premise that there is full compliance with all applicable federal, state and
local environmental regulations and laws unless otherwise stated in the report and that all applicable
zoning, building and use regulations and restrictions of all types have been complied with unless

Gill Group
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otherwise stated in the report; further, it is assumed that all required licenses, consents, permits or other
legislative or administrative authority, local, state, federal and/or private entity or organization have been
or can be obtained or renewed for any use considered in the value estimate.

10. Component Values

The distribution of the total valuation in this report between land and improvements applies only under the
existing program of utilization. The separate valuations for land and building must not be used in
conjunction with any other appraisal and are invalid if so used.

11. Auxiliary and Related Studies

No environmental or impact studies, special market study or analysis, highest and best use analysis study
or feasibility study has been requested or made unless otherwise specified in an agreement for services
or in the report. The appraiser reserves the unlimited right to alter, amend, revise or rescind any of the
statements, findings, opinions, values, estimations or conclusions upon any subsequent such study or
analysis or previous study or factual information as to market or subject or analysis subsequently
becoming known to him.

12. Dollar Values, Purchasing Power
The market value estimated and the costs used are as of the date of the estimate of value. All dollar

amounts are based on the purchasing power and price of the value estimate.

13. Inclusions

Furnishings and equipment or personal property or business operations except as specifically indicated
and typically considered as part of real estate have been disregarded with only the real estate being
considered in the value estimate unless otherwise stated. In some property types business and real
estate interests and values are combined.

14. Proposed Improvements, Conditioned Value

Improvements proposed, if any, on or off-site as well as any repairs required are considered, for purposes
of this appraisal, to be completed in good and workmanlike manner according to information submitted
and/or considered by the appraisers. In cases of proposed construction the appraisal is subject to change
upon inspection of property after construction is completed. This estimate of market value is as of the
date shown, as proposed, as if completed and operating at levels shown and projected.

15. Value Change, Dynamic Market, Influences

The estimated market value is subject to change with market changes over time; value is highly related to
exposure, time, promotional effort, terms, motivation and conditions surrounding the offering. The value
estimate considers the productivity and relative attractiveness of the property physically and economically

in the marketplace.
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In cases of appraisals involving the capitalization of income benefits, the estimate of market value or
investment value or value in use is a reflection of such benefits and appraiser’s interpretation of income,
yields and other factors derived from general and specific client and market information. Such estimates
are as of the date of the estimate of value; they are thus subject to change as the market and value are
naturally dynamic.

The “Estimate of Market Value” in the appraisal report is not based in whole or in part upon the race, color
or national origin of the present owners or occupants of the properties in the vicinity of the property
appraised.

The Appraiser reserves the right to alter the opinion of value on the basis of any information withheld or
not discovered in the original normal course of a diligent investigation.

16. Management of the Property
It is assumed that the property which is the subject of this report will be under prudent and competent
ownership and management neither inefficient nor super-efficient.

17. Fee
The fee for this appraisal or study is for the service rendered and not for the time spent on the physical

report.

18. Authentic Copies
The authentic copies of this report are signed originals. Any copy that does not have the above is

unauthorized and may have been altered.

19. Insulation and Toxic Materials

Unless otherwise stated in this report, the appraiser(s) signing this report have no knowledge concerning
the presence or absence of toxic materials, asbestos and/or urea-formaldehyde foam insulation in
existing improvements; if such is present, the value of the property may be adversely affected and
reappraisal an additional cost necessary to estimate the effects of such.

20. Hypothetical Conditions
The market value was determined under the hypothetical condition that the subject property was a

conventional property and not subject to any rent or income restrictions.

21. Extraordinary Assumptions
The prospective "as complete" value was prepared under the extraordinary assumption that the structure

is constructed and the proposed subject is completed as described in this report.

Gill Group
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22. Americans with Disabilities Act (ADA)

The Americans with Disabilities Act (ADA) became effective January 26, 1992, as to the removal of
barriers in existing public accommodations. The ADA applies to alterations of existing public
accommodations or commercial facilities or places of public accommodation designed for first occupancy
after January 26, 1993. A compliance survey of the subject property has not been conducted to determine
if it conforms to the various requirements of the ADA. A compliance survey of the property, in conjunction
with a detailed study of the ADA requirements, could reveal that the property is not in compliance with
one or more of the requirements of the act. If so, this could have a negative effect on the value of the
property. Since | am not qualified to determine if the subject property complies with the various ADA
regulations, | did not consider possible noncompliance with the requirements of the ADA in estimating the

value of the property.

23. Review
Unless otherwise noted herein, the review appraiser has reviewed the report only as to general
appropriateness of technique and format and has not necessarily inspected the subject or market

comparable properties.

The appraiser(s) and/or associates of Gill Group reserve the right to alter statements, analyses,
conclusions or any value estimate in the appraisal if there becomes known to them facts pertinent to the

appraisal process which were unknown to Gill Group when the report was finished.

Acceptance Of And/Or Use Of This Appraisal Report
Constitutes Acceptance of the Above Conditions

Gill Group
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DISCLOSURE OF COMPETENCY

Samuel T. Gill
512 North One Mile Road
P.O. Box 754
Dexter, Missouri 63841
573-624-6614 (phone)
5?3—624—29*121’{1' ax)
todd.gill@gilloroup.com

OVERVIEW

ACCREDITATIONS

EXPERIENCE
(1991 TO PRESENT)

Extensive multifamily experience over the past 20 years specializing
in work for the Department of Housing and Urban Development
(HUD), United States Department of Agriculture/Rural
Development (USDA/RD) as well as lenders and developers through
the Low-Income Housing Tax Credit (LIHTC) program including but
not limited to, Section 8 Section 202, Section 236, Secton 515 and
Section 538 Programs. Additionally, extensive experience since
inception of the Multifamily Accelerated Processing (MAP) Program
of Sections 202/223(f), 232/223(f), 221(d)3, 221(d)4 and 223(f). Also,
more than 20 years of experience with nursing homes, hotels and
complicated commercial appraisal assignments.

State Certified General Real Estate Appraiser
Alabama State License Number: G00348
Arizona State License Number: 31453
Colorado State License Number: CG40024048
Cormmecticut State License Number: RCG 0001276
District of Columbia License Mumber: GA11630
Georgia State License Number: 258907

Idaho State License Mumber: CGA-3101
Ilinois State License Number: 1530001354
Indiana State License Number: CG40200270
Towa State License Number: CG02426

Kansas State License Number: G-1783
Louisiana State License MNumber: G1126
Michigan State License Number: 1201063069
Minnesota State License WNumber: 401861958
Mississippi State License Number: GA-624
Missouri State License Number: EADD2563
MNebraska State License Number: CG2000046R
Mew Mexico State License Number: 02489-G
MNew York State License Number: 46000039864
MNorth Carolina State License Number: A53519
Ohio State License Number: 448306
Oklahoma State License Number: 12524CGA
Oregon State License Number: C000793
Penmsylvania State License Number: GAO0L813R
South Carolina State Licenze Number: 3976
South Dlakota State License Number: 3976
Tennessee State License Number: 00003478
Texas State License Number: 1329698-G

Utah State License Mumber: 5510040-CG00
Virginia State License Number: 4001 015446
Washington State License Number: 1101018
West Virginia State License Number: CG358
Wisconsin State License Number: 1075-10
Wryoming State License Number: 479

Also received temporar[}' licenses in the following states: Arkamsas,
California, Delaware, Florida, Hawaii, Kentucky, Maine, Maryland,
Massachusetts, Montana, Nevada, New Hampshire, New Jersey,
MNorth Dakota, Rhode Island and Vermont.

Primary provider of HUD Mark-to-Market Full Appraisals for
mortgage restructuring and Mark-to-Market Lites for rent
restructuring and has worked with HUD in this capacity since
inception. Completed approximately 330 appraisals assignments
under this program.
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Provider of HUD MAP and TAP appraisals and market studies for
multiple lenders since its inception. Completed approximately 300
appraisal assignments under this program.

Contract MAP quality control reviewer and field inspector for
CohnReznick and HUD. Have completed approximately 250 reviews
under this program. Have completed approximately o0 field
mspections under this program.

Currently approved state reviewer for HUD Rent Comparability
Studies for Secton 8 Renewals in Califormia, Hawail, Indiana,
Kansas, Louisiana, Nebraska, Oregon, New Mexico, North Carolina,
Utah and Washington. Completed approximately 300 reviews under
this program.

Provider of HUD Rent Comparability Studies for contract renewal
purposes nationwide. Completed approximately 73 rent
comparability studies.

Provider of tax credit financing analysis and value of fmancing
analysis. Completed approximately 50 appraizal assignments and
market studies under this program.

FProvider of multifamily appraisals under the RD 515 and 338
programs. Completed approximately 50 appraisal assignments under
these programs.

Partial list of clients include: Colorado Housing Finance Agency,
CreditVest, Inc., Foley & Judell, LLF, Kentucky Housing Corporation,
Kitsap County Conselidated Housing Authority, Louisiana Housing
Finance Agency, Missouri Housing Development Agency, New
Mexico Mortgage Finance Authority, Ontra, Inc., Quadel Consulting
Corporation, CohnReznick, L.L.P., Group, Siegel Group, Signet
Pariners and Wachovia Securities.

Bachelor of Arts Degree

Southeast Missouri State University

Associate of Arts Degree

Three Rivers Community College

HUD/FHA Appraiser Training

Arkansas State Office

Multifamily Accelerated Processing Valuation (MAFP)
LL5. Department of Housing and Urban Development

2nd  Anmual Multifamily  Accelerated Processing Basic and
Advanced Valunation (MAP)

LL5. Department of Housing and Urban Development

FHA Appraising Today

McKissock, Inc.

Texas USDA Rural Development Multifamily Hounsing Appraiser
Training

Texas Rural Devclopment
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Kentucky USDA Rural Development Multifamily Housing
Appraiser Training

Eentucky Rural Development

Financial Analysis of Income Properties
National Association of Independent Foe Appraisers
Income Capitalization

McFissock, Inc.

Introduction to Income Property Appraising
National Association of Independent Foe Appraisers
Concepts, Terminology & Techniques

National Association of Independent Foe Appraisers
Uniform Standards of Professional Appraisal Practice
Central Missouri State University

Appraisal of Scenic, Recreational and Forest Properties
University of Missouri-Columbia

Appraiser Liability

McFissock, Inc.

Appraisal Trends

McEissock, Inc.

Sales Comparison Approach

Hondros College

Even Odder: More Oddball Appraisals
McKissock, Inc.

Mortgage Fraud: A Dangerous Business
Hondros College

Private Appraisal Assignments

McKissock, Inc.

Construction Details & Trends

McKissock, Inc.

Condemnation Appraising: Principles & Applications
Appraisal Institute

Michigan Law

McKissock, Inc.

Pennsylvania State Mandated Law

McKissock, Inc.

Valuing Real Estate in a Changing Market
National Association of Independent Foe Appraisers
Principles of Residential Real Estate Appraising
National Association of Independent Foe Appraisers
Real Estate Appraisal Methods

Southeast Missouri State University

Lead Inspector Training

The University of Kansas

Lead Inspector Refresher

Safety Support Services, Incorporated

Home Inspections: Common Defects in Homes

National Association of Independent Foe Appraisers
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Heating and Air Conditioning Review
National Association of Independent Fee Appraisers
Professional Standards of Practice

National Association of Independent Fee Appraisers
Developing & Growing an Appraisal Practice - Virtual Classroom
McFissock, Inc.

The Appraiser as Expert Witness

MeKissock, Inc.

Current Issues in Appraising

McFissock, Inc.

2011 ValExpo: Keynote-Valuation Visionaries
Van Education Center/Real Estate

Residential Report Writing

McKissock, Inc.

The Dirty Dozen

McEissock, Inc.

Risky Business: Ways to Minimize Your Liability
McEKissock, Inc.

Introduction to Legal Descriptions

McEissock, Inc.

Introduction to the Uniform Appraisal Dataset
MeERissock, Inc.

Mold Pollution and the Appraiser

McEissock, Inc.

Appraising Apartments: The Basics

MeKRissock, Inc.

Foundations in Sustainability: Greening the Real Estate and
Appraisal Industries

McEissock, Inc.
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IDENTIFICATION OF THE SUBJECT PROPERTY

The property appraised is the land and the proposed development to be known as Sable Chase. The
subject site is located along 102 Sable Chase Boulevard, McDonough, Henry County, Georgia. The
subject contains 28 two-story walk-up buildings containing 225 Low Income Housing Tax Credit units
designed for families. The property will also contain two one-story accessory buildings housing a

clubhouse, fitness center, laundry facility, leasing/management office and maintenance area.

The property contains 28 two-story walk-up buildings of wood-frame construction with stucco and siding
exterior. The property also contains two one-story accessory buildings housing a clubhouse, fithess
center, laundry facility, leasing/management office and maintenance area. It contains 48 one-
bedroom/one-bath units with approximately 781 square feet for a total of 37,488 square feet; 32 two-
bedroom/one-bath units with approximately 857 square feet for a total of 27,424 square feet; 73 two-
bedroom/two-bath units with approximately 968 square feet for a total of 70,664 square feet; and 24
three-bedroom/two-bath units with 1,180 square feet for a total of 84,960 square feet. The total net
rentable area will be approximately 220,536 square feet. According to the Henry County Assessor’s
Office, the gross building area is approximately 224,678 square feet. The subject’s parcel number is 092-
01013000. The parcel currently contains 24.88 acres. A full, complete, legible and concise legal

description is included in Addendum A.

PAST FIVE YEARS SALES HISTORY OF THE SUBJECT
According to the Henry County Assessor’'s Office, the property is currently owned by Sable Chase of
McDonough, LP. The property has not transferred ownership within the past five years. The property is

currently under contract between the owner and Southeast Holdings, LLC for $8,000,000.

PURPOSE OF THE APPRAISAL

The purpose of the appraisal is to estimate the as is market value of the fee simple estate; the market
value, as restricted, of the subject property; the prospective market value, as restricted, upon completion
and as stabilized; the market value, as unrestricted, of the subject property; the prospective market value,
as unrestricted, upon completion and as stabilized; prospective market value at loan maturity; and
valuation of tax credits. The date of the inspection is April 8, 2014. The effective date of the “as complete”
value is December 31, 2015, and the effective date of the “as complete and stabilized” value is August 1,
2016.

FUNCTION OF THE APPRAISAL
The function of this appraisal is to aid the client in the decision-making process involved in evaluating the

value of the subject property.
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PROPERTY RIGHTS APPRAISED
For this appraisal, we have valued the property rights inherent in the Fee Simple Estate which is defined

in the definitions section of this report.

DEFINITION OF VALUE PREMISE
Market Value
The most probable price which a property should bring in a competitive and open market under all
conditions requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and
assuming the price is not affected by undue stimulus. Implicit in this definition is the consummation of a
sale as of a specified date and the passing of title from seller to buyer under conditions whereby:
e Buyer and seller are typically motivated,;
e Both parties are well informed or well advised, and acting in what they consider their best
interests;
e Areasonable time is allowed for exposure in the open market;
e Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements
comparable thereto; and
e The price represents the normal consideration for the property sold unaffected by special or

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

Market Value, Subject to Restricted Rents
The most probable price which a property should bring in a competitive and open market under all
conditions requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and
assuming the price is not affected by undue stimulus. Implicit in this definition is the consummation of a
sale as of a specified date and the passing of title from seller to buyer under conditions whereby:
e Buyer and seller are typically motivated,;
e Both parties are well informed or well advised, and acting in what they consider their best
interests;
e Areasonable time is allowed for exposure in the open market;
e Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements
comparable thereto; and
e The price represents the normal consideration for the property sold unaffected by special or
creative financing or sales concessions granted by anyone associated with the sale.
It considers any rent limits, rent subsidies, expense abatements, or restrictive-use conditions imposed by
any government or non-government financing sources but does not consider any favorable financing

involved in the development of the property.*

“The Appraisal of Real Estate, 14" ed.
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“As Is” Value

The value of specific ownership rights to an identified parcel of real estate as of the effective date of the
appraisal; relates to what physically exists and is legally permissible and excludes all assumptions
concerning hypothetical market conditions or possible rezoning.

Prospective Value

A forecast of the value expected at a specified future date. A prospective value opinion is most frequently
sought in connection with real estate projects that are proposed, under construction or under conversion
to a new use or those that have not achieved sellout or a stabilized level of long-term occupancy at the
time the appraisal report is written.

Going Concern Value
Going concern value is the value of a proven property operation. It includes the incremental value
associated with the business concern which is distinct from the value of the real estate only.

Fee Simple Estate
Absolute ownership unencumbered by any other interest or estate, subject only to the limitations imposed
by the governmental powers of taxation, eminent domain, police power and escheat.

Lease Fee Estate
An ownership interest held by a landlord with the rights of use and occupancy conveyed by lease to
others. The rights of the lessor (the leased fee owner) and the leased fee are specified by contract terms

contained within the lease.

Leasehold Estate
The interest held by the lessee (the tenant or renter) through a lease conveying the rights of use and

occupancy for a stated term under certain conditions.

Replacement Cost

The estimated cost to construct, at current prices as of the effective appraisal date a building with utility
equivalent to the building being appraised, using modern materials and current standards, design and
layout.

Reproduction Cost

The estimated cost to construct at current prices as of the effective date of the appraisal an exact
duplicate or replica of the building being appraised, using the same materials, construction standards,
design, layout and quality of workmanship and embodying all the deficiencies, super adequacies and

obsolescence of the subject building.
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Contract Rent

The actual rental income specified in a lease.

Market Rent
The rental income that a property would most probably command in the open market; indicated by the

current rents paid and asked for comparable space as of the date of the appraisal.

Excess Rent
The amount by which contract rent exceeds market rent at the time of the appraisal; created by a lease
favorable to the landlord (lessor) and may reflect a locational advantage, unusual management,

unknowledgeable parties or a lease execution in an earlier, stronger rental market.

Percentage Rent
Rental income received in accordance with the terms of a percentage lease; typically derived from retail

store tenants on the basis of a certain percentage of their retail sales.

Overage Rent
The percentage rent paid over and above the guaranteed minimum rent or base rent; calculated as a

percentage of sales in excess of a specified break-even sales volume.

Special Purpose Property
A limited market property with a unique physical design, special construction materials or layout that
restricts its utility to the use for which it was built; also called special-design property.

EXTENT OF THE INVESTIGATION (SCOPE)

As part of this appraisal, the appraiser made a number of independent investigations and analyses. The
investigations undertaken and the major data sources used are as follows: City of McDonough; the Henry
County Recorder; the Henry County Assessor; United States Bureau of Labor Statistics; United States
Census Bureau; www.stdbonline.com and ESRI Business Information Solutions.

AREA AND NEIGHBORHOOD ANALYSIS

Primary data was gathered pertaining to the subject neighborhood and the area from May 12, 2014 to
May 16, 2014. This information was analyzed and summarized in this report. Area data was obtained
from the City of McDonough; the Henry County Recorder; the Henry County Assessor; United States
Bureau of Labor Statistics; United States Census Bureau; www.stdbonline.com and ESRI Business
Information Solutions. The neighborhood analysis was based on the observations made by the appraiser

as well as the sales in the neighborhood.
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SITE DESCRIPTION AND ANALYSIS

Interior and exterior inspections of the site have been previously completed on several occasions. A
physical inspection of the site was made on April 8, 2014, by Jon Richmond, Appraiser Trainee, and
Samuel T. Gill, State Certified General Real Estate Appraiser. The site data was analyzed and
summarized in this report. The site and the street scenes were photographed and are included in this
report.

IMPROVEMENT AND DESCRIPTION ANALYSIS
Detailed descriptions of the site and improvements are included in this report. Photographs of the site are
included in this report. Exterior photos of the rent comparables are also included in this report.

STATEMENT OF COMPETENCY
| have the knowledge and experience to complete the assignment competently based upon having
completed appraisals of properties of a similar type throughout the United States for the past several

years.

MARKET DATA
Market data on land sales were obtained from the subject neighborhood in McDonough, Henry County
and the surrounding area. Market data on leased properties was obtained from McDonough, Henry

County and the surrounding area. Summaries of the leases are included in this report.

Attention of the reader is also directed to the assumptions and limiting conditions contained within the

report.

REASONABLE EXPOSURE TIME

In the definition of market value, one of the conditions of a “market value sale” is as follows: a reasonable
time is allowed for exposure in the open market. Marketing time has a definite influence on the potential
selling price of a property. To obtain a maximum selling price, a property must be exposed to a given
market for a time long enough to enable most market participants to gain full knowledge of the sale and
the attributes of the property.

To produce a reliable estimate of the expected normal marketing period for the subject property, the
following factors were considered and findings analyzed:

1. Historical evidence.

2 Supply and demand relationships including vacancy and occupancy rates.

3. Revenue and expense changes.

4 Future market conditions.
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HISTORICAL EVIDENCE
Generally, the sales in the Income Comparison Approach were on the market for one to two years. Since
current supply and demand relationships are similar to historical relationships, there is justification for

some reliance on historical evidence.

SUPPLY AND DEMAND RELATIONSHIPS
A survey of apartment complexes in McDonough and Henry County, Georgia, and the surrounding area
indicate that they are not owner-occupied. The Income Approach discusses similar apartment complexes

in Henry County, Georgia, which are leased.

REVENUE AND EXPENSE CHANGES AND FUTURE MARKET CONDITIONS

A survey completed by PwC Real Estate Investor Survey indicated that the change rate of apartment
complexes ranges from 0.00 to 8.00 percent, with an average of 2.73 percent for the First Quarter 0f2014.
During the same period a year ago, the market rent change rate ranged from -2.00 to 6.00 percent, with

an average of 2.57 percent.

The changes in expenses range from 1.00 to 3.50 percent, with an average of 2.70 percent (First Quarter
of2014). The survey for a year ago indicated a range of expenses from 1.00 to 3.50 percent, with an

average of 2.71 percent.

SUMMARY

For the purpose of this report the reasonable exposure time is estimated at one to two years based on the
previous discussion and the length of time the comparables were on the market. The 2014 First Quarter
National Apartment Market Survey conducted by PwWC Real Estate Investor Survey indicated a range of
one to two years for marketing time. In accordance with the Uniform Standards of Professional Appraisal
Practice as modified by the Supplemental Standard Rule 1-2(c), special financial arrangements and
related special situations were not used in estimating the value of the property. In accordance with the
Uniform Standards of Professional Appraisal Practice as modified by the Supplemental Standard Rule 1-
3, the appraisal was completed using the current or anticipated use of the property as an apartment

complex without regard to the highest and best use.
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ESTIMATED MARKETING TIME

Marketing time is similar to exposure time in that it refers to a time during which a property is marketed
prior to its sale. Marketing time differs from exposure time in that it is estimated to occur after the date of
value as opposed to before that date of value. This time would be measured from the date of value and
would be a measure of time necessary to secure a willing buyer for the property, at a market price. Since
this refers to prospective events, it is typically necessary to analyze neighborhood trends. In theory, in a
market which is near equilibrium, the estimated marketing time should be equal to past trends or the
reasonable exposure time. In a market, which is experiencing down-turning conditions, the estimated
marketing time should be greater than the reasonable exposure time. In the case of the subject property,
the market for this type of facility should be similar to previous market conditions. Therefore, the

estimated marketing time is estimated at one to two years.
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REGIONAL AND AREA DATA

The following data on the City of McDonough and Henry County is included to give the reader an insight
into the social, economic, governmental and environmental factors which provide the setting and ultimate
stability for the subject neighborhood and the property which is the subject of this appraisal. The various
social, economic, governmental and environmental factors within any city are the underlying forces which
create, modify or destroy real property values.

Location

McDonough is a city in the central portion of Henry County in the central portion of the State of Georgia. It
is located approximately eight miles north of Locust Grove; 19 miles east of Fayetteville; 21 miles
southwest of Covington; and 30 miles south of Atlanta. Henry County has the following boundaries: North
— DeKalb County; East — Rockdale and Newton Counties; South — Butts and Spaiding Counties; and
West — Clayton County.

Utilities

Water is provided to the city by the City of McDonough. Natural gas is provided by Atlanta Gas and
Georgia Power, Central Georgia and Snapping Shoals provide electricity to the city, and basic telephone
service is provided by AT&T.

Population

The 2010 population for McDonough, according to the U.S. Census Bureau, was 22,084. There were
8,053 total households, with 3,884 renter-occupied households. The rental vacancy rate was 11.0
percent. The population for Henry County in 2010 was 203,922, with 70,255 total households. The
number of renter-occupied households was 16,116, with an 11.0 percent vacancy rate. The population for
the State of Georgia in 2010 was 9,687,653, with 3,585,584 total households. The number of renter-
occupied households was 1,231,182, with a 12.3 percent rental vacancy rate.

Health Services
Hospitals or clinics near McDonough include the following: Henry Medical Center, Sylvan Grove Hospital
and Spalding Regional Medical Center.

Transportation
Major roadways in the McDonough area include Interstate 75, U.S. Highway 23, and State Highways 20,
81 and 155. Airports nearby include the William B Hartsfield Atlanta International Airport.

Employment Factors
The average civilian labor force for 2000 for Henry County was 67,806, with 66,019 employed. The

number unemployed, according to the U.S. Bureau of Labor Statistics, was 1,787, for a 2.6 percent
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unemployment rate. The average for 2010 showed 103,965 for the total civilian labor force for the county
and 93,709 employed. The number unemployed was 10,256. The unemployment rate was 9.9 percent.
Preliminary estimates for February 2014 for the county showed a civilian labor force of 105,582, with

98,060 employed. There were 7,522 unemployed, and the unemployment rate was 7.1 percent.

The total civilian labor force for 2000 for the State of Georgia was 4,242,889, with 4,095,362 employed.
The number unemployed, according to the U.S. Census Bureau, was 147,527, for a 3.5 percent
unemployment rate. The average for 2010 showed 4,693,711 for the total civilian labor force for the state
and 4,213,719 employed. The number unemployed was 479,992, and the unemployment rate was 10.2
percent. Preliminary estimates for February 2014 for the state showed a civilian labor force of 4,737,344,

with 4,397,094 employed. There were 340,250 unemployed, and the unemployment rate was 7.2 percent.

Major employers within the County of Henry include:

EMPLOYER TYPE OF OPERATION | NO. OF EMPLOYEES

Henry County Schools Education 4,800
Home Depot Repair Logistics Center  |Household Products 2,855
Henry County Government Government 1,595
Piedmont Henry Hospital Healthcare 1,115
Federal Aviation Administration Air Traffic Control 800
Georgia Power Customer Care Center |Customer Care Center 600
Briggs & Stratton Corporation Manufacturing 523
Southern States, LLC Manufacturing 380
Ken's Foods, Inc. Manufacturing 323
Georgia Crown Distributing Company |Beverages 310
Luxottica Retail Group Eyewear 302
Bennett International Group, Inc. Transportation 250

Summary and Conclusions
McDonough is a city located in the central portion of Georgia. The economic outlook for future growth and
development appears to be stable.
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NEIGHBORHOOD DATA

Location

The subject property is located in the southwestern portion of the City of McDonough, Georgia. The
neighborhood has average attractiveness and appeal. The neighborhood has the following boundaries:
North — Bridges Road; East — State Highway 81 and Simpson Street; South — Phillips Drive; and West —
McDonough Parkway.

Access

The neighborhood is accessed by Bridges Road, State Highway 81, Simpson Street, Phillips Drive and
McDonough Parkway. There are additional roads running north to south and west to east that provide
access to the neighborhood as well. Street widths and patterns appear to be adequate for the

surrounding uses.

Proximity to Services

There are a few services within the subject’'s immediate neighborhood. Restaurants within 1.5 miles of the
subject include Grill Parts, Poppa's Country Cooking, Mimi's Good Taste, Family Buffet, Catfish
Mahoney's, Pasta Max Café, The Lunch Box, Andre's FWS, Chevys Fresh Mex, China Fu Restaurant,
Occasions Restaurant Bar, El Castillo, Pj's Café, Koffee Klutch, Raising Cupcakes, Gritz Family
Restaurant, Big Chic, Seafood Chef, IHOP, Sakura Hibald Sushi Buffet, Three Dollar Café, Blossom
Island Style Cuisine, Pete’s Caribbean Bakery, Subway, Motorheads Bar & Grill, Waffle House H J Wings
& Things, Big Chic, Baby Jane’'s Home Cooking, Domino’s, Hardee’s, Empire of China Il, Taco Bell, Los
Avina Mexican Restaurant, Pippins Barbecue, Curley’s Q, Chick-Fil-A, Philly Connection, Mo Joe’s, Uncle
Sam'’s, Sonic Drive-In, Church’s Chicken, McDonald's, Tokyo Japanese Steakhouse, Dre & lda’'s Meals
To Go, Burger King, Papa John’s Pizza, Bo-Jaynes Speciality Foods, Quiznos, Zaxby's, Anthony’s Pizza
& Pasta, Pizza Hut, Toribios Mexican Bar and Grill, Wendy's, Applebee’s, Wendy’s, Southside Steve’s,
Ob’s Bar B Q, Arby’s, Huddle House, Outlaws Woodfire Steak and Seafood, Cracker Barrel Old Country
Store, American Deli, China Express, Thai Time, Marco’s Pizza, Ruby Tuesday and Son Of A Greek.
Businesses within 1.5 miles of the subject include Shreon Services, Target, Dollar General, Family Dollar,
Dollar General Store, Dollar Tree, Walmart Supercenter, Phillips Food Mart, First Choice Grocery,
Kangaroo Express, Publix Super Markets, Kroger and Aldi. Henry Healthcare McDonough is located
approximately 0.80 from the subject. The County of Henry Police and Henry County Fire Department are

located approximately 1.2 miles from the subject.

Land Use Pattern
The subject neighborhood is comprised primarily of single-family residences and vacant land with

commercial properties and multifamily residences and is 75 percent built up. Approximately 50 percent of
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the land use is made up of single-family residences. Commercial properties make up approximately 15
percent. Another 10 percent of the land use is multifamily properties, and the remaining 25 percent is

vacant land. The area is mostly suburban.

Neighborhood Characteristics

Most of the properties in the neighborhood maintain an acceptable level of property maintenance and
condition. The ages of buildings in the area generally range from new to 120 years. The subject
neighborhood is in average condition with average appeal. There are no rent controls affecting the

marketability of the subject.

Future Development
According to Ms. Laura Luker, Director of Tourism with the Chamber of Commerce, there have been a
few new industries locating in the area. This has provided a need for additional housing in the area. It is

believe that the economy will remain stable.

Adverse Influences
There are no major adverse influences or hazards observed or known by the appraiser in the immediate
surrounding area.

Utilities
Utilities generally available in the neighborhood include water, electricity, sewer and telephone.
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Neighboring Property Use
The subject neighborhood is comprised primarily of single-family residences and vacant land with
commercial properties and multifamily residences. Vacant land is located to the north of the property.

Vacant land, commercial properties and single-family residences are located to the south of the property.
Vacant land is located to the east of the subject. To the west is commercial properties and single-family

residences.

n/
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3

W ?n‘-(.;

Analysis/Comments
In conclusion, the subject is located in the southwestern portion of the City of McDonough, Georgia. The

subject is considered to be compatible with the adjacent properties.
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DEFINING THE MARKET AREA
The market area for the subject consists of the City of McDonough. The market area is bound by the city
limits.

The makeup and trends of the economy of the market area appear to be declining. The market area is
currently at high unemployment, and the economy seems to be unstable. Due to the recent economic
trends, McDonough, as well as the rest of the nation, increased in unemployment. However, it is expected
to decrease to at least to the high end of the historical range. The subject is existing. Therefore, the
seemingly unstable economy should not affect the marketability of McDonough. Surveying existing
apartment complexes helps to show what the competition is offering. Vacancy rates are an indicator of
current market strength. In a field survey an attempt is made to survey 100 percent of all units in the
market area. This is not always possible. There are several apartments in the market area. Information
was gathered through interviews with owners and managers and through field inspection. These sources
appear to be reliable, but it is impossible to authenticate all data. The appraiser does not guarantee this

data and assumes no liability for any errors in fact, analysis or judgment.

SUPPLY AND DEMAND CONDITIONS

The demand for additional housing in a market area is a function of population growth, household
formations and, also, a replacement of units lost through demolition and extreme obsolescence. Some of
the demand has been, or will be, satisfied by units which have been built, or will be built, by the time the
project is renting. The difference between demand and supply, the residual, is the total market of which

the project’s market will be a share.

The “tenure” of existing housing will be examined first as a guide to the future proportion of ownership

and rentals, and then characteristics of the housing stock will be noted.

The most important analysis is that of demand, supply and residual demand which follows. Its product is

the number of rental units which will be demanded.
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Tenure
The percentage of renters in Henry County in 2010 was 22.9 percent, and the percentage for McDonough

was 48.2 percent. According to the U.S. Census Bureau, the national rental percentage is 27 percent.

HOUSEHOLDS BY TENURE
TOTAL OWNER RENTER

SUBJECT YEAR HOUSEHOLDS NO. % NO. %
HENRY COUNTY 2000 41,332 35,144 85.0% 6,188 15.0%

2010 70,255 54,139 77.1% 16,116 22.9%
Estimated 2014 72,923 56,068 76.9% 16,855 23.1%
Projected 2019 76,423 58,634 76.7% 17,789 23.3%
MCDONOUGH 2000 3,067 1,796 58.6% 1,271 41.4%

2010 8,053 4,169 51.8% 3,884 48.2%
Estimated 2014 8,669 5,170 59.6% 3,499 40.4%
Projected 2019 9,351 5,545 59.3% 3,806 40.7%

Source: U.S. Census Bureau and Nielsen Claritas; Ribbon Demographics

The breakdown of households according to size and type in 2010 is shown below.

HOUSEHOLDS BY SIZE AND TYPE
OWNER-OCCUPIED HENRY COUNTY [ MCDONOUGH

1 person 8,899 1,011
2 persons 17,020 1,233
3 persons 10,562 698
4 persons 10,216 668
5 persons 4,620 340
6 persons 1,836 138
7 or more persons 986 81
RENTER-OCCUPIED

1 person 4,102 1,254
2 persons 3,827 966
3 persons 3,131 763
4 persons 2,524 473
5 persons 1,428 244
6 persons 686 116
7 or more persons 418 68

Source: U.S. Census Bureau

Lease Terms and Concessions
The typical lease term is 12 months. At the time of the writing of this report, one of the comparables was
offering concessions. Walden Run is offering one month free garage rental with the signing of a new

least.

Turnover Rates
An estimated turnover rate of 33 percent was deemed reasonable for the market area. This was based on

the Institute of Real Estate Management (IREM) and comparables in the market area.
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Absorption Rates

The subject is an existing multifamily development that will contain 48 one-bedroom units, 105 two-
bedroom units and 72 three-bedroom units. After researching the vacancy rates of the existing units in the
area, it is firmly believed that the proposed development will satisfy a portion of the continued demand for
the units within the market. The subject has 25 vacant units. Therefore, it is estimated that a 93+ percent
occupancy level can be achieved in five to eight months. The interviews with apartment managers
substantiate the absorption rate. It is believed that the existing development will absorb three to five units

per month; therefore, it will reach a stable occupancy level within eight months.

Likely Impact of Proposed Development on Rental Occupancy Rates
The proposed development will not have an adverse impact on the market area. Its one-, two- and three-
bedroom units will be suitable in the market. Additionally, the project can attract tenants from the waiting

lists of restricted developments which have similar rents and income limits.

Market Area Overview

The rental housing stock in the market area is comprised of market-rate and restricted apartment
complexes. The majority of the housing stock was built in the 2000s. The market-rate complexes were
built between 1988 and 2012. The restricted apartment complexes were built between 2004 and 2011.
The market area’s rental units have average occupancy rates.
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Number of Units
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From January 2001 through February 2014, permit issuing jurisdictions in McDonough authorized the
construction of 4,588 new single-family and multifamily dwelling units. Multifamily units accounted for 23.8

percent of the construction activity.

BUILDING PERMITS ISSUED (2001 through FEBRUARY 2014)

YEAR SINGLE-FAMILY MULTIFAMILY TOTAL
2001 195 0 195
2002 487 2 489
2003 501 458 959
2004 575 264 839
2005 526 39 565
2006 503 113 616
2007 344 208 552
2008 149 8 157
2009 69 0 69
2010 57 0 57
2011 15 0 15
2012 19 0 19
2013 52 0 52

2014** 4 0 4

TOTAL 3,496 1,092 4,588

*Preliminary Numbers through February 2014.
Source: U.S. Census Bureau

Market Rate Vacancies

The field survey was completed during the first week of April 2013. There were 88 vacant units at the time

of the survey out of 3,850 surveyed, for an overall vacancy rate of 2.3 percent. The market rate

occupancy is 97.7 percent.

MARKET VACANCIES

# of Vacant |Vacancy
Name of Property Units Units Rate

Villas at Southpoint 284 0 0.0%
Bridge Mill Vista 276 8 2.9%
Walden Run Apartments 240 5 2.1%
Mandalay Villas 304 6 2.0%
Preston Creek Apartments 340 10 2.9%
Crossing at McDonough 252 10 4.0%
Sundance Creek Apartments 232 5 2.2%
Amber Chase Apartments 352 11 3.1%
Carrington Green Apartments 264 8 3.0%
Meadowlark Apartments 56 1 1.8%
Hadden Place Apartments 250 0 0.0%
Trees of Avalon Apartments 500 0 0.0%
Waterford Landing Apartments 260 10 3.8%
The Estates at McDonough 240 14 5.8%
Totals 3850 88 2.3%
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Subsidized/Restricted Vacancies

The field survey was completed during the first week of April 2014. There were 35 vacant units at the time
of the survey out of 570 surveyed, for an overall vacancy rate of 6.1 percent. The subsidized/restricted
occupancy is 93.9 percent.

AFFORDABLE HOUSING VACANCIES
# of
# of Vacant [Vacancy
Name of Property Units Units Rate

Sable Chase (Subject) 225 25 11.1%
Woodlawn Park Apartments 240 7 2.9%
The Heritage at McDonough 105 3 2.9%
Totals 570 35 6.1%

Overall Vacancy
The overall vacancy rate for the market area is 2.8 percent. Of the 4,420 market and rent restricted units

surveyed, 123 units were vacant. The overall occupancy rate for the market area is 97.2 percent.
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Households Income Trends and Analysis
Within the subject’s target incomes from $22,629 to $41,760, there are 834 renters, or 26.2 percent, that

will qualify for the units.

HOUSEHOLD INCOME BY GROSS RENT AS A PERCENTAGE
INCOME HENRY COUNTY | MCDONOUGH
Less than $10,000
Less than 20% 11 0
20-24% 0 0
25-29% 0 0
30-34% 0 0
35%+ 990 459
Not Computed 318 71
$10,000 - $19,999
Less than 20% 0 0
20-24% 0 0
25-29% 0 0
30-34% 8 0
35%+ 1,023 304
Not Computed 147 23
$20,000 - $34,999
Less than 20% 40 11
20-24% 59 29
25-29% 180 56
30-34% 871 184
35%+ 1,900 495
Not Computed 93 7
$35,000 - $49,999
Less than 20% 55 0
20-24% 649 141
25-29% 507 92
30-34% 476 117
35%+ 599 60
Not Computed 113 9
$50,000 - $74,999
Less than 20% 1,164 412
20-24% 1,055 233
25-29% 437 81
30-34% 207 0
35%+ 59 0
Not Computed 74 10
$75,000 or more
Less than 20% 1,456 230
20-24% 401 89
25-29% 156 75
30-34% 33 0
35%+ 20 0
Not Computed 61 0
TOTAL 13,162 3,188

Source: U.S. Census Bureau
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Within the subject’s target incomes from $22,629 to $41,760, there are 1,384 households, or 16.7 percent, that will qualify for the units. This is a

total of 1,384 age and income qualified households.

HOUSEHOLDS BY INCOME GROUP BY AGE

2010 2014 2019
INCOME 25-44 45-64 65+ 25-44 [ 45-64 | 65+ 25-44 45-64 65+ |
HENRY COUNTY
Less than $15,000 1,379 1,857 1,294 2,090 1,605 1,620 1,788 1,506 1,804
$15,000 - $24,999 1,419 1,245 1,414 1,912 2,989 1,654 1,602 2,783 1,933
$25,000 - $34,999 2,393 1,612 1,058 2,978 2,503 1,398 2,497 2,352 1,662
$35,000 - $49,999 4,466 3,325 1,365 3,141 4,453 1,677 2,793 4,592 2,103
$50,000 - $74,999 7,229 6,152 1,855 6,684 6,995 3,351 5,845 6,963 4,226
$75,000 - $99,999 5,786 4,712 740 4,309 4,929 1,639 4,023 5,207 2,190
$100,000 - $149,999 5,350 5,198 603 4,310 5,287 688 4,667 6,628 1,056
$150,000 - $199,999 974 1,479 149 1,482 1,526 132 1,569 1,867 198
$200,000+ 673 871 76 476 969 91 651 1,545 185
TOTAL 64,674 70,888 74,235
MCDONOUGH
Less than $15,000 270 317 197 431 247 308 396 259 356
$15,000 - $24,999 319 159 241 282 421 250 253 413 278
$25,000 - $34,999 328 217 56 316 173 108 291 180 145
$35,000 - $49,999 587 422 148 452 558 233 406 591 256
$50,000 - $74,999 920 611 109 949 697 337 889 772 429
$75,000 - $99,999 815 226 75 624 470 152 624 536 194
$100,000 - $149,999 305 146 63 473 469 72 553 636 104
$150,000 - $199,999 112 28 16 111 78 12 127 106 19
$200,000+ 12 7 10 25 37 3 42 78 6
TOTAL 6,716 8,288 8,939
Source: U.S. Census Bureau and Nielsen Claritas; Ribbon Demographics
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The following table uses a 35 percent lease rent-to-income to determine the minimum target income

required for each unit and the tax credit income limits to determine the upper range of eligibility for each

unit. The following table lists how many households are within the required target age and income for

each unit type.

INCOME ELIGIBLE HOUSEHOLDS — PRIMARY MARKET AREA
Unit Type Rent Lower Range | Upper Range Households
1/1 BR @ 50% AMI $670 $22,971 $25,800 148
1/1 BR @ 60% AMI $670 $22,971 $30,960 417
2/1 BR @ 50% AMI $660 $22,629 $29,000 332
2/2 BR @ 60% AMI $814 $27,909 $34,800 359
3/2 BR @ 50% AMI $707 $24,240 $34,800 551
3/2 BR @ 60% AMI $922 $31,611 $41,760 366
All Units -- $22,629 $41,760 834
Gill Group

Page 43



SUBJECT DESCRIPTION
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The area of the site and the site dimensions are based on the legal description obtained from the

developer.

Total Land Area

Shape/Dimensions

Access & Exposure

Topography/Drainage

Flood Plain

Environmental Issues

Encroachments

Easements

Site Ratios

Total acreage: 24.88 acres, or 1,083,773+/- square feet

Irregular-shaped

The subject property is located on Sable Chase Boulevard. The site is at
or near pavement grade with Sable Chase Boulevard. The site has
ingress and egress on Sable Chase Boulevard.

The site is nearly level. A water detention area is not located on the site.
No adverse soil conditions are known in the area which would prevent
development.

According to FloodSource FloodScape, Flood Map Number 13151C-
0158C, dated May 16, 2006, the subject is zoned X, an area determined
to be outside the 100- and 500-year floodplains. Federal flood insurance

is available and is not required.

The appraisers are not qualified to determine whether or not hazards
exist. A copy of a Phase | Environmental Site Assessment was not
provided to the appraisers with this assignment. No environmental

hazards were observed on the site on the date of the inspection.

No encroachments were observed. A survey was not provided with this
assignment. The appraisers are not qualified to determine whether or not
the adjacent properties encroach on the subject site.

Typical utility easements that are not adverse to the site’s development
run on the property. A title insurance report was not provided to the
appraisers with this assignment. No significant easements are known.

The positioning of the improvements on the site precludes further
subdivision of the site. However, there will be room for expansion of the
proposed facility as the building will not occupy 100 percent of the site.

The size of the building when compared to the total lot size will not
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Utilities

Zoning
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preclude expansion of the facility and, therefore, does not negatively
affect the estimated market value of the subject.

Water, sewer and electricity are provided by city utilities along the site

boundaries. These services appear to be adequate for commercial use.

According to the McDonough Zoning Department, the subject is zoned
R-M, Multi-family Residential District. The subject is a legal, conforming
use. Permitted uses include the following: single-family detached
dwellings, customary residential accessory buildings, multifamily
swellings, residential subdivision amenity centers, senior condominium
center, churches and cemeteries. It appears there is no conflict between
the subject property and the zoning ordinances provided by the City of
McDonough Zoning Department. Since there are no obvious conflicts
between the subject property and the zoning of the property, there is no

negative impact on the market value by the zoning classification.
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IMPROVEMENT DESCRIPTION

Number of Buildings

Net Rentable Area

Gross Building Area

Year Built/Year Renovated
Building Construction

Sable Chase * 102 Sable Chase Boulevard * McDonough, Georgia

The subject contains 28 two-story walk-up apartment buildings
containing 225 units and two one-story accessory buildings
housing a clubhouse, fithess room, laundry facility,
leasing/management office and maintenance area. The property
also contains a swimming pool, picnic area, tot lot, basketball
court, tennis court, video surveillance, gazebo and a parking lot.
220,536 square feet

224,678 square feet

1995/Proposed

Stucco and siding exterior, concrete slab floors, good quality

construction, good condition

Economic Life 55 years
Effective Age 10 years — As Is

5 years — As Complete

Remaining Life 45 years — As Is

50 years — As Complete

The subject property is improved with 28 two-story walk-up apartment buildings containing 225 units and

two one-story accessory buildings housing a clubhouse, fitness center, laundry facility,
leasing/management office and maintenance area. The property also contains a swimming pool, picnic
area, tot lot, basketball court, tennis court, video surveillance, gazebo and a parking lot. The subject
property was originally constructed in 1995. The net rentable area is approximately 220,536 square feet.
According to the Henry County Assessor's Office, the gross building area is approximately 224,678

square feet. The following table shows the unit mix for the subject property.

Square Total Square
Unit Type # of Units Footage Footage
1/1 48 781 37,488
2/1 32 857 27,424
2/2 73 968 70,664
3/2 72 1,180 84,960
220,536

Each unit will contain one or more bedrooms, one or more baths, living area, dining area and kitchen.
Each unit contains a refrigerator, range/oven, garbage disposal, dishwasher, microwave, washer/dryer
hook-ups, carpet and tile floor coverings, blinds, ceiling fans, walk-in closet, coat closet, balcony and
patio. Once rehabilitation is complete the subject will contain washers/dryers.

Project amenities include a clubhouse, swimming pool, fithess center, picnic area, tot lot, basketball court,

tennis court, laundry facility, on-site management, on-site maintenance, video surveillance, gazebo and a
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parking lot. The parking lot contains adequate parking for the property. Once rehabilitation is complete,

the subject will also contain a dog park.

Water, sewer and trash collection will be provided. Heating and cooling are central electric. Cooking and
hot water are also electric. At the time of inspection the property was 88 percent occupied, with 25 units

vacant.

The subject is 100 percent Low Income Housing Tax Credit. It is designated for families. The unit types,

current rents, utility allowances and square footages for the units are shown in the table below:

Square Contract Utility
Unit Type # of Units Footage Rent Allowance
1/1 @ 50% AMI 14 781 $408 $105
1/1 @ 60% AMI 4 781 $499 $105
1/1 @ 60% AMI 1 781 $509 $105
1/1 @ 60% AMI 1 781 $517 $105
1/1 @ 60% AMI 1 781 $525 $105
1/1 @ 60% AMI 5 781 $542 $105
1/1 @ 60% AMI 19 781 $560 $105
1/1 @ 60% AMI 2 781 $600 $105
2/1 @ 50% AMI 31 857 $475 $134
2/1 @ 50% AMI 1 857 $485 $134
2/1 @ 60% AMI 2 857 $602 $134
2/2 @ 60% AMI 1 968 $625 $134
2/2 @ 60% AMI 1 968 $630 $134
2/2 @ 60% AMI 1 968 $650 $134
2/2 @ 60% AMI 1 968 $665 $134
2/2 @ 60% AMI 1 968 $660 $134
2/2 @ 60% AMI 50 968 $675 $134
2/2 @ 60% AMI 15 968 $725 $134
3/2 @ 50% AMI 44 1,180 $531 $167
3/2 @ 50% AMI 2 1,180 $667 $167
3/2 @ 50% AMI 1 1,180 $675 $167
3/2 @ 60% AMI 1 1,180 $679 $167
3/2 @ 60% AMI 1 1,180 $692 $167
3/2 @ 60% AMI 1 1,180 $710 $167
3/2 @ 60% AMI 13 1,180 $750 $167
3/2 @ 60% AMI 6 1,180 $800 $167
3/2 @ 60% AMI 2 1,180 $850 $167
1/1 Non-Revenue 1 781 N/A N/A
2/2 Non-Revenue 1 968 N/A N/A
3/2 Non-Revenue 1 1,180 N/A N/A
225

The property will be 100 percent Low Income Housing Tax Credits with units at 50 and 60 percent of the
area median income. The property is to be rehabilitated, with an expected completion date of December
2015. The original plans are dated July 28, 1993 by Lewis Brown Jr. Additional information about the
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plans can be seen in Addendum B. The proposed unit types, contract rents, utility allowances and unit
sizes are shown in the table below:

Square Contract Utility
Unit Type # of Units Footage Rent Allowance
1/1 @ 50% AMI 16 781 $565 $105
1/1 @ 60% AMI 32 781 $565 $105
2/1 @ 50% AMI 32 857 $526 $134
2/2 @ 60% AMI 73 968 $680 $134
3/2 @ 50% AMI 47 1,180 $540 $167
3/2 @ 60% AMI 25 1,180 $775 $167
225

CONSTRUCTION SUMMARY

Foundation Concrete Slab on Grade

Construction Wood Frame

Exterior Walls Stucco/Siding

Interior Walls Painted Drywall

Windows Aluminum

Paving, Parking, Sidewalks Asphalt, Concrete

Floors Carpet and Tile

Exterior Doors Metal Doors

Interior Doors Hollow Core Wood Doors

Roof Composition Shingle

UTILITIES

Heat Electric

Cooling Electric

Cooking Electric

Hot Water Electric

APPEAL

Landscaping Grass, Trees, Shrubs — Fair to Good Condition

Interior Fair to Good Condition

Age, Life and Condition

The improvements are of average quality construction and in average condition. The buildings are in
average condition overall. The buildings are classified as Average Class D Multiple Residences,
according to the Marshall & Swift Cost Manual. Based on the life expectancy tables found in the Marshall
& Swift Cost Manual, the economic life of the building is approximately 55 years. Therefore, the effective
age is 10 years. Once rehabilitation is complete, the effective age will be five years.
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View of Exterior
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View of Exterior

View of Exterior
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View of Maintenance Area

LU

View of Maintenance Area
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View of Leasing Office-Fitness-Laundry

View of Leasing Office-Fitness-Laundry
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View of Leasing Office-Fitness-Laundry
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View of Leasing Office-Fitness-Laundry

View of Leasing Office-Fitness-Laundry
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View of Fitness Center

View of Pool
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View of Laundry Facility

View of Laundry Facility
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View of Mail Center

View of Picnic Area
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View of Picnic Area

View of Playground - Picnic Area
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View of Living Area — One Bedroom - One Bath Unit

—

View of Kitchen Area — One Bedroom - One Bath Unit
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View of Kitchen Pantry — One Bedroom - One Bath Unit

View of Bath — One Bedroom - One Bath Unit
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View of Closet — One Bedroom - One Bath Unit
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View of Kitchen — Two Bedroom - One Bath Unit
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View of Dining Area - Two Bedroom - One Bath Unit

View of Bedroom One — Two Bedroom - One Bath Unit
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View of Bedroom Two — Two Bedroom - One Bath Unit

i

View of Bath — Two Bedroom - One Bath Unit
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View of Living Area — Two Bedroom - Two Bath Unit

View of Kitchen — Two Bedroom - Two Bath Unit
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View of Dining Area — Two Bedroom - Two Bath Unit

View of Laundry Area — Two Bedroom - Two Bath Unit
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View of Bedroom One — Two Bedroom - Two Bath Unit

View of Bathroom One — Two Bedroom - Two Bath Unit
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View of Bedroom Two — Two Bedroom - Two Bath Unit

View of Bathroom Two — Two Bedroom - Two Bath Unit
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View of Living Area — Three Bedroom - Two Bath Unit

View of Kitchen Area — Three Bedroom - Two Bath Unit

Gill Group
Page 72



Sable Chase * 102 Sable Chase Boulevard * McDonough, Georgia

View of Bedroom One — Three Bedroom - Two Bath Unit
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View of Bathroom One - Three Bedroom - Two Bath Unit

View of Bedroom Two — Three Bedroom - Two Bath Unit
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View of Closet — Three Bedroom - Two Bath Unit

View of Bedroom Three — Three Bedroom - Two Bath Unit
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View of Bathroom Two - Three Bedroom - Two Bath Unit

View of Laundry Area — Three Bedroom - Two Bath Unit
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View of Parking

View of Parking
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View of Street

View of Street
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ASSESSMENTS AND CURRENT REAL ESTATE TAXES

According to the Henry County Assessor's Office, the property’s real estate taxes for 2013 are
$142,506.77. The subject has a total appraised value of $3,558,120. The subject’s parcel number is 092-
01013000.

The appraiser researched the following tax comparables in Henry County:

Assessed Value - 2013 |Real Estate Taxes |Taxes Per Unit
$841,880 $40,383.07 $721.13

Parcel #
M02501004000

Property No. of Units Year Built
Meadowlark 56 1988
101 Meadowlark Lane
McDonough, Henry, GA

Walden Run 240 1997
100 Walden Run Place
McDonough, Henry, GA

092-01032000 $5,188,720 $222,244.15 $926.02

Knight Port 84 1999
201 Willow Chase Drive
McDonough, Henry, GA

074-01023000 $1,307,120 $52,720.30) $627.62

Carrington Green 264 2005
745 Highway 42 South
McDonough, Henry, GA

108-01026008 $6,832,760 $332,006.39 $1,257.60

Amber Chase 352 1998
570 McDonough Parkway
McDonough, Henry, GA

092-01033000 $8,843,920 $388,914.61 $1,104.87

These comparables are all market-rate facilities in Henry County. The comparables indicated a range
from $627.62 per unit to $1,257.60 per unit. The appraiser has estimated the subject’s real estate taxes at
$155,250, or $690 per unit. The subject’s anticipated real estate taxes are within the range of the tax
comparables. Therefore, no adjustment was needed to the real estate taxes for the prospective market
value, as unrestricted, as complete and as stabilized.

LOW INCOME HOUSING TAX CREDIT MAXIMUM RENTS

The maximum rent limits for Henry County in 2014 are shown in the table below:

One-Bedroom

Two-Bedroom

Three-Bedroom

Four-Bedroom

50%

$604

$725

$837

$935

60%

$725

$870

$1,005

$1,122
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HIGHEST AND BEST USE ANALYSIS

Highest and Best Use is defined in The Dictionary of Real Estate Appraisal, sponsored by the Appraisal
Institute (Fifth Edition 2010), as the following:

The reasonably probable and legal use of vacant land or an improved property which is physically
possible, appropriately supported, financially feasible and results in the highest value.

Implied in this definition is that the determination of highest and best use takes into account the
contribution of specific use to the community and community development goals as well as the benefits of
that use to individual property owners. Hence, in certain situations, the highest and best use of land may
be for parks, greenbelt, preservation, conservation, wildlife habitat, etc.

In determining the highest and best use of the subject property, careful consideration was given to the
economic, legal, and social factors which motivate investors to develop, own, buy, sell and lease real
estate.

There are four criteria that are used in evaluating the highest and best use of a property. The highest and
best must be as follows:
Physically Possible

2. Legally Permissible
3. Financially Feasible
4. Maximally Productive

The four criteria are applied in sequential order. The selection of uses is narrowed through the
consideration of each criterion so that by the time the last criterion is applied only a single use is
indicated. Hence, a property often will have numerous uses which are physically possible, a lesser
number which are both physically possible and legally permissible; fewer still which are physically
possible, legally permissible and financially feasible; and only a single use which meets all four criteria.

In addition to the preceding four criteria, the Uniform Standards of Professional Appraisal Practice of the
Appraisal Foundation further indicate that the following items must be considered as they relate to the use
and value of the property:

1. Existing land use regulations

2. Reasonably probable modifications of such regulations
3. Economic demand

4. The physical adaptability of the property

5. Neighborhood trends

The previous sections of this report were used to render a judgment as to the highest and best use of the
site as though vacant and as though improved.
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HIGHEST AND BEST USE AS THOUGH VACANT
Highest and best use of land or a site as though vacant assumes that a parcel of land is vacant or can be
made vacant by demolishing any improvements. With this assumption, uses that create value can be
identified, and the appraiser can begin to select comparable properties and estimate land value. The
guestions to be answered in this analysis are as follows:

If the land is, or were, vacant, what use should be made of it?

What type of building or improvement, if any, should be constructed on the land and when??

PHYSICALLY POSSIBLE USE AS VACANT

The first constraint imposed on the possible use of the property is dictated by the physical aspects of the
site itself. The size and location within a given block are the most important determinants of value. In
general, the larger the site, the greater its potential to achieve economies of scale and flexibility in
development. The size of the parcel, considered within the provisions of the zoning, has considerable

influence on its ultimate development.

The key determinant in developing a site is the permitted size of the project. More land permits higher
density development, higher floor to area ratios (FAR), etc. the total number of square feet allowed for a
building structure tends to rise in proportion to the size of the lot. Location is important when considering
a site’s proximity to open plazas, office trade areas, work force areas, public transportation, major

highways (access/visibility), etc.

As noted in the Site Data section of this report, the subject site has a total land area of 9.928 acres.
Topographically, the site is nearly level. The subject is not located in a flood hazard area. No subsoil or
drainage conditions are known that would adversely affect the development of the site. Public utilities
available to the subject include electricity, water, sewer, and telephone. The size of the subject and the

adjacent properties suggest a number of possible uses for the subject site.

LEGALLY PERMISSIBLE USE AS VACANT

Legal restrictions, as they apply to the subject property, are of two types, private restrictions (deed
restriction easements) and public restrictions, namely zoning. No information regarding private restrictions
affecting title was provided with this assignment other than those mentioned below. It is assumed that
only common restrictions (i.e. utility easements, etc.) are applicable and are not of any consequence to

the development of this site.

2 The Appraisal Institute. The Appraisal of Real Estate. 14" ed. (Chicago, 2013), 337.
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FINANCIALLY FEASIBLE USE AS VACANT
After the discussion of the physically possible and legally permissible uses for the site as vacant, the
adjacent property uses suggest that the possibilities for the subject have been narrowed to commercial

and residential development.

MAXIMALLY PRODUCTIVE AS VACANT

Based on the analysis of the previous elements, it is reasonable to assume, if the site were vacant and
available for development on the date of valuation, the highest and best use would be for commercial
devolvement, most likely a commercial use which could produce a higher return than would a residential

development.

HIGHEST AND BEST USE AS IMPROVED
Highest and best use of a property as improved pertains to the use that should be made of an improved
property in light of its improvements. The use that maximizes an investment property’s value, consistent

with the long-term rate of return and associated risk, is its highest and best use as improved.®

This part of highest and best use analysis is structured to answer the following problems:

1. Should the building be maintained as is?
2. Should the building be renovated, expanded, or demolished?
3. Should the building be replaced with a different type or intensity of use?

PHYSICALLY POSSIBLE AS IMPROVED
The subject site will support one multifamily facility designed for families with a total gross building area of
approximately 224,678 square feet. The subject will not suffer from functional or external obsolescence.

The subject will be in good condition.

LEGALLY PERMISSIBLE AS IMPROVED

Based on the adjacent property uses and the zoning restrictions for the subject, the highest and best use
of the subject site is considered to be multifamily. The configuration of the improvements is not in violation
of any known regulations and is considered to be a compatible use with the adjacent commercial and

residential properties. The subject has on-site parking.

3 The Appraisal Institute. The Appraisal of Real Estate. 14" ed. (Chicago, 2010), 345.
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FINANCIALLY FEASIBLE AS IMPROVED

The third factor that must be considered is the economical feasibility of the types of uses that are
physically and legally permissible. Based on the data presented in the Income Approach section of this
report, the existing improvements appear to be capable to produce an adequate return to be financially

feasible as they exist.

MAXIMALLY PRODUCTIVE AS IMPROVED

Considering the previous discussions, the existing improvements are physically possible, legally
permissible and financially feasible. There currently is no alternative legal use that could economically
justify razing the existing improvement or significantly changing their use. Based on the foregoing
analysis, it is our opinion that the maximally productive use of the property is as a multifamily

development.
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APPRAISAL PROCEDURES

In order to develop a reasonable opinion of the value of the subject property, the following appraisal
techniques have been used:

The Cost Approach

The Cost Approach considers the current cost of replacing a property, less depreciation from
three sources: physical deterioration, functional obsolescence, and external obsolescence. A
summation of the market value of the land, assumed vacant, and the depreciated replacement
cost of the improvements provides an indication of the total value of the property.

The Income Approach

The Income Approach is based on an estimate of the subject property’s possible net income. The
net income is capitalized to arrive at an indication of value from the standpoint of an investment.
This method measures the present worth and anticipated future benefits (net income) derived
from the property.

The Sales Comparison Approach

The Sales Comparison Approach produces an estimate of value by comparing the subject
property to sales and/or listings of similar properties in the same or competing areas. This
technique is used to indicate the value established by informed buyers and sellers in the market.

In preparing this appraisal, the appraiser inspected the subject property and analyzed historic operating
data for the subject. A Cost Approach was used to determine the effective age and economic life of the
proposed development. Furthermore, we gathered information on competitive properties in the region for
comparable improved rentals and operating expenses. Lastly, comparable sales were gathered primarily
for their use as overall rate indicators. This information was applied in the Income Capitalization
Approach. The application of each measure of value is discussed further in appropriate sections of this
report.

Gill Group
Page 84



VALUATION SECTION



Sable Chase * 102 Sable Chase Boulevard * McDonough, Georgia

COST APPROACH

The Cost Approach is a method in which the value of a property is derived by estimating the replacement

cost of the improvements, deducting the estimated depreciation, and adding the market value of the land.

The first Step in the Cost Approach is to estimate the value of the subject site.

SITE VALUE

The comparison method is the most common way of developing a market value estimate for land. In the
comparison method, sales of vacant land comparable to the subject property are gathered and analyzed.

Ideally, such vacant sales are close in time and proximity to the subject property.

The sales prices are adjusted for time, location, physical characteristics and other relevant variations. The
adjusted prices are reduced to some common unit of comparison and conclude a unit value applicable to
the subject property. This unit value, when applied to the appropriate unit measure, results in an estimate

of market value for land.

An investigation revealed several sales of similar sites in the subject’s neighborhood. The comparables

found are summarized on the following pages.
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Land Comparable 1

Transaction

Address Highw ay 81 & Greenw ood  Date 7/9/2013
Road

City McDonough Price $500,000

County Henry Acre Unit Price $68,871

State Georgia Financing Conventional

Zip 30252 Property Rights Fee Simple

Grantor Bank of the Ozarks Verification Source Assessor

Grantee EFN Mcdonough Property Conditions of Sale Normal

Site

Acres 7.26 Topography Nearly Level

Land SF 316,246 Zoning c2

Utilities E G WS Road Frontage Highw ay 81

Shape Irregular Visibility/Access Average
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Land Comparable 2

Transaction

Address Jodeco Road Date 9/6/2013
City Stockbridge Price $250,000
County Henry Acre Unit Price $67,222
State Georgia Financing Conventional
Zip 30281 Property Rights Fee Simple
Grantor Don A Barnette Verification Source Assessor
Grantee Woodcutters Properties LLC Conditions of Sale Normal

Site
Acres 3.72 Topography Nearly Level
Land SF 162,000 Zoning Ol
Utilities EGW,S Road Frontage Jodeco Road
Shape Irregular Visibility/Access Average
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Land Comparable 3

A vy Ny 3 "* s
» ‘ P

Transaction

Address Eagles Landing Parkway & Date 12/16/2013

Parkside Drive
City Stockbridge Price $260,000
County Henry Acre Unit Price $61,004
State Georgia Financing Conventional
Zip 30281 Property Rights Fee Simple
Grantor MB REO-GA Land LLC Verification Source Assessor
Grantee All American Quality Foods  Conditions of Sale Normal

Site

Acres 4.26 Topography Nearly Level
Land SF 185,653 Zoning Cc2
Utilities E G W,S Road Frontage Eagles Landing
Shape Irregular Visibility/Access Average
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Land Analysis Grid Comp 1 Comp 2 Comp 3
Address 102 Sable Chase Highway 81 & Jodeco Road Eagles Landing Parkway
Bouelvard Greenwood Road & Parkside Drive
City McDonough McDonough Stockbridge Stockbridge
State Georgia Georgia Georgia Georgia
Date 4/8/2014 7/9/2013 9/6/2013 12/16/2013
Price $0 $500,000 $250,000 $260,000
Acres 24.88 7.26 3.72 4.26
Acre Unit Price $0 $68,871 $67,222 $61,004
Transaction Adjustments
Property Rights Fee Simple Fee Simple Fee Simple Fee Simple
Financing Conventional Conventional Conventional Conventional
Conditions of Sale Normal Normal Normal Normal
Adjusted Acre Unit Price $68,871 $67,222 $61,004
Market Trends Through 4/8/14 0.0% 0.0% 0.0% 0.0%
Adjusted Acre Unit Price $68,871 $67,222 $61,004
Location Average Similar Inferior Inferior
% Adjustment 0% 5% 5%
$ Adjustment $0 $3,361 $3,050
Acres 24.88 7.26 3.72 4.26
% Adjustment 0% 0% 0%
$ Adjustment $0 $0 $0
Topography Nearly Level Nearly Lewel Nearly Level Nearly Lewel
% Adjustment 0% 0% 0%
$ Adjustment $0 $0 $0
Utilities E, G W,S E,G,W,S E,G,W,S E,G W,S
% Adjustment 0% 0% 0%
$ Adjustment $0 $0 $0
Zoning R-M Cc2 Ol c2
% Adjustment 0% 0% 0%
$ Adjustment $0 $0 $0
Adjusted Acre Unit Price $68,871 $70,583 $64,054
Net Adjustments 0.0% 5.0% 5.0%
Gross Adjustments 0.0% 5.0% 5.0%

After analyzing the land sales, and adjusting each sale accordingly, it is our opinion that the estimated “as

is” market value of the subject site as of April 8, 2014, is as follows:

24.88 acres x $68,000 per acre = $1,691,840

Rounded $1,692,000
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SUMMARY OF VACANT LAND SALES

Acre Unit
Comparable Address Date Price Price Acres Land SF Zoning
Highway 81 & Greenwood
1 Road 7/9/2013 $500,000 $68,871 7.26 316,246 Cc2
2 Jodeco Road 9/6/2013 $250,000 $67,222 3.72 162,000 Ol
Eagles Landing Parkway
3 & Parkside Drive 12/16/2013  $260,000 $61,004 4.26 185,653 c2

Adjustments
The prices of the comparable land sales range from $61,004 to $68,871 per acre before adjustments.
Each of the comparables was adjusted for differences from the subject site. The adjustments are based

on the following characteristics.

Location

Consideration was given to the location of the subject and each of the comparables. The subject is
located on 102 Sable Chase Boulevard. Comparable 1 is located in McDonough and is considered similar
to the subject Comparables 2 and 3 are located outside of Stockbridge and are considered inferior to the

subject. Comparables 2 and 3 were adjusted upward five percent.

Size

Consideration was given to the size of the subject as compared to the comparables. Size can have an
impact on site value based on the premise that smaller parcels often sell for a higher price per unit than
larger parcels with equal utility. The subject site consists of a total of 24.88 acres. The comparables range

in size from 3.72 acres to 7.26 acres. Paired analysis did not warrant a size adjustment.

Zoning
The subject is zoned R-M, Multi-family Residential District. Multifamily residences is a permitted use.
Comparables 1 and 3 are commercially zoned, and Comparable 2 is office use zoned. Paired analysis did

not warrant an adjustment was needed for zoning.

Visibility/Access
The subject and all comparables are similar in visibility/access. No adjustment was needed.

Topography
Consideration was given to the topography of the subject and each of the comparables. The subject is

nearly level. The comparables are nearly level; however, no adjustment was warranted.
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Site Utility

Consideration was given to the access, shape, zoning and utility of the subject and each of the
comparables. The adjustment for the access of the comparables is related to the frontage which was
considered previously in the location paragraph. The subject site is served by gas, electricity, water and

sewer. All comparables are considered to be similar to the subject in all aspects.

Summary Conclusions

The land sales analysis indicates the quantitative or qualitative adjustments and the order of
comparability. The comparable land sales range from $64,054 to $70,583 per acre after adjustments. All
comparables were give equal weight. After analyzing the land sales, and adjusting each sale accordingly,

it is our opinion that the estimated “as is” market value of the subject site as of April 8, 2014, is as follows:

24.88 acres x $68,000 per acre = $1,691,840

Rounded $1,692,000
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IMPROVEMENT VALUATION
The next step in the Cost Approach is to estimate the replacement cost new of the improvements.
Replacement cost new (RCN) is defined as follows:

The estimated cost to construct, at current prices as of the effective date of the appraisal, a
building with utility equivalent to the building being appraised, using modern materials and current

standards, design and layout.”

A description of the improvements was presented in the Improvement Data section. The costs estimated
were made based on a physical inspection of the subject site and existing retail building. Cost estimates
were made based on the replacement cost new of the improvements using the Marshall Valuation

Service Cost Manual.

The costs listed for the subject improvements are taken from the sections and pages noted on the
following pages. Adjustments to the base cost of the building are necessary for current costs and local

cost differences.

The subject is defined as Average Class D Multiple Residences. The base cost is $65.24 per square foot.
The local cost multiplier is $0.93 for the McDonough area. The current cost multiplier is $1.01. The charts

shown on Pages 95, 97, 99 and 101 illustrate the subject’s value based on the Cost Approach.

* Appraisal Institute. The Dictionary of Real Estate Appraisal. 3 ed. (Chicago, 1992), 304.

Gill Group
Page 94



Sable Chase * 102 Sable Chase Boulevard * McDonough, Georgia

External Obsolescence
External obsolescence is due to circumstances outside the property itself, such as industry, demographic
and economic conditions or an undesirable proximate use. This type of depreciation is rarely curable. The

subject does seem to suffer from external obsolescence.

The following formula shows the external obsolescence for the “as is” market value.

Total Construction Cost of Structures $19,442,637
Plus: Entrepreneur's Profit $1,944,264
Depreciation $3,884,842
Cost of Structures before External obsolescence $17,502,058
Value of Land $1,692,000
Plus: Entrepreneur's Profit $169,200
Cost before External Obsolescence $19,363,258
Current Capitalization Rate 7.75%
Economic Net Operating Income (RCN x CR) $1,500,653
Net Operating Income from the Subject $1,195,363
Net Loss Due to Economic Obsolescence $305,290
Ratio of Improvements Total Property Value 0.9039
Year Actual NOI Loss Overall Cap Rate Capitalized NOI Loss
1 $305,290 7.75% $3,939,220
Times ratio of Improvements to Total Property 0.9039
Total External Obsolescence $3,560,581
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Cost Analysis - Market As Is - Section 1 of 1

Marshall & Swift

Cost Source: Marshall & Swift # 12: Dwellings, Multiples, Motels
No. of Stories Multiplier: 1.000 Local Multiplier: 0.930
Height/Story Multiplier: 1.000 Current Cost Multiplier: 1.010
Perimeter Multiplier: 1.000 Combined Multipliers: 0.939

Building Improvements

Item Unit Type Cost Quantity Multiplier Total
Average Class D Multiple Residence Sq. Ft. $88.95 224,678 0.939 $18,772,012
Built-Ins  Per Unit $2,700.00 225 0.939 $570,625
0.939 $0
0.939 $0
0.939 $0
Total Building Improvement Costs $19,342,637
Price per SF Gross Building Area $86.09
Site Improvements

Item Unit Type Cost Quantity Total
Asphalt Paving Lump Sum $100,000.00 1 $100,000
$0
$0
Total Site Improvement Costs $100,000
Subtotal: Building & Site Costs $19,442,637
Price per SF Gross Building Area $86.54

Total Costs
Subtotal: Building, Site & Soft Costs  $19,442,637
Deweloper's Profit  10.0% $1,944,264
Total Cost $21,386,900
Price per SF Gross Building Area $95.19

Depreciation: Section 1 of 1
Component Eff. Age Life Percent Amount
Physical Depreciation: Building 10 55 18% $3,829,842
Physical Depreciation: Site 10 20 50% $55,000
Functional Obsolescence Building ............coooviiiiiiiiinnnn. 0% $0
External Obsolescence BUildiNg .........cooiuin i e e $3,560,581
Total Depreciation $7,445,423
Depreciated Value of Improvements $13,941,477
Cost Per Square Foot Gross Building Area $62.05
Additional Cost Sections

COSt SECHION 2 L e e $0
COSE SECHION 3 ..ottt e e e e e e $0

Land Value
Land ValUe ......oiiiii i e e e e e e e $1,692,000
OB e e $0
Cost Approach Value Indication $15,633,477
Rounded $15,630,000
Price per SF Gross Building Area $69.57

Rounded = $15,630,000.00

*The building has an effective age of 10 years. Properties of this type are anticipated to have an
economic life of 55 years. Based upon the concept of age/life depreciation, the overall depreciation
applicable to the subject is 10/55, or 18 percent. The total Estimated Value indicated by the Cost
Approach for the subject is as follows:
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The following formula shows the external obsolescence for the “as is” restricted value.

Total Construction Cost of Structures $19,442,637
Plus: Entrepreneur's Profit $1,944,264
Depreciation $3,884,842
Cost of Structures before External obsolescence $17,502,058
Value of Land $1,692,000
Plus: Entrepreneur's Profit $169,200
Cost before External Obsolescence $19,363,258
Current Capitalization Rate 6.45%
Economic Net Operating Income (RCN x CR) $1,248,930
Net Operating Income from the Subject $541,666
Net Loss Due to Economic Obsolescence $707,264
Ratio of Improvements Total Property Value 0.9039
Year Actual NOI Loss Overall Cap Rate Capitalized NOI Loss
1 $707,264 6.45% $10,965,336
Times ratio of Improvements to Total Property 0.9039
Total External Obsolescence $9,911,346
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Cost Analysis - Restricted As Is - Section 1 of 1

Marshall & Swift

Cost Source: Marshall & Swift
No. of Stories Multiplier: 1.000
Height/Story Multiplier: 1.000
Perimeter Multiplier: 1.000

# 12: Dwellings, Multiples, Motels
Local Multiplier: 0.930
Current Cost Multiplier: 1.010
Combined Multipliers: 0.939

Building Improvements

Item Unit Type Cost Quantity Multiplier Total
Average Class D Multiple Residence Sq. Ft. $88.95 224,678 0.939 $18,772,012
Built-lns  Per Unit $2,700.00 225 0.939 $570,625
0.939 $0
0.939 $0
0.939 $0
Total Building Improvement Costs $19,342,637
Price per SF Gross Building Area $86.09
Site Improvements

Item Unit Type Cost Quantity Total
Asphalt Paving Lump Sum $100,000.00 1 $100,000
$0
$0
Total Site Improvement Costs $100,000
Subtotal: Building & Site Costs $19,442,637
Price per SF Gross Building Area $86.54

Total Costs
Subtotal: Building, Site & Soft Costs  $19,442,637
Deweloper's Profit  10.0% $1,944,264
Total Cost $21,386,900
Price per SF Gross Building Area $95.19

Depreciation: Section 1 of 1
Component Eff. Age Life Percent Amount
Physical Depreciation: Building 10 55 18% $3,829,842
Physical Depreciation: Site 10 20 50% $55,000
Functional Obsolescence Building ............ccocooiiiiiiiiian, 0% $0
External Obsolescence BUildiNg ........c.oouiiiiiiiiiii ittt e e et e e i i as $9,911,346
Total Depreciation $13,796,188
Depreciated Value of Improvements $7,590,712
Cost Per Square Foot Gross Building Area $33.78
Additional Cost Sections

COSt SECLION 2 .o e s $0
[0 1=y A YT o1 1 o o C J $0

Land Value
Land ValUe .......ouiiiiiii it et e e e et e e aas $1,692,000
1 1 T $0
Cost Approach Value Indication $9,282,712
Rounded $9,280,000
Price per SF Gross Building Area $41.30

Rounded = $9,280,000.00

*The building has an effective age of 10 years. Properties of this type are anticipated to have an
economic life of 55 years. Based upon the concept of age/life depreciation, the overall depreciation
applicable to the subject is 10/55, or 18 percent. The total Estimated Value indicated by the Cost
Approach for the subject is as follows:
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The following formula shows the external obsolescence for the “as complete” market value.

Total Construction Cost of Structures $19,442,637
Plus: Entrepreneur's Profit $1,944,264
Depreciation $1,969,921
Cost of Structures before External obsolescence $19,416,979
Value of Land $1,692,000
Plus: Entrepreneur's Profit $169,200
Cost before External Obsolescence $21,278,179
Current Capitalization Rate 7.75%
Economic Net Operating Income (RCN x CR) $1,649,059
Net Operating Income from the Subject $1,310,706
Net Loss Due to Economic Obsolescence $338,353
Ratio of Improvements Total Property Value 0.9125
Year Actual NOI Loss Overall Cap Rate Capitalized NOI Loss
1 $338,353 7.75% $4,365,844
Times ratio of Improvements to Total Property 0.9125
Total External Obsolescence $3,983,964
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Cost Analysis - Market As Complete - Section 1 of 1

Marshall & Swift

Cost Source: Marshall & Swift
No. of Stories Multiplier: 1.000
Height/Story Multiplier: 1.000
Perimeter Multiplier: 1.000

# 12: Dwellings, Multiples, Motels
Local Multiplier: 0.930
Current Cost Multiplier: 1.010
Combined Multipliers: 0.939

Building Improvements

Item Unit Type Cost Quantity Multiplier Total
Average Class D Multiple Residence Sq. Ft. $88.95 224,678 0.939 $18,772,012
Built-lns  Per Unit $2,700.00 225 0.939 $570,625
0.939 $0
0.939 $0
0.939 $0
Total Building Improvement Costs $19,342,637
Price per SF Gross Building Area $86.09
Site Improvements

Item Unit Type Cost Quantity Total
Asphalt Paving Lump Sum $100,000.00 1 $100,000
$0
$0
Total Site Improvement Costs $100,000
Subtotal: Building & Site Costs $19,442,637
Price per SF Gross Building Area $86.54

Total Costs
Subtotal: Building, Site & Soft Costs  $19,442,637
Deweloper's Profit  10.0% $1,944,264
Total Cost $21,386,900
Price per SF Gross Building Area $95.19

Depreciation: Section 1 of 1
Component Eff. Age Life Percent Amount
Physical Depreciation: Building 5 55 9% $1,914,921
Physical Depreciation: Site 10 20 50% $55,000
Functional Obsolescence Building .............cc.cooiiiiiiiinan, 0% $0
External Obsolescence BUildiNg ..........oouiiiiiiiiin i e e $3,983,964
Total Depreciation $5,953,885
Depreciated Value of Improvements $15,433,015
Cost Per Square Foot Gross Building Area $68.69
Additional Cost Sections

COSt SECHION 2 L.\t e e e e e $0
COSt SECHION B ...ttt e e e e e e e e e e e e s $0

Land Value
Land ValUeE ... e e i e e e e e e e $1,692,000
1 1 T $0
Cost Approach Value Indication $17,125,015
Rounded $17,130,000
Price per SF Gross Building Area $76.24

Rounded = $17,130,000.00

*The building will have an effective age of five years. Properties of this type are anticipated to have an
economic life of 55 years. Based upon the concept of age/life depreciation, the overall depreciation
applicable to the subject is 5/55, or nine percent. The total Estimated Value indicated by the Cost
Approach for the subject is as follows:
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The following formula shows the external obsolescence for the “as complete” restricted value.

Total Construction Cost of Structures $19,442,637
Plus: Entrepreneur's Profit $1,944,264
Depreciation $1,969,921
Cost of Structures before External obsolescence $19,416,979
Value of Land $1,692,000
Plus: Entrepreneur's Profit $169,200
Cost before External Obsolescence $21,278,179
Current Capitalization Rate 6.45%
Economic Net Operating Income (RCN x CR) $1,372,443
Net Operating Income from the Subject $576,557
Net Loss Due to Economic Obsolescence $795,886
Ratio of Improvements Total Property Value 0.9125
Year Actual NOI Loss Overall Cap Rate Capitalized NOI Loss
1 $795,886 6.45% $12,339,311
Times ratio of Improvements to Total Property 0.9125
Total External Obsolescence $11,259,993
Gill Group
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Cost Analysis - Restricted As Complete - Section 1 of 1

Marshall & Swift

Cost Source: Marshall & Swift
No. of Stories Multiplier: 1.000
Height/Story Multiplier: 1.000
Perimeter Multiplier: 1.000

# 12: Dwellings, Multiples, Motels
Local Multiplier: 0.930
Current Cost Multiplier: 1.010
Combined Multipliers: 0.939

Building Improvements

Item Unit Type Cost Quantity Multiplier Total
Average Class D Multiple Residence Sq. Ft. $88.95 224,678 0.939 $18,772,012
Built-lns  Per Unit $2,700.00 225 0.939 $570,625
0.939 $0
0.939 $0
0.939 $0
Total Building Improvement Costs $19,342,637
Price per SF Gross Building Area $86.09
Site Improvements

Item Unit Type Cost Quantity Total
Asphalt Paving Lump Sum $100,000.00 1 $100,000
$0
$0
Total Site Improvement Costs $100,000
Subtotal: Building & Site Costs  $19,442,637
Price per SF Gross Building Area $86.54

Total Costs
Subtotal: Building, Site & Soft Costs  $19,442,637
Deweloper's Profit  10.0% $1,944,264
Total Cost $21,386,900
Price per SF Gross Building Area $95.19

Depreciation: Section 1 of 1
Component Eff. Age Life Percent Amount
Physical Depreciation: Building 5 55 9% $1,914,921
Physical Depreciation: Site 10 20 50% $55,000
Functional Obsolescence Building ............coooiiiiiiiiiinnn.. 0% $0
External Obsolescence BUildiNg ........o.oiuiiiiiii i e e e e $11,259,993
Total Depreciation $13,229,914
Depreciated Value of Improvements $8,156,986
Cost Per Square Foot Gross Building Area $36.31
Additional Cost Sections

COSE SECHION 2 ..ttt e e e e e e $0
COSE SECHION 3 ..ottt et e e e e e e $0

Land Value
Land Value ..o e e e $1,692,000
OB e e $0
Cost Approach Value Indication $9,848,986
Rounded $9,850,000
Price per SF Gross Building Area $43.84

Rounded = $9,850,000.00

*The building will have an effective age of five years. Properties of this type are anticipated to have an
economic life of 55 years. Based upon the concept of age/life depreciation, the overall depreciation
applicable to the subject is 5/55, or nine percent. The total Estimated Value indicated by the Cost
Approach for the subject is as follows:
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SALES COMPARISON APPROACH

The Sales Comparison Approach is based on the assumption that an informed purchaser will pay no
more for a property than the cost of acquiring an existing property of similar utility. Typically, one would
estimate the value of the subject property by comparing the sales prices of recent transactions involving
property similar to the subject. Adjustments are made to each sale for dissimilarities as compared to the
subject property. These adjustments may include the date of sale, location, age, floor plan, condition,
quality, size or external factors that may influence rents or occupancy levels. Typically, the reliability of the
sales comparison approach is based on a number of factors such as:

e Availability of comparable sales data

¢ Verification of sales data

o Degree of comparability to the extent that large or numerous adjustments are not necessary to
compensate for the differences between the subject property and the comparable sales used

I have found that the reliability of the sales comparison approach for traditional real estate is excellent
when valuing vacant land, single family homes or small commercial type properties where there is more
activity, a larger data base, and greater degree of comparability. For more complex and larger investment
grade properties such as shopping centers, nursing homes, and apartment complexes, the required
adjustments are often numerous and the degree to which they can be performed without a considerable
amount of subjectivity is difficult. As mentioned previously, a number of factors must be verifiable and
documented in order to make appropriate adjustments. Items necessary for verification might include the
following:

Location

Condition

Appeal

Date of Sale

Amenities

Income and Expense Data
Personal Property Included
Financing Terms and Conditions
Management Contracts Involved

There are obviously other differences that must be adjusted in the marketplace. For the purposes of this
report, the appraiser has analyzed a humber of sales; however, only those believed to be most similar to
the subject were included. The information from the sales analyzed will be included. The information from
the sales analyzed will be used to determine a value estimate for the subject property by the sales
comparison approach. The unit of comparison considered will be the price paid per unit. The following
sales are offered as an indication of value of the subject property as of the date of this assignment.
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Improved Comparable Three
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11015 Tara Boulevard
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Preston Creek Apartments

Comparable 1
Address 100 Preston Creek Drive Date 8/18/2011
City Mcdonough Price $21,932,000
County Henry Price per Unit $64,505.88
State Georgia Transaction Type Closed
Tax ID 092-01001004 Financing Conventional
Grantor LNR Properties Inc Property Rights Fee Simple
Grantee ARWC-100 Preston Creek Verification Source Christina
Property Type Multifamily Deed Book/Page 12205/345
Site
Acres 51.29 Topography Nearly Level
Land SF 2,234,192 Zoning Multifamily
Road Frontage Preston Creek Drive Utilities E,G,W,S
Improvements & Financial Data
GBA 22,920 PGI $2,755,226
Rentable Area Unknown Vacancy $0
Total No. of Units 340 EGI $2,755,226
Year Built/Renovated 2003 Expenses $1,305,272
Condition/Street Appeal Similar NOI $1,449,954
Construction Type Brick/Siding NOI/Net SF Unknown
HVAC Central Electric/Central NOI Per Unit $4,265
Parking L/0, G/90 SalePrice/Net SF Unknown
Structure/Stories Wu/3 Sale Price/Unit $64,506
Utilities with Rent None Occupancy @ Sale 100%
Capitalization Rate 6.6% PGIM 7.96
Expense % of PGI 47.37% Expense/ Net SF Unknown
Expense % of EGI 47.37% Expense/ Unit $3,839

Unit Amenities

Project Amenities

Range/Oven, Refrigerator, Garbage Disposal, Dishwasher, Microwave, Washer/Dryer Hook-

Ups, Ice Maker, Carpet, Blinds, Ceiling Fans, Balcony, Patio

Clubhouse, Community Room, Swimming Pool, Spa/Hot Tub, Fitness Center, Picnic Area,
Playground, Volleyball Court, Tennis Court, Limited Access Gate, Perimeter Fencing, Sunroom

Notes

This complex does not maintain a waiting list. The annual turnover rate is approximately 29 percent. This complex was full
within a month of opening. The rent range is due to the floor plan and prices change daily. There is a $55 application fee and

$100 administrative fee.
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Mandalay Villas

Comparable 2

Address 1395 Towne Centre Village Date 4/1/2011
City Mcdonough Price $29,280,000
County Henry Price per Unit $96,315.79
State Georgia Transaction Type Closed
Tax ID 054-01030005 Financing Conventional
Grantor Davis Development Inc Property Rights Fee Simple
Grantee Panther Mcdonough Mandalay Verification Source Joe
Property Type Multifamily Deed Book/Page 12065/115
Site
Acres 25.54 Topography Nearly Level
Land SF 1,112,522 Zoning Multifamily
Road Frontage Towne Centre Village Drive Utilities E,GW,S
Improvements & Financial Data
GBA 12,495 PGI $3,347,110
Rentable Area Unknown Vacancy $0
Total No. of Units 304 EGI $3,347,110
Year Built/Renovated 2008 Expenses $1,210,800
Condition/Street Appeal Similar NOI $2,136,310
Construction Type Brick/Siding NOI/Net SF Unknown
HVAC Central Electric/Central NOI Per Unit $7,027
Parking Parking Lot/Garage SalePrice/Net SF Unknown
Structure/Stories Wu/2 Sale Price/Unit $96,316
Utilities with Rent None Occupancy @ Sale 100%
Capitalization Rate 7.30% PGIM 8.75
Expense % of PGI 36.17% Expense/ Net SF Unknown
Expense % of EGI 36.17% Expense/ Unit $3,983

Unit Amenities

Project Amenities

Range/Oven, Refrigerator, Garbage Disposal, Dishwasher, Microwave, Washer/Dryer Hook-

Ups, Ice Maker, Carpet, Blinds, Ceiling Fans, Balcony, Patio

Clubhouse, Community Room, Swimming Pool, Fitness Center, Playground, Billiards Room,

Limited Access Gate

Notes

This complex does not maintain a waiting list. The annual turnover rate is very low. Only one or two move out a year. This
complex was full within the first week of opening. There is a $30 application fee.
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Walden Landing

Comparable 3

Address 11015 Tara Boulevard Date 2/9/2012
City Hampton Price $13,054,000
County Clayton Price per Unit $54,391.67
State Georgia Transaction Type Closed
Tax ID 06-126C-A-010 Financing Conventional
Grantor Hathaway Development Property Rights Fee Simple
Grantee Walden Landing LLC Verification Source Janice
Property Type Multifamily Deed Book/Page 10067/97
Site
Acres 30.00 Topography Nearly Level
Land SF 1,306,800 Zoning Multifamily
Road Frontage Tara Boulevard Utilities E,G,W,S
Improvements & Financial Data
GBA Unknown PGI $1,964,645
Rentable Area Unknown Vacancy $0
Total No. of Units 240 EGI $1,964,645
Year Built/Renovated 2000 Expenses $1,087,416
Condition/Street Appeal Similar NOI $877,229
Construction Type Brick/Siding NOI/Net SF Unknown
HVAC Central Electric/Central NOI Per Unit $3,655
Parking Parking Lot/Garage SalePrice/Net SF Unknown
Structure/Stories WuU/3 Sale Price/Unit $54,392
Utilities with Rent Trash Occupancy @ Sale 100%
Capitalization Rate 6.72% PGIM 6.64
Expense % of PGl 55.35% Expense/ Net SF Unknown
Expense % of EGI 55.35% Expense/ Unit $4,531

Unit Amenities

Project Amenities

Range/Oven, Refrigerator, Dishwasher, Washer/Dryer Hook-Ups, Carpet, Blinds, Ceiling Fans,

Walk-In Closet, Balcony, Patio

Clubhouse, Swimming Pool, Fitness Center, Playground, Tennis Court, Laundry Facility,
Limited Access Gate, Perimeter Fencing

Notes

This complex does not maintain a waiting list. The annual turnover rate is approximately 21 percent. This complex was fully
leased within two weeks of opening and stay full. The rent range is due to the floor plan and floor level. There is a $50
application fee. Concessions are no app fee for this month. There is a flat fee of $60 for water and sewer. There is a $300 pet
deposit and $25 per month. This complex offers month to month lease terms.
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Parking
% Adjustment

Analysis Grid Comp 1 Comp 2 Comp 3
Address 102 Sable Chase Boulevard 100 Preston Creek Drive 1395 Towne Centre Village 11015 Tara Boulevard
City McDonough Mcdonough Mcdonough Hampton
State Georgia Georgia Georgia Georgia
Date 4/8/2014 8/18/2011 4/1/2011 2/9/2012
Price $0 $21,932,000 $29,280,000 $13,054,000
Total No. of Units 225 340 304 240
Price per Unit $0.00 $64,505.88 $96,315.79 $54,391.67
Transaction Adjustments
Property Rights Fee Simple Fee Simple Fee Simple Fee Simple
Financing Conventional Conventional Conventional Conventional
Conditions of Sale Cash Normal Normal Normal
Adjusted Price per Unit $64,505.88 $96,315.79 $54,391.67
Market Trends Through 4/8/14 0.0% 0.0% 0.0% 0.0%
Adjusted Price per Unit $64,505.88 $96,315.79 $54,391.67
Location Average Similar Similar Inferior
% Adjustment 0% 0% 15%
$ Adjustment $0.00 $0.00 $8,158.75
Total No. of Units 225 340 304 240
% Adjustment 0% 0% 0%
$ Adjustment $0.00 $0.00 $0.00
Year Built/Renovated 1994 2003 2008 2000
% Adjustment 0% 0% 0%
$ Adjustment $0.00 $0.00 $0.00
Condition/Street Appeal Average Similar Superior Similar
% Adjustment 0% -25% 0%
$ Adjustment $0.00 -$24,078.95 $0.00
HVAC Central Electric/Central Central Electric/Central Central Electric/Central Central Electric/Central
% Adjustment 0% 0% 0%
$ Adjustment $0.00 $0.00 $0.00

$ Adjustment

Unit Amenities Range/Oven, Refrigerator,
Garbage Disposal,
Dishwasher, Microwave,
Washer/Dryer Hook-Ups,
Carpet, Tile, Blinds, Ceiling
Fans, Walk-In Closet, Coat

% Adjustment

Range/Oven, Refrigerator,
Garbage Disposal,
Dishwasher, Microwave,
Washer/Dryer Hook-Ups, Ice
Maker, Carpet, Blinds,
Ceiling Fans, Balcony, Patio

Parking Lot Parking Lot/Garage Parking Lot/Garage Parking Lot/Garage
-5% -5% -5%
-$3,225.29 -$4,815.79 -$2,719.58

Range/Owen, Refrigerator,
Garbage Disposal,
Dishwasher, Microwave,
Washer/Dryer Hook-Ups,
Ice Maker, Carpet, Blinds,
Ceiling Fans, Balcony,

Range/Oven, Refrigerator,

Dishwasher, Washer/Dryer

Hook-Ups, Carpet, Blinds,
Ceiling Fans, Walk-In
Closet, Balcony, Patio

$ Adjustment

Project Amenities| Clubhouse, Swimming Pool,
Fitness Center, Picnic Area,
Tot Lot, Basketball Court,
Tennis Court, Laundry Facility,

Video Suneillance, Gazebo

Clubhouse, Community
Room, Swimming Pool,
Spa/Hot Tub, Fitness
Center, Picnic Area,
Playground, Volleyball

Closet, Balcony, Patio Patio
0% 0% 2%
$0.00 $0.00 $1,087.83

Clubhouse, Community
Room, Swimming Pool,
Fitness Center,
Playground, Billiards
Room, Limited Access

Clubhouse, Swimming
Pool, Fitness Center,
Playground, Tennis Court,
Laundry Facility, Limited
Access Gate, Perimeter

Court, Tennis Court, Limited Gate Fencing
Access Gate, Perimeter
Fencing, Sunroom
% Adjustment -2% 3% 2%
$ Adjustment -$1,290.12 $2,889.47 $1,087.83
Adjusted Price per Unit $59,990.47 $70,310.53 $62,006.50
Net Adjustments -7.0% -27.0% 14.0%
Gross Adjustments 7.0% 33.0% 24.0%

Based on the preceding analysis, it is the appraiser’s opinion that the “as complete” value of the subject
property, as of April 8, 2014, via the Sales Comparable Approach is as follows:

225 Units x $65,500 per Unit = $14,737,500

Indicated Value = $14,740,000
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APARTMENT SALES SUMMARY TABLE —As Is

Total No. of Year
Comparable Address Date Price Price per Unit Units Built/Renovated

100 Preston

1 Creek Drive 8/18/2011 $21,932,000 $64,505.88 340 2003
1395 Towne

2 Centre Village 4/1/2011 $29,280,000 $96,315.79 304 2008
11015 Tara

3 Boulevard 2/9/2012 $13,054,000 $54,391.67 240 2000

Improved Sales Analysis

The sale prices of the comparables range from $54,392 to $64,506 per unit before adjustments. The
sales were analyzed in order to estimate their comparability to the subject based on the following
characteristics of value.

Location

The subject is located in McDonough, Georgia. Comparables 1 and 2 are located in McDonough and are
considered to be relatively similar in location. No adjustment was needed. Comparable 3 is located in
Hampton and was considered inferior to the subject. Comparable 3 was adjusted upward 15 percent.

Total No. of Units

Size can have an impact on value based on the premise that smaller facilities tend to sell for a higher
price per unit than larger facilities. The subject contains 225 units. The number of units of the
comparables range from 240 to 340. No adjustments were needed.

Year Built/Renovated

The subject was built in 1994. It is in average condition. Comparable 1 was built in 2003. Comparable 2
was constructed in 2008. Comparable 3 was built in 2000. Any necessary adjustment was utilized in the
condition/street appeal adjustment.

Condition/Street Appeal
Comparable 2 was considered superior to the subject in terms of condition and was adjusted downward
25 percent.

HVAC
The subject and all comparables contain comparable heating and cooling. No adjustment was needed.

Parking
The subject and all comparables contain parking lots. All comparables also contain garage parking and
were adjusted downward five percent.

Unit Amenities

The subject contains a range/oven, refrigerator, garbage disposal, dishwasher, microwave, washer/dryer
hook-ups, carpet, tile, blinds, ceiling fans, walk-in closet, coat closet, balcony and patio. Comparable 1
contains a range/oven, refrigerator, garbage disposal, dishwasher, microwave, washer/dryer hook-ups,
ice maker, carpet, blinds, ceiling fans, balcony and patio and was not adjusted. Comparable 2 contains a
range/oven, refrigerator, garbage disposal, dishwasher, microwave, washer/dryer hook-ups, ice maker,
carpet, blinds, ceiling fans, balcony and patio and was not adjusted. Comparable 3 contains a
range/oven, refrigerator, dishwasher, washer/dryer hook-ups, carpet, blinds, ceiling fans, walk-in closet,
balcony and patio and was adjusted upward two percent.

Project Amenities

The subject contains a clubhouse, swimming pool, fithess center, picnic area, tot lot, basketball court,
tennis court, laundry facility, video surveillance and gazebo. Comparable 1 contains a clubhouse,
community room, swimming pool, spa/hot tub, fithess center, picnic area, playground, volleyball court,
tennis court, limited access gate, perimeter fencing and sunroom and was adjusted downward two
percent. Comparable 2 contains a clubhouse, community room, swimming pool, fithess center,
playground, billiards room and limited access gate and was adjusted upward three percent. Comparable
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3 contains a clubhouse, swimming pool, fithess center, playground, tennis court, laundry facility, limited
access gate and perimeter fencing and was adjusted upward two percent.

Summary and Conclusion

The comparables range from $59,990 to $70,311 per unit after adjustments. Based on the preceding
analysis, it is the appraiser’s opinion that the market value of the subject property, as of April 8, 2014, via
the Sales Comparable Approach is as follows:

225 Units x $65,500 per Unit = $14,737,500

Indicated Value = $14,740,000
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Analysis Grid Comp 1 Comp 2 Comp 3
Address 102 Sable Chase Boulevard 100 Preston Creek Drive 1395 Towne Centre Village 11015 Tara Boulevard
City McDonough Mcdonough Mcdonough Hampton
State Georgia Georgia Georgia Georgia
Date 4/8/2014 8/18/2011 4/1/2011 2/9/2012
Price $0 $21,932,000 $29,280,000 $13,054,000
Total No. of Units 225 340 304 240
Price per Unit $0.00 $64,505.88 $96,315.79 $54,391.67
Transaction Adjustments
Property Rights Fee Simple Fee Simple Fee Simple Fee Simple
Financing Conventional Conventional Conventional Conventional
Conditions of Sale Cash Normal Normal Normal
Adjusted Price per Unit $64,505.88 $96,315.79 $54,391.67
Market Trends Through 4/8/14 0.0% 0.0% 0.0% 0.0%
Adjusted Price per Unit $64,505.88 $96,315.79 $54,391.67
Location Average Similar Similar Inferior
% Adjustment 0% 0% 15%
$ Adjustment $0.00 $0.00 $8,158.75
Total No. of Units 225 340 304 240
% Adjustment 0% 0% 0%
$ Adjustment $0.00 $0.00 $0.00
Year Buil/Renovated 1994/Proposed 2003 2008 2000
% Adjustment 0% 0% 0%
$ Adjustment $0.00 $0.00 $0.00
Condition/Street Appeal Good Inferior Similar Inferior
% Adjustment 25% 0% 25%
$ Adjustment $16,126.47 $0.00 $13,597.92

Unit Amenities

% Adjustment
$ Adjustment

Range/Owven, Refrigerator,
Garbage Disposal,
Dishwasher, Microwave,
Washer/Dryer, Carpet, Tile,
Blinds, Ceiling Fans, Walk-In
Closet, Coat Closet, Balcony,

Range/Oven, Refrigerator,
Garbage Disposal,
Dishwasher, Microwave,

Maker, Carpet, Blinds,

Ceiling Fans, Balcony, Patio

HVAC Central Electric/Central Central Electric/Central Central Electric/Central Central Electric/Central
% Adjustment 0% 0% 0%
$ Adjustment $0.00 $0.00 $0.00
Parking Parking Lot Parking Lot/Garage Parking Lot/Garage Parking Lot/Garage
% Adjustment -5% -5% -5%
$ Adjustment -$3,225.29 -$4,815.79 -$2,719.58

Range/Oven, Refrigerator,
Garbage Disposal,
Dishwasher, Microwave,

Washer/Dryer Hook-Ups, Ice Washer/Dryer Hook-Ups,

Ice Maker, Carpet, Blinds,
Ceiling Fans, Balcony,

Range/Oven, Refrigerator,

Dishwasher, Washer/Dryer

Hook-Ups, Carpet, Blinds,
Ceiling Fans, Walk-In
Closet, Balcony, Patio

Project Amenities

Patio Patio
0% 0% 2%
$0.00 $0.00 $1,087.83

Clubhouse, Swimming Pool,
Fitness Center, Picnic Area,
Tot Lot, Basketball Court,
Tennis Court, Laundry Facility,
Video Suneillance, Gazebo,

Clubhouse, Community
Room, Swimming Pool,
Spa/Hot Tub, Fitness
Center, Picnic Area,
Playground, Volleyball

Clubhouse, Community
Room, Swimming Pool,
Fitness Center,
Playground, Billiards
Room, Limited Access

Clubhouse, Swimming
Pool, Fitness Center,
Playground, Tennis Court,
Laundry Facility, Limited
Access Gate, Perimeter

Dog Park Court, Tennis Court, Limited Gate Fencing
Access Gate, Perimeter
Fencing, Sunroom
% Adjustment -1% 4% 3%
$ Adjustment -$645.06 $3,852.63 $1,631.75
Adjusted Price per Unit $76,762.00 $95,352.63 $76,148.33
Net Adjustments 19.0% -1.0% 40.0%
Gross Adjustments 31.0% 9.0% 50.0%

Based on the preceding analysis, it is the appraiser’s opinion that the “as complete” value of the subject
property, as of December 31, 2015, via the Sales Comparable Approach is as follows:

225 Units x $84,000 per Unit = $18,900,000

Indicated Value = $18,900,000
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APARTMENT SALES SUMMARY TABLE — As Complete

Total No. of Year
Comparable Address Date Price Price per Unit Units Built/Renovated

100 Preston

1 Creek Drive 8/18/2011 $21,932,000 $64,505.88 340 2003
1395 Towne

2 Centre Village 4/1/2011 $29,280,000 $96,315.79 304 2008
11015 Tara

3 Boulevard 2/9/2012 $13,054,000 $54,391.67 240 2000

Improved Sales Analysis

The sale prices of the comparables range from $54,392 to $64,506 per unit before adjustments. The
sales were analyzed in order to estimate their comparability to the subject based on the following
characteristics of value.

Location

The subject is located in McDonough, Georgia. Comparables 1 and 2 are located in McDonough and are
considered to be relatively similar in location. No adjustment was needed. Comparable 3 is located in
Hampton and was considered inferior to the subject. Comparable 3 was adjusted upward 15 percent.

Total No. of Units

Size can have an impact on value based on the premise that smaller facilities tend to sell for a higher
price per unit than larger facilities. The subject contains 225 units. The number of units of the
comparables range from 240 to 340. No adjustments were needed.

Year Built/Renovated

The subject was built in 1994 and will be rehabilitated. It will be in good condition. Comparable 1 was built
in 2003. Comparable 2 was constructed in 2008. Comparable 3 was built in 2000. Any necessary
adjustment was utilized in the condition/street appeal adjustment.

Condition/Street Appeal
Comparables 1 and 3 were considered inferior to the subject in terms of condition and were adjusted
upward 25 percent.

HVAC
The subject and all comparables contain comparable heating and cooling. No adjustment was needed.

Parking
The subject and all comparables contain parking lots. All comparables also contain garage parking and
were adjusted downward five percent.

Unit Amenities

The subject will contain a range/oven, refrigerator, garbage disposal, dishwasher, microwave,
washer/dryer, carpet, tile, blinds, ceiling fans, walk-in closet, coat closet, balcony and patio. Comparable
1 contains a range/oven, refrigerator, garbage disposal, dishwasher, microwave, washer/dryer hook-ups,
ice maker, carpet, blinds, ceiling fans, balcony and patio and was not adjusted. Comparable 2 contains a
range/oven, refrigerator, garbage disposal, dishwasher, microwave, washer/dryer hook-ups, ice maker,
carpet, blinds, ceiling fans, balcony and patio and was not adjusted. Comparable 3 contains a
range/oven, refrigerator, dishwasher, washer/dryer hook-ups, carpet, blinds, ceiling fans, walk-in closet,
balcony and patio and was adjusted upward two percent.

Project Amenities

The subject will contain a clubhouse, swimming pool, fithess center, picnic area, tot lot, basketball court,
tennis court, laundry facility, video surveillance, gazebo and dog park. Comparable 1 contains a
clubhouse, community room, swimming pool, spa/hot tub, fithess center, picnic area, playground,
volleyball court, tennis court, limited access gate, perimeter fencing and sunroom and was adjusted
downward one percent. Comparable 2 contains a clubhouse, community room, swimming pool, fithess
center, playground, billiards room and limited access gate and was adjusted upward four percent.
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Comparable 3 contains a clubhouse, swimming pool, fitness center, playground, tennis court, laundry
facility, limited access gate and perimeter fencing and was adjusted upward three percent.

Summary and Conclusion
The comparables range from $76,148 to $95,353 per unit after adjustments. Based on the preceding
analysis, it is the appraiser’'s opinion that the market value of the subject property, as of December 31,
2015, via the Sales Comparable Approach is as follows:

225 Units x $84,000 per Unit = $18,900,000

Indicated Value = $18,900,000

Gill Group
Page 113



Sable Chase * 102 Sable Chase Boulevard * McDonough, Georgia

INCOME APPROACH
The Income Approach is a procedure in which the value of a property is estimated by means of

capitalization of a net income stream, either imputed or actual. The steps in the procedure are as follows:

Analyze the income the property is capable of generating.

Estimate the rental loss from vacancy and uncollected rents.

Estimate the amount of expense that will be incurred in operating the property.

Subtract 2 and 3 above from 1 to arrive at a net income estimate before capital charges.

a s~ 0w DN

Using an appropriate rate, capitalize the net income estimate into an indication of value.

Income Analysis

The first step in forming an opinion of reasonable net income expectancy is the estimation of market rent.
Market rent is defined as the rental warranted by a property in the open real estate market based upon
current rentals being paid for comparable space.

To estimate the market rent for the subject, lease information from comparable apartment complexes
were collected and analyzed.

Apartment rentals found to be comparable to the subject property are summarized on the
following HUD-Forms 92273.
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One-Bedroom Units (781 SF)

Estimates of Market Rent

by Comparison

Sable Chase * 102 Sable Chase Boulevard * McDonough, Georgia

U.S. Department of Housing and Urban Development

Office of Housing
Federal Housing Commissioner

OMB Approval No. 2502-0029
(exp.09/30/2016)

Publicreportingburdenfor thiscollectionof informationisestimatedto average 1 hour per response, including thetime for reviewing instructions, searching existing data sources, gathering and maintaining the data needed, and completingand reviewingthe collectionof information. This informationis
required by the Housing Appropriation Act of 9/28/1994. Theinformationisneeded toanalyze the reasonablenessof the Annual Adjustment Factor formula, and will be used whererent levelsfor a specific unit type,in aSubstantial Rehabilitation or New Construction Contract, exceed the existing FMRrent.
Theinformationisconsidered nonsensitive and doesnot require special protection. Thisagency may not collect thisinformation, and you are not required to complete thisform, unlessit displaysacurrently valid OMB control number.

1 Unit Type 2.Subject Property (Address) A.Comparable Property No. 1(address) B.Comparable Property No. 2 (address) C.Comparable Property No. 3 (address) D.Comparable Property No. 4 (address) E Comparable Property No. 5 (address)
Sable Chase M eadowlark Walden Run Knight Port Carrington Green Amber Chase
BR/1BA 102 Sable Chase Boulevard 101M eadowlark Lane 100 Walden Run Place 201Willow Chase Drive 745 Highway 42 South 570 McDonough Parkway
M cDonough/Henry - Georgia M cDonough/Henry - Georgia M cDonough/Henry - Georgia McDonough/Henry - Georgia M cDonough/Henry - Georgia McDonough/Henry - Georgia
Characteristics Data Data Ardjus(menlf Data 7Ad|uslment+s Data 6d]us(menlf Data {\djustmemf Data f\djuslmemf
3. Effective Date of Rental 04/2014 04/2014 04/204 04/2014 04/2014 04/2014
4. Type of Project/Stories Wu/2 Wu/2 Wu/3 Wu/2,3 Wu/2,3 Wu/2
5. Floorof Unitin Building Varies Varies Varies Varies Varies Varies
6. Project Occupancy % 88% 98% 98% 100% 97% 97%
7. Concessions None None None None None None
8. Year Built 1994 1988 1997 1999 2005 1998
9. Sq.Ft.Area 781 929 ($35) 867 ($20) 800 691 $20 800
10. Number of Bedrooms 1 1 1 1 1 1
11 Number of Baths 10 10 10 10 10 10
12. Number of Rooms 3 3 3 3 3 3
13. Balc /Terrace/Patio Y Y Y Y Y Y
14. Garage or Carport L/o0 L/0 L/0,G/100 L/0 L/0 L/0, G/100
15. Equipment AlIC C C C C C C
b. Range/Oven Y Y Y Y Y Y
c. Refrigerator Y Y Y Y Y Y
d. Disposal Y Y Y Y Y Y
e. Microwave Y Y N $5 N $5 N Y
f. Dishwasher Y Y Y N $5 Y Y
g. Washer/Dryer HU HU HU HU HU HU
h. Carpet/Drapes Cc/B Cc/B c/B Cc/B c/B Cc/B
i. Pool/Rec.Area PRA PRA PRA RA $10 P/RA PRA
16. Services a. Heat/Type N/E N/E N/E N/E N/E N/E
b. Cook/Type N/E N/E N/E N/E N/E N/E
c. Electricity N N N N N N
d. Water Cold/Hot C N $60 N $60 C N $60 N $60
e. Trash Y N $20 N $20 Y N $20 N $20
I7. Storage N N Y/40 N N Y $5)
18. Project Location Average Similar Similar Similar Similar Similar
19. Special Features N N N N N N
20. Security Y N $5 N $5 N $5 Y ($5) Y ($5)
21 Clubhouse/Community Room C N $5 Y N $5 Y Y
22.Business Center N N Y ($5) N N N
20. Unit Rent Per Month $645 $605 $635 $680 $565
21 Total Adjustment $55 $65 $30 $100 $70
22. Indicated Rent $700 $670 $665 $780 $635
23. Correlated Subject Rent $675 ‘j If there are any Remarks, check here and add the remarks to the back of page.
high rent $780 low rent $635 60% range $664 to $751
Note: In the adjustments column, enter dollar amounts by which subject property varies from Appraiser’sSignature . ) Date (mm/dd/yy) Reviewer'sSignature Date (mm/dd/yyyy)
comparable properties. If subject is better, enter a “Plus” amount and if subject is inferior to the NP \_‘\" 1 _-\:__
comparable, enter a“Minus” amount. Use back of page to explain adjustments as needed. . A 04/08/14

Previous editions are obsolete

formHUD-92273 (07/2003)
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Two-Bedroom Units (857 SF)

Estimates of Market Rent

by Comparison

Sable Chase * 102 Sable Chase Boulevard * McDonough, Georgia

U.S. Department of Housing and Urban Development

Office of Housing

Federal Housing Commissioner

OMB Approval No. 2502-0029
(exp.09/30/2016)

Public reportingburdenfor thiscollectionof informationisestimatedto average 1 hour per response, including thetime for reviewing instructions, searching existing data sources, gathering and maintaining the data needed, and completingand reviewingthe collectionof information. Thisinformationis
required by the Housing Appropriation Act of 9/28/1994. Theinformationisneeded toanalyze the reasonablenessof the Annual Adjustment Factor formula, and will be used where rent levelsfor a specific unit type,in aSubstantial Rehabilitation or New Construction Contract, exceed the existing FMRrent.
Theinformationisconsidered nonsensitive and doesnot require special protection. Thisagency may not collect thisinformation, and you are not required to complete thisform, unlessit displaysacurrently valid OMB control number.

1 Unit Type 2.Subject Property (Address) A.Comparable Property No. 1(address) B.Comparable Property No. 2 (address) C.Comparable Property No. 3 (address) D.Comparable Property No. 4 (address) E. Comparable Property No. 5 (address)
Sable Chase M eadowlark Walden Run Knight Port Carrington Green Amber Chase
2BR/BA 102 Sable Chase Boulevard 101M eadowlark Lane 100 Walden Run Place 201Willow Chase Drive 745 Highway 42 South 570 McDonough Parkway
M cDonough/Henry - Georgia M cDonough/Henry - Georgia M cDonough/Henry - Georgia McDonough/Henry - Georgia M cDonough/Henry - Georgia McDonough/Henry - Georgia
Characteristics Data Data A_djustmenlf Data _Ad]ustmemf Data éd]us&menlf Data {\djlmmemf Data {\d]uﬁmemf
3. Effective Date of Rental 04/2014 04/2014 04/2014 04/2014 04/2014 04/2014
4. Type of Project/Stories WU/2 WuU/2 WU/3 Wu/2,3 WuU/2,3 WuU/2
5. Floorof Unitin Building Varies Varies Varies Varies Varies Varies
6. Project Occupancy % 88% 98% 98% 100% 97% 97%
7. Concessions None None None None None None
8. Year Built 1994 1988 1997 1999 2005 1998
9. Sq.Ft.Area 857 1104 ($55) 1155 ($65) 980 ($25) 1177 ($70) 17 ($55)
10. Number of Bedrooms 2 2 2 2 2
1L Number of Baths 10 20 ($20) 20 ($20) 20 ($20) 20 ($20) 10
12. Number of Rooms 4 4 4 4 4 4
13. Balc./Terrace/P atio Y Y Y Y Y Y
14. Garage or Carport L/0 L/0 L/0, G/100 L/0 L/0 L/0, G/100
15. Equipment AlC o] C o] C C C
b. Range/Oven Y Y Y Y Y Y
c. Refrigerator Y Y Y Y Y Y
d. Disposal Y Y Y Y Y Y
e. Microwave Y Y N $5 N $5 N Y
f. Dishwasher Y Y Y N $5 Y Y
g. Washer/Dryer HU HU HU HU HU HU
h. Carpet/Drapes c/B C/B c/B C/B C/B C/B
i. Pool/Rec.Area PRA PRA PRA RA $10 P/RA PRA
16. Services a. Heat/Type N/E N/E N/E N/E N/E N/E
b. Cook/Type N/E N/E N/E N/E N/E N/E
c. Electricity N N N N N N
d. Water Cold/Hot C N $75 N $75 C N $75 N $75
e. Trash Y N $20 N $20 Y N $20 N $20
17. Storage N N Y/40 N N Y ($5)
18. Project Location Average Similar Similar Similar Similar Similar
19. Special Features N N N N N N
20. Security Y N $5 N $5 N $5 Y ($5) Y ($5)
21 Clubhouse/Community Room C N $5 Y N $5 Y Y
22.Business Center N N Y ($5) N N N
20. Unit Rent Per Month $745 $725 $729 $795 $750
21 Total Adjustment $30 $15 ($15) $5 $30
22. Indicated Rent $775 $740 $714 $800 $780
23. Correlated Subject Rent $775 ‘j If there are any Remarks, check here and add the remarks to the back of page.
\ high rent $800 low rent $714 60%range $731 to $783
Note: In the adjustments column, enter dollar amounts by which subject property varies from Appraiser'sSignature Date (mm/dd/yy) Reviewer'sSignature Date (mm/dd/yyyy)
comparable propertﬂies: If "subject is better, enter a “Plus” afr\ouqt and if subject is inferior to the Ko \_‘\-" f x ..\;_’_ 04/08/14
comparable, enter a“Minus” amount. Use back of page to explain adjustments as needed. A

Previous editions are obsolete

formHUD-92273 (07/2003)
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Three-Bedroom Units (1,180 SF)

Estimates of Market Rent

by Comparison

Sable Chase * 102 Sable Chase Boulevard * McDonough, Georgia

U.S. Department of Housing and Urban Development

Office of Housing
Federal Housing Commissioner

OMB Approval No. 2502-0029
(exp.09/30/2016)

Public reportingburden for thiscollection of informationisestimatedto average 1 hour per response, including thetime for reviewing instructions, searching existing data sources, gathering and maintaining the data needed, and completingand reviewingthe collectionof information. This informationis
required by the Housing Appropriation Act of 9/28/1994. The informationisneeded to analyze the reasonablenessof the Annual Adjustment Factor formula, and will be used where rent levelsfor a specific unit type,in a Substantial Rehabilitation or New Construction Contract, exceed the existing FMRrent.
Theinformationisconsidered nonsensitive and doesnot require special protection. Thisagency may not collect thisinformation, and you are not requiredtocomplete thisform, unlessit displaysacurrently valid OMB control number.

1 Unit Type
Sable Chase
3BR/2BA

2.Subject Property (Address)

102 Sable Chase Boulevard
M cDonough/Henry - Georgia

A.Comparable Property No. 1(address)
M eadowlark
101M eadowlark Lane
M cDonough/Henry - Georgia

B.Comparable Property No. 2 (address)
Walden Run
100 Walden Run Place
M cDonough/Henry - Georgia

C.Comparable Property No. 3 (address)
Knight Port
201Willow Chase Drive
M cDonough/Henry - Georgia

D.Comparable Property No. 4 (address)
Carrington Green
745 Highway 42 South
M cDonough/Henry - Georgia

E Comparable Property No. 5 (address)
Amber Chase
570 McDonough Parkway
M cDonough/Henry - Georgia

Characteristics Data Data Adjus(menlf Data Adjustments Data Ad]uslmentf Data Adjustments Data Adjustments
3. Effective Date of Rental 04/2014 04/20% ] 0412014 ] * 04120% ] 04/2014 ] * 04/20% ] *
4. Type of Project/Stories WU/2 Wu/2 WuU/3 WuU/2,3 WU/2,3 wWu/2
5. Floor of Unit in Building Varies Varies Varies Varies Varies Varies
6. Project Occupancy % 88% 98% 98% 100% 97% 97%
7. Concessions None None None None None None
8. Year Built 1994 1988 1997 1999 2005 1998
9. Sq.Ft.Area 1180 1469 ($65) 1390 ($45) 1100 $20 1447 ($60) 1332 ($35)
10. Number of Bedrooms 3 3 3 3 3
1. Number of Baths 2.0 20 2.0 20 2.0 20
12. Number of Rooms 5 5 5 5 5 5
13. Balc./Terrace/Patio Y Y Y Y Y Y
14. Garage or Carport L/0 L/0 L/0, G/100 L/0 L/0 L/0, G/100
15. Equipment AlIC C C C C C C
b. Range/Oven Y Y Y Y Y Y
c. Refrigerator Y Y Y Y Y Y
d. Disposal Y Y Y Y Y Y
e. Microwave Y Y N $5 N $5 N $5 Y
f. Dishwasher Y Y Y N $10 Y Y
g. Washer/Dryer HU HU HU HU HU HU
h. Carpet/Drapes Cc/B C/B Cc/B Cc/B C/B Cc/B
i. Pool/Rec.Area PRA PRA PRA RA $10 P/RA PRA
16. Services a. Heat/Type N/E N/E N/E N/E N/E N/E
b. Cook/Type N/E N/E N/E N/E N/E N/E
c. Electricity N N N N N N
d. Water Cold/Hot C N $90 N $90 C N $90 N $90
e. Trash Y N $20 N $20 Y N $20 N $20
17. Storage N N Y/40 N N Y ($5)
18. Project Location Average Similar Similar Similar Similar Similar
19. Special Features N N N N N N
20. Security Y N $5 N $5 N $5 Y ($5) Y ($5)
21 Clubhouse/Community Room C N $5 Y N $5 Y Y
22.Business Center N N Y ($5) N N N
20. Unit Rent Per Month $845 $920 $905 $910 $930
21 Total Adjustment $55 $70 $55 $50 $65
22. Indicated Rent $900 $990 $960 $960 $995
23. Correlated Subject Rent $975 ‘j If there are any Remarks, check here and add the remarks to the back of page.
high rent $995 low rent $900 60% range  $919 to $976
Note: In the adjustments column, enter dollar amounts by which subject property varies from Appraiser'sSignature R p Date (mm/dd/yy) Reviewer'sSignature Date (mm/dd/yyyy)
comparable properlﬂies: If ”subject is better, enter a “Plus” muqt and if subject is inferior to the PN AR FATEAY, 04/08/14
comparable, enter a“Minus” amount. Use back of page to explain adjustments as needed.

Previous editions are obsolete

formHUD-92273 (07/2003)
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Explanation of Adjustments and Market Rent Conclusions

Sable Chase — As Is

Primary Unit Type — One-Bedroom Units (781 SF), Two-Bedroom Units (857 SF) and Three-
Bedroom Units (1,180 SF)

Secondary Unit Type — Two-Bedroom Units (968 SF)

A rent comparability grid was prepared for the primary unit types with 781, 857 and 1,180 square feet.
Comparable apartments used include the following: Meadowlark (Comparable 1), Walden Run
(Comparable 2), Knight Port (Comparable 3), Carrington Green (Comparable 4) and Amber Chase
(Comparable 5).

Structure/Stories — The subject contains two-story walk-up style buildings. All comparables contain two-

or three-story walk-up style buildings. No adjustments were needed.

Project Occupancy - The subject currently has 88 percent occupancy. The comparables’ occupancies

range from 97 to 100 percent. Therefore, no adjustments were needed.

Year Built/Year Renovated — The subject was constructed in 1994. Comparable 1 was built in 1988.
Comparable 2 was built in 1997. Comparable 3 was built in 1999. Comparable 4 was built in 2005.
Comparable 5 was built in 1998. The subject is currently in average condition. All comparables were

considered similar to the subject. Therefore, no adjustments were needed.

SF Area - For the purpose of this report, a range of comparable rents per square foot was derived. To
determine this adjustment, each comparable’s dollar per square foot rental rate was determined. This
number was then multiplied by 33 percent for each comparable to derive an adjusted dollar per square
foot rental rate. The median dollar per square foot rental rate is determined. Next, the difference in square
footage between the subject and each comparable is determined. The difference is multiplied by the
determined adjusted dollar per square foot rate to arrive at the adjustment for each comparable. The
selected dollar per square foot is $0.23 for the one-bedroom comparison, $0.22 for the two-bedroom
comparison and $0.22 for the three-bedroom comparison. No adjustments were made to comparables
within 25 square feet of the subject. These adjustments are reflected on the HUD-Forms 92273, which
are attached. The subject also contains two-bedroom units with 968 square feet. These units were
considered secondary units and were adjusted as described above. (968 SF — 857 SF = 111 SF x $0.22
= $24. Rounded $25).

# of Bedrooms — The subject and all comparables contain similar number of bedrooms. No adjustment

was needed.
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# of Baths — Each complex with a differing number of baths than the subject was adjusted $20 per full
bath. The majority of the difference in number of baths is accounted for in the unit square footage
adjustment. However, an adjustment is made here to account for the convenience of additional baths.
The extra room(s) will enhance the marketability of a unit even if the square footage remains the same. A
paired rental analysis indicated a range of $0 to $30 per bath. The paired rental analysis range was
determined by comparing comparables with differing numbers of baths and factoring out any other
difference (amenities, utilities provided, etc.) The resulting difference is assumed to be attributable to the
differing number of baths. The results are grouped together in a range. The adjustment is selected based
on where the majority of the results fall within the range. If there is no majority, a conservative adjustment
at the low end of the range is selected. As there was no majority in this paired analysis, a $20 adjustment

was selected per full bath.

Balcony/Patio — The subject and all comparables contain this feature. Therefore, no adjustments were

needed.

Parking — The subject and all comparables contain parking lots for no fee. Comparables 2 and 5 also
contains garage parking for an additional fee. Since these comparables also contain parking similar to the
subject, no adjustment was needed.

AC: Central/Wall — The subject and all comparables contain central air conditioning. Therefore, no
adjustments were needed.

Washer/Dryer — The subject and all comparables contain washer/dryer hook-ups in the units. Therefore,
no adjustments were needed.

Pool/Recreation Areas — The subject contains a swimming pool, fitness center, picnic area, tot lot,
basketball court, tennis court and gazebo. Comparables 1, 2, 4 and 5 contain swimming pools. In
addition, Comparable 1 contains a picnic area, playground and basketball court. Comparable 2 also
contains a fithess center, playground and car wash area. Comparable 4 also contains a fithess center,
playground and basketball court. Comparable 5 also contains a spa/hot tub, fithess center, picnic area,
playground, volleyball court, basketball court, tennis court and car wash area. Comparable 3 contains a
picnic area and was adjusted upward $10 per month. Apartments with these features can command a
higher rent in the market area. Therefore, these adjustments were deemed reasonable after

conversations with local apartment managers and tenants.

Heat — Neither the subject, nor any of the comparables have this utility provided. Therefore, no
adjustments were needed.
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Cooking — Neither the subject, nor any of the comparables have this utility provided. Therefore, no
adjustments were needed.

Electric — Neither the subject, nor any of the comparables have this utility provided. Therefore, no
adjustments were needed.

Cold/Hot Water — The subject has cold water provided. None of the comparables except Comparable 3
have either utility provided and were adjusted upward $60 for the one-bedroom comparison, $75 for the
two-bedroom comparison and $90 for the three-bedroom comparison. These adjustments were

substantiated with local utility companies.

Trash — The subject and Comparable 3 have this utility provided. None of the remaining comparables

have this utility provided and was adjusted upward $20 for all comparisons.

Extra Storage — The subject does not contain extra storage. Comparables 1, 3 and 4 are similar to the
subject. Comparable 2 contains extra storage for an additional $40 per month. Comparable 5 contains
extra storage for no additional fee. Although there is little market data available for units containing these
features, tenants in the area indicate a willingness to pay an additional amount for this feature. Therefore,
a nominal $5 adjustment was selected for Comparable 5. Since there is a fee charged for the storage at
Comparable 5, no adjustment was made.

Location — The subject and all comparables are considered similar in project location. Therefore, no
adjustment was needed.

Special Features — Neither the subject, nor any of the comparables contain this feature. Therefore, no
adjustments were needed.

Security — The subject contains video surveillance. Comparable 4 contains limited access gate.
Comparable 5 limited access gate and perimeter fencing. Comparables 1, 2 and 3 do not contain any
form of security. Residents in the market area indicated a willingness to pay an additional amount for
security, especially security that limits access to the property or units. Therefore, Comparables 4 and 5
was adjusted downward $5 per month, and Comparables 1, 2 and 3 were adjusted upward $5 per

month.

Clubhouse/Community Room — The subject and Comparables 2, 4 and 5 contain clubhouses.
Comparables 1 and 3 do not contain either feature. Although there is little market data available
concerning units with these features, the added amenity is an enhancement. Therefore, Comparables 1
and 3 were adjusted upward $5 per month.
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Business Center — The subject does not contain a business center. All comparables except
Comparable 2 are similar to the subject. Although there is little market data available to support an
adjustment for this feature, the amenity is an enhancement to the unit. Therefore, Comparable 2 was
adjusted downward $5 per month.

Conclusion of Market Rent
The adjusted rents range from $635 to $780 for the one-bedroom units; from $714 to $800 for the two-
bedroom units; and from $900 to $995 for the three-bedroom units. All comparables were given

consideration. The appraiser concluded the market rent for the units at the subject as follows:

= 781 SF One-Bedroom Unit - $675, or $0.86 per square foot
= 857 SF Two-Bedroom Unit - $775, or $0.90 per square foot
= 1,180 SF Three-Bedroom Unit - $975, or $0.83 per square foot

The subject also contains two-bedroom-two-bath units with 968 square feet. These units were adjusted
as described in the unit square footage and number of baths explanation. The appraiser concluded the

market rent for the units as follow:

= 968 SF Two-Bedroom Unit - $820, or $0.85 per square foot
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One-Bedroom/One-Bath Units (781 SF)

Estimates of Market Rent

by Comparison

Sable Chase * 102 Sable Chase Boulevard * McDonough, Georgia

U.S. Department of Housing and Urban Development

Office of Housing

Federal Housing Commissioner

OMB Approval No. 2502-0029
(exp. 09/30/2016)

Public reportingburdenfor thiscollectionof informationisestimatedto average 1 hour per response, including thetime for reviewing instructions, searching existing data sources, gathering and maintaining the data needed, and completingand reviewingthe collectionof information. Thisinformationis
required by the Housing Appropriation Act of 9/28/1994. Theinformationisneededtoanalyze the reasonablenessof the Annual Adjust ment Factor formula, and will be used whererent levelsfor a specific unit type,in aSubstantial Rehabilitation or New Construction Contract, exceed the existing FMRrent.
Theinformationisconsidered nonsensitive and doesnot require special protection. Thisagency may not collect thisinformation, and you are not required to complete thisform, unlessit displaysacurrently valid OMB control number.

1 Unit Type
Sable Chase
BR/I1BA

2.Subject Property (Address)

102 Sable Chase Boulevard
M cDonough/Henry - Georgia

A.Comparable Property No. 1(address)
M eadowlark
101M eadowlark Lane
McDonough/Henry - Georgia

B.Comparable Property No. 2 (address)
Walden Run
100 Walden Run Place
McDonough/Henry - Georgia

C.Comparable Property No. 3 (address)
Knight Port
201Willow Chase Drive
M cDonough/Henry - Georgia

D.Comparable Property No. 4 (address)
Carrington Green
745 Highway 42 South

M cDonough/Henry - Georgia

E. Comparable Property No.5 (address)
Amber Chase
570 McDonough Parkway
McDonough/Henry - Georgia

Characteristics Data Data Adjus(menlf Data Adjustments Data Ad]us(menlf Data Adjustments Data Adjustments
3. Effective Date of Rental 0412014 04/2014 ] 041204 ] * 04/20%4 ] 0412014 ] * 04/2014 ) :
4. Type of Project/Stories Wu/2 WU/2 WU/3 WuU/2,3 Wu/2,3 WU/2
5. Floor of Unit in Building Varies Varies Varies Varies Varies Varies
6. Project Occupancy % 88% 98% 98% 100% 97% 97%
7. Concessions None None None None None None
8. YearBuilt 1994/Proposed 1988 $50 1997 $50 1999 $50 2005 $50 1998 $50
9. Sg.Ft.Area 781 929 ($35) 867 ($20) 800 691 $20 800
10. Number of Bedrooms 1 1 1 1 1 1
1. Number of Baths 10 10 10 10 10 10
12. Number of Rooms 3 3 3 3 3 3
13. Balc/Terrace/Patio Y Y Y Y Y Y
14. Garage or Carport L/0 L/0 L/0, G/100 L/0 L/0 L/0, G/100
15. Equipment AlC C C C C C C
b. Range/Oven Y Y Y Y Y Y
c. Refrigerator Y Y Y Y Y Y
d. Disposal Y Y Y Y Y Y
e. Microwave Y Y N $5 N $5 N $5 Y
f. Dishwasher Y Y Y N $5 Y Y
g. Washer/Dryer WD HU $5 HU $5 HU $5 HU $5 HU $5
h. Carpet/Drapes c/B C/B c/B C/B C/B C/B
i. Pool/Rec.Area PRA PRA PRA RA $10 P/RA PRA
16. Services a. Heat/Type N/E N/E N/E N/E N/E N/E
b. Cook/Type N/E N/E N/E N/E N/E N/E
c. Electricity N N N N N N
d. Water Cold/Hot C N $60 N $60 c N $60 N $60
e. Trash Y N $20 N $20 Y N $20 N $20
17. Storage N N Y/40 N N Y ($5)
18. Project Location Average Similar Similar Similar Similar Similar
19. Special Features N N N N N N
20. Security Y N $5 N $5 N $5 Y ($5) Y ($5)
21 Clubhouse/Community Room C N $5 Y N $5 Y Y
22.Business Center N N Y ($5) N N N
20. Unit Rent Per Month $645 $605 $635 $680 $565
21 Total Adjustment $110 $120 $85 $155 $©5
22. Indicated Rent $755 $725 $720 $835 $690
23. Correlated Subject Rent $730 ‘j If there are any Remarks, check here and add the remarks to the back of page.
high rent $835 lowrent $690 60% range $719 to $806
Note: In the adjustments column, enter dollar amounts by which subject property varies from Appraiser’'sSignature " | Date(mm/dd/yy) Reviewer'sSignature Date (mm/dd/yyyy)
comparable properties. If subject is better, enter a “Plus” amount and if subject is inferior to the PTESTITIN G | FarRay;
comparable, enter a“Minus” amount. Use back of page to explain adjustments as needed. 04/08/14

Previous editions are obsolete

formHUD-92273 (07/2003)
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Two-Bedroom/One-Bath Units (857 SF)

Estimates of Market Rent

by Comparison

Sable Chase * 102 Sable Chase Boulevard * McDonough, Georgia

U.S. Department of Housing and Urban Development

Office of Housing
Federal Housing Commissioner

OMB Approval No. 2502-0029
(exp. 09/30/2016)

Publicreportingburdenfor thiscollectionof informationisestimatedto average 1 hour per response, including thetime for reviewing instructions, searching existing data sources, gathering and maintaining the data needed, and completingand reviewingthe collectionof information. This informationis
required by the Housing Appropriation Act of 9/28/1994. The informationisneeded to analyze the reasonablenessof the Annual Adjustment Factor formula, andwill be used where rent levelsfor a specific unit type,in a Substantial Rehabilitation or New Construction Contract, exceed the existing FMRrent.
Theinformationisconsidered nonsensitive and doesnot require special protection. Thisagency may not collect thisinformation, and you are not required to complete thisform, unlessit displaysacurrently valid OMB control number.

1 Unit Type 2.Subject Property (Address) A.Comparable Property No. 1(address) B.Comparable Property No. 2 (address) C.Comparable Property No. 3 (address) D.Comparable Property No. 4 (address) E. Comparable Property No.5 (address)
Sable Chase M eadowlark Walden Run Knight Port Carrington Green Amber Chase
2BR/BA 102 Sable Chase Boulevard 101M eadowlark Lane 100 Walden Run Place 201Willow Chase Drive 745 Highway 42 South 570 McDonough Parkway
M cDonough/Henry - Georgia McDonough/Henry - Georgia McDonough/Henry - Georgia M cDonough/Henry - Georgia McDonough/Henry- Georgia | McDonough/Henry - Georgia
Characteristics Data Data Ardjustmenlf Data f\djustmentf Data édjustmenlf Data f\djustmenti, Data t’\djuslmenti,
3. Effective Date of Rental 04/2014 04/2014 04/2014 04/2014 04/2014 04/2014
4. Type of Project/Stories WU/2 Wu/2 WuU/3 Wu/2,3 WU/2,3 Wu/2
5. Floor of Unit in Building Varies Varies Varies Varies Varies Varies
6. Project Occupancy % 88% 98% 98% 100% 97% 97%
7. Concessions None None None None None None
8. YearBuilt 1994/Proposed 1988 $50 1997 $50 1999 $50 2005 $50 1998 $50
9. Sq.Ft.Area 857 1104 ($55) 1155 ($65) 980 ($25) 1177 ($70) 1w ($55)
10. Number of Bedrooms 2 2 2 2 2 2
11 Number of Baths 10 2.0 ($20) 20 ($20) 20 ($20) 2.0 ($20) 10
12. Number of Rooms 4 4 4 4 4 4
13. Balc./Terrace/Patio Y Y Y Y Y Y
14. Garage or Carport L/0 L/0 L/0, G/100 L/0 L/0 L/0, G/100
15. Equipment AlIC C C C C C C
b. Range/Oven Y Y Y Y Y Y
c. Refrigerator Y Y Y Y Y Y
d. Disposal Y Y Y Y Y Y
e. Microwave Y Y N $5 N $5 N $5 Y
f. Dishwasher Y Y Y N $5 Y Y
g. Washer/Dryer WD HU $5 HU $5 HU $5 HU $5 HU $5
h. Carpet/Drapes c/B Cc/B c/B c/B Cc/B c/B
i. Pool/Rec.Area PRA PRA PRA RA $10 P/RA PRA
16. Services a. Heat/Type N/E N/E N/E N/E N/E N/E
b. Cook/Type N/E N/E N/E N/E N/E N/E
c. Electricity N N N N N N
d. Water Cold/Hot C N $75 N $75 C N $75 N $75
e. Trash Y N $20 N $20 Y N $20 N $20
17. Storage N N Y/40 N N Y ($5)
18. Project Location Average Similar Similar Similar Similar Similar
19. Special Features N N N N N N
20. Security Y N $5 N $5 N $5 Y ($5) Y ($5)
21 Clubhouse/Community Room C N $5 Y N $5 Y Y
22.Business Center N N Y ($5) N N N
20. Unit Rent Per Month $745 $725 $729 $795 $750
21 Total Adjustment $85 $70 $40 $60 $85
22. Indicated Rent $830 $795 $769 $855 $835
23. Correlated Subject Rent $830 ‘j If there are any Remarks, check here and add the remarks to the back of page.
high rent $855 | lowrent $769 | 60%range $786 to  $838
Note: In the adjustments column, enter dollar amounts by which subject property varies from Appraiser'sSignature p | Date(mm/dd/yy) Reviewer'sSignature Date (mm/dd/yyyy)
comparable properties. If subject is better, enter a “Plus” amount and if subject is inferior to the _,.'"_,n REVPRLTA N, B 4 1Y .'\'-\-
comparable, enter a“Minus” amount. Use back of page to explain adjustments as needed. 04/08/14

Previous editions are obsolete

formHUD-92273 (07/2003)
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Three-Bedroom/Two-Bath Units (1,180 SF)

Estimates of Market Rent

by Comparison

Sable Chase * 102 Sable Chase Boulevard * McDonough, Georgia

U.S. Department of Housing and Urban Development

Office of Housing
Federal Housing Commissioner

OMB Approval No. 2502-0029
(exp. 09/30/2016)

Public reporting burdenfor thiscollectionof informationisestimatedto average 1 hour per response,including thetime for reviewing instructions, searching existing data sources, gathering and maintaining the data needed, and completingand reviewingthe collectionof information. This informationis’
required by the Housing Appropriation Act of 9/28/1994. The informationisneededto analyze the reasonablenessof the Annual Adjustment Factor formula, and will be used where rent levelsfor a specific unit type,in aSubstantial Rehabilitationor New Construction Contract, exceed theexisting FMRrent.
Theinformationisconsidered nonsensitive and doesnot require special protection. Thisagency may not collect thisinformation, and you are not required to complete thisform, unlessit displaysacurrently valid OMB control number.

1 Unit Type
Sable Chase
3BR/2BA

2.Subject Property (Address)

102 Sable Chase Boulevard
M cDonough/Henry - Georgia

A.Comparable Property No. 1(address)
M eadowlark
101M eadowlark Lane
M cDonough/Henry - Georgia

B.Comparable Property No. 2 (address)
Walden Run
100 Walden Run Place
M cDonough/Henry - Georgia

C.Comparable Property No. 3 (address)
Knight Port
201Willow Chase Drive
McDonough/Henry - Georgia

D.Comparable Property No. 4 (address)
Carrington Green
745 Highway 42 South
M cDonough/Henry - Georgia

E. Comparable Property No.5 (address)
Amber Chase
570 McDonough Parkway
McDonough/Henry - Georgia

Characteristics Data Data Adjustmenlf Data Adjustments Data Ad]ustmenlf Data Adjustments Data Adjustments
3. Effective Date of Rental 041203 0412014 ) 0412014 ) : 0412014 ) 0412034 ) : 0412014 ’ i
4. Type of Project/Stories WU/2 WuU/2 WU/3 Wu/2,3 WU/2,3 WuU/2
5. Floorof Unitin Building Varies Varies Varies Varies Varies Varies
6. Project Occupancy % 88% 98% 98% 100% 97% 97%
7. Concessions None None None None None None
8. YearBuilt 1994/Proposed 1988 $50 1997 $50 1999 $50 2005 $50 1998 $50
9. Sq.Ft.Area 1180 1469 ($65) 1390 ($45) 1100 $20 1447 ($60) 1332 ($35)
10. Number of Bedrooms 3 3 3 3 3 3
11 Number of Baths 20 20 20 20 20 20
12. Number of Rooms 5 5 5 5 5 5
13. Balc./Terrace/Patio Y Y Y Y Y Y
14. Garage or Carport L/0 L/0 L/0,G/100 L/0 L/0 L/0, G/100
15. Equipment AlC C C C C C C
b. Range/Oven Y Y Y Y Y Y
c. Refrigerator Y Y Y Y Y Y
d. Disposal Y Y Y Y Y Y
e. Microwave Y Y N $5 N $5 N $5 Y
f. Dishwasher Y Y Y N $10 Y Y
g. Washer/Dryer WD HU $5 HU $5 HU $5 HU $5 HU $5
h. Carpet/Drapes c/B Cc/iB c/B C/B c/B C/B
i. Pool/Rec.Area PRA PRA PRA RA $10 P/RA PRA
16. Services a. Heat/Type N/E N/E N/E N/E N/E N/E
b. Cook/Type N/E N/E N/E N/E N/E N/E
c. Electricity N N N N N N
d. Water Cold/Hot o] N $90 N $90 C N $90 N $90
e. Trash Y N $20 N $20 Y N $20 N $20
17. Storage N N Y140 N N Y ($5)
18. Project Location Average Similar Similar Similar Similar Similar
19. Special Features N N N N N N
20. Security Y N $5 N $5 N $5 Y ($5) Y $5)
21 Clubhouse/Community Room C N $5 Y N $5 Y Y
22.Business Center N N Y ($5) N N N
20. Unit Rent Per Month $845 $920 $905 $910 $930
21 Total Adjustment $10 $125 $110 $105 $120
22. Indicated Rent $955 $1045 $1015 $1015 $1,050
23. Correlated Subject Rent $1,030 ‘j If there are any Remarks, check here and add the remarks to the back of page.
\ high rent $1050 low rent $955 60% range $974 to $1,031
Note: In the adjustments column, enter dollar amounts by which subject property varies from Appraiser'sSignature Date (mm/dd/yy) Reviewer'sSignature Date (mm/dd/yyyy)
comparable properties. If subject is better, enter a “Plus” amount and if subject is inferior to the f " ;'
comparable, enter a“Minus” amount. Use back of page to explain adjustments as needed. i S AR 04/08/14

Previous editions are obsolete

formHUD-92273 (07/2003)
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Sable Chase * 102 Sable Chase Boulevard * McDonough, Georgia

Explanation of Adjustments and Market Rent Conclusions

Sable Chase

Primary Unit Type — One-Bedroom Units (781 SF), Two-Bedroom Units (857 SF) and Three-
Bedroom Units (1,180 SF)

Secondary Unit Type — Two-Bedroom Units (968 SF)

A rent comparability grid was prepared for the primary unit types with 781, 857 and 1,180 square feet.
Comparable apartments used include the following: Meadowlark (Comparable 1), Walden Run
(Comparable 2), Knight Port (Comparable 3), Carrington Green (Comparable 4) and Amber Chase
(Comparable 5).

Structure/Stories — The subject contains two-story walk-up style buildings. All comparables contain two-

or three-story walk-up style buildings. No adjustments were needed.

Project Occupancy - The subject currently has 88 percent occupancy. The comparables’ occupancies

range from 97 to 100 percent. Therefore, no adjustments were needed.

Year Built/Year Renovated — The subject was constructed in 1994 and will be rehabilitated.
Comparable 1 was built in 1988. Comparable 2 was built in 1997. Comparable 3 was built in 1999.
Comparable 4 was built in 2005. Comparable 5 was built in 1998. The subject will be in good condition.

All comparables will be considered inferior to the subject and were adjusted upward $50 per month.

SF Area - For the purpose of this report, a range of comparable rents per square foot was derived. To
determine this adjustment, each comparable’s dollar per square foot rental rate was determined. This
number was then multiplied by 33 percent for each comparable to derive an adjusted dollar per square
foot rental rate. The median dollar per square foot rental rate is determined. Next, the difference in square
footage between the subject and each comparable is determined. The difference is multiplied by the
determined adjusted dollar per square foot rate to arrive at the adjustment for each comparable. The
selected dollar per square foot is $0.23 for the one-bedroom comparison, $0.22 for the two-bedroom
comparison and $0.22 for the three-bedroom comparison. No adjustments were made to comparables
within 25 square feet of the subject. These adjustments are reflected on the HUD-Forms 92273, which
are attached. The subject also contains two-bedroom units with 968 square feet. These units were
considered secondary units and were adjusted as described above. (968 SF — 857 SF = 111 SF x $0.22
= $24. Rounded $25).

# of Bedrooms — The subject and all comparables contain similar number of bedrooms. No adjustment

was needed.

Gill Group
Page 125



Sable Chase * 102 Sable Chase Boulevard * McDonough, Georgia

# of Baths — Each complex with a differing number of baths than the subject was adjusted $20 per full
bath. The majority of the difference in number of baths is accounted for in the unit square footage
adjustment. However, an adjustment is made here to account for the convenience of additional baths.
The extra room(s) will enhance the marketability of a unit even if the square footage remains the same. A
paired rental analysis indicated a range of $0 to $30 per bath. The paired rental analysis range was
determined by comparing comparables with differing numbers of baths and factoring out any other
difference (amenities, utilities provided, etc.) The resulting difference is assumed to be attributable to the
differing number of baths. The results are grouped together in a range. The adjustment is selected based
on where the majority of the results fall within the range. If there is no majority, a conservative adjustment
at the low end of the range is selected. As there was no majority in this paired analysis, a $20 adjustment
was selected per full bath.

Balcony/Patio — The subject and all comparables contain this feature. Therefore, no adjustments were
needed.

Parking — The subject and all comparables contain parking lots for no fee. Comparables 2 and 5 also
contains garage parking for an additional fee. Since these comparables also contain parking similar to the

subject, no adjustment was needed.

AC: Central/Wall — The subject and all comparables contain central air conditioning. Therefore, no

adjustments were needed.

Washer/Dryer — The subject will contain washers and dryers within the individual units. All comparables
contain washer/dryer hook-ups in the units. Although there is little market data available to support an
adjustment for this feature, the amenity is an enhancement to the unit. Therefore, all comparables were
adjusted upward $5 per month.

Pool/Recreation Areas — The subject contains a swimming pool, fitness center, picnic area, tot lot,
basketball court, tennis court and gazebo. Comparables 1, 2, 4 and 5 contain swimming pools. In
addition, Comparable 1 contains a picnic area, playground and basketball court. Comparable 2 also
contains a fitness center, playground and car wash area. Comparable 4 also contains a fithess center,
playground and basketball court. Comparable 5 also contains a spa/hot tub, fithess center, picnic area,
playground, volleyball court, basketball court, tennis court and car wash area. Comparable 3 contains a
picnic area and was adjusted upward $10 per month. Apartments with these features can command a
higher rent in the market area. Therefore, these adjustments were deemed reasonable after

conversations with local apartment managers and tenants.

Heat — Neither the subject, nor any of the comparables have this utility provided. Therefore, no

adjustments were needed.
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Sable Chase * 102 Sable Chase Boulevard * McDonough, Georgia

Cooking — Neither the subject, nor any of the comparables have this utility provided. Therefore, no
adjustments were needed.

Electric — Neither the subject, nor any of the comparables have this utility provided. Therefore, no
adjustments were needed.

Cold/Hot Water — The subject has cold water provided. None of the comparables except Comparable 3
have either utility provided and were adjusted upward $60 for the one-bedroom comparison, $75 for the
two-bedroom comparison and $90 for the three-bedroom comparison. These adjustments were
substantiated with local utility companies.

Trash — The subject and Comparable 3 have this utility provided. None of the remaining comparables
have this utility provided and was adjusted upward $20 for all comparisons.

Extra Storage — The subject does not contain extra storage. Comparables 1, 3 and 4 are similar to the
subject. Comparable 2 contains extra storage for an additional $40 per month. Comparable 5 contains
extra storage for no additional fee. Although there is little market data available for units containing these
features, tenants in the area indicate a willingness to pay an additional amount for this feature. Therefore,
a nominal $5 adjustment was selected for Comparable 5. Since there is a fee charged for the storage at

Comparable 5, no adjustment was made.

Location — The subject and all comparables are considered similar in project location. Therefore, no

adjustment was needed.

Special Features — Neither the subject, nor any of the comparables contain this feature. Therefore, no
adjustments were needed.

Security — The subject contains video surveillance. Comparable 4 contains limited access gate.
Comparable 5 limited access gate and perimeter fencing. Comparables 1, 2 and 3 do not contain any
form of security. Residents in the market area indicated a willingness to pay an additional amount for
security, especially security that limits access to the property or units. Therefore, Comparables 4 and 5
was adjusted downward $5 per month, and Comparables 1, 2 and 3 were adjusted upward $5 per

month.

Clubhouse/Community Room — The subject and Comparables 2, 4 and 5 contain clubhouses.
Comparables 1 and 3 do not contain either feature. Although there is little market data available
concerning units with these features, the added amenity is an enhancement. Therefore, Comparables 1

and 3 were adjusted upward $5 per month.
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Sable Chase * 102 Sable Chase Boulevard * McDonough, Georgia

Business Center — The subject does not contain a business center. All comparables except
Comparable 2 are similar to the subject. Although there is little market data available to support an
adjustment for this feature, the amenity is an enhancement to the unit. Therefore, Comparable 2 was
adjusted downward $5 per month.

Conclusion of Market Rent
The adjusted rents range from $690 to $835 for the one-bedroom units; from $769 to $855 for the two-
bedroom units; and from $955 to $1,050 for the three-bedroom units. All comparables were given

consideration. The appraiser concluded the market rent for the units at the subject as follows:

= 781 SF One-Bedroom Unit - $730, or $0.93 per square foot
= 857 SF Two-Bedroom Unit - $830, or $0.97 per square foot
= 1,180 SF Three-Bedroom Unit - $1,030, or $0.87 per square foot

The subject also contains two-bedroom-two-bath units with 968 square feet. These units were adjusted
as described in the unit square footage and number of baths explanation. The appraiser concluded the

market rent for the units as follow:

. 968 SF Two-Bedroom Unit - $875, or $0.90 per square foot

Gill Group
Page 128



Sable Chase * 102 Sable Chase Boulevard * McDonough, Georgia

Meadowlark

Lease Comparable 1

Name Meadowlark Verification Date 4/8/2014
Address 101 Meadowlark Lane Verification Source Jessie
City McDonough Phone Number 770-957-6170
County Henry Type Affordable Market
Housing

State Georgia Property Type Multifamily
Zip 30253 Structure/Stories Wu/2
Total No. of Units 56 Year Built/Renovated 1988
No. Buildings 5 Project Occupancy% 98%
Utilities with Rent None Rent/Inc. Restrictions None

Leased Space
Used in RCS? No. of Units Bedrooms Baths Interior Size Average Rent
v 24 1 1.0 929 $645
N Unknown 1 1.0 988 $665
v 28 2 2.0 1,104 $745
N Unknown 2 2.0 1,182 $765
v 4 3 2.0 1,469 $845

Building

Unit Amenities

Project Amenities
Parking
Comments

Range/Oven, Refrigerator, Garbage Disposal, Dishwasher, Microwave, Washer/Dryer Hook-Ups, Ice Maker,
Carpet, Blinds, Ceiling Fans, Fireplace, Walk-In Closet, Coat Closet, Balcony, Patio

Swimming Pool, Picnic Area, Playground, Basketball Court, On-Site Management, On-Site Maintenance

L/0

This complex does not maintain a waiting list. The annual turnover rate is approximately 57 percent. There is a
$100 application fee. Concessions are no application fee is you look and lease the same day. This complex
offers 12 month lease terms.
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Sable Chase * 102 Sable Chase Boulevard * McDonough, Georgia

Walden Run

Lease Comparable 2

Name Walden Run Verification Date 4/8/2014
Address 100 Walden Run Place Verification Source Brenda/Judy
City McDonough Phone Number 770-898-8400
County Henry Type Affordable Market
Housing

State Georgia Property Type Multifamily
Zip 30253 Structure/Stories WU/3
Total No. of Units 240 Year Built/Renovated 1997
No. Buildings 11 Project Occupancy% 98%
Utilities with Rent None Rent/Inc. Restrictions None

Leased Space
Used in RCS? No. of Units Bedrooms Baths Interior Size Average Rent
v 80 1 10 867 $605
N Unknown 1 1.0 961 $675
v 110 2 2.0 1,155 $725
N Unknown 2 2.0 1,285 $795
v 50 3 2.0 1,390 $920

Building

Unit Amenities

Project Amenities

Parking
Comments

Range/Oven, Refrigerator, Garbage Disposal, Dishwasher, Washer/Dryer Hook-Ups, Ice Maker, Carpet, Blinds,

Ceiling Fans, Balcony, Patio

Clubhouse, Community Room, Swimming Pool, Fitness Center, Playground, Exterior Storage, Business Center,
Car Wash Area, Laundry Facility, On-Site Management, On-Site Maintenance

L/0, G/100

This complex does not maintain a waiting list. The annual turnover rate was unknown. There is a $150
application fee. This complex offers 12 month lease terms. Concessions are a one month free garage rental at
time of lease signing. Storage can be rented for $40 per month. The security deposit is based upon credit score
and can range from $100 up to an amount equal to one month's rent. Pets are allowed with a $300 non-

refundable fee.
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Sable Chase * 102 Sable Chase Boulevard * McDonough, Georgia

Knight Port

Lease Comparable 3

Name Knight Port Verification Date 4/8/2014
Address 201 Willow Chase Drive Verification Source Amanda
City McDonough Phone Number 678-583-0930
County Henry Type Affordable Market
Housing
State Georgia Property Type Multifamily
Zip 30253 Structure/Stories Wwu/2,3
Total No. of Units 84 Year Built/Renovated 1999
No. Buildings 13 Project Occupancy% 100%
Utilities with Rent Water, Sewer, Trash Rent/Inc. Restrictions None
Leased Space
Used in RCS? No. of Units  Bedrooms Baths Interior Size  Average Rent
v 12 1 1.0 800 $635
v 56 2 2.0 980 $729
v 16 3 2.0 1,100 $905
Building

Unit Amenities

Project Amenities
Parking
Comments

Range/Oven, Refrigerator, Garbage Disposal, Washer/Dryer Hook-Ups, Ice Maker, Carpet, Tile, Blinds,

Ceiling Fans, Balcony, Patio
Picnic Area, On-Site Management

L/0

This complex does not maintain a waiting list. The annual turnover rate is approximately 10 percent.
There is a $35 application fee. This complex offers 12 month lease terms.
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Sable Chase * 102 Sable Chase Boulevard * McDonough, Georgia

Carrington Green

Lease Comparable 4

Name Carrington Green Verification Date 4/8/2014
Address 745 Highway 42 South Verification Source Stephanie
City McDonough Phone Number 770-288-2873
County Henry Type Affordable Market
Housing

State Georgia Property Type Multifamily
Zip 30253 Structure/Stories Wu/2,3
Total No. of Units 264 Year Built/Renovated 2005
No. Buildings 12 Project Occupancy% 97%
Utilities with Rent None Rent/Inc. Restrictions None

Leased Space
Used in RCS? No. of Units Bedrooms Baths Interior Size Average Rent
Y 82 1 1.0 691 $680 - $965
N Unknown 1 1.0 880 $680 - $965
v 122 2 2.0 1,177 $795 - $1,020
N Unknown 2 2.0 1,320 $1,000 - $1,095
v 60 3 2.0 1,447 $910 - $1,030

Building

Unit Amenities

Project Amenities

Parking
Comments

Range/Oven, Refrigerator, Garbage Disposal, Dishwasher, Washer/Dryer Hook-Ups, Ice Maker, Carpet, Tile,
Blinds, Walk-In Closet, Coat Closet, Balcony, Patio

Clubhouse, Community Room, Swimming Pool, Fitness Center, Playground, Basketball Court, Laundry Facility,
On-Site Management, On-Site Maintenance, Limited Access Gate, Movie Theater

L/0

This complex does not maintain a waiting list. The annual turnover rate is approximately 57 percent. There is a
$100 application fee. Concessions are no application fee is you look and lease the same day. This complex
offers 12 month lease terms.
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Sable Chase * 102 Sable Chase Boulevard * McDonough, Georgia

Amber Chase

Lease Comparable 5

Name Amber Chase Verification Date 4/8/2014
Address 570 McDonough Parkway Verification Source Troy
City McDonough Phone Number 678-432-0087
County Henry Type Affordable Market
Housing

State Georgia Property Type Multifamily
Zip 30253 Structure/Stories Wu/2
Total No. of Units 352 Year Built/Renovated 1998
No. Buildings 18 Project Occupancy% 97%
Utilities with Rent None Rent/Inc. Restrictions None

Leased Space
Used in RCS? No. of Units Bedrooms Baths Interior Size Average Rent
v 98 1 1.0 800 $565
N Unknown 1 1.0 900 $610
v 188 2 1.0 1,117 $750
N Unknown 2 2.0 1,253 $820
v 66 3 2.0 1,332 $930

Building

Unit Amenities

Project Amenities

Parking
Comments

Range/Oven, Refrigerator, Garbage Disposal, Dishwasher, Microwave, Washer/Dryer Hook-Ups, Ice Maker,
Carpet, Blinds, Ceiling Fans, Walk-In Closet, Coat Closet, Balcony, Patio, In-Unit Alarm

Clubhouse, Community Room, Swimming Pool, Spa/Hot Tub, Fitness Center, Picnic Area, Playground, Volleyball
Court, Basketball Court, Tennis Court, Exterior Storage, Car Wash Area, On-Site Management, On-Site

Maintenance, Limited Access Gate, Perimeter Fencing, Movie Theater

L/0, G/100

This complex does not maintain a waiting list. The annual turnover rate is approximately 57 percent. There is a
$100 application fee. Concessions are no application fee is you look and lease the same day. This complex
offers 12 month lease terms.
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Sable Chase * 102 Sable Chase Boulevard * McDonough, Georgia
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Sable Chase * 102 Sable Chase Boulevard * McDonough, Georgia

Summary and Conclusion
Comparable apartment complexes were analyzed as shown on the attached HUD-Forms 92273.

Adjustments were based on market rates for individual items as discussed on the previous pages. After
analyzing the aforementioned data, market rates were established with special emphasis placed on the
best comparables for each unit type to arrive at the estimated market rents as shown in the chart below.
After all adjustments, the comparables with the least amount of adjustments for each bedroom type were
considered to determine market rates. These rates were used throughout the report as the “Market

Rates” for all subject apartment types.

Total Potential Gross Rental Income (Market As Is)

# of Units Unit Type Unit SF Market Rent Potential Gross Income
a7 1/1 781 $675 $31,725
32 2/1 857 $775 $24,800
72 2/2 968 $820 $59,040
71 3/2 1,180 $975 $69,225
1 1/1 Non-Revenue 781 N/A N/A
1 2/2 Non-Revenue 968 N/A N/A
1 3/2 Non-Revenue 1,180 N/A N/A
Total Potential Monthly Rental Income $184,790
x 12
Total Potential Gross Rental Income $2,217,480
Miscellaneous Revenue* $140,000
$2,357,480

Total Potential Gross Income
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Sable Chase * 102 Sable Chase Boulevard * McDonough, Georgia

Total Potential Gross Rental Income (Restricted As Is)
The total potential gross income for the subject is summarized as follows:

Restricted
# of Units Unit Type Unit SF Rent Potential Gross Income

14 1/1 @ 50% AMI 781 $408 $5,712

4 1/1 @ 60% AMI 781 $499 $1,996

1 1/1 @ 60% AMI 781 $509 $509

1 1/1 @ 60% AMI 781 $517 $517

1 1/1 @ 60% AMI 781 $525 $525

5 1/1 @ 60% AMI 781 $542 $2,710

19 1/1 @ 60% AMI 781 $560 $10,640

2 1/1 @ 60% AMI 781 $600 $1,200

31 2/1 @ 50% AMI 857 $475 $14,725

1 2/1 @ 50% AMI 857 $485 $485

2 2/2 @ 60% AMI 968 $602 $1,204

1 2/2 @ 60% AMI 968 $625 $625

1 2/2 @ 60% AMI 968 $630 $630

1 2/2 @ 60% AMI 968 $650 $650

1 2/2 @ 60% AMI 968 $665 $665

1 2/2 @ 60% AMI 968 $660 $660

50 2/2 @ 60% AMI 968 $675 $33,750

15 2/2 @ 60% AMI 968 $725 $10,875

44 3/2 @ 50% AMI 1,180 $531 $23,364

2 3/2 @ 50% AMI 1,180 $667 $1,334

1 3/2 @ 50% AMI 1,180 $675 $675

1 3/2 @ 60% AMI 1,180 $679 $679

1 3/2 @ 60% AMI 1,180 $692 $692

1 3/2 @ 60% AMI 1,180 $710 $710

13 3/2 @ 60% AMI 1,180 $750 $9,750

6 3/2 @ 60% AMI 1,180 $800 $4,800

2 3/2 @ 60% AMI 1,180 $850 $1,700

1 1/1 Non-Revenue 781 N/A N/A

1 2/2 Non-Revenue 968 N/A N/A

1 3/2 Non-Revenue 1,180 N/A N/A
Total Potential Monthly Rental Income $131,782

x 12

Total Potential Gross Rental Income $1,581,384
Miscellaneous Revenue* $140,000
Total Potential Gross Income $1,721,384
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Total Potential Gross Rental Income (Market As Complete)

# of Units Unit Type Unit SF Market Rent Potential Gross Income
a7 1/1 781 $730 $34,310
32 2/1 857 $830 $26,560
72 2/2 968 $875 $63,000
71 3/2 1,180 $1,030 $73,130
1 1/1 Non-Revenue 781 N/A N/A
1 2/2 Non-Revenue 968 N/A N/A
1 3/2 Non-Revenue 1,180 N/A N/A
Total Potential Monthly Rental Income $197,000
x 12
Total Potential Gross Rental Income $2,364,000
Miscellaneous Revenue* $140,000
Total Potential Gross Income | $2,504,000

Total Potential Gross Rental Income (Restricted As Complete)

The total potential gross income for the subject is summarized as follows:
Restricted
# of Units Unit Type Unit SF Rent Potential Gross Income
16 1/1 @ 50% AMI 781 $565 $9,040
31 1/1 @ 60% AMI 781 $565 $17,515
32 2/1 @ 50% AMI 857 $526 $16,832
72 2/2 @ 60% AMI 968 $680 $48,960
47 3/2 @ 50% AMI 1,180 $540 $25,380
24 3/2 @ 60% AMI 1,180 $775 $18,600
1 1/1 Non-Revenue 781 N/A N/A
1 2/2 Non-Revenue 968 N/A N/A
1 3/2 Non-Revenue 1,180 N/A N/A
Total Potential Monthly Rental Income $136,327
x 12
Total Potential Gross Rental Income $1,635,924
Miscellaneous Revenue* $140,000
Total Potential Gross Income | | $1,775,924

Vacancy and Collection Loss
Vacancy and collection loss is an allowance for reductions in potential rental income because space is

not leased or rents that are due cannot be collected.

Annual rent collections are typically less than the potential annual gross income; therefore, an allowance
for vacancy and collection loss is typically included in an appraisal of income-producing property. The
allowance is usually estimated as a percentage of potential gross income. The percentage varies
according to the type and characteristics of the physical property, the quality of tenancy, current and
projected supply and demand relationships, and general and local economic conditions.

Expenses

To develop an estimate of the net operating income, the appraiser analyzes data for the property. Net
operating income (NOI), the income remaining after total expenses have been deducted from the
effective gross income, may be calculated before or after deducting replacement reserves. The actual
expenses a landlord is required to defray include two specific categories: those incurred by the property
itself, such as taxes and insurance, and those resulting from the operation of the property, such as utilities
and maintenance. Generally, expenses incurred by the property per se are called fixed expenses.
Expenses tied to the operation of the property, which rise or fall with occupancy, are called variable
expenses.
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Management

Building size determines the type of management. Generally, buildings of more than 25 units are of
sufficient size to bear the additional burden of professional property management; larger high-rise or
garden apartment projects of over 50 units often require the additional services of a site or resident
manager. Lenders generally prefer that properties be professionally managed.

A property manager reports to the property owners, sets rent levels, establishes marketing procedures
and does the fiscal planning for the project. The property manager also supervises on-site employees,
among whom the resident manager is responsible for looking after the day-to-day dealings with the
tenants, leasing of units, collection of rents, and coordination of routine and long-term building
maintenance. The resident manager may oversee janitorial staff, an on-site maintenance crew, or various
outside contractors. Large-scale apartment projects and newly built developments also employ leasing
agents to fill vacancies or negotiate lease renewals and to assist with marketing programs, promotion,
and advertising.

Tax and Assessment Information

Real property taxes are based on ad valorem assessments. The records of the county assessor or tax
collector can provide the details of a property’s assessed value and annual tax burden. From the present
assessment data and recent history of tax rates, the appraiser can formulate conclusions about future
taxes. Property taxes directly increase the cost of ownership and therefore reduce the net income derived
from the rental of apartment units. The fairness of the assessment and anticipated future taxes must be
thoroughly analyzed and their impact on value considered in the property appraisal. Property taxes are
generally imposed to pay for local government services such as fire fighting, police protection and
schools. Apartment properties in well-run communities, however, will attract potential tenants willing to
pay higher rents for the superior services provided.

Special assessments are levied to pay for infrastructure development (roads or utilities) and extraordinary
services (fire or police protection). Ideally, the value of the properties’ subject to special assessment is not
penalized. The enhancement resulting from the new infrastructure or the provision of additional services
should offset the tax increase. However, when a property is subject to a special assessment that exceeds
the benefit derived, the value of the property is diminished.

Insurance
The insurance expense is the responsibility of the landlord.

Maintenance
The property manager is responsible for the janitorial staff and on-site maintenance crew and various
outside contractors.

Utilities and Service

Water, electricity, natural or liquid petroleum (propane) gas, sewage, trash collection, street maintenance,
telephone and cable television are essential utilities and services in most residential markets. If the
utilities on the site are inadequate, the cost of improving utility service must be considered. Utilities may
be publicly provided or privately owned as part of a community system. In some cases, utilities are
individual to the site. The availability and reliability of utilities have a direct bearing on the amount of rent a
tenant will pay. At the same time, the cost of utility services is an operating expense that affects the
potential net income of the project. The effect of this expenditure is investigated by comparing the costs of
utilities and services at competing buildings in relation to rents with the costs incurred by the subject.

Reserves for Replacement

For large properties, the cost of replacing items such as heating/cooling equipment or hallway carpeting
may occur regularly. Thus, an allowance for replacements is treated as a separate expense. Even for
smaller apartment properties, however, mortgage lenders and property managers may require that part of
net operating income be withheld as a reserve to fund the replacement of building components.
Consequently, appraisers often estimate an allowance for replacements when projecting cash flow to be
capitalized into market value. Other allowances are sometimes made for unusual circumstances-e.g.,
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reserves to cover periodic non-annual repairs, eventual compliance with environmental regulations
(asbestos removal), or bringing the building up to code for handicapped persons. Estimates of such
reserves should be included in the income forecast if the appraiser believes the situation warrants it.

Because of possible differences in the way accountants and property managers enter line-item expenses,
the appraiser should ensure the subject property’s operating statement is reconstructed to provide that
the expense items recorded correspond to proper appraisal practice. In the reconstruction of the
operating statement 1) nonrecurring past items are not repeated, 2) any deductions taken for non-
operating expenses (personal expenses) are eliminated, 3) ambiguous, repetitive or atypical expense
items are recategorized and 4) line items are appropriately grouped to facilitate analysis.

An expense comparison should be made on a uniform or standardized basis. If most of the expense
comparables include a replacement reserve, an estimate of this item should be included in the
reconstructed operating statement for the subject property. Recategorizing expense items allows the
appraiser to compare the operation of the subject with the operating expenses of other properties and the
expense averages from benchmark data.

For example, apartment managers often record air conditioning as an expense category. In some cases,
this may simply cover the cost of maintaining the equipment, while in others it includes allocations for
water, electricity, supplies (filters) and maintenance. Similarly, the category for management may reflect
different items because of different ways of operating a property. Some apartment managers will contract
for landscaping, snow removal, boiler maintenance and redecoration, while others have these functions
performed by on-site managers. By grouping all expense items that are management-controllable, the
appraiser will be able to compare the operations of a building maintained on contract accounts with those
of buildings that employ a permanent workforce to look after maintenance.

Utility expenses often differ among properties because some managers operate apartments on a “self-
contained” basis, whereby tenants pay directly for meterable natural gas and electricity, while other
managers pay the costs of fuel for heating and cooking but not for electricity. Typically, the landlord
absorbs all utility charges incurred by vacant units and public spaces (corridors, lobbies, office, basement
storage rooms, laundry, parking and exterior lighting), as well as water and sewer charges.

In analyzing operating expenses, the appraiser may also consult benchmark data. For example, the
Institute of Real Estate Management's annual reports include the following groupings:

* Administration and management

* Utilities

* Repairs and maintenance

* Real estate taxes and insurance

* Payroll (salaries for maintenance and administrative staff)

These data are quoted per square foot of rentable area, as dollars per unit, and as percentage of effective
gross income. Such data may be compared against the historic expense data for the subject and cited in
the appraisal report. In this instance, the benchmark data was merely used to reflect the validity of our
report.

Market Rent and Contract Rent

In the income capitalization approach, the appraiser arrives at an estimate of market rent, or rental
income the subject property would likely command in the open market, by analyzing current rents paid
and asked for space in comparable buildings. Estimated market rent is important for both proposed and
operating properties. In the case of the former, market rent allows the forecast of gross income, and with
the latter it is used to calculate the income for vacant rental space or space occupied by the ownership or
property management. Contract rent is the actual rental income specified in a lease. It is calculated for
operating properties from existing leases, including month-to-month extensions of former leases. It is
essential to specify whether the cited rent is 1) the former or existing contract rent, 2) the asking amount
sought by the landlord or property manager or 3) the market rent estimated by the appraiser.
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Other Miscellaneous Income

In addition to income from apartment rents, income to the building may be generated from a variety of
sources. License fees are paid for temporary, nonexclusive use of special facilities, such as a party room
or swimming pool. Service fees are charged for elective maid service. An apartment project may earn
concession income from coin telephones, vending machines and laundry room equipment.

Rental income can also be generated from non-apartment space such as an on-site retail store,
restaurant, beauty parlor or physician's office. A parking garage may be leased to an operator or,
alternatively, the building may directly license the parking spaces to tenants or non-tenants (on-site
parking, however, is often available to tenants at no additional charge). Finally, interest income may
accrue on the balance between rents collected in advance and expenses paid in arrears. Interest can
also be earned on security deposits, although in some jurisdictions such interest must ultimately be paid
back to the tenants. Thus, other income includes rent for non-apartment space and miscellaneous income
from various tenant charges.

In many instances, a significant degree of the apartment project's income stream is imputable to
intangible, as well as tangible personal property. Apartment properties may earn business income from
profits on the rental of in-suite furniture to tenants, marking up the cost of electricity privately metered to
tenants, as well as for opening tenants’ doors when the key is left inside, licensing the concierge function
and the coin machines, profit centers such as storage rooms (including the sale of abandoned tenant
goods) and the interest on company bank accounts.
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Historical Financial Statements & Market Projections

Property: Sable Chase - McDonough, GA

# of Rental Units: 225
Revenue and Expense Analysis

Historical and Proforma
% change compared to preceding year.

2012 is base year for % changes for YTD current year annualized and projections.

Sable Chase * 102 Sable Chase Boulevard * McDonough, Georgia

[REVENUE - Annual Unaudited As Is REVENUE - Annual
months Market
2010 PUPA 2011 PUPA %] 2012 PUPA %| YTD 2014 PUPA %] Budget PUPA %| Projections PUPA %)
Residential & Ancillary Income Residential & Ancillary Income|
Annual Gross Potential Rental Income: NA NA NA NA NA| 1,558,725 6,928 NA 390,663 6,945 NA 1,640,328 7,290 NA 2,217,480 9,855 NA Annual Gross Potential Rental Income|
Annual Ancillary Income 98,786 439 71,902 320 -27% 140,061 622 95% 8,947 159 -50% 95,000 422 32% 140,000 622 95%| Annual Ancillary income|
Annual Gross Potential Income NA NA NA NA NA| 1,698,786 7,550 NA 399,610 7,104 NA 1,735,328 7713 NA 2,357,480 10,478 NA Annual Gross Potential Income
Occupancy NA NA NA NA NA 86.65% 1,008 NA 77.64% 1,588 NA 93.38% 510 0% 90.00% 1,048 0% Occupancy|
Effective Gross Income (EGI) 1,352,191 6,010 1,448,643 6,438 7%| 1,471,998 6,542 2% 310,264 5,516 -14% 1,620,505 7,202 12%) 2,121,732 9,430 46% Effective Gross Income (EGI)
ITEMIZED EXPENSES - Annual ITEMIZED EXPENSES - Annual
Estimate of Annual Expense As Is Estimate of Annual Expense
3 Market
2010 PUPA 2011 PUPA % 2012 PUPA %| YTD 2014 PUPA % Budget PUPA %| Projections PUPA %
Administrative Administrative|
Advertising 22,135 98 14,565 65 -34% 13,571 60 7% 3,485 62 -4% 16,000 7 10% 16,875 75 16% Advertising|
Management Fee 79,253 352 81,104 360 2% 68,596 305 -15% 21,094 375 4% 80,923 360 0% 84,869 377 5% 4.000% Management Fee|
Other (Specify) 125,829 559 129,677 576 3% 130,381 579 1% 30,198 537 -1% 20,100 89 -84% 90,000 400 -31% Other (Specify)
Total Administrative 227,217 1,010 225,346 1,002 -1%; 212,548 945 -6%)| 54,777 974 -3% 117,023 520 -48% 191,744 852 -15% Total Administrative
Operating Operating
Bevator Maintenance Exp. 0 0 0 0 0 0 0 0] 0 0 0| 0 0 0| 0 0 0| Bevator Maintenance Exp.
Fuel - Heating 0 0 0 0 0 0 0 0 0 0 0 0 0 0f 0 0 0 Fuel - Heating
Fuel - Domestic Hotw ater 0 0 0 0 0 0 0 0 0 0 0 0 0 0f 0 0 0 Fuel - Domestic Hotw ater
Lighting and Misc. Pow er 33,284 148 24,386 108 -27% 26,575 118 9% 12,509 222 105% 100,000 444 310%| 28,125 125 15%) Lighting and Misc. Pow er
Water 157,052 698 174,151 774 11% 183,976 818 6% 51,517 916 18% 100,000 444 -43% 185,625 825 %) Water|
Gas 1,164 5 1,378 6 18% 825 4 -40% 236 4 -31% 0 0 -100%| 1,125 5 -18% Gas|
Garbage and Trash Removal 35,469 158 36,200 161 2% 26,004 116 -28% 7,730 137 -15% 35,924 160 -1%) 25,875 115 -29% Garbage and Trash Removal|
Payroll 67,305 299 68,250 303 1% 79,094 352 16%) 13,055 232 -23% 185,000 822 171% 67,500 300 -1%) Payroll
Other (Specify) 3,140 14 1914 9 -39% 3,195 14 67%) 5,310 94 1010% 0 0 -100%)| 3375 15 76% Other (Specify)
Total Operating 297,414 1,322 306,279 1,361 3% 319,669 1421 4% 90,357 1,606 18% 420,924 1871 37% 311,625 1,385 2% Total Operating
Maintenance Maintenance,
Decorating 44,020 196 30,354 135 -31% 56,424 251 86% 7,455 133 -2%) 0 0 -100%| 56,250 250 85% Decorating
Repairs 97,156 432 76,037 338 -22% 39,934 17 -47% 8,724 155 -54% 68,000 302 -11% 39,375 175 -48% Repairs|
Exterminating 56,374 251 36,068 160 -36% 7875 35 -78% 4,228 75 -53% 25,000 111 -31% 11,250 50 -69% Exterminating|
Insurance 71,948 320 30,648 136 -57% 43,917 195 43%) 12,272 218 60%)| 90,000 400 194% 45,000 200 47%) Insurance|
Ground Expense 48,138 214 29,680 132 -38% 31,319 139 6%) 5,055 90 -32% 0 0 -100%| 31,500 140 6% Ground Expense|
Other (specify) 0 0 0 0 0 0 0 0 0 0 0 0 0 0f 0 0 0 Other (specify)
Total Maintenance 317,636 1,412 202,787 901 -36% 179,468 798 -11% 37,734 671 -26% 183,000 813 -10% 183,375 815 -10% Total Maintenance
Taxes Taxes
Real Estate Tax 115,991 516 113,859 506 -2%. 114,000 507 0% 32,563 579 14% 106,000 471 7% 144,000 640 26%) Real Estate Tax|
Personal Property Tax 0 0 0 0 0 0 0 0] 0 0 0| 0 0 0| 0 0 0| Personal Property Tax
Employee Payroll Tax 17,907 80 16,729 74 -7% 13,505 60 -19% 3411 61 -18% 0 0 -100%| 11,250 50 -33% Employee Payroll Tax|
Employee Benefits 4,891 22 8,007 36 66% 32,694 145 304%| 10,270 183 407% 0 0 -100%) 28,125 125 247%| Employee Benefits
Other 0 0 0 0 0 0 0 0 0 0 0 0 0 0f 0 0 0 Other|
Total Taxes 138,789 617 138,685 616 0% 160,199 712 16% 46,245 822 33%| 106,000 471 -24% 183,375 815 32%) Total Taxes
Operating Exp. before RFR 981,056 4,360 873,097 3,880 -11% 871,884 3,875 0% 229,113 4,073 5% 826,947 3,675 -5% 870,119 3,867 0%| Operating Exp. before RFR
Reserve For Replacement 0 0 0 0 0 0 0 0 0 0 0 78,750 350 0f 56,250 250 0 Reserve For Replacement|
Operating Exp. Incl. RFR 981,056 4,360 873,097 3,880 -11% 871,884 3,875 0%) 229,113 4,073 5% 905,697 4,025 4%) 926,369 4,117 6%) Operating Exp. Incl. RFR)
NOI 371,135 1,649 575,546 2,558 55% 600,114 2,667 4% 81,151 1,443 -44% 714,808 3177 24% 1,195,363 5,313 108% NOI
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Estimating Market Expenses Per Unit

Subject Comparable | Comparable | Comparable IREM
As Is Expenses One Two Three Region 4
$75 Adwertising $50 $10 $10 $0
$377 Management $305 $275 $341 $405
$400 Other Administrative Expenses $300 $500 $268 $303
$0 Elevator Maintenance Expense $0 $0 $0 $0
$0 Fuel $0 $0 $0 $0
$125 Lighting & Misc. Power $190 $200 $180 $191
$825 Water/Sewer $380 $350 $320 $66
$5 Gas $0 $0 $0 $10
$115 Garbage/Trash Removal $85 $60 $50 $0
$300 Payroll $200 $350 $270 $884
$15 Other Operating Expenses $350 $200 $380 $318
$250 Decorating $0 $0 $0 $90
$175 Repairs $75 $200 $195 $212
$50 Exterminating $0 $0 $0 $0
$200 Insurance $350 $400 $240 $234
$140 Ground Expenses $0 $0 $0 $193
$0 Other Maintenance $0 $0 $0 $0
$640 Real Estate Taxes $490 $598 $757 $495
$50 Payroll Taxes $106 $86 $109 $0
$125 Employee Benefits $85 $60 $72 $0
$0 Other Taxes $0 $0 $0 $0
$250 Replacement Resenes $300 $200 $305 $0
$4,117 |Total Per Unit $3,266 $3,489 $3,497 $3,401
Comments:

Subject expenses were estimated based on comparable apartments and industry norms. Comparable
apartment expenses were estimated after discussions with area apartment managers. The
comparable estimates were substantiated by the 2013 Income/Expense Analysis: Conventional
Apartments printed by the Institute of Real Estate Management. No major fluctuations from the total
expenses per unit are anticipated from the expenses provided abowe, although itemized expenses
may deviate on the specific factors affecting the individual properties.

The expenses for the comparable apartments vary per unit but are consistently between 39 and 45
percent of the gross rent potential. The subject's expenses were estimated at 42 percent of the gross
rent potential which is within the comparable range. Market expenses for the subject were
categorized similar to the actual expenses as different properties categorize expenses in different
ways. Explanations of specific itemized expenses are indicated on the following pages.
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Itemized Expenses Explanations - Market
Expense Numbers per Unit
Expense As Is Comp Range
Advertising $75 $10-50
An advertising expense of $75 per unit was projected for the subject. A comparable range of $10
to $50 per unit was determined. The subject is located in an area with moderate to high
occupancies in all complexes. The expense was projected using the subject’s historical financials.

Management $377 $275-341

A management expense of $377 per unit was projected for the as is scenario. A comparable
range of $275 to $341 was determined. The expense was projected using approximately four
percent of the effective gross income as indicated by the comparables.

Other Administrative $400 $268-500

An other administrative expense of $400 per unit was projected. A comparable range of $268 to
$500 was determined. The subject’s projected market expense is significantly lower than the
subject’s historical range. However, restricted properties require much higher other administrative
expenses due to required screening process of tenants and other steps necessary to remain in
compliance with HUD and state tax credit agencies. As a market property, the expenses would be
forced to mimic competing market properties and this pressure will cause a market-rate property
to be much more diligent in keeping expenses in line with its competitors. As a result, this
downward pressure causes market-based properties to carry the minimal staffing necessary to
complete the tasks required. Therefore, more reliance was placed upon competing market
properties than the subject’s historical performance in this category, so the comparable range
was given more weight. In addition, according to the 2013 Income/Expense Analysis:
Conventional Apartments published by the Institute of Real Estate Management, the other
administrative expense for low rise properties is $303 per unit. Therefore, the expense was
projected using the 2013 Income/Expense Analysis: Conventional Apartments printed by Institute
of Real Estate Management and the comparable range.

Elevator $0 $0-0
The property does not have this expense. The expense is not typical in the market. Therefore, no
expense was projected.

Fuel $0 $0-0
The property does not have this expense. The expense is not typical in the market. Therefore, no
expense was projected.

Lighting & Misc. Power $125 $180-200

A lighting and miscellaneous power expense of $125 was projected for the subject. A comparable
range of $180 to $200 per unit was determined. The subject provides this utility to the tenants.
The comparables do not have this utility provided. Therefore, the expense was projected using
the subject's historical financials. This expense was substantiated using the 2013
Income/Expense Analysis: Conventional Apartments printed by Institute of Real Estate
Management.

Water/Sewer $825 $320-380

A water/sewer expense of $825 per unit was projected for the subject. A comparable range of
$320 to $380 per unit was determined. The expense was projected using the subject’s historical
financials as well as the comparable range.

Gas $5 $0-0

A gas expense of $5 per unit was projected for the subject. A comparable range of $0 to $0 per
unit was determined. The subject provides this utility to the tenants. The comparables do not
have this utility provided. Therefore, the expense was projected using the subject’s historical
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financials. This expense was substantiated using the 2013 Income/Expense Analysis:
Conventional Apartments printed by Institute of Real Estate Management.

Garbage/Trash Removal $115 $50-85

A garbage/trash removal expense of $115 per unit was projected for the subject. A comparable
range of $50 to $85 per unit was determined. The expense was projected using the subject’s
historical financials.

Payroll $300 $200-350

The payroll expense of $300 per unit was projected. A comparable range of $200 to $350 was
determined. The subject’s projected market expense is lower than the subject’s historical range.
Payroll expenses typically are lower than restricted expenses. Therefore, the projected expense
was deemed reasonable.

Other Operating Expenses $15 $200-380
An other operating expense of $15 per unit was projected. A comparable range of $200 to $380
was determined. The expense was projected using the subject’s historical financials.

Decorating $250 $0-0
A decorating expense of $250 was projected. A comparable range of $0 to $0 was determined.
Therefore, the subject’s historical expenses were given the most consideration.

Repairs $175 $75-200

A repairs expense of $175 was projected for the as is scenario. A comparable range of $75 to
$200 was determined. The expense was projected using the subject’s historical financials. This
expense was substantiated using the 2013 Income/Expense Analysis: Conventional Apartments
printed by Institute of Real Estate Management.

Exterminating $50 $0-0
An exterminating expense of $50 per unit was projected. A comparable range of $0 to $0 was
determined. The expense was projected using the subject’s historical financials.

Insurance $200 $240-400

An insurance expense of $200 per unit was projected for the subject. A comparable range of
$240 to $400 per unit was determined. The insurance expense of the subject was projected using
the subject’s historical financials as well as the expenses from other properties with similar
features.

Ground Expenses $140 $0-0

A ground expense of $140 per unit was projected. A comparable range of $0 to $0 was
determined. The expense was projected using the subject’s historical financials. This expense
was substantiated using the 2013 Income/Expense Analysis: Conventional Apartments printed by
Institute of Real Estate Management.

Other Maintenance $0 $0-0

Other maintenance expenses of $0 per unit were projected for the subject. A comparable range
of $0 to $0 per unit was determined. The expense was projected using the subject’s historical
financials.

Real Estate Taxes $640 $490-757
A real estate tax expense of $640 per unit was projected for the subject based on the Henry
County Assessor’s Office.

Payroll Taxes $50 $86-109
Payroll taxes were projected at $50 per unit. A comparable range of $86 to $109 was determined.
The expense was projected using the subject’s historical financials.
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Employee Benefits $125 $60-85
Employee benefits were projected at $125 per unit. A comparable range of $60 to $85 was
determined. The expense was projected using the subject’s historical financials.

Replacement Reserves $250 $200-305
A replacement reserves expense of $250 per unit was projected. This expense was projected by
considering the market comparables.
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Historical Financial Statements & Restricted Projections

Property: Sable Chase - McDonough, GA
# of Rental Units: 225

Revenue and Expense Analysis
Historical and Proforma

9% change compared to preceding year. 2012 is base year for % changes for YTD current year annualized and projections.
REVENUE - Annual Unaudited As Is REVENUE - Annual
3 months Restricted
2010 PUPA 2011 PUPA %) 2012 PUPA %| YTD 2014 Annualized PUPA % Budget PUPA %| Projections PUPA %]

& Ancillary Income Residential & Ancillary Income
Annual Gross Potential Rental Income NA NA NA NA NA| 1,558,725 6,928 NA| 390,663 1,562,651 6,945 NA 1,640,328 7,290 NA 1,581,384 7,028 NA Annual Gross Potential Rental Income
Annual Ancillary Income 98,786 439 71,902 320 -27% 140,061 622 95% 8,947 35,789 159 -50% 95,000 422 32% 140,000 622 95% Annual Ancillary Income
Annual Gross Potential Income NA NA NA NA NA| 1,698,786 7,550 NA 399,610 1,598,440 7,104 NA 1,735,328 7,713 NA 1,721,384 7,651 NA Annual Gross Potential Income|
Occupancy NA NA NA NA NA 86.65% 1,008 NA 77.64% 77.64% 1,588 NA 93.38% 510 0% 90.00% 765 0% Occupancy
Effective Gross Income (EGI) 1,352,191 6,010 1,448,643 6,438 7%| 1,471,998 6,542 2% 310,264 1,241,056 5516 -14% 1,620,505 7,202 12% 1,549,246 6,886 %) Eifective Gross Income (EGI)
ITEMIZED EXPENSES - Annual ITEMIZED EXPENSES - Annual
Estimate of Annual Expense As Is Estimate of Annual Expense

3 months Restricted
2010 PUPA 2011 PUPA %) 2012 PUPA %| YTD 2014 Annualized PUPA % Budget PUPA %| Projections PUPA %

Administrative Administrative|
Advertising 22,135 98 14,565 65 -34% 13,571 60 -7% 3,485 13,941 62 -4% 16,000 71 10% 16,875 75 16% Advertising
Management Fee 79,253 352 81,104 360 2%) 68,596 305 -15% 21,094 84,378 375 4% 80,923 360 0% 92,955 413 15% 6.000% Management Fee|
Other (Specify) 125,829 559 129,677 576 3%| 130,381 579 1% 30,198 120,790 537 1% 20,100 89 -84% 129,375 575 0% Other (Specify)
Total Administrative 227,217 1,010 225,346 1,002 -1%)| 212,548 945 -6% 54,777 219,109 974 -3% 117,023 520 -48% 239,205 1,063 6% Total Administrative
Operating Operating|
Bevator Maintenance Exp. 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 Bevator Maintenance Exp.
Fuel - Heating 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 Fuel - Heating|
Fuel - Domestic Hotw ater 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 Fuel - Domestic Hotw ater|
Lighting and Misc. Pow er 33,284 148 24,386 108 -27% 26,575 118 9% 12,509 50,037 222 105% 100,000 444 310% 28,125 125 15% Lighting and Misc. Pow er|
Water 157,052 698 174,151 774 11% 183,976 818 6% 51,517 206,070 916 18% 100,000 444 -43% 185,625 825 % Water|
Gas 1,164 5 1,378 6 18%| 825 4 -40% 236 945 4 -31% 0 0 -100% 1,125 5 -18% Gas
Garbage and Trash Removal 35,469 158 36,200 161 2%) 26,004 116 -28% 7,730 30,920 137 -15% 35,924 160 -1% 25,875 115 -29% Garbage and Trash Removal
Payroll 67,305 299 68,250 303 1%) 79,094 352 16% 13,055 52,218 232 -23% 185,000 822 171% 78,750 350 15% Payroll
Other (Specify) 3,140 14 1914 9 -39% 3,195 14 67% 5,310 21,239 94 1010% 0 0 -100% 3,375 15 76% Other (Specify)
Total Operating 297,414 1322 306,279 1,361 3% 319,669 1421 4% 90,357 361,428 1,606 18% 420,924 1871 37% 322,875 1435 5% Total Operating
Maintenance Maintenance|
Decorating 44,020 196 30,354 135 -31% 56,424 251 86%; 7,455 29,820 133 -2% 0 0 -100% 56,250 250 85% Decorating
Repairs 97,156 432 76,037 338 -22% 39,934 177 -47% 8,724 34,897 155 -54% 68,000 302 -11% 39,375 175 -48% Repairs
Exterminating 56,374 251 36,068 160 -36% 7,875 35 -78% 4,228 16,910 75 -53% 25,000 111 -31% 11,250 50 -69% Exterminating
Insurance 71,948 320 30,648 136 -57% 43,917 195 43% 12,272 49,088 218 60% 90,000 400 194% 45,000 200 47% Insurance|
Ground Expense 48,138 214 29,680 132 -38% 31,319 139 6% 5,055 20,220 920 -32% 0 0 -100% 31,500 140 6% Ground Expense
Other (specify) 0 0 [ [ 0] 0 0 0 0 [ 0 0| 0 0 0] 0 0 0| Other (specify)
Total Maintenance 317,636 1,412 202,787 901 -36% 179,468 798 -11% 37,734 150,935 671 -26% 183,000 813 -10% 183,375 815 -10% Total Maintenance
Taxes Taxes
Real Estate Tax 115,991 516 113,859 506 -2%)| 114,000 507 0% 32,563 130,254 579 14% 106,000 471 -T% 144,000 640 26% Real Estate Tax
Personal Property Tax 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 Personal Property Tax
Employee Payroll Tax 17,907 80 16,729 74 -7%)| 13,505 60 -19% 3411 13,646 61 -18% 0 0 -100% 16,875 75 1% Employee Payroll Tax
Employee Benefits 4,891 22 8,097 36 66% 32,694 145 304% 10,270 41,080 183 407% 0 0 -100% 33,750 150 317% Employee Benefits
Other 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 Other
Total Taxes 138,789 617 138,685 616 0% 160,199 712 16% 46,245 184,980 822 33% 106,000 471 -24% 194,625 865 40% Total Taxes
Operating Exp. before RFR 981,056 4,360 873,097 3,880 -11% 871,884 3,875 0% 229,113 916,452 4,073 5% 826,947 3,675 -5% 940,080 4,178 8% Operating Exp. before RFR|
Reserve For Replacement 0 0 0 0 0 0 0 0 0 0 0 0 78,750 350 0 67,500 300 0 Reserve For
Operating Exp. Incl. RFR 981,056 4,360 873,097 3,880 -11% 871,884 3,875 0% 229,113 916,452 4,073 5% 905,697 4,025 4% 1,007,580 4,478 15% Operating Exp. Incl. RFR
NOI 371,135 1,649 575,546 2,558 55% 600,114 2,667 4% 81,151 324,605 1,443 -44% 714,808 3,177 24% 541,666 2,407 -6% NOI
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Estimating Restricted Expenses Per Unit

Subject Comparable | Comparable | Comparable IREM
As Is Expenses One Two Three Region 4
$75 Adwertising $267 $30 $43 $0
$413 Management $80 $579 $501 $467
$575 Other Administrative Expenses $374 $1,321 $601 $1,072
$0 Elevator Maintenance Expense $0 $0 $0 $0
$0 Fuel $0 $0 $0 $0
$125 Lighting & Misc. Power $370 $280 $125 $151
$825 Water/Sewer $0 $172 $444 $55
$5 Gas $0 $0 $0 $17
$115 Garbage/Trash Removal $0 $62 $83 $0
$350 Payroll $537 $581 $489 $661
$15 Other Operating Expenses $0 $839 $0 $225
$250 Decorating $0 $0 $72 $83
$175 Repairs $146 $0 $338 $305
$50 Exterminating $0 $0 $0 $0
$200 Insurance $165 $346 $156 $278
$140 Ground Expenses $0 $0 $196 $208
$0 Other Maintenance $0 $0 $0 $0
$640 Real Estate Taxes $430 $324 $357 $327
$75 Payroll Taxes $0 $108 $68 $0
$150 Employee Benefits $0 $357 $11 $0
$0 Other Taxes $0 $0 $0 $0
$300 Replacement Resenes $240 $499 $399 $0
$4,478 Total Per Unit $2,609 $5,498 $3,883 $3,849
Comments:

Subject expenses were estimated based on comparable apartments and industry norms. Comparable
apartment expenses were estimated after discussions with area apartment managers. The
comparable estimates were substantiated by the 2013 Income/Expense Analysis: Federally Assisted
Apartments printed by the Institute of Real Estate Management. No major fluctuations from the total
expenses per unit are anticipated from the expenses provided abowe, although itemized expenses
may deviate on the specific factors affecting the individual properties.

The expenses for the comparable apartments vary per unit but are consistently between 61 and 92
percent of the gross rent potential. The subject's expenses were estimated at 64 percent of the gross
rent potential which is within the comparable range. Market expenses for the subject were
categorized similar to the actual expenses as different properties categorize expenses in different
ways. Explanations of specific itemized expenses are indicated on the following pages.

h rai
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Itemized Expenses Explanations - Restricted
Expense Numbers per Unit
Expense As Is Comp Range
Advertising $75 $30-267
An advertising expense of $75 per unit was projected for the subject. A comparable range of $30
to $267 per unit was determined. The subject is located in an area with moderate to high
occupancies in all complexes. The expense was projected using the subject’s historical financials.

Management $413 $80-579

A management expense of $413 per unit was projected for the as is scenario. A comparable
range of $80 to $579 was determined. The expense was projected using approximately 6.0
percent of the effective gross income as indicated by the subject’s historical financial statements.

Other Administrative $575 $374-1,321

An other administrative expense of $575 per unit was projected. A comparable range of $374 to
$1,321 was determined. The subject is higher than the comparable range. However, the other
administrative expense includes additional management salary expenses. Therefore, the
subject’s historical financial statements were given more consideration.

Elevator $0 $0-0
The property does not have this expense. The expense is not typical in the market. Therefore, no
expense was projected.

Fuel $0 $0-0
The property does not have this expense. The expense is not typical in the market. Therefore, no
expense was projected.

Lighting & Misc. Power $125 $125-370

A lighting and miscellaneous power expense of $125 was projected for the subject. A comparable
range of $125 to $370 per unit was determined. The subject provides this utility to the tenants.
The majority of the comparables do not have this utility provided. Therefore, the expense was
projected using the subject’s historical financials. This expense was substantiated using the 2013
Income/Expense Analysis: Federally Assisted Apartments printed by Institute of Real Estate
Management.

Water/Sewer $825 $0-444

A water/sewer expense of $825 per unit was projected for the subject. A comparable range of $0
to $444 per unit was determined. The expense was projected using the subject’s historical
financials.

Gas $5 $0-0
A gas expense of $5 per unit was projected for the subject. A comparable range of $0 to $0 per
unit was determined. The subject provides this utility to the tenants. The comparables do not
have this utility provided. Therefore, the expense was projected using the subject’s historical
financials. This expense was substantiated using the 2013 Income/Expense Analysis: Federally
Assisted Apartments printed by Institute of Real Estate Management.

Garbage/Trash Removal $115 $0-83

A garbage/trash removal expense of $115 per unit was projected for the subject. A comparable
range of $0 to $83 per unit was determined. The expense was projected using the subject’s
historical financials.

Payroll $350 $489-581

The payroll expense of $350 per unit was projected. A comparable range of $489 to $581 was
determined. The subject’s expenses are higher than the comparable range. The expense was
projected using the subject’s historical financials.
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Other Operating Expenses $15 $0-839

An other operating expense of $15 per unit was projected. A comparable range of $0 to $839 was
determined. The subject is within the comparable range. Therefore, this expense was projected
utilizing the subject’s historical financial statements and the comparable range.

Decorating $250 $0-72
A decorating expense of $250 was projected. A comparable range of $0 to $72 was determined.
Therefore, the subject’s historical expenses were given the most consideration.

Repairs $175 $0-338

A repairs expense of $175 was projected for the as is scenario. A comparable range of $0 to
$338 was determined. The expense was projected using the subject’s historical financials and the
comparable range.

Exterminating $50 $0-0
An exterminating expense of $50 per unit was projected. A comparable range of $0 to $0 was
determined. The expense was projected using the subject’s historical financials.

Insurance $200 $156-346

An insurance expense of $200 per unit was projected for the subject. A comparable range of
$156 to $346 per unit was determined. The insurance expense of the subject was projected using
the subject’s historical financials as well as the expenses from other properties with similar
features.

Ground Expenses $140 $0-196

A ground expense of $140 per unit was projected. A comparable range of $0 to $196 was
determined. The expense was projected using the subject’s historical financials. This expense
was substantiated using the 2013 Income/Expense Analysis: Federally Assisted Apartments
printed by Institute of Real Estate Management.

Other Maintenance $0 $0-0

Other maintenance expenses of $0 per unit were projected for the subject. A comparable range
of $0 to $0 per unit was determined. The expense was projected using the subject’s historical
financials.

Real Estate Taxes $640 $324-430
A real estate tax expense of $640 per unit was projected for the subject based on the Henry
County Assessor’s Office.

Payroll Taxes $75 $0-108

Payroll taxes were projected at $75 per unit. A comparable range of $0 to $108 was determined.
The subject’'s expense is slightly higher than the comparable range. Therefore, the subject’s
historical financial statements were given more consideration.

Employee Benefits $150 $0-357
Employee benefits were projected at $150 per unit. A comparable range of $0 to $357 was
determined. The expense was projected using the subject’s historical financials.

Replacement Reserves $300 $240-499
A replacement reserves expense of $300 per unit was projected. This expense was projected
based on the subject’s financial statements and substantiated by the comparable range.
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Historical Financial Statements & Market Projections
Sable Chase - McDonough, GA
225

Property:
# of Rental Units:
Revenue and Expense Analysis

Historical and Proforma
9% change compared to preceding year.

2012 is base year for % changes for YTD current year annualized and projections.

REVENUE- Annual Unaudited As Complete As Complete & Stabilized REVENUE- Annual
months Market Market
2010 PUPA[ 2011 PUPA % 2012 PUPA % YTD 2014 PUPA %|  Budget PUPA 9%| Projections PUPA 9% Projections PUPA %)

&Ancillary Income Residential & Ancilary Income|
|Annual Gross Potential Rental Income NA NA NA NA NA| 1558725 6,928 NA 390,663 6,945 NA| 1640328 7,290 NA|  2.364,000 10,507 NA| 2,364,000 10507 NA|  Annual Gross Potential Rental Income|
Annual Ancillary Income 98,786 439 71902 320 -27%| 140,061 622 95%) 8947 159 -50% 95,000 422 329%) 140,000 622 95%| 140,000 622 95% Annual Ancillary Incorme
| Annual Gross Potential Income NA NA NA NA NA 1,698,786 7,550 NA 399,610 7,104 NA 1,735,328 7,713 NA 2,504,000 11,129 NA| 2,504,000 11,129 NA Annual Gross Potential Income|
Occupancy NA NA NA NA NA 86.65% 1,008 NA 77.64% 1588 NA 93.38% 510 0%| 90.00% 1113 0%|  95.00% 556 0%| Occupancy|
Effective Gross Income (EG) 1,352,191 6010 | 1448643 6438 79%| 1471998 6,542 29%) 310,264 5516 -14%| 1,620,505 7,202 1206|  2.253,600 10016 56%| 2,378,800 10572 64%) Effective Gross Income (EG)
ITEMIZED EXPENSES - Annual ITEMIZED EXPENSES - Annual
Estimate of Annual Expense As Complete As Complete & Stabilized Estimate of Annual Expense

3 Market Market
2010 PUPA[ 2011 PUPA %| 2012 PUPA 9% YTD 2014 PUPA 9%|  Budget PUPA 9%| Projections PUPA 9%| Projections PUPA %)

Administrative

Advertising 22135 % 14,565 65 -34% 13571 60 7% 3485 62 -4%| 16,000 7 10%) 16,875 75 16%| 16875 75 16%) Advertising
Management Fee 79,253 352 81104 360 2% 68,506 305 -15%) 21,094 375 4% 80923 360 0%) 90,144 401 11%| 95152 423 179%) 4.000% Management Fee
Other (Specify) 125,829 559 129677 576 3%| 130381 579 19% 30198 537 -79%) 20,100 89 -84%) 90,000 400 -31%| 90,000 400 -319%) Other (Specify)|
Total Administrative 227,217 1,010 225,346 1,002 -1%| 212548 945 6% 54,777 974 -3%| 117,023 520 -48%) 197,019 876 -13%| 202,027 898 -10%) Total Administrative
Operating Operating|
Bevator Maintenance Exp. 0 0 0 0 0| 0 0 ol 0 0 0 0 0 0 0 0 0 0 0 0 Elevator Maintenance Exp|
Fuel - Heating 0 0 0 0 0] 0 0 0] 0 0 0 0 0 0 0 0 0 0 0 0 Fuel - Heating|
Fuel - Domestic Hotw ater 0 0 0 0 0| 0 0 ol 0 0 0 0 0 0 0 0 0 0 0 0 Fuel - Domestic Hotw ater
Lighting and Msc. Pow er 33,284 148 24,386 108 -27% 26575 118 9%| 12,509 222 105% 100,000 44 310% 28125 125 15%| 28125 125 15%) Lighting and Misc. Pow er
Water 157,052 698 174,151 774 11%| 183976 818 6%) 51,517 916 18%) 100,000 44 -43%) 185,625 825 79%| 185625 825 79%) Water]
Gas 1,164 5 1,378 6 18% 825 4 -40%) 236 4 3% 0 0 100%) 1,125 5 -18%) 1,125 5 -18%) Gas
Garbage and Trash Removal 35,469 158 36,200 161 2% 26,004 116 -28%) 7,730 137 -15%) 35,924 160 -1% 25,875 115 -29%) 25,875 115 -29%) Garbage and Trash Removal|
Payroll 67,305 209 68,250 303 1% 79,004 352 16%) 13,055 22 23% 185,000 822 171% 67,500 300 1%| 67,500 300 -19%| Payroll
Other (Specify) 3,140 14 1,914 9 -30% 3195 14 679%) 5310 94 1010% 0 0 -100% 3375 15 76%) 3375 15 76%) Other (Specify)
Total Operating 207,414 1322 306,279 1,361 3%| 319,669 1421 49%) 90,357 1,606 18%) 420,924 1871 37%) 311625 1,385 2%| 311625 1,385 29%) Total Operating
Maintenance Maintenance|
Decorating 44,020 19 30354 135 -319% 56,424 251 86%) 7455 133 -29%) [ 0 -100% 56,250 250 85%| 56,250 250 85% Decorating
Repairs 97,156 432 76,037 338 -22% 30934 177 -47%) 8,724 155 -54% 68,000 302 -119%) 28125 125 -63%| 28,125 125 -63%) Repairs
Exterminating 56,374 251 36,068 160 -36% 7.875 35 -78%) 4,228 75 -53% 25,000 111 -319%) 11,250 50 -69%| 11,250 50 -69%) Exterminating|
Insurance 71,948 320 30,648 136 -57% 43,917 195 43%)| 12,2712 218 60% 90,000 400 194%| 56,250 250 84% 56,250 250 84% Insurance)|
Ground Expense 48138 214 29,680 132 -38% 31319 139 6%) 5,055 %  -32% 0 0 -100% 31500 140 6%| 31500 140 6%| Ground Expense|
Other (specify) 0 0 0 0 0| 0 0 o 0 0 0 0 0 0 0 0 0 0 [ 0 Other (specify)
Total Maintenance 317,636 1412 202,787 901 -36%| 179,468 798 -11%) 37,734 671 -26% 183,000 813 -10%) 183375 815 -10%| 183375 815 -10%) Total Maintenance
Taxes Taxes
Real Estate Tax 115,901 516 113859 506 2%| 114,000 507 0%) 32,563 579 14%) 106,000 an -79%) 155,250 690 36%| 155250 690 36% Real Estate Tax
Personal Property Tax 0 0 0 0 0| 0 0 o 0 0 0 0 0 0 0 0 0 0 0 0 Personal Property Tax
Employee Payroll Tax 17,907 80 16,729 74 7% 13,505 60 -19%) 3411 61 -18% 0 0 ~100%; 11,250 50 -33%| 11,250 50 -33%) Enmployee Payroll Tax|
Employee Benefits 4,891 22 8,097 36 66% 32,694 145 304%) 10,270 183 407% 0 0 -100% 28,125 125 247%| 28,125 125 247%| Employee Benefits
Other 0 0 0 0 0| 0 0 ol 0 0 0 0 0 0 0 0 0 0 0 0 Other
Total Taxes 138,789 617 138,685 616 0% 160,199 712 16% 46,245 822 33%| 106,000 471 -24% 194,625 865 40%) 194,625 865 40%) Total Taxes
Operating Exp. before RFR 981,056 4,360 873,007 3,880 -11%| 871,884 3875 0%) 220113 4073 5% 826,047 3675 5% 886,644 3941 2%| 891652 3963 29| Operating Exp. before RFR
Reserve For Replacement 0 0 0 0 0| 0 ol 0 0 78,750 350 0 56,250 250 o| 56250 250 0 Reserve For Replacement]
Operating Exp. Incl. RFR 981,056 4,360 873,097 3,880 11%| 871,884 3875 0%) 229,113 4,073 5%) 905,697 4,025 %) 942,894 4191 8%| 947902 4213 9%| Operating Exp. Incl. RFR)
NOI 371,135 1,649 575,546 2558 55%| 600,114 2,667 49%) 81151 1443 -44%) 714,808 3177 2% 1310,706 5825 128%)| 1430898 6,360 149%) NOI
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Estimating Market Expenses Per Unit

Subject Subject | Comparable | Comparable | Comparable IREM
As Is Expenses As Complete One Two Three Region 4
$75 Adwertising $75 $50 $10 $10 $0
$401 Management $423 $305 $275 $341 $405
$400 Other Administrative Expenses $400 $300 $500 $268 $303
$0 Elevator Maintenance Expense $0 $0 $0 $0 $0
$0 Fuel $0 $0 $0 $0 $0
$125 Lighting & Misc. Power $125 $190 $200 $180 $191
$825 Water/Sewer $825 $380 $350 $320 $66
$5 Gas $5 $0 $0 $0 $10
$115 Garbage/Trash Removal $115 $85 $60 $50 $0
$300 Payroll $300 $200 $350 $270 $884
$15 Other Operating Expenses $15 $350 $200 $380 $318
$250 Decorating $250 $0 $0 $0 $90
$125 Repairs $125 $75 $200 $195 $212
$50 Exterminating $50 $0 $0 $0 $0
$250 Insurance $250 $350 $400 $240 $234
$140 Ground Expenses $140 $0 $0 $0 $193
$0 Other Maintenance $0 $0 $0 $0 $0
$690 Real Estate Taxes $690 $490 $598 $757 $495
$50 Payroll Taxes $50 $106 $86 $109 $0
$125 Employee Benefits $125 $85 $60 $72 $0
$0 Other Taxes $0 $0 $0 $0 $0
$250 Replacement Resenes $250 $300 $200 $305 $0
$4,191 |Total Per Unit $4,213 $3,266 $3,489 $3,497 $3,401
Comments:

Subject expenses were estimated based on comparable apartments and industry norms. Comparable apartment
expenses were estimated after discussions with area apartment managers. The comparable estimates were
substantiated by the 2013 Income/Expense Analysis: Conventional Apartments printed by the Institute of Real
Estate Management. No major fluctuations from the total expenses per unit are anticipated from the expenses
provided abowe, although itemized expenses may deviate on the specific factors affecting the individual properties.

The expenses for the comparable apartments vary per unit but are consistently between 39 and 45 percent of the
gross rent potential. The subject's expenses were estimated at 40 percent of the gross rent potential which is lower
than the comparable range. Market expenses for the subject were categorized similar to the actual expenses as
different properties categorize expenses in different ways. Explanations of specific itemized expenses are indicated
on the following pages.
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Itemized Expenses Explanations - Market
Expense Numbers Per Unit

Expense “As Complete” “As Complete & Stabilized” Range
Advertising $75 $75 $10-50

An advertising expense of $75 per unit was projected. A comparable range of $10 to $50 per unit
was determined. The subject is located in an area with moderate to high occupancies in all
complexes. The expense was projected using the subject’s historical financials.

Management $401 $423 $275-341

A management expense of $401 was projected for the “as complete” scenario and $423 per unit
was projected for the “as complete and stabilized” scenario. A comparable range of $275 to $341
was determined. The majority of the conventional comparables show approximately four percent
of the effective rent potential is used for management. Therefore, the market expense was
projected using four percent.

Other Administrative $400 $400 $268-500

An other administrative expense of $400 per unit was projected for both scenarios. A comparable
range of $268 to $500 was determined. The subject’'s projected market expense is significantly
lower than the subject’s historical range. However, restricted properties require much higher other
administrative expenses due to required screening process of tenants and other steps necessary
to remain in compliance with HUD and state tax credit agencies. As a market property, the
expenses would be forced to mimic competing market properties and this pressure will cause a
market-rate property to be much more diligent in keeping expenses in line with its competitors. As
a result, this downward pressure causes market-based properties to carry the minimal staffing
necessary to complete the tasks required. Therefore, more reliance was placed upon competing
market properties than the subject’s historical performance in this category, so the comparable
range was given more weight. In addition, according to the 2013 Income/Expense Analysis:
Conventional Apartments published by the Institute of Real Estate Management, the other
administrative expense for low rise properties is $303 per unit. Therefore, the expense was
projected using the 2013 Income/Expense Analysis: Conventional Apartments printed by Institute
of Real Estate Management and the comparable range.

Elevator $0 $0 $0-0
An elevator expense of $0 per unit was projected. This subject will not contain an elevator.
Therefore, no elevator expense was projected.

Fuel $0 $0 $0-0
The property will not have this expense. The expense is not typical in the market. Therefore, no
expense was projected.

Lighting & Misc. Power  $125 $125 $180-200

A lighting and miscellaneous power expense of $125 per unit was projected. A comparable range
of $180 to $200 per unit was determined. The subject provides this utility to the tenants. The
comparables do not have this utility provided. Therefore, the expense was projected using the
subject’s historical financials. This expense was substantiated using the 2013 Income/Expense
Analysis: Conventional Apartments printed by Institute of Real Estate Management.

Water/Sewer $825 $825 $320-380

A water/sewer expense of $825 per unit was projected for the subject. A comparable range of
$320 to $380 per unit was determined. The expense was projected using the subject’s historical
financials as well as the comparable range.
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Gas $5 $5 $0-0

A gas expense of $5 per unit was projected for the subject. A comparable range of $0 to $0 per
unit was determined. The subject provides this utility to the tenants. The comparables do not
have this utility provided. Therefore, the expense was projected using the subject’s historical
financials. This expense was substantiated using the 2013 Income/Expense Analysis:
Conventional Apartments printed by Institute of Real Estate Management.

Garbage/Trash Removal $115 $115 $50-85

A garbage/trash removal expense of $115 per unit was projected for the subject. A comparable
range of $50 to $85 per unit was determined. The expense was projected using the subject’s
historical financials.

Payroll $300 $300 $200-350

The payroll expense of $300 per unit was projected. A comparable range of $200 to $350 was
determined. The subject’s projected market expense is lower than the subject’s historical range.
Payroll expenses typically are lower than restricted expenses. Therefore, the projected expense
was deemed reasonable.

Other Operating Expenses $15 $45 $200-380
An other operating expense of $15 per unit was projected. A comparable range of $200 to $380
was determined. The expense was projected using the subject’s historical financials.

Decorating $250 $250 $0-0
A decorating expense of $250 was projected. A comparable range of $0 to $0 was determined.
Therefore, the subject’s historical expenses were given the most consideration.

Repairs $125 $125 $75-200

A repairs expense of $125 was projected for the as is scenario. A comparable range of $75 to
$200 was determined. The subject will undergo a substantial renovation and will not require as
many repairs going forward. Therefore, the “as complete” and “as complete and stabilized”
expenses were projected lower than the “as is” expense.

Exterminating $50 $50 $0-0
An exterminating expense of $50 per unit was projected. A comparable range of $0 to $0 was
determined. The expense was projected using the subject’s historical financials.

Insurance $250 $250 $240-400

An insurance expense of $250 per unit was projected for the subject. A comparable range of
$240 to $400 per unit was determined. The property will be renovated and have an increased
replacement cost. Therefore, the “as complete” and “as complete and stabilized” expenses were
projected higher than the “as is” expense.

Ground Expenses $140 $140 $0-0

A ground expense of $140 per unit was projected. A comparable range of $0 to $0 was
determined. The expense was projected using the subject’s historical financials. This expense
was substantiated using the 2013 Income/Expense Analysis: Conventional Apartments printed by
Institute of Real Estate Management.

Other Maintenance $0 $0 $0-0

An other maintenance expense of $0 per unit was projected for the subject. This expense was
most likely included in the repairs expense. A comparable range of $0 to $210 per unit was
determined. Therefore, no other maintenance expense was projected.

Real Estate Taxes $690 $690 $490-757
The property will be renovated and have an increased taxable value. Therefore, the “as complete”
and “as complete and stabilized” expenses were projected higher than the “as is” expense.
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Payroll Taxes $50 $50 $86-109
Payroll taxes were projected at $50 per unit. A comparable range of $86 to $109 was determined.
The expense was projected using the subject’s historical financials.

Employee Benefits $125 $125 $60-85
Employee benefits were projected at $125 per unit. A comparable range of $60 to $85 was
determined. The expense was projected using the subject’s historical financials.

Replacement Reserves $250 $250 $200-305
A replacement reserves expense of $250 per unit was projected. This expense was projected by
considering the market comparables.
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Historical Financial Statements & Restricted Projections
Sable Chase - McDonough, GA

Property:
# of Rental Units: 225
Revenue and Expense Analysis

Historical and Proforma
% change compared to preceding year.

2012 is base year for % changes for YTD current year annualized and projections.

[REVENUE- Annual Unaudited As Complete As Complete & Stabilized REVENUE - Annual
3 months Restricted Restricted
2010 puPA| 2011 PUPA % 2012 PUPA % YID 2014 Annualized PUPA 9%| Budget PUPA 9| Projections PUPA 9| Projections PUPA 9%
Residential & Ancillary Income Residential & Ancillary Income|
| Annual Gross Potential Rental ncome NA NA NA NA NA| 1558725 6,928 NA 300663 1,562,651 6,945 NA| 1640328 7,290 NA| 1635924 7271 NA| 1,635924 7211 NA|  Annual Gross Potential Rental Income
Annual Ancilary Income 98,786 439 71,902 320 27%| 140,061 622 95% 8,947 35,789 150 -50% 95,000 422 32%| 140,000 622 95%| 140,000 622 95% Annual Ancillry Income
Annual Gross Potential Income NA NA NA NA NA| 1,698,786 7,550 NA 309610 1,598,440 7.104 NA[ 1735328 7713 NA| 1775924 7,893 NA| 1775924 7,893 NA Annual Gross Potential Income|
Occupancy NA NA| NA NA NA| 86.65% 1,008 NA 77.64% 77.64% 1,588 NA| 93.38% 510 0% 90.00% 789 0% 95.00% 395 0% Occupancy
Effective Gross Income (EG)) 1,352,191 6010 | 1448643 6,438 7| 1471998 6,542 2% 310264 1,241,086 5516 -14%| 1620505 7,202 12%| 1598332 7104 10%| 1,687,128 7.498 16% Effective Gross Income (EG)|
ITEMIZED EXPENSES - Annual ITEMIZED EXPENSES - Annual
Estimate of Annual Expense As Complete As Complete & Stabilized Estimate of Annual Expense
3 months Restricted Restricted
2010 PUPA 2011 PUPA % 2012 PUPA %| YTD 2014 Annualized PUPA % Budget PUPA %| Projections PUPA %| Projections PUPA %

Administrative

Advertising 22,135 98 14565 65 -34%| 13571 60 7% 3485 13,041 62 -4% 16,000 7 10% 16875 75 16%| 16875 75 16% Advertising
Management Fee 79,253 352 81,104 360 2% 6859 305 -15% 21,094 84,378 375 49%) 80,923 360 0% 95,900 426 18%| 101,228 450 25% 6.000% Management Fee|
Other (Specify) 125,829 550 120,677 576 %[ 130381 579 1% 30198 120790 537 7% 20,100 89 -84%| 129375 575 0%| 120375 575 0% Other (Specify)
Total Administrative 221,217 1,010 225,346 1,002 -1% 212,548 945 -6%| 54,777 219,109 974 -3% 117,023 520 -48% 242,150 1,076 %) 247,478 1,100 10%) Total Administrative
Operating Operating
Bevator Maintenance Exp. 0 0 0 0 0 0 0 o 0 0 0 0 0 0 o 0 0 0 0 0 0 Bevator Maintenance Exp.
Fuel - Heating 0 0 0 0 0 0 0 0] 0 0 0 0 0 0 0] 0 0 0 0 0 0 Fuel - Heating
Fuel - Domestic Hotw ater 0 0 0 0 0 0 0 0 0 0 0 0 0 0 o 0 0 0 0 0 0 Fuel - Domestic Hotw ater]
Lighting and Misc. Pow er 33,284 148 24,386 108 -21%| 26575 18 9% 125509 50,087 222 105% 100,000 444 310% 28,125 125 15%| 28125 125 15% Lighting and Misc. Power
Water 157,052 698 174,151 774 11% 183,976 818 6% 51,517 206,070 916 18% 100,000 444 -43%) 185,625 825 % 185,625 825 % Water|
Gas 1164 5 1378 6 18% 825 4 -a0%) 236 945 4 3% 0 0 -100% 1125 5 -18% 1125 5 -18% Gas
Garbage and Trash Removal 35,469 158 36,200 161 2% 26004 16 -28% 7,730 30920 137 -15% 35,924 160 -1% 25,875 115 20%| 25875 115 -29% Garbage and Trash Removal
Payrol 67,305 209 68,250 303 19| 79004 352 16%) 13,055 52218 22 2% 185,000 822 171% 78,750 350 15%| 78,750 350 15% Payroll
Other (Specify) 3140 14 1914 9 -30% 3195 14 679% 5310 21,239 94 1010% [ 0 -100% 3375 15 6% 3375 15 6% Other (Specify)
Total Operating 207414 1322 306,279 1361 3%| 319669 1421 4% %0357 361428 1606 18%) 420,924 1871 37| 322875 1435 5%| 322875 1435 5% Total Operating
Maintenance Maintenance|
Decorating 44,020 196 30,354 135 -31% 56,424 251 86% 7,455 29,820 133 -2%)| 0 0 -100%| 56,250 250 85%) 56,250 250 85% Decorating
Repairs 97,156 432 76,037 338 -22%| 39,934 W At 8,724 34,897 155 -54% 68,000 302 -11% 28,125 125 -63%| 28125 125 -63% Repairs|
Exterminating 56,374 251 36,068 160 -36% 7,875 3 -78% 4,228 16,910 75 -53% 25,000 11 -31% 11,250 50 -69%| 11,250 50 -69% Exterminating
Insurance 71,948 320 30,648 136 -57% 43917 195 43% 12,272 49,088 218 60% 90,000 400 194%) 56,250 250 84%)| 56,250 250 84% Insurance|
Ground Expense 48,138 214 20,680 132 -38%| 31319 139 6% 5,055 20,220 ) 0 0 -100% 31,500 140 6%| 31500 140 6% Ground Expense
Other (specify) 0 0 0 0 of 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 Other (specify)
Total Maintenance 317,636 1412 202,787 901 -36%| 179468 798 -11% 7734 150935 671 -26% 183,000 813 -10%| 183375 815 -10%| 183375 815 -10% Total Maintenance
Taxes Taxes
Real Estate Tax 115,901 516 113859 506 2%| 114000 507 0% 32563 130254 579 4% 106,000 an 7%| 155,250 690 36%| 155250 690 36% Real Estate Tax|
Personal Property Tax 0 0 0 0 ol 0 0 0 0 0 0 ol 0 0 0 0 0 0 0 0 ol Personal Property Tax
Employee Payroll Tax 17,907 80 16,729 74 -7%)| 13,505 60 -19%) 3411 13,646 61 -18% 0 0 -100%| 16,875 75 1% 16,875 75 1% Employee Payroll Tax|
Enployee Benefits 4,891 22 8,007 36 66%| 32604 145 304% 10,270 41,080 183 407% 0 0 -100% 33,750 150 317%| 33750 150 3179%) Enployee Benefits
Other 0 0 0 0 of 0 0 ol 0 0 0 0 0 0 ol 0 0 0 0 0 0 Other|
Total Taxes 138,789 617 138,685 616 o%| 160199 712 16%| 46245 184,980 82 3% 106,000 a1 -24%| 205875 915 8%| 205875 915 48%) Total Taxes
Operating Exp. before RFR 981,056 4,360 873,097 3,830 -11%| 871884 3875 0% 220113 916452 4073 5% 826,947 3675 -S| 954275 4,241 9%| 959,603 4,265 10% Operating Exp. before RFR)
Reserve For Replacement 0 0 0 0 0 0 0 ol 0 0 0 78,750 350 o 67,500 300 o| 67500 300 0 Reserve For Replacement]
Operating Exp. Incl. RFR 981,056 4,360 873,097 3,880 -11%) 871,884 3,875 0%)| 229,113 916,452 4,073 5%) 905,697 4,025 4%) 1,021,775 4,541 17%) 1,027,103 4,565 18%) Operating Exp. Incl. RFR)
oI 371135 1,649 575,546 2558 55%| 600114 2,667 4% 8LIS1 324605 1443 -44% 714,808 3477 24%| 576,557 2,562 0%| 660025 2,033 15% oI
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Estimating Restricted Expenses Per Unit

Subject Subject Comparable | Comparable | Comparable IREM
As Is Expenses As Complete One Two Three Region 4
$75 Advertising $75 $267 $30 $43 $0
$426 Management $450 $80 $579 $501 $467
$575 Other Administrative Expenses $575 $374 $1,321 $601 $1,072
$0 Elevator Maintenance Expense $0 $0 $0 $0 $0
$0 Fuel $0 $0 $0 $0 $0
$125 Lighting & Misc. Power $125 $370 $280 $125 $151
$825 Water/Sewer $825 $0 $172 $444 $55
$5 Gas $5 $0 $0 $0 $17
$115 Garbage/Trash Removal $115 $0 $62 $83 $0
$350 Payroll $350 $537 $581 $489 $661
$15 Other Operating Expenses $15 $0 $839 $0 $225
$250 Decorating $250 $0 $0 $72 $83
$125 Repairs $125 $146 $0 $338 $305
$50 Exterminating $50 $0 $0 $0 $0
$250 Insurance $250 $165 $346 $156 $278
$140 Ground Expenses $140 $0 $0 $196 $208
$0 Other Maintenance $0 $0 $0 $0 $0
$690 Real Estate Taxes $690 $430 $324 $357 $327
$75 Payroll Taxes $75 $0 $108 $68 $0
$150 Employee Benefits $150 $0 $357 $11 $0
$0 Other Taxes $0 $0 $0 $0 $0
$300 Replacement Resenes $300 $240 $499 $399 $0
$4,541 |Total Per Unit $4,565 $2,609 $5,498 $3,883 $3,849
Comments:

Subject expenses were estimated based on comparable apartments and industry norms. Comparable apartment
expenses were estimated after discussions with area apartment managers. The comparable estimates were
substantiated by the 2013 Income/Expense Analysis: Federally Assisted Apartments printed by the Institute of
Real Estate Management. No major fluctuations from the total expenses per unit are anticipated from the expenses
provided abowe, although itemized expenses may dewviate on the specific factors affecting the individual properties.

The expenses for the comparable apartments vary per unit but are consistently between 61 and 92 percent of the
gross rent potential. The subject's expenses were estimated at 63 percent of the gross rent potential which is within
the comparable range. Market expenses for the subject were categorized similar to the actual expenses as different
properties categorize expenses in different ways. Explanations of specific itemized expenses are indicated on the
following pages.
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Itemized Expenses Explanations - Restricted
Expense Numbers Per Unit

Expense “As Complete” “As Complete & Stabilized” Range
Advertising $75 $75 $30-267

An advertising expense of $75 per unit was projected. A comparable range of $30-267 per unit
was determined. The subject is located in an area with moderate to high occupancies in all
complexes. The expense was projected using the subject’s historical financials.

Management $426 $450 $80-579

A management expense of $426 was projected for the “as complete” scenario and $450 per unit
was projected for the “as complete and stabilized” scenario. A comparable range of $80 to $579
was determined. The expense was projected using approximately 6.0 percent of the effective
gross income as indicated by the subject’s historical financial statements.

Other Administrative $575 $575 $374-1,321

An other administrative expense of $575 per unit was projected for both scenarios. A comparable
range of $374 to $1,321 was determined. The expense was projected using the subject’s
historical financials.

Elevator $0 $0 $0-0
An elevator expense of $0 per unit was projected. This subject will not contain an elevator.
Therefore, no elevator expense was projected.

Fuel $0 $0 $0-0
The property will not have this expense. The expense is not typical in the market. Therefore, no
expense was projected.

Lighting & Misc. Power  $125 $125 $125-370

A lighting and miscellaneous power expense of $125 per unit was projected. A comparable range
of $125 to $370 per unit was determined. The subject provides this utility to the tenants. The
majority of the comparables do not have this utility provided. Therefore, the expense was
projected using the subject’s historical financials. This expense was substantiated using the 2013
Income/Expense Analysis: Federally Assisted Apartments printed by Institute of Real Estate
Management.

Water/Sewer $825 $825 $0-444

A water/sewer expense of $825 per unit was projected for the subject. A comparable range of $0
to $444 per unit was determined. The expense was projected using the subject’s historical
financials.

Gas $5 $5 $0-0

A gas expense of $5 per unit was projected for the subject. A comparable range of $0 to $0 per
unit was determined. The subject provides this utility to the tenants. The comparables do not
have this utility provided. Therefore, the expense was projected using the subject’s historical
financials. This expense was substantiated using the 2013 Income/Expense Analysis: Federally
Assisted Apartments printed by Institute of Real Estate Management.

Garbage/Trash Removal $115 $115 $0-83

A garbage/trash removal expense of $115 per unit was projected for the subject. A comparable
range of $0 to $83 per unit was determined. The expense was projected using the subject’s
historical financials.

Payroll $350 $350 $489-581
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The payroll expense of $350 per unit was projected for both scenarios. A comparable range of
$489 to $581 was determined. The subject’'s expenses are higher than the comparable range.
The expense was projected using the subject’s historical financials.

Other Operating Expenses $15 $15 $0-839

An other operating expense of $15 per unit was projected. A comparable range of $0 to $839 was
determined. The subject is within the comparable range. Therefore, this expense was projected
utilizing the subject’s historical financial statements and the comparable range.

Decorating $250 $250 $0-72
A decorating expense of $250 per unit was projected. A comparable range of $0 to $72 was
determined. Therefore, the subject’s historical expenses were given the most consideration.

Repairs $125 $125 $0-338

A repairs expense of $125 per unit was projected for the subject. A comparable range of $0 to
$338 was determined. The subject will undergo a substantial renovation and will not require as
many repairs going forward. Therefore, the “as complete” and “as complete and stabilized”
expenses were projected lower than the “as is” expense.

Exterminating $50 $50 $0-0
An exterminating expense of $50 per unit was projected. A comparable range of $0 to $0 was
determined. The expense was projected using the subject’s historical financials.

Insurance $250 $250 $156-346

The subject’s insurance expenses were projected at $250 per unit. A comparable range of $156
to $346 per unit was determined. The property will be renovated and have an increased
replacement cost. Therefore, the “as complete” and “as complete and stabilized” expenses were
projected higher than the “as is” expense.

Ground Expenses $140 $140 $0-196

A ground expense of $140 per unit was projected for the subject. A comparable range of $0 to
$196 was determined. The expense was projected using the subject’s historical financials. This
expense was substantiated using the 2013 Income/Expense Analysis: Federally Assisted
Apartments printed by Institute of Real Estate Management.

Other Maintenance $0 $0 $0-0

An other maintenance expense of $0 per unit was projected for the subject. This expense was
most likely included in the repairs expense. A comparable range of $0 to $0 per unit was
determined. Therefore, no other maintenance expense was projected.

Real Estate Taxes $690 $690 $324-430
The property will be renovated and have an increased taxable value. Therefore, the “as complete”
and “as complete and stabilized” expenses were projected higher than the “as is” expense.

Payroll Taxes $75 $75 $0-108

A payroll taxes expense of $75 per unit was projected for the subject. A comparable range of $0
to $108 was determined. The subject's expense is slightly higher than the comparable range.
Therefore, the subject’s historical financial statements were given more consideration.

Employee Benefits $150 $150 $0-357

An employee benefits expense of $150 per unit was projected for the subject. A comparable
range of $0 to $357 was determined. The expense was projected using the subject’s historical
financials.

Replacement Reserves $300 $300 $240-499
A replacement reserves expense of $300 per unit was projected. This expense was projected
based on the subject’s financial statements and substantiated by the comparable range.
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Conclusions

Potential Gross Income

The estimated market rents were based on information obtained on the HUD-Forms 92273. The
calculations for the potential gross income for the subject are shown on Page 94.

Vacancy

The subject is existing. The restricted vacancy rate is currently six percent and the market occupancy rate
is currently two percent. The comparable occupancy was given significant consideration in determining
the vacancy rate. For both the restricted and market scenarios the following vacancy rates have been
determined: a 10 percent vacancy rate was projected for the subject’s “as is” and “as complete” scenario,
and a five percent vacant rate was projected for the subject’s “as complete and stabilized” scenario.

Expenses after Reserves for Replacement

The subject’s expenses were projected considering the subject’s operating history, the expense data of
the comparables and the information contained in the 2013 Income/Expense Analysis: Conventional
Apartments printed by the Institute of Real Estate Management and the 2013 Section 42 Apartments
printed by the Institute of Real Estate Management.

Direct Capitalization

Most apartment appraisers as well as buyers, sellers and lenders prefer value estimates derived from
direct capitalization rather than discounted cash flow analysis. Other than in cases where the client and
appraiser believe that the achievable income from an apartment property has not approximated its
stabilized income, the net operating income to the property can be directly capitalized as of the effective
date of the appraisal, based on the current yield to the property. In this situation, the discounting of
forecast cash flows on a yield-to-maturity basis is considered superfluous. The use of overall cash flow
analysis under other circumstances is discussed in the following section.

An overall capitalization rate (R,) is the usual expression of the relationship between the net operating
income and the value of the property (the R, is the reciprocal of a net income multiplier). Overall
capitalization rates are derived from the simple formula

Rate = Income/Value of R, = I/V

A capitalization rate is typically expressed as a percentage. For example, if the net operating income to a
comparable property was $1.8 million and its value/price was $20 million, the overall capitalization rate
would be 16.0% (the reciprocal, 11.1, is the property’s net income multiplier).

An overall capitalization rate incorporates many considerations, including the likelihood that property
income will increase, the momentum and duration of such an increase, and the risk and timing of a
possible decrease. It reflects judgments regarding the recapture of investment and property depreciation.
An overall capitalization rate can be developed on the basis of the relative allocation between, or
weighting of, property components (e.g., mortgage and equity), and the respective capitalization rates of
both components. This procedure is known as the band of investment technique. The specific allocation
between financial components is supported by their relative risk rating based on which component has
the prior claim to payment; for example, mortgages are paid before equity investors.

Other ways to apportion NOI are among the physical and ownership components of the property. When
the property’s NOI, the value of one property component, and the capitalization rates of both property
components are known, a residual technique is applied to estimate the value of the property component
of unknown value. The income to the property component of known value is deducted from the property’s
NOI, and the residual income attributable to the property component of unknown value is capitalized. In
many cases, however, it is not necessary to apportion an overall rate or net operating income to property
components.
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Market Derived Capitalization Rates

Income and expense data from comparable properties were analyzed to derive the capitalization rate. To
derive the capitalization rate, the appraiser used the direct capitalization method, which consists of
dividing the net income by the value.

The direct capitalization method will both reflect the value of income at yields attractive to a prospective
investor and provide for the recapture of wasting purchase capital. The capitalization rate shows the rate
of return for land, as well as the rate of return for the buildings. It also reflects the relationship between
the income from the entire property and the value of the entire property.

Number of Indicated
Comparable # Comparable Address Units Date of Sale NOI / Sales Price = | Capitalization Rate

1 1119 Medlin Street Southeast 122 2/3/2011 $212,222 $2,504,800 8.47%
Smyrna, Georgia

2 880 South Cobb Drive Southeast 222 1/11/2012 $641,857 $8,325,000 7.71%
Marietta, Georgia

3 3900 Paces Walk 302 3/17/2010 $1,022,521 $14,600,000 7.00%
Atlanta, Georgia

4 2945 Jefferson Street 48 3/3/2011 $67,772 $875,000 7.75%
Austell, Georgia

5 3885 George Busbee Parkway 489 5/25/2011 $2,452,994 $30,675,000 8.00%
Kennesaw, Georgia

6 4045 George Busbee Parkway 322 12/2/2011 $2,465,017 $32,250,000 7.64%
Kennesaw, Georgia

The comparables indicate a range of 7.00 to 8.47 percent for indicated capitalization rates. The average
capitalization rate is 7.76 percent. The comparables indicated a weighted capitalization rate of 7.75
percent.

Band of Investment

Another method of arriving at a capitalization rate is the Band of Investment Method. This method is
based on typical mortgage terms currently available and expected investment return. This analysis uses
fixed interest rates. Surveys of lenders that make loans on commercial properties are currently quoting
interest rates at one percent over prime and amortization of 15 to 30 years. Local lenders quoted 250 to
350 basis points over the current LIBOR rate for the same term as the loan. For our calculations, the
following components were used in this analysis.

| Capitalization Rate Calculations |
Capitalization Rate Variables

Mortgage Interest Rate 5.00%
Loan Term (Years) 35
Loan To Value Ratio 90.%
Debt Cowverage Ratio 1.2
Equity Dividend Rate 10.00%

Band of Investment Analysis

Mortgage Constant Loan Ratio Contributions
0.060562521 X 90.% = 5.45%
Equity Dividend Rate Equity Ratio
10.00% X 10.% = 1.00%

| Band of Investment Capitalization Rate|  6.45%

Therefore, based on the band of investment, a capitalization rate of 6.45 percent was determined.
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Realty Rates Survey

The Realty Rates Investor Survey was considered in this analysis. The RealtyRates.com Investor Survey
First Quarter 2014 for Garden/Suburban Townhouse Apartments found that investors in apartments
indicate overall capitalization rates ranging from 4.55 percent to 11.92 percent, with an average of 8.10
percent. In addition, the RealtyRates.com Market Survey First Quarter of 2014 found that investors in
apartments in the South Atlantic Region indicated an overall capitalization rate of 8.30 percent.

PwC Real Estate Investor Survey

The PwC Real Estate Investor Survey was considered in this analysis. The National Apartment Market
survey for the First Quarter of 2014 found that investors in apartments indicate overall capitalization rates
ranging from 3.50 percent to 10.00 percent, with an average of 5.79 percent.

Determination of the Market Capitalization Rate

The PwC Real Estate Investor Survey indicated an average capitalization rate of 5.79 percent. From the
sales available in the area a capitalization rate of 7.75 percent was determined. The RealtyRates.com
Investor Survey indicated an average capitalization rate of 8.10 percent. The RealtyRates.com Market
Survey indicated an average capitalization rate of 8.30 percent. The comparable sales were determined
to be the most accurate reflection of the market capitalization rate. After considering all factors, a market
capitalization rate of 7.75 percent was determined.

Weighted Market Derived Capitalization Rate of 7.75% gives a value of

Market Rate As Is $1,195,363.00/7.75% = $15,424,038.71
Market Rate As Complete $1,310,706.00/7.75% = $16,912,335.48
Market Rate As Complete & Stabilized $1,430,898.00/7.75% = $18,463,200.00

Market Rate As Is
Market Rate As Complete Value
Market Rate As Complete & Stabilized Value

$15,420,000.00
$16,910,000.00
$18,460,000.00

Determination of the Restricted Capitalization Rate

The PwC Real Estate Investor Survey indicated an average capitalization rate of 5.79 percent. The
RealtyRates.com Investor Survey indicated an average capitalization rate of 8.10 percent. The
RealtyRates.com Market Survey indicated an average capitalization rate of 8.30 percent. The band of
investment indicated a capitalization rate of 6.45 percent. The band of investment was determined to be
the most accurate reflections of the capitalization rate. Therefore, after considering all factors, a
capitalization rate of 6.45 percent was determined to be appropriate for the market value, subject to
restricted rents.

Weighted Restricted Derived Capitalization Rate of 6.45% gives a value of
Restricted Rate As Is $541,666.00/6.45%

Restricted Rate As Complete $576,557.00/6.45%
Restricted Rate As Complete & Stabilized $660,025.00/6.45%

$ 8,397,922.48
$ 8,938,868.22
$10,232,945.74

Restricted Rate As is
Restricted Rate As Complete Value
Restricted Rate As Complete & Stabilized Value

$ 8,400,000.00
$ 8,940,000.00
$10,230,000.00
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Prospective Market Value Upon Loan Maturity

Prospective Market Value (As Complete and Stabilized) — $18,460,000 [PV]
Term of Loan — 20 years [n]

Growth Rate — 2.00% [i]*

Market Value
$18,460,000 PV
20 [g] [n]

2.00 [g] [1]
Solve for FV = $27,529,915.94

Using these factors, a prospective market value upon loan maturity of $27,529,915.94 was determined.
Prospective Market Value Upon Loan Maturity = $27,530,000.00

*The growth rate is based on the market trends. This includes data from population, unemployment
factors, median household income, median home values and capitalization rates. In addition,
comparables within the State of Georgia were analyzed to determine a growth rate.

Population
The following table indicates that the population for the City of McDonough is expected to increase an
average of 6.70 percent per year between 2000 and 2019.

CHANGE IN TOTAL POPULATION

TOTAL ANNUAL
SUBJECT YEAR POPULATION CHANGE | PERCENT CHANGE | PERCENT
MCDONOUGH 2000 8,493
2010 22,084 13,591 160.0% 1,359 16.0%
Estimated 2014 24,376 2,292 10.4% 2,292 2.6%
Projected 2019 26,237 1,861 7.6% 372 1.5%

Source: U.S. Census Bureau and Nielsen Claritas; Ribbon Demographics

Unemployment Trends
The unemployment rate has fluctuated from 2.6 percent to 10.4 percent over the past ten years. These
fluctuations are in line with the unemployment rates for the State of Georgia.

LABOR FORCE AND EMPLOYMENT TRENDS FOR HENRY COUNTY
CIVILIAN EMPLOYMENT UNEMPLOYMENT
ANNUALS LABOR TOTAL % TOTAL %

2000 67,806 66,019 97.4% 1,787 2.6%
2001 71,482 69,366 97.0% 2,116 3.0%
2002 75,402 72,343 95.9% 3,059 4.1%
2003 78,949 75,573 95.7% 3,376 4.3%
2004 83,130 79,506 95.6% 3,624 4.4%
2005 89,168 84,515 94.8% 4,653 5.2%
2006 92,793 88,548 95.4% 4,245 4.6%
2007 96,292 91,986 95.5% 4,306 4.5%
2008 98,197 92,112 93.8% 6,085 6.2%
2009 96,934 87,684 90.5% 9,250 9.5%
2010 95,947 85,972 89.6% 9,975 10.4%
2011 104,821 94,646 90.3% 10,175 9.7%
2012 106,795 97,225 91.0% 9,570 9.0%
2013 106,624 99,288 93.1% 7,336 6.9%
2014** 105,582 98,060 92.9% 7,522 7.1%

* Data based on place of residence.

**Preliminary - based on monthly data through February 2014.

Source: U.S. Bureau of Labor Statistics Data
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Median Household Income
McDonough’s median household income indicates an increase of 1.40 percent per year between 2010
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and 2018.
CHANGE IN MEDIAN HOUSEHOLD INCOME
HOUSEHOLD TOTAL ANNUAL
SUBJECT YEAR INCOME CHANGE | PERCENT CHANGE | PERCENT
MCDONOUGH 2010 48,835
Estimated 2013 48,280 (555) -1.1% (555) -0.4%
Projected 2018 55,979 7,699 15.9% 1,540 3.2%

Median Home Value

McDonough’s median home value indicates a decrease of 0.75 percent per year between 2010 and 2018.

Source: U.S. Census Bureau and Nielsen Claritas; ESRI Business Information Solutions

CHANGE IN MEDIAN HOME VALUE
TOTAL ANNUAL
SUBJECT YEAR HOME VALUE CHANGE | PERCENT CHANGE | PERCENT
MCDONOUGH 2010 157,500
Estimated 2013 127,848 (29,652) -18.8% (29,652) -6.3%
Projected 2018 158,711 30,863 24.1% 6,173 4.8%

Realty Rates Market Survey
The Realty Rates Market Survey was considered in this analysis. The following table indicates the

fluctuation of capitalization rates within the South Atlantic Region. Capitalization rates ranged from 8.1 to

Source: U.S. Census Bureau and Nielsen Claritas; ESRI Business Information Solutions

8.5 percent in 2013, with an average of 8.3 percent.
REALTY RATES MARKET SURVEY - MCDONOUGH AREA CAPITALIZATION RATES
QUARTER 2012 2013 2014
1st Quarter 8.4% 8.2% 8.3%
2nd Quarter 8.2% 8.1%
3rd Quarter 8.2% 8.5%
4th Quarter 8.2% 8.4%
Source: RealtyRates.com; South Atlantic Region
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Comparable Sales Analysis
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Comparable market sales that sold within the State of Georgia were analyzed to determine any trend in
the area. The following table lists the comparables used in this analysis. Capitalization rates ranged from
4.53 to 14.69 percent between 2001 and 2013.

COMPARABLE SALES ANALYSIS
Name Number of Units |Date of Sale Sales Price NOI Cap Rate
Awondale Crossing Apts 156 1/1/2001 $5,600,000 $638,213 11.40%
Dunwoody Gables Apts 311 3/24/2002 $25,000,000 $1,937,418 7.75%
North River Village Apts 133 12/13/2002 $6,800,000 $693,200 10.19%
West Hampton Court Apts 52 5/29/2005 $2,600,000 $231,824 8.92%
Sierra Townhomes 134 9/20/2006 $5,000,000 $438,500 8.77%
Chastain Pines Apartments 167 7/26/2006 $4,735,000 $463,557 9.79%
Donnelly Gardens Apts 310 2/2/2007 $9,350,000 $841,500 9.00%
Park East Apartments 100 7/15/2008 $3,950,000 $335,750 8.50%
Staten Crossing 196 8/11/2008 $15,250,000 $953,125 6.25%
Anthos at Hidden Lakes 144 4/30/2008 $5,250,000 $569,900 10.86%
Twin Keys Apartments 68 3/30/2009 $3,350,000 $202,587 6.05%
Ansley Village 294 7/24/2009 $16,500,000 $1,514,355 9.18%
Linkwood Manor Apts 56 3/5/2009 $1,780,000 $169,063 9.50%
Gardens at Briarwood Apts 130 5/17/2010 $4,925,000 $535,167 10.87%
Highland Ridge Apartments 219 4/9/2010 $9,000,000 $779,210 8.66%
Forest Hills at Vinings Apts 302 3/17/2010 $14,600,000 $1,022,521 7.00%
Huntington Lane Apts 98 12/21/2010 $1,675,000 $246,204 14.69%
Barrington Mill Apartments 752 12/15/2010 $36,650,000 $2,581,812 7.04%
Park Gate Apartments 23 11/18/2010 $1,000,000 $103,623 10.36%
Sundance Creek Apts 232 11/2/2010 $14,100,000 $1,277,633 9.06%
Manchester at Mansell 468 10/15/2010 $27,150,000 $2,127,249 7.84%
Chatsworth Apartments 410 10/15/2010 $23,250,000 $1,932,196 8.31%
Glen Lake Apartments 270 10/13/2010 $30,000,000 $1,357,699 4.53%
The Retreat at Arc Way 284 10/7/2010 $10,000,000 $1,149,687 11.50%
Brookwood Valley Apts 240 6/19/2010 $17,250,000 $1,404,941 8.14%
Camellia Cove Apartments 12 3/31/2011 $295,000 $28,476 9.65%
Park Lake Apartments 328 12/12/2012 $18,550,000 $1,358,577 7.32%
Hampton Hill 236 12/14/2012 $17,600,000 $1,376,767 7.82%
The Falls Sope Creek 232 12/14/2012 $21,500,000 $1,025,010 4.77%
Holcomb Bridge Road Apartments 160 12/20/2012 $12,000,000 $768,415 6.40%
ARIUM North Point 236 12/21/2012 $14,100,000 $1,223,614 8.68%
Central Methodist Garden 52 12/26/2012 $2,785,000 $155,655 5.59%
The Hamptons at East Cobb 196 12/27/2012 $16,400,000 $1,080,842 6.59%
Fernwood 120 12/28/2012 $9,163,582 $640,984 6.99%
Abbington Pointe 408 12/28/2012 $23,500,000 $1,552,856 6.61%
Tree Corners Apartments 414 1/24/2013 $38,000,000 $2,904,983 7.64%
Paces Crossings Apartments 260 2/5/2013 $18,200,000 $1,294,717 7.11%
Sycamore Chase 111 2/7/2013 $6,461,000 $397,010 6.14%
Steeple Chase 305 19-Mar $13,275,000 $1,295,493 9.76%
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McDonough’s population has been increasing an average of 6.70 percent per year and its median
household income has been increasing an average of 1.40 percent per year in the past four years. Its
median home value has decreased 0.75 percent since 2010.

McDonough'’s unemployment rate was stable ranging from 2.6 to 6.2 percent from 2000 to 2008, and due
to the recent economic trends, McDonough, as well as the rest of the nation, increased in unemployment.
However, it is expected to decrease to at least to the high end of the historical range by the loan’s
maturity date.

A growth rate of 2.00 percent is typically used in projections and Atlanta’s market represents this

percentage. Therefore, a 2.00 percent growth rate was used in determining the subject's prospective
market value upon loan maturity.

Prospective Market Value Upon Loan Maturity = $27,530,000.00
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Value of Tax Credits
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For the purposes of this analysis, the likely market value of the tax credits allocated to the subject has
been estimated. The subject is a proposed construction and hopes to receive an annual allocation of
$547,978 from the Georgia Department of Community Affairs for low income housing tax credits. The total
for the 10-year period will be $5,479,780. To determine the value of the tax credits, the average price for
tax credits in the area was established by utilizing interviews with syndicators, developers and mortgage

lenders as well as published sources.

Analysis of Tax Credits

The following analysis is used to develop a present value for the subject’'s tax credits. Percentages
utilized were based on similar transactions as well as interviews with state and federal authorities to arrive

at an accurate market value for the allocated tax credits.

Tax Credit Calculation:
Assumed Federal Allocation:
Price x 0.91

Assumed State Allocation:
Price x 0.37

Total Value of Tax Credits (rounded)

Total Value of Tax Credits = $7,014,000.00

$5,479,780
$4,986,600

$5,479,780
$2,027,519

$4,986,600

$2,027,519

$7,014,119
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CONCLUSION OF VALUE
The market values indicated by the three appraisal approaches utilized are as follows:

Value of the Real Estate — As Is

Cost Approach Income Approach Sales Comparison Approach
$15,630,000.00 (Market) $15,420,000.00 (Market) $14,740,000.00

$ 9,280,000.00 (Restricted) $ 8,400,000.00 (Restricted)

Value of the Real Estate — As Complete

Cost Approach Income Approach Sales Comparison Approach
$17,130,000.00 (Market) $16,910,000.00 (Market) $18,900,000.00

$ 9,850,000.00 (Restricted) $ 8,940,000.00 (Restricted)

Value of the Real Estate — As Complete & Stabilized
Cost Approach Income Approach Sales Comparison Approach
N/A $18,460,000.00 (Market) N/A

$10,230,000.00 (Restricted)

Reconciliation involves the weighing of the three approaches in relation to their importance or their
probable influence on the reactions of typical uses and investors in the market. Consideration is given to
the quality and quantity of the data available for examination in each approach, to the inherent
advantages and disadvantages of each approach and to the relevancy of each to the subject property.

The Cost Approach considers the current cost of replacing a property, less depreciation from three
sources: physical deterioration, functional obsolescence, and external obsolescence. A summation of the
market value of the land, assumed vacant and the depreciated replacement cost of the improvements
provides an indication of the total value of the property.

The Income Approach is typically used when the real estate is commonly developed, or bought and sold
for the anticipated income stream. Income and expense data of similar properties in the surrounding area
were used in this analysis. The most weight is accorded to the indication via the Income Comparison
Approach in the final value conclusion.

The Sales Comparison Approach is a reflection of the buying and selling public based on physical and/or
financial units of comparison. The market for properties similar to the subject has been active in the
subject’'s market area. As was noted in the improved sales analysis, the range of unit values after
adjustments was relatively narrow. Quantitative (percentage) adjustments for the differences between the
comparables and the subject were made to the comparables.

The data utilized and the value indicated by the three approaches is considered appropriate in estimating
the value of the subject property. Weight is given to the Income Approach, and this value is considered to
provide the best indication of value for the subject.

Based on the data, analyses and conclusions presented in the attached report, it is our opinion that the
“as is” market value of the subject property, as of April 8, 2014, is as follows:

FIFTEEN MILLION FOUR HUNDRED TWENTY THOUSAND DOLLARS
$15,420,000.00

Based on the data, analyses and conclusions presented in the attached report, it is our opinion that the
“as is” market value, as restricted of the subject property, as of April 8, 2014, is as follows:

EIGHT MILLION FOUR HUNDRED THOUSAND DOLLARS
$8,400,000.00
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Based on the data, analyses and conclusions presented in the attached report, it is our opinion that the
“as complete” prospective market value of the subject property, as of December 31, 2015, is as follows:

SIXTEEN MILLION NINE HUNDRED TEN THOUSAND DOLLARS
$16,910,000.00

Based on the data, analyses and conclusions presented in the attached report, it is our opinion that the
“as complete” prospective restricted value of the subject property, as of December 31, 2015, is as follows:

EIGHT MILLION NINE HUNDRED FORTY THOUSAND DOLLARS
$8,940,000.00

Based on the data, analyses and conclusions presented in the attached report, it is our opinion that the
“as complete and stabilized” prospective market value of the subject property, as of August 1, 2016, is as
follows:

EIGHTEEN MILLION FOUR HUNDRED SIXTY THOUSAND DOLLARS
$18,460,000.00

Based on the data, analyses and conclusions presented in the attached report, it is our opinion that the
“as complete and stabilized” prospective restricted value of the subject property, as of August 1, 2016, is
as follows:

TEN MILLION TWO HUNDRED THIRTY THOUSAND DOLLARS
$10,230,000.00

Based on the data, analyses and conclusions presented in the attached report, it is our opinion that the
prospective market value at loan maturity of the subject property, as of August 1, 2016, is as follows:

TWENTY-SEVEN MILLION FIVE HUNDRED THIRTY THOUSAND DOLLARS
$27,530,000.00

Based on the data, analyses and conclusions presented in the attached report, it is our opinion that the
valuation of tax credits of the subject property, as of December 31, 2015, is as follows:

SEVEN MILLION FOURTEEN THOUSAND DOLLARS
$7,014,000.00
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EXHIBIT A
LEGAL DESCRIPTION

All that tract or parcel of land situate, lying and being in Original Lots of Land Nos. 156 & 157,
7th Land District of Henry County, Georgia and being all of Tract "A” containing 24.887 acres,
more particularly described according to the survey prepared for Sable Chase of MeDonough,
L.P., a Georgia Limited Partmership, dated November 13, 1992, tecorded in Plat Book 21, page
288 in the Office of the Clerk of Superior Court of Henry County, Georgia.

‘Together with all of Sable Chase of McDonough L.P.’s right, title and interest in and to that
certaint EASEMENT from Ronnie C. Davis and Norita V. Davis to Sable Chase of McDonough
L.P., executed and defivered and filed for the record in Office of Clerk of Superior Court of .
Henry County, Georgia on August 26, 1993 in Deed Book 1705, pages 191-197. Said
EASEMENT being 80 feet in width, traversing a portion of a tract of land lying South of the
real estate deseribed above and extending from the South boundary line of the real eswmte
described above 1o the North boundary line of the right-of-way of Georgia Highway 20 & 81.
The real estate traversed by said EASEMENT being further described in said EASEMENT.
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NONEXCLUSIVE INSTALLATION AND SERVICE AGREEMENT

This Nonexclusive Installation and Service Agreement (“Agteement”™ between Charter
Communications, LLC (“Operator””) and Sable Chase of McDonough, LP (“Owner”) on this 16
day of August, 2012 (“Effective Date™). Capitalized terms used in this Agreement shall have the
same meaning as specified in the “Basic Information” section below.

B BASIC INFORMATION
Premises (or Property) (further described in Exhibit A):
Premises Name: Sable Chase Apartments

Street Address: 102 Sable Chase Blvd.
City/State/Zip: McDonough, GA 30253
Number of units: 225

Notices:

Owner: WName: Sable Chase of McDonough, LP
Address: 3111 Paces Mill Rd. SE
Atlanta, GA 30339
Phone: 770-984-2100
Fax: 770-952-8821

Agreement Term: The period starting on the Start Date and ending on the Expiration Date. The
Agreement Term shall automatically be renewed for additional successive terms of 1 year(s)
unless either party provides written notice of termination not less than 6 months prior to the end
of the Agreement Term then in effect.

Start Date: August 15, 2012 | Expiration Date: August 14, 2020
Serviees: Services shall mean all lawful communications services (including video/cable

services) that Operator may provide.
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Equipment: All above-ground and underground coaxial cables, fiber, internal wiring, conduit,
electronics and/or any other equipment or facilities necessary for, installed by, and/or used by
Operator (or its predecessor(s)-in-interest) to provide the Services. The Equtpmcnt extends from
the external boundary lines of the Premises up to and including the outlets in each unit,

1. Grant, In consideration of the mutual promises and other cansideration set forth herein, the
sufficiency of which is hereby acknowledged, Owner grants Operator the right (including ingress
and egress) to install, operate, improve, remove, repair and/or maintain its Equipment within the
Premises. Upon termination of this Agreement, Operator shall have the right to remove its
Equipment, as applicable, provided that any Equipment that Operator does not remove within 90
days of such termination, shall be deemed abandoned and become the property of the Owner. This
Agreement may be recorded. This rights granted hereunder shall run with the land and shall bind
and inure to the benefit of the parties and their respective successors and assigns.

2. Services; Equipment. Operator shall have the (i) nonexclusive right to offer and (ii) exclusive
right to market the Services to residents of the Premises. Operator will install, maintain, and/or
operate the Equipment in accordance with applicable law. The Equipment shall always be owned
by and constitute the petsonal property of the Operator, except that from the Effective Date, the
internal wiring located within any building, which includes “cable home wiring” and “home run
wiring”' (the “Internal Wiring”) and, without limitation, excludes set-top boxes, electronics, active
components, and exterior Equipment, shall be deemed to be owned by and constitute the perscnal
property of the Owner. Owner hereby grants to Operator the exclusive right to use the Internal
Wiring during the Agreement Term and (i) shall not grant any other provider rights to use the
Internal Wiring and (ii) shall prohibit other providers from using the same,

Without limiting Operatot’s exelusive rights to use Internal Wiring and its Equipment, should either
(A) an antenna, or signal amplification sysiem or (B) any Owner modification, relocation of, and/or
work on the Internal Wiring interfere with the provision of Operator’s Services, Owner shall
eliminate such interference immediately. In the event (i) installation, repair, maintenance, or proper
operation of the Equipment, and/or unhindesed provision of the Services is not possible at any time
as a result of interference, obstruction, or other condition not caused by Operator, or (ii) such
interference, obstruction, or other condition (or the cause thereof) will have negative consequences
to Operatot’s pcrsonnel safety ot the Bquipment, as Operator may determine in its sole discretion,
Operator may terminate this Agreement without lability upon written notice to Owner,

3, Owner represents and warrants that it is the legal owner of and the holder of fee title to the
Premises; that it has the authority to execute this Agreement. The person signing this Agreement
represents and warrants that he/she is Owner’s authorized agent with full authority to bind Owner
hereto. If any one or more of the provisions of this Agreement are found to be invalid or
unenforceable, such invalid provision shall be severed from this Agreement, and the remaining
provisions of this Agreement will remain in effect without further impairment.

4. In the event of a default by a party hereunder in addition to rights available at law ot in equity,
the non-defaulting party may (i) terminate the Agreement after 3¢ days prior written notice, unless
the other party cures or commences to cure such breach during such 30-day period and diligently

! The terms “cable home wiring and “home run wiring” are defined at 47 CER §§ 76.5011) and 76.3C0(d).
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proceeds with such cure (exercising commercially reasonable efforts). Neither party shall be liable
to the other party for any delay or its failure to perform any obligation under this Agreement if such
delay or failute is caused by the occurrence of any event beyond such party’s reasonable control.

5. Each party shall indemnify, defend and hold harmless the other against all liability, claims,
losses, damages and expenses (collectively, “Liability™), but only to the extent that such Liability
arises from any negligent or willful misconduct, breach of this Agreement, or violation of a third
party’s rights or applicable law on the part of the party from whom indemnity is sought. Each party
seeking such indemnification shall use reasonable efforts to promptly notify the other of any
situation giving rise to an indemnification obligation hereunder, and neither party shall enter into a
settlement that imposes liability on the other without the other party’s consent, which shall not be
unreasonably withheld.

6. Notwithstanding anything to the contrary stated hereunder, Operator will not be liable for any
indirect,. special, incidental, punitive or consequential damages, including, but not limited to,
damages based on loss of service, revenues, profits or business opportunities.

IN WITNESS WHEREOF, the partics have set their hands on the date indicated in their

respective acknowledgments.

OPERATOR: OWNER:
Charter Communications, LI.C _.Sable Chase of McDonough, LP
By: Charter Communications, Inc., its By: Hallmark Group Services of McDonough II, LLC,,

) i

 (Si1gnaidre)
Printed Name: Adc\m% Printed Name: Martin H Petersen

Signature)

Title \rP S LA Title: Managing Member
Date: q =3~ . Date: ‘: Q\lbl oL
By: By: 40 z
TIEss SIgnature) [ (Wilness Signamre)
Printed Name: Printed Name: _ OSw_ D Pewi e
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STATE OF émr‘qd ol )
)
countyor ___ Cobh )

On__ % ‘!, (173 ‘IQD {2t before me, Dh["\:n [a H,:P dfe.f‘ Sernt , personally appeared personally

known to me (or proved to me the basis of satisfactory evidence) to be the person(s) whose name(s)
isfare subscribed to the within instrument and acknowledged to me that he/she/they executed the

same in his/her/their authorized capacity(ies), and that by histher/their signature(s) on the

instrument the person(s} or the entity upon behalf of which rm.mm s) acted;, executed the
,

ok d Mar T,
p @.--gﬁ-.p&g
it i Yot A
instrument {ﬁ é,»““ & %

WITNESS my hand and official seal.

STATE OFA&M&_J
)
COUNTY OF ﬁmﬁ: ey o

On d-13 -tz before meR.Odam gm.{ personally appeared personally known to me (or

proved to me the basis of satisfactory evidence) to be the person(s) whose name(s) is/are subscribed
to the within instrument and acknowledged to me that he/she/they executed the same in histher/their

authorized capacity(ies), and that by his/her/their signature(s) on the instrument the person(s) or the

= = Rev 07/30/08



EXHIBIT “A”

LEGAL DESCRIPTION

All that tract or parcel of land simate, lying and being in Original Lots of Land Nos. 156 & 157,
Tth Land District of Henry County, Georgia and being all of Tract "A”" containing 24.887 acres,
more particularly described according to the survey prepared for Sable Chase of McDonough,
L.P., a Georgia Limited Partoership, dated November 13, 1992, recorded in Plat Book 21, page
288 in the Office of the Clerk of Superior Court of Henty County, Georgiz.

Together with all of Sable Chase of McDoncugh L.P.'s right, title and interest in and to that
cerain EASEMENT from Ronnie C. Davis and Norita V. Davis to Sable Chase of McDonough
L.P., executed and delivered and filed for the record in Office of Clerk of Superior Court of
Henry County, Georgia on August 26, 1993 in Deed Book 1705, pages 191-197. Said
EASEMENT being 80 feet in width, traversing a portion of 4 tract of land lying South of the
real estate described above and extending from the South boundary line of the real ssiate
described above to the North boundary line of the right-of-way of Georgia Highway 20 & 81.
The real estate traversed by said EASEMENT being further described in said EASEMENT.
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THIS TNDENTURE, made this o day of Juge, 1993, batween 7.C. 13
BROGDOH, JR., of the Gtate of Georgia and County of Henry, heroinafter &

WG

1]

called grantor and $ABLE CHASE OF MCDONOUGH L.P,, a Georgia Limited
Partnership, of the State of Georgla and County of Benry, .‘noni-nuttor

«alled grantee.

THAT the saia gra;&tor; for wad in consideration of TEN (§10.G0)
DOLLARS AND OTHER VALUABLE CONSIDERATION En hand paid st and before
the sealing and delivary of those presents, the receipt whareng is
hereby acknowlaedged, hag q;:anpad, bargui‘ned, sold and. conveyed, and by
those preaents dovs grant, bargain, seil and convey unto the maid
grantee, all of tha following described property, to-wit:

All that tract or parcel of land situate, lying and being in
Original Lots of Land Nes, 156 & 157, 7th Land District of .
Hanry County, Georgla and being all of Tract "A" containing
24.887 acres, more partlcularly described accnrﬁing to survey

- prapared for Sable Chase of McbDonough L.P. a Georgia Limlted.
Partners) ig, dated November 13, 1991, rmcorded. in Plat Book 2/,
page ¢+ in Office of Clerk of Buperior Court oF Renry County,
Georgia.

TO EAVE AND TO HOLD the said bargained premises, together with
all and singuler the rlqhi':u, members and appurtenances theroof, to
the samé being, belonging or in wnywise appertaining, to the only
proper use, bepsfit and behoof of the sald grantes forever IN FEE
BSINPLE,

FACETON & PRESTOM, FC

ATTORHEYE AT WA 230 AT MARD STAKEY PO WON 71 OCUGLAR GUORGIAJIBSD T BAET00 13604
»
A R |
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And the sald grantor, for himeelf, him heirs, executors and

‘sdministratorm will warrant and forever defend the right and title €o

the above-described proparty unto the sald grantee, nqainnt the
lawful claime of =1} personsivwhomscever.

The werds "Granter® and "Crantes® whenever weed herelin shall
inciude individuals, corporationa (and if a corporation, its
officers, employees, agents or attorneysa} and any and all other
peracnd or entities, and the respective heirs, executors,
administrators, 1egn!. rapresentatives, successors and assigns of
the parties hareto, and all those holdlng under any of them, and
the pronouns used herdin shall include when appropriata alther
gender and both singular and plural.

IN WITNESS WHEREDF, the sald grantor has hereuntc set ?\Ls hand

- and affixed hias sesl, the day and year above written,

Stgned, aealed and dolivered

iWence ofs .
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Prepared by, and after recording
return to:

Ballard Spahr LLP

1909 K Street, NW

12th Floor

Washington, DC 20006-1157
ATTN: Dameouq Rivers, Esq.

AFTER RECORDING RETURN TO
GEORGE C. CALLOWAY, ESQ.
SPECIALIZED TITLE SERVICES, INC.

6133 PEACHTREE DUNWOODY ROAD NE
ATLANTA, GEORGIA 30328

(770)394-7000 STS FILE NO. 1030 015%
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MULTIFAMILY DEED TO SECURE DEBT,

ASSIGNMENT OF RENTS

AND SECURITY AGREEMENT

OMEAST #15867762 v2

. (CME AND PORTFOLIO)

{Revised 9-1-2011}
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Freddie Mac Loan Number: 708287115
Property Name: Sable Chase

MULTIFAMILY DEED TO SECURE DEBT,
ASSIGNMENT OF RENTS
AND SECURITY AGREEMENT
GEORGIA

(CME AND PORTFOLIO)

(Revised 9-1-2011)

THIS MULTIFAMILY DEED TO SECURE DEBT, ASSIGNMENT OF RENTS AND
- SECURITY AGREEMENT (“Instrument™) is made to be effective as of the 1™ day of March,
2013, between SABLE CHASE OF MCDONOUGH, L.P. a/k/a SABLE CHASE OF
MCDONOUGH L.P., a limited partnership organized and existing under the laws of Georgia,
whose address is 3111 Paces Mill Road, Suite A-250, Atlanta, Georgia 30339, as grantor
{(“Borrower™), and GREYSTONE SERVICING CORPORATION, INC., a corporation
organized and existing under the laws of Georgia, whose address is 419 Belle Air Lane,
Warrenton, Virginia 20186, as grantee (“Lender”). Borrower’s organizational identification
number, if applicable, is 866381,

RECITAL

Borrower is indebted to Lender in the principal amount of $4,900,000.00, as evidenced by
Borrower’s Multifamily Note payable to Lender, dated as of the date of this Instrument, and
- maturing on March 1, 2020 (“Maturity Date”).

AGREEMENT

TO SECURE TO LENDER the repayment of the Indebtedness, and all renewals, extensions and
modifications of the Indebtedness, and the performance of the covenants and agreements of
Borrower contained in the Loan Documents, Borrower grants, conveys and assigns to Lender
and Lender’s successors and assigns, with power of sale, the Mortgaged Property, including the
Land located in Henry County, State of Georgia and described in Exhibit A attached to this
Instrument. To have and to hold the Mortgaged Property unto Lender and Lender’s successors
and assigns forever. As used in this Instrument, the term “Mortgaged Property” is synonymous
with the term “Secured Property,” and the term “Lien” is synonymous with the term “security
interest and title.” :

Borrower covenants that Borrower is lawfully seized of the Mortgaged Property and has the
right, power and authority to grant, convey and assign the Mortgaged Property, that the
Mortgaged Property is unencumbered, except as shown on the schedule of exceptions to
coverage in the title policy issued to and accepted by Lender contemporaneously with the
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execution and recordation of this Instrument and insuring Lender’s interest in the Mortgaged
Property (the “Schedule of Title Exceptions™). Borrower covenants that Borrower will warrant
and defend generally the title to the Mortgaged Property against all claims and demands, subject
to any easements and restrictions listed in the Schedule of Title Exceptions.

UNIFORM COVENANTS
(CME AND PORTFOLIO)

(Revised 9-1-2011)

Covenants. In consideration of the mutual promises set forth in this Instrument, Borrower and
Lender covenant and agree as follows:

L

Georgia

Definitions. The following terms, when used in this Instrument (including when used in
the above recitals), will have the following meanings and any capitalized term not
specifically defined in this Instrument will have the meaning ascribed to that term in the
Loan Agreement:

“Attorneys’ Fees and Costs” means (a) fees and out of pocket costs of Lender’'s and
Loan Servicer’s attorneys, as applicable, including costs of Lender’s and Loan Servicer’s
in-house counsel, support staff costs, costs of preparing for litigation, computerized
research, telephone and facsimile transmission expenses, mileage, deposition costs,
postage, duplicating, process service, vidcotaping and similar costs and expenses; (b)
costs and fees of expert witnesses, including appraisers; (¢) investigatory fees; and (d) the
costs for any opinion required by Lender pursuant to the terms of the Loan Documents.

“Borrower” means all Persons identified as “Borrower” in the first paragraph of this
Instrument, together with their successors and assigns.

“Business Day” means any day other than a Saturday, a Sunday or any other day on
which Lender or the national banking associations are not open for business.

“Event of Default” means the occurrence of any event described in Section 8.

“Fixtures” means all property owned by Borrower which is attached to the Land or the
Improvements so as to constitute a fixture under applicable law, inciuding: machinery,
equipment, engines, boilers, incirerators and installed building materials; systems and
equipment for the purpose of supplying or distributing heating, cooling, electricity, gas,
water, air or light; antennas, cable, wiring and conduits used in connection with radio,
television, security, fire prevention or fire deteetion or otherwise used to carry electronic
signals; telephone systems and equipment; elevators and related machinery and
equipment; fire detection, prevention and extinguishing systems and apparatus; security
and access control systems and apparatus; plumbing systems; water heaters, ranges,
stoves, microwave ovens, refrigerators, dishwashers, garbage disposers, washers, dryers
and other appliances; light fixtures, awnings, storm windows and storm doors; pictures,
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screens, blinds, shades, curtaing and curtain rods; mirrors; cabinets, paneling; rugs and
floor and wall coverings; fences, trees and plants; swimming pools; and exercise
equipment.

“Governmental Authority” means any board, commission, department, agency or body
of any municipal, county, state or federal governmental unit, or any subdivision of any of
them, that has or acquires jurisdiction over the Mortgaged Property, or the use, operation
or improvement of the Mortgaged Property, or over Borrower.

“Ground Lease” means the lease described in the Loan Agreement pursuant to which
Borrower leases the Land, as such lease may from time to time be amended, modified,
supplemented, renewed and extended.

“Improvements’ means the buildings, structures, improvements now constructed or at
any time in the future constructed or placed upon the Land, including any future
alterations, replacements and additions.

“Indebtedness” means the principal of, interest at the fixed or variable rate set forth in
the Note on, and all other amounts due at any time under, the Note, this Instrument or any
other Loan Document, including prepayment premiums, late charges, default interest, and
advances as provided in Section 7 to protect the security of this Instrument.

“Land” means the land described in Exhibit A.

“Leasehold Estate” means Borrower’s interest in the Land and any other real property
leased by Borrower pursuant to the Ground Lease, if applicable, including all of the
following:

(a) All rights of Borrower to renew or extend the term of the Ground Lease.
{h) All amounts deposited by Borrower with Ground Lessor under the Ground Lease.

(©) Borrower’s right or privilege to terminate, cancel, surrender, modify or amend the
Ground Lease.

(d)  All other options, privileges and rights granted and demised to Borrower under
the Ground Lease and all appurtenances with respect to the Ground Lease.

“Leases” means all present and future leases, subleases, licenses, concessions or grants or
other possessory interests now or hereafter in force, whether oral or written, covering or
affecting the Mortgaged Property, or any portion of the Mortgaged Property (including
proprietary leases or occupancy agreements if Borrower is a cooperative housing
corporation), and all modifications, extensions or renewals.

“Lender” means the entity identified as “Lender” in the first paragraph of this
Instrument, or any subsequent holder of the Note.
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“Loan Agreement” means the Multifamily Loan and Security Agreement executed by
Borrower in favor of Lender and dated as of the date of this Instrument, as such
agreement may be amended from time to time,

“Loan Documents” means the Note, this Instrument, the Loan Agreement, all guaranties,
all indemnity agreements, all collateral agreements, UCC filings, O&M Programs, the
MMP and any other documents now or in the future executed by Borrower, any guarantor
or any other Person in connection with the loan evidenced by the Note, as such
documents may be amended from time 10 time.

“Loan Servicer” means the entity that from time to time is designated by Lender or its
designee to collect payments and deposits and receive Notices under the Note, this
Instrument and any other Loan Document, and otherwise to service the loan evidenced by
the Note for the benefit of Lender. Unless Borrower receives Notice to the confrary, the
Loan Servicer is the entity identified as “Lender” in the first paragraph of this Instrument.

“Mortgaged Property” means all of Borrower’s present and future right, title and
interest in and to all of the following: '

(a) The Land, or, if Borrower's interest in the Land is pursuant to a Ground Lease,
the Ground Lease and the Leasehold Estate,

(b) The Improvements.
{©) The Fixtures.
(d) The Personalty.

(e) All current and future rights, including air rights, development rights, zoning
rights and other similar rights or interests, easements, tenements, rights of way,
strips and gores of land, streets, alleys, roads, sewer rights, waters, watercourses
and appurtenances related to or benefiting the Land or the Improvements, or both,
and all rights-of-way, streets, alleys and roads which may have been or may in the
future be vacated.

) All proceeds paid or to be paid by any insufer of the Land, the Improvements, the
Fixtures, the Personalty or any other part of the Mortgaged Property, whether or
not Borrower obtained the insurance pursuant to Lender's requirernent.

(g)  All awards, payments and other compensation made or to be made by any
municipal, state or federal authority with respect to the Land, the Improvements,
the Fixtures, the Personalty or any other part of the Mortgaged Property, including
any awards or settlements resulting from condemmnation proceedings or the total or
partial taking of the Land, the Improvements, the Fixtures, the Personalty or any
other part of the Mortgaged Property under the power of eminent domain or
otherwise and including any conveyance in lieu thereof.
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(h) All contracts, options and other agreements for the sale of the Land, or the
Leasehold Estate, as applicable, the Improvements, the Fixtures, the Personalty or
any other part of the Mortgaged Property entered into by Borrower new or in the
future, including cash or securities deposited to secure performance by parties of
their obligations.

(iy All proceeds from the conversion, voluntary or involuntary, of any of the items
described in subsections (a) throagh (h) inclusive into cash or liquidated claims,
and the right to collect such proceeds.

()] All Rents and Leases.

(k) All earnings, royalties, accounts receivable, issues and profits from the Land, the
Improvements or any other part of the Mortgaged Property, and all undisbursed
proceeds of the loan secured by this Instrument.

] All Imposition Reserve Deposits.

(m) Al refunds or rebates of Impositions by Governmental Authority or insurance
company (other than refunds applicable to periods before the real property tax
year in which this Instrument is dated).

(n) All tenant security deposits which have not been forfeited by any tenant ander any
Lease and any bond or other security in lieu of such deposits.

(0)  All names under or by which any of the above Mortgaged Property may be
operated or known, and all irademarks, trade names, and goodwill relating to any
of the Mortgaged Property.

“Note” means the Multifamily Note (including any Amended and Restated Note,
Consolidated, Amended and Restated Note, or Extended and Restated Note) executed by
Borrower in favor of Lender and dated as of the date of this Instrument, including all
schedules, riders, allonges and addenda, as such Multifamily Note may be amended,
modified and/or restated from time to time.

“Notice” or “Netices” means all notices, demands and other communication required
under the Loan Documents, provided in accordance with the requirements of Secnon
11.03 of the Loan Agreement.

“Person” means any natural person, sole proprietorship, corporation, general partnership,
limited partnership, limited liability company, limited liability partnership, limited
liability limited partnership, joint venture, association, joint stock company, bank, trust,
estate, unincorporated organization, any federal, state, county or municipal government
{or any agency or political subdivision thereof), endowment fund or any other form of
entity..

“Personalty” mieans all of the following:
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(a) Accounts (including deposit accounts) of Borrower related to the Mortgaged
Property.

(b) Equipment and inventory owned by Borrower, which are used now or in the
future in connection with the ownership, management or operation of the Land or
Tmprovements or are located on the Land or Improvements, including furniture,
furnishings, machinery, building materials, goods, supplies, tools, books, records
(whether in written ot electronic form} and computer equipment (hardware and

. software).

(c) Other tangible personal property owned by Borrower which is used now or in the
future in connection with the ownership, management or operation of the Land or
Improvements or is located on the Land or in the Improvements, including ranges,
stoves, microwave ovens, refrigerators, dishwashers, garbage disposers, washers,

. dryers and other appliances (other than Fixtures).

(d)  Any operating agreements relating to the Land or the Improvements.

(e)  Any surveys, plans and specifications and contracts for architcctural, engineering
and construction services relating to the Land or the Improvements.

H All other intangible property, general intangibles and rights relating to the
operation of, or used in connection with, the Land or the Improvements, including
all governmental permits relating to any activities on the Land and including
subsidy or similar payments received from any sources, including a Governmental
Authority.

(g} Any rights of Borrower in or under letters of credit.
“Property Jurisdiction™ means the jurisdiction in which the Land is located.

“Rents” means all rents {whether from residential or non-residential space), revenues and
other income of the Land or the Improvements, parking fees, laundry and vending
machine income and fees and charges for food, health care and other services provided at
the Mortgaged Property, whether now due, past due or to become due, and deposits
forfeited by tenants, and, if Borrower is a cooperative housing corporation or association,
maintenance fees, charges or assessments payable by shareholders or residents under
proprietary feases or occupancy agreements, whether now due, past due, or to become
due.

“Taxes” means all taxes, assessments, vault rentals and other charges, if any, whether
general, special or otherwise, including all assessments for schools, public betterments
and general or local improvements, which are levied, assessed or imposed by any public
authority or quasi-public authority, and which, if not paid, will become a Lien on the
Land or the Improvements.

Uniform Commercial Code Security Agreement.
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(a) This Instrument is also a security agreement under the Uniform Commercial Code
for any of the Mortgaged Property which, under applicable law, may be subjected
to a security interest under the Uniform Commercial Code, for the purpose of
securing Borrower’s obligations under this Instrument and to further secure
Borrower’s obligations under the Note, this Instrument and other Loan
Documents, whether such Mortgaged Property is owned now or acquired in the
future, and all products and cash and non-cash proceeds thereof (collectively,
“UCC Collateral™), and by this Instrument, Borrower grants to Lender a security
interest in the UCC Collateral. To the extent necessary under applicable law,
Borrower hereby authorizes Lender to preparc and file financing statements,
continuation statements and financing statement amendments in such form as
Lender may require to perfect or continue the perfection of this security interest.

(b) Unless Borrower gives Notice to Lender within 30 days after the occurrence of
any of the following, and executes and delivers to Lender modifications or
supplements of this Instrument (and any financing statement which may be filed
in connection with this Instrument) as Lender may require, Borrower will not (i)
change its name, identity, structure or jurisdiction of organization; (ii) change the
location of its place of business (or chief executive office if more than one place
of business); or (iii} add to or change any location at which any of the Mortgaged
Property is stored, held or located. ;

(c) If an Event of Default has occurred and is continuing, Lender will have the
remedies of a secured party under the Uniform Commercial Code, in addition to
all remedies provided by this Instrument or existing under applicable law. In
exercising any remedies, Lender may exercise its remedies against the UCC
Collateral separately or together, and in any order, without in any way affecting
the availability of Lender’s other remedies.

(d)  This Instrument also constitutes a financing staternent with respect to any part of
the Mortgaged Property that is or may become a Fixture, if permitted by
applicable law.

< Assignment of Rents; Appointment of Receiver; Lender in Possession,

(a) As part of the consideration for the Indebtedness, Borrower absolutely and
unconditicnally assigns and transfers to Lender all Rents.

() It is the intention of Borrower to establish a present, absolute and
irrevocable transfer and assignment to Lender of all Rents and to authorize
and empower Lender to collect and receive all Rents without the necessity
of further action on the part of Borrower.

(i}  Promptly upon request by Lender, Borrower agrees to execute and deliver
such further assignments as Lender may from time to time require.
Borrower and Lender intend this assignment of Rents to be immediately
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(b)

(iii)

(@

(i)

(ii1)

(iv)

effective and to constitute an absolute present assignment and not an
assignment for additional security only.

For purposes of giving effect to this absolute assignment of Rents, and for
no other purpose, Rents will not be deemed to be a part of the Mortgaged
Property. However, if this present, absolute and unconditional assignment
of Rents is not enforceable by its texms under the laws of the Property
Jurisdiction, then the Rents will be included as a part of the Mortgaged
Property and it is the intention of Borrower that in this circumstance this
Instrument create and perfect a Lien on Rents in favor of Lender, which
Lien will be effective as of the date of this Instrument.

Until the occurrence of an Bvent of Default, Lender hereby grants to
Borrower a revocable license to collect and receive all Rents, to hold all
Rents in trust for the benefit of Lender and to apply all Rents to pay the
installments of interest and principal then due and payable under the Note
and the other amounts then due and payable under the other Loan
Documents, including Imposition Reserve Deposits, and fo pay the current
costs and expenses of managing, operating and maintaining the Mortgaged
Property, including utilities, Taxes and insurance premiums (to the extent
not included in Imposition Reserve Deposits), tenant improvements and
other capital expenditures.

So long as no Event of Default has occurred and is continuing, the Rents
remaining after application pursuant to the preceding sentence may be
retained by Borrower free and clear of, and released from, Lender’s rights
with respect to Rents under this Instrument.

After the occurrence of an Event of Default, and during the continuance of
such Event of Default, Borrower authorizes Lender to collect, sue for and
compromise Rents and directs each tenant of the Mortgaged Property to
pay all Rents to, or as directed by, Lender. From and after the occurrence
of an Event of Default, and during the continuance of such Event of
Default, and without the necessity of Lender entering upon and taking and
maintaining control of the Mortgaged Property directly, or by a receiver,
Borrower’s license to collect Rents will antomatically terminate and
Lender will without Notice be entitled to all Rents as they become due and
payable, including Rents then duc and unpaid. Borrower will pay to
Lender upon demand all Rents to whick Lender is entitled.

At any time on or after the date of Lender’s demand for Rents, Lender
may give, and Borrower hereby imrevocably authorizes Lender to give,
notice to all tenants of the Mortgaged Property instructing them to pay all
Rents to Lender. No tenant will be obligated to inquire further as to the
occurrence or continuance of an Event of Default. No tenant will be
obligated to pay to Borrower any amounts which are actually paid to
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(c}

(d)

Lender in response to such a notice. Any sach notice by Lender will be
delivered to each tenant personally, by mail or by delivering such demand
to each rental unit. Borrower will not interfere with and will cooperate
with Lender’s collection of such Rents.

Borrower represents and warrants to Lender that it has not executed any prior
assignment of Rents (other than an assignment of Rents securing any prior
indebtedness that is being assigned to Lender, or paid off and discharged with the
proceeds of the Loan evidenced by the Note or, if this Instrument is entered into
in connection with a Supplemental Loan, other than an assignment of Rents
securing any Senior Indebtedness), that Borrower has not performed any acts and
has not executed, and will not execute, any instrument which would prevent
Lender from exercising its rights under any Loan Document, and that at the time
of execution of this Instrument there has been no prepayment of any Rents for
more than 2 months prior to the due dates of such Rents.

If an Event of Default has occurred and is continuing, then Lender will have each
of the following rights and may take any of the following actions:

@ Lender may, regardless of the adequacy of Lender's security or the
solvency of Borrower and even in the absence of waste, enter upon and
take and maintain full control of the Mortgaged Property in order to
perform all acts that Lender in its discretion determines to be necessary or
desirable for the operation and maintenance of the Mortgaged Property,
including the execution, cancellation or modification of Leases, the
collection of all Rents, the making of Repairs to the Mortgaged Property
and the execution or termination of contracts providing for the
management, operation or maintenance of the Mortgaged Property, for the
purposes of enforcing the assignment of Rents pursuant to Section 3(a),
protecting the Mortgaged Property or the security of this Instrument, or for
such other purposes as Lender in its discretion may deem necessary or
desirable.

(ii) Alternatively, if an Event of Default has occurred and is continving,
regardless of the adequacy of Lender’s security, without regard to
Borrower's solvency and without the necessity of giving prior notice {oral
or written) to Borrower, Lender may apply to any court having jurisdiction
for the appointment of a receiver for the Mortgaged Property to take any
or all of the actions set forth in the preceding sentence. If Lender elects to
seek the appointment of a receiver for the Mortgaged Property at any time
after an Event of Default has occurred and is continuing, Borrower, by its
execution of this Instrument, expressly consents to the appointment of
such receiver, including the appointment of a receiver ex parte if permitted
by applicable law.
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(ili)  If Borrower is a housing cooperative corporation or association, Borrower
hereby agrees that if a receiver is appointed, the order appointing the
Tecelver may contain a provision reguiring the receiver to pay the
instaliments of interest and principal then due and payable under (he Note
and the other amcunts then due and payable under the other Loan
Documents, including Tmposition Reserve Deposits, it being
acknowledged and agreed that the Indebtedness is an obligation of
Borrower and must be paid out of maintenance charges payable by
Borrower’s tenant shareholders under their proprietary leases or
occupancy agreements.

(iv)  Lender or the receiver, as the case may be, will be entitled to receive a
reasonable fee for managing the Mortgaged Property.

(v)  Immediately upon appointment of a receiver or immediately upon
Lender’s entering upon and taking possession and control of the
Mortgaged Property, Borrower will surrender possession of the Mortgaged
Property to Lender or the receiver, as the case may be, and will deliver to
Lender or the receiver, as the case may be, all documents, records
(including records on electronic or magnetic media), accounts; surveys,
plans, and specifications relating to the Mortgaged Property and all
security deposits and prepaid Rents. :

(vi)  If Lender takes possession and control of the Mortgaged Property, then
Lender may exclude Borrower and its representatives from the Mor{gaged
Property.

Borrower acknowledges and agrees that the exercise by Lender of any of the
rights conferred under this Section 3 will not be construed to make Lender a
mortgagee-in-possession of the Mortgaged Property so long as Lender has not
itself entered into actual possession of the Land and Improvements.

(e) If Lender enters the Mortgaged Property, Lender will be liable to account only to
Borrower and only for those Rents actually received. Except to the extent of
Lender’s gross megligence or willful misconduct, Lender will not be liable to
Borrower, anyone claiming under or through Borrower or anyone having an
interest in the Mortgaged Property, by reason of any act or omission of Lender
under Section 3(d), and Borrower hereby releases and discharges Lender from any
such liability to the fullest extent permitted by law.

¢3) If the Rents are not sufficient to meet the costs of taking control of and managing
the Mortgaged Property and collecting the Rents, any funds expended by Lender
for such purposes will become an additional part of the Indebtedness as provided
in Section 7.
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(g)

Any entering upon and taking of control of the Mortgaged Property by Lender or
the receiver, as the case may be, and any application of Rents as provided in this
Instrument will not cure or waive any Event of Default or invalidate any other
right or remedy of Lender under applicable law or provided for in this Instrument.

Assignment of Leases; Leases Affecting the Mortgaged Property.

(a)

(b)

(c)

As part of the conpsideration for the Indebtedness, Borrower absolutely and
unconditionally assigns and transfers to Lender all of Borrower’s right, title and
interest in, to and under the Leases, including Borrower’s right, power and
authority to modify the terms of any such Lease, or extend or terminate any such
Iease:

(3] It is the intention of Borrower to establish a present, absoclute and
irrevocable transfer and assignment to Lender of all of Borrower's tight,
title and interest in, to and under the Leases. Borrower and Lender intend
this assignment of the Leases to be immediately effective and to constitute
an absolute present assignment and not an assignment for additional
security only.

(i)  For purposes of giving effect to this sbsolute assignment of the Leases,
and for no other purpose, the Leases will not be deemed to be a part of the
Mortgaged Property.

(iii) However, if this present, absolute and unconditional assignment of the
Leases is not enforceable by its terms under the laws of the Property
Jurisdiction, then the Leases will be included as a part of the Mortgaged
Property and it is the intention of Borrower that in this circumstance this
Instrument create and perfect a Lien on the Leases in favor of Lender,
which Lien will be effective as of the date of this Instrument,

Until Lender gives Notice to Borrower of Lender’s exercise of its rights under this
Section 4, Borrower will have all rights, power and anthority granted to Borrower
under any Lease {except as otherwise limited by this Section or any other
provision of this Instrument), including the right, power and authority to modify
the terms of any Lease or extend or terminate any Lease. Upon the occurrence of
an Event of Default, and during the continuance of such Event of Default, the
permission given to Borrower pursuant to the preceding sentence to éxercise all
rights, power and authority under Leases will automatically terminate. Borrower
will comply with and observe Borrower’s obligations under all Leases, including
Borrower’s obligations pertaining to the maintenance and disposition of tenant
security deposits.

(3] Borrower acknowledges and agrees that the exercise by Lender, either

directly or by a receiver, of any of the rights conferred under this Section 4
will not be construed to make Lender a mortgagee-in-possession of the
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(d)

(e

®

Mortgaged Property so long as Lender has not itself entered into actual
possession of the Land and the Improvements,

(ify  The acceptance by Lender of the assignment of the Leases pursuant to
Section 4{a) will not at any time or in any event obligate Lender to take
any action under this Instrument or to expend any money or to incur any
expenses.

(iii)  Except to the extent of Lender's gross negligence or willful misconduct,
Lender will not be liable in any way for any injury or damage to person or
property sustained by any Person or Persons in or about the Mortgaged
Property.

(iv)  Prior to Lender’s actual entry into and taking possession of the Mortgaged
Property, Lender will not be obligated for any of the following:

(A) Lender will not be obligated to perform any of the terms,
covenants and conditions contained in any Lease (or otherwise
have any obligation with respect to any Lease).

(B)  Lender will not be obligated to appear in or defend any action or
proceeding relating to the Lease or the Mortgaged Property.

(C)  Lender will not be responsible for the operation, control, care,
management or repair of the Mortgaged Property or any portion of
the Mortgaged Property. The execution of this Instrument by
Borrower will constitute conclusive evidence that all responsibility
for the operation, control, cate, management and repair of the
Mortgaged Property is and will be that of Borrower, prior to such
actual entry and taking of possession.

Upon delivery of Notice by Lender to Bommower of Lender’s exercise of Lender’s
rights under this Section 4 at any time after the occurrence of an Event of Default,
and during the continuance of such Event of Default, and without the necessity of
Lender entering upon and taking and maintaining control of the Mortgaged
Property directly, by a receiver, or by any other manner or proceeding permitted
by the laws of the Property Jurisdiction, Lender immediately will have all rights,
powers and authority granted to Borrower under any Lease, including the right,
power and authority to modify the terms of any such Lease, or extend or terminate
any such Lease.

Borrower will, promptly upon Lender's request, deliver to Lender an executed
copy of each residential Lease then in effect.

If Borrower is a cooperative housing corporation or association, notwithstanding
anything to the contrary contained in this Instrument, so long as Borrower
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remains a cooperative housing corporation or association and is not in breach of
any covenant of this Instrument, Lender consents to the following:

{1 Borrower may execute leases of apartments for a term in excess of 2 years
to a tenant shareholder of Borrower, so long as such leases, including
proprietary leases, are and will remain subordinate to the Lien of this
Instrument,

(i)  Borrower may surrender or terminate such leases of apartments where the
surrendered or terminated lease is immediately replaced or where
Borrower makes its best efforts to secure such immediate replacement by
a newly-executed lease of the same apartment to a tenant sharcholder of
Borrower. However, no consent is given by Lender to any execution,
surrender, termination or assignment of a lease under terms that would
waive or reduce the obligation of the resulting tenant shareholder under
such’ lease to pay cooperative assessmemts in full when due or the
obligation of the former tenant shareholder to pay any unpaid portion of
such assessments.

Prepayment Premivm. Borrower will be required to pay a prepayment premium in
connectjon with certain prepayments of the Indebtedness, including a payment made after
Lender’s exercise of any right of acceleration of the Indebtedness, as provided in the
Note.

Application of Payments. If at any time Lender receives, from Borrower or otherwise,
any amount applicable to the Indebtedness which is less than all amounts due and payable
at such time, then Lender may apply that payment to amounts then due and payable in
any manner and in any order determined by Lender, in Lender’s discretion. Neither
Lender’s acceptance of an amount that is less than all amounts then due and payable nor
Lender’s application of such payment in the manner authorized will constitute or be
deemed to constitute either a waiver of the unpaid amounts or an accord and satisfaction.
Notwithstanding the application of any such amount to the Indebtedness, Borrower's
obligations under this Instrument, the Note and all other Loan Documents will remain
unchanged.

Protection of Lender’s Securify; Instrument Secures Foture Advances.

(a) If Borrower fails to perform any of its obligations under this Instrument or any
other Loan Document, or if any action or proceeding is commenced which
purports to affect the Mortgaged Property, Lender’s security or Lender’s rights
under this Instrument, including eminent domain, insolvency, code enforcement,
civil or criminal forfeiture, enforcement of Hazardous Materials Laws, fraudulent
conveyance or reorganizations or proceedings involving a bankrupt or decedent,
then Lender at Lender’s option may make such appearances, file such documents,
disburse such sums and take such actions as Lender reasonably deems necessary
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to perform such obligations of Borrower and to protect Lender’s interest,
including all of the following:

() Lender may pay Attorneys’ Fees and Costs, -

(ii) Lender may pay fees and out-of-pocket expenses of accountants,
inspectors and consujtants.

(iif)  Lender may enter upon the Mortgaged Property to make Repairs or secure
the Mortgaged Property.

{iv)  Lender may procure the Insurance required by the Loan Agreement.

(v)  Lender may pay any amounts which Borrower has failed to pay under the
Loan Agreement.

(vi) Lender may perform any of Borrower’s obligations under the Loan
Agreesment.

(vii) Lender may make advances to pay, satisfy or discharge any obligation of
Borrower for the payment of money that is secured by a Prior Lien.

(b)  Any amounts disbursed by Lender under this Section 7, or under any other
provision of this Instrument that treats such disbursement as being made under
this Section 7, will be secured by this Instrument, will be added to, and become
part of, the principal component of the Indebtedness, will be immediately due and
payable and will bear interest from the date of disbursement until paid at the
Default Rate.

{¢}  Nothing in this Section 7 will require Lender to incur any expense or take any
action.

Events of Default. An Event of Default under the Loan Agreement will constitute an
Event of Default under this Instrument,

Remedies Cumulative. Each right and remedy provided in this Instrument is distinct
from all other rights or remedies under this Instrument, the Loan Agreement or any other
Loan Document or afforded by applicable law or equity, and each will be cumulative and
may be exercised concurrently, independently or successively, in any order. Lender’s
exercise of any particular right or remedy will not in any way prevent Lender from
exercising any other right or remedy available to Lender. Lender may exercise any such
rernedies from time to time and as often as Lendet chooses.

Waiver of Stafute of Limitations, Offsets, and Counterclaims. Bormrower waives the
right to assert any statute of limitations as a bar to the enforcement of the Lien of this
Instrument or to any action brought to enforce any Loan Document. Borrower hereby
waives the right to assert a counterclaim, other than a compulsory counterclaim, in any
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action or proceeding brought against it by Lender or otherwise to offset any obligations to
make the payments required by the Loan Documents. No failure by Lender to perform
any of its obligations under this Instroment will be a valid defense to, or resnlt 1 any
offset against, any payments that Borrower is obligated to make under any of the Loan
Documents. ‘

Waiver of Marshalling,

(a)

®)

Notwithstanding the existence of any other security interests in the Mortgaged
Property held by Lender or by any other party, Lender will have the right to
determine the order in which any or all of the Mortgaged Property will be
subjected to the remedies provided in this Instrument, the Note, the Loan
Agreement or any other Loan Document or applicable law. Lender will have the
right to determine the order in which any or all portions of the Indebtedness are
satisfied from the proceeds realized upon the exercise of such remedies.

Borrower and any party who now or in the future acquires a security interest in
the Mortgaged Property and who has actual or constructive notice of this
Instrument waives any and all right to require the marshalling of assets or to
require that any of the Mortgaged Property be sold in the inverse order of
alienation or that any of the Mortgaged Property be sold in parcels or as an
entirety in connection with the exercise of any of the remedies permitted by
applicable law or provided in this Instrument.

Further Assurances; Lender’s Expenses.

(@)

(b)

Borrower will deliver, at its sole cost and expense, all further acts, deeds,
conveyances, assignments, estoppel certificates, financing statements or
amendments, transfers and assurances as Lender may require from time to time in
order to better assure, grant and convey to Lender the rights intended to be
granted, now or in the future, to Lender nnder this Instrument and the Loan
Documents or in connection with Lender’s consent rights under Article VII of the
Loan Agreement.

Borrower acknowledges and agrees that, in connection with each request by
Borrower under this Insirument or any Loan Document, Borrower will pay all
reasonable Attorneys’ Fees and Costs and expenses incurred by Lender, including
any fees payable in accordance with any request for further assurances or an
estoppel certificate pursuant to the Loan Agreement, regardiess of whether the
matter is approved, denied or withdrawn., Any amounts payable by Borrower
under this Instrument or under any other Loan Document will be deemed a part of
the Indebtedness, will be secured by this Instrument and will bear interest at the
Default Rate if not fully paid within 10 days of written demand for payment.

Governing Law; Consent to Jurisdiction and Venue. This Instrument, and any Loan
Document which does not itself expressly identify the law that is to apply to it, will be
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governed by the laws of the Property Jurisdiction. Borrower agrees that any controversy
arising vnder or in relation to the Note, this Instrument or any other Loan Document may
be litigated in the Propesty Jurisdiction. The state and federal courts and authorities with
jurisdiction in the Property Jurisdiction will have jurisdiction over all controversies that
may arise under or in relation to the Note, any security for the Indebtedness or any other
Loan Document. Borrower irrevocably consents to service, jurisdiction and venue of
such courts for any such litigation and waives any other venue to which it might be
entitled by virtue of domicile, habitual residence or otherwise. However, nothing in this
Section 13 is intended to Iimit Lender's right to bring any suit, action or proceeding
relating to matters under this Instrument in any court of any other jurisdiction.

14. Notice. All Notices, demands and other communications under or concerning this
TInstrument will be governed by the terms set forth in the Loan Agreement.

15.  Successors and Assigns Bound. This Instrument will bind the respective successors and
assigns of Borrower and Lender, and the rights granted by this Instrument will inure to
Lender’s successors and assigns.

16.  Joint and Several Liability. If more than one Person signs this Instrument as Borrower,
the obligations of such Persons will be joint and several.

17.  Relationship of Parties; No Third Party Beneficiary.

(a) The relationship between Lender and Borrower will be solely that of creditor and
debtor, respectively, and nothing contained in this Instrument will create any
other relationship between Lender and Borrower. Nothing contained in this
Instrument will constitute Lender as a joint venturer, partner or agent of
Borrower, or render Lender liable for any debts, obligations, acts, omissions,
representations or contracts of Borrower.

(b) No creditor of any party to this Instrument and no other Person will be a third
party beneficiary of this Instrument or any other Loan Document. Withont
limiting the generality of the preceding sentence, (i) any atrangement (“Servicing
Arrangement”) between Lender and any Loan Servicer for loss sharing or
interim. advancement of funds will constitute a contractual obligation of such
Loan Servicer that is independent of the obligation of Borrower for the payment
of the Indebtedness, (ii) Borrower will not be a third party benpeficiary of any
Servicing Amrangement, and (iil) no payment by the Loan Servicer under any
Servicing Arrangement will reduce the amount of the Indebtedness.

18.  Severability; Amendments.

@ The invalidity or unenforceability of any provision of this Instrument will not
affect the validity or enforceability of any other provision, and all other provisions
will remain in full force and effect. This Instrument contains the entire agreement
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among the parties as to the rights granted and the obligations assumed in this
Instrument.

This Instrument may not be amended or modified except by a writing signed by
the party against whom enforcement is sought; provided, however, that in the
event of a Transfer prohibited by or requiring Lender’s approval under Article VII
of the Loan Agreement, some or all of the modifications to the Loan Documents
(if any) may be modified or rendered void by Lender at Lender’s option by Notice
to Borrower and the transferee(s). ‘

19. Construction.

(@)

(b)

(©)

(d)

(e)
4]

(@

The captions and headings of the Sections of this Instrument are for convenience
only and will be disregarded in construing this Instrument. Any reference in this
Instrument to a “Section” will, unless otherwise explicitly provided, be construed
as referring to a Section of this Instrument.

Any reference in this Instrument o a statute or regulation will be construed as
referring to that statute or regulation as amended from time to time.

Use of the singular in this Instrument includes the plural and use of the plural
includes the singular.

As used in this Instrument, the term “including” means “including, but not limited
to” and the term “includes™ means “includes without limitation.”

The use of one gender includes the other gender, as the context may require,

Unless the context requires otherwise any definition of or reference to any
agreement, instrument or other document in this Instrument will be construed as
referring to such agreement, instrument or other document as from time to time
amended, supplemented or otherwise modified (subject to any restrictions on such
amendments, supplements or modifications set forth in this Instrument).

Any reference in this Instrument to any person will be construed to include such
person’s successors and assigns.

20. Subrogation. If, and to the extent that, the proceeds of the loan evidenced by the Note,
or subsequent advances under Section 7, are used to pay, satisfy or discharge a Prior
Lien, such loan proceeds or advances will be deemed to have been advanced by Lender at
Borrower’s request, and Lender will automatically, and without further action on its part,
be subrogated to the rights, including Lien priority, of the owner or holder of the
obligation secured by the Prior Lien, whether or not the Prior Lien is released.

END OF UNIFORM COVENANTS; STATE-SPECIFIC PROVISIONS FOLLOW
21-30 Reserved.

Georgia
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Acceleration; Remedies.

(a)

(b)

(©

At any time during the existence of an Event of Default, Lender, at Lender’s
option, may declare the Indebtedness to be immediately due and payable without
further demand, and may invoke the power of sale granted in this Instrument (and
Borrower appoints Lender as Borrower’s agent and attorney-in-fact to exercise

. such power of sale in the name and on behalf of Borrower) and any other

remedies permitted by Georgia law or provided in this Instrument or in any other
Loan Document. Borrower acknowledges that the power of sale granted in this
Instrument may be exercised by Lender without prior judicial hearing. Lender
will be entitled to collect all costs and expenses inctred in pursuing such
remedies, including reasonable Atforneys’ Fees and Costs and costs of
documentary evidence, abstracts and title reports.

Lender may sell and dispose of the Mortgaged Property at public auction, at the
usual place for conducting sales at the courthouse in the couaty where all or any
part of the Mortgaged Property is located, to the highest bidder for cash, first
advertising the time, terms and place of such sale by publishing a notice of sale
once a week for four consecntive weeks (without regard to the actual number of
days) in a newspaper in which sheriff’s advertisements are published in such
county, all other notice being waived by Borrower; and Lender may thereupon
execute and deliver to the purchaser a sufficient instrument of conveyance of the
Mortgaged Property in fee simple, which may contain recitals as to the happening
of the default upon which the execution of the power of sale granted by this
Section depends. The recitals in the instrument of conveyance will be
presumptive evidence that Lender duly complied with all preliminary acts
prerequisite to the sale and instrument of conveyance. Borrower constitutes and
appoints Lender as Borrower’s agent and attorney-in-fact to make such recitals,
sale and conveyance. Borrower ratifies all of Lender’s acts, as such aftorpey-in-
fact, and Borrower agrees that such recitals will be binding and conclusive upon
Borrower and that the conveyance to be made by Lender (and in the event of a
deed in lien of foreclosure, then as to such conveyance) will be effectual to bar all
right, title and interest, equity of redemption, including all statutory redemption,
homestead, dower, curtsey and all other exemptions of Borrower, or its successors
in interest, in and to the Mortgaged Property.

The Mortgaged Property may be sold in one parcel and as an entirety, or in such
parcels, manner or order as Lender, in its discretion, may elect, and one or more
exercises of the powers granted in this Section will not extinguish or exhaust the
power unless the entire Mortgaged Property is sold or the Indebtedness is paid in
full, and Lender will collect the proceeds of sich sale, applying such proceeds as
provided in this Section. In the event of a deficiency, Borrower will immediately
on demand from Lender pay such deficiency to Lender, subject to the provisions
of the Note limiting Borrower’s personal liability for payment of the
Indebtedness. Borrower acknowledges that Lender may bid for and purchase the
Mortgaged Property at any foreclosure sale and will be entitled to apply all or any
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33.

35,

36.
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part of the Indebtedness as a credit to the purchase price. Borrower covenants and
agrees that Lender will apply the proceeds of the sale in the following order: (i)
to all reasonabie costs and expenses of the sale, including reasonable Attorneys’
Fees and Costs and costs of title evidence; (ii) to the Indebtedness in such order as
Lender, in Lender’s discretion, directs; and (iii) the excess, if any, to the person or
persons legally entitled to the excess. The power and agency granted in this
Section 31 are coupled with an interest, are irrevocable by death or otherwise and
are in addition to the remedies for collection of the Indebtedness as provided by
law.

(d)  If the Mortgaged Property is sold pursuant to this Section 31, Borrower, or any
person holding possession of the Mortgaged Property through Borower, will
surrender possession of the Mortgaged Property to the purchaser at such sale on
demand. Tf possession is not surrendered on demand, Borrower or such person
will be a tenant holding over and may be dispossessed in accordance with Georgia
faw.

Release. Upon payment of the Indebtedness, Lender will cancel this nstrument.
Borrower will pay Lender’s reasonable costs incurred in canceling this Instrument.

Borrower’s Waiver Of Cerfain Rights. To the fullest extent permitted by law,
Borrower agrees that Borrower will not at any time insist upon, plead, claim or take the
benefit or advantage of any present or future law providing for any appraisement,
valuation, stay, extension or redemption, homestead, moratorium, reinstatement,
marshalling or forbearance, and Borrower, for Borrower, Borrower’s heirs, devisees,
representatives, successors and assigns, and for any and all persons cver claiming any
interest in the Mortgaged Property, to the fullest extent permitted by law, waives and
releases all rights of redemption, valuation, appraisement, stay of execution,
reinstatement (including all rights under O.C.G.A. Section 44-14-85}, notice of intention
to mature or declare due the whole of the Indebtedness, and all rights to a marshalling of
assets of Borrower, including the Mortgaged Property.

Deed To Secure Debt. This conveyance is to be construed under the existing laws of the
State of Georgia as a deed passing title, and not as a mortgage, and is intended to secure
the payment of the Indebtedness.

Assumption Not a Nevation. Lender’s acceptance of an assumption of the obligations
of this Instrument and the Note, and the release of Borrower pursuant to Article VII of
the Loan Agreement or otherwise, will not constitute a novation and will not affect the
priority of the Lien created by this Instrument.

WAIVER OF TRIAL BY JURY.
(a) BORROWER AND LENDER EACH COVENANTS AND AGREES NOT

TO ELECT A TRIAL BY JURY WITH RESPECT TO ANY ISSUE
ARISING OUT OF THIS INSTRUMENT OR THE RELATIONSHIP
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BETWEEN THE PARTIES AS BORROWER AND LENDER THAT IS
TRIABLE OF RIGHT BY A JURY.

(b)) BORROWER AND LENDER EACH WAIVES ANY RIGHT TO TRIAL
BY JURY WITH RESPECT TO SUCH ISSUE TO THE EXTENT THAT
ANY SUCH RIGHT EXISTS NOW OR IN THE FUTURE. THIS WAIVER
OF RIGHT TO TRIAL BY JURY IS SEPARATELY GIVEN BY EACH
PARTY, KNOWINGLY AND VOLUNTARILY WITH THE BENEFIT OF
COMPETENT LEGAL COUNSEL.

37.  Incorporation of Riders. The following Riders are attached to this Instrument:
None.

38.  Attached Exhibits. The following Exhibits, if marked with an “X” in the space
provided, are attached to this Instrument:

[X]  ExhibitA  Description of the Land (required)
| | ExhibitB Modifications to Instrument
| | Exhibit C Ground Lease Description (if applicable)

REMAINDER OF PAGE INTENTIONALLY LEFT BLANK
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IN WITNESS WHEREQF, Borrower has signed and delivered this Justrument or has caused this
Instrument to be signed and delivered by its duly authorized representative.

Signed, sealed and delivered in BORROWER:

the presence of’
SABLE CHASE OF MCDONOUGH, L.P. a/k/a
SABLE CHASE OF MCDONOUGH LP., a
Georgia limited partnership

By: HALLMARK GROUP SERVICES OF
MCDONOUGH 1I, LLC, a Georgia
limited liability company, its General
Partner

Qore X Qo By, %QQ&@H

Unofficial Witness Martin . Petersen

Deorlee K Jade, Manager

Printed Name of Witness

Ao d ne

Notary Public, 268 County,

Georgia Fage S-1
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EXHIBIT “A”

ALL THAT TRACT OR PARCEL OF LAND LYING AND BEING IN LAND LOTS 156 & 157 OF THE 7™ DISTRICT
OF HENRY COUNTY, GEORGIA, CONTAINING 24,886 ACRES, BEING SHOWN AS TRACT “A” ON SURVEY
MADE FOR SABLE CHASE OF MCDONOQUGH L.P, A GEORGIA LIMITED PARTNERSHIP, GREYSTONE
SERVICING CORPORATION, INC,, ITS SUCCESSORS AND ASSIGNS, FEDERAL HOME LOAN MORTGAGE
CORPORATION, ITS SUCCESSORS AND ASSIGNS, SPECIALIZED TITLE SERVICES, INC., AN AGENT OF
STEWART TITLE GUARANTY COMPANY, PREPARED BY JONATHAN B. PRINCE, R.L.S. #3244, DATED 10-28-
2012, REVISED 1-28-2013; AND BEtNG MORE PARTICULARLY DESCRIBED AS FOLLOWS:

TO FIND THE TRUE POINT OF BEGINNING, COMMENCE FROM THE INTERSECTION FORMED BY THE
NORTHWESTERLY RIGHT-OF-WAY OF STATE ROUTE # 20 & 81 ( 80’ R/W ) AND THE NORTHEASTERLY
RIGHT-OF-WAY OF AUTUMN LAKE DRIVE { 50° R/W ); THENCE NORTHWESTERLY ALONG THE
NORTHEASTERLY RIGHT-OF-WAY OF AUTUMN LAKE DRIVE A DISTANCE OF 300.92' TO AN IRON PIN
FOUND %" REBAR AND THE TRUE POINT QOF BEGINNING; THENCE FROM SAID TRUE POINT OF
BEGINNING ALONG SAID RIGHT-OF-WAY NORTH 39 DEGREES 00 MINUTES 24 SECONDS WEST A
DISTANCE OF 85.06' TO AN IRON PIN FOUND 3" REBAR; THENCE NORTH 02 DEGREES 17 MINUTES 03
SECONDS EAST A DISTANCE OF 605.24' TO AN IRON PIN FOUND %" REBAR; THENCE NORTH 38 DEGREES
10 MINUTES 29 SECONDS WEST A DISTANCE OF 88.80° TO AN [RON PIN FOUND 14" REBAR; THENCE
NORTH 01 DEGREES 03 MINUTES 28 SECONDS EAST A DISTANCE OF 264.11' TO AN IRON PIN FOUND ¥%”
OPEN TOP PIPE; THENCE NORTH 01 DEGREES 17 MINUTES 34 SECONDS EAST A DISTANCE OF 484,47’ TO
AN IRON PIN FOUND 2" OPEN TOP PIPE; THENCE SOUTH 88 DEGREES 36 MINUTES 24 SECONDS EAST A
DISTANCE OF 692.62' TO AN IRON PIN FOUND %" REBAR; THENCE SOUTH 13 DEGREES 17 MINUTES 28
SECONDS WEST A DISTANCE OF 139,61° TO AN IRON PIN FOUND %” GPEN TOP PIPE; THENCE SOUTH 03
DEGREES 20 MINUTES 49 SECONDS EAST A DISTANCE OF 114.44' TO AN IRON PIN PLACED %” REBAR;
THENCE SOUTH 56 DEGREES 44 MINUTES 06 SECONDS EAST A DISTANCE OF 444.55’ TO AN IRON PIN
FOUND 2" REBAR; THENCE SOUTH 68 DEGREES 24 MINUTES 41 SECONDS EAST A DISTANCE OF 128.09
TO AN IRON PIN PLACED ¥ REBAR; THENCE SOUTH 31 DEGREES 17 MINUTES 22 SECONDS WEST A
DISTANCE OF 333.62" TO AN IRON PIN FOUND %" REBAR; THENCE ALONG THE ARC OF A CLOCKWISE
CURVE A DISTANCE OF 122.41' { SAID ARC BEING SUBTENDED BY A CHORD HAVING A DISTANCE OF
121.50" AND A BEARING OF SOUTH 43 DEGREES 25 MINUTES 04 SECONDS WEST } TO AN IRON PIN
FOUMND %" REBAR; THENCE SOUTH 55 DEGREES 36 MINUTES 28 SECONDS WEST A DISTANCE OF
1001.28' TO AN IRON PIN FOUND %" REBAR ON THE NORTHEASTERLY RIGHT-OF-WAY OF AUTUMN LAKE
DRIVE AND THE TRUE POINT OF BEGINNING.

TOGETHER WITH EASEMENT RIGHTS ARISING UNDER THAT CERTAIN EASEMENT FROM RONNIE C. DAVIS
AND NORITA V. DAVIS TO SABLE CHASE OF MCDONQUGH L.P., A GEORGIA LIMITED PARTNERSHIP,
DATED AUGUST 25, 1993, FILED FOR RECORD AUGUST 25, 1993 AT 3:00 P.M., RECORDED (N DEED BOOK
1705, PAGE 191, RECORDS OF HENRY COUNTY, GECRGIA,

Map Reference No. 092-01013000
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ASSIGNMENT OF SECURITY INSTRUMENT
. (Revision Date 11-01-2000G)

FOR VALUABLE CONSIDERATION, GREYSTONE SERVICING
CORPORATION, INC., a corporation, organized and existing under the laws of Georgia (the
“Assignor”), having its principal office at 419 Belle Air Lane, Warrenton, Virginia 20186,
hereby assigns, grants, sells and transfers to the FEDERAL HOME LOAN MORTGAGE
CORPORATION, a corporation organized and existing under the laws of the United States (the
“Assipnee™), having its principal place of business at 8200 Jones Branch Diive, McLean,
Virginia 22102, and the Assignee’s successors, transferees and assigns forever, all of the tight,
title and interest of the Assignor in and to the Multifamily Deed To Secure Debt, Assignment Of
Rents And Security Agreement dated March 1, 2013, entered into by SABLE CHASE OF
MCDONOUGH, L.P. a/k/a SABLE CHASE OF MCDONOUGH L.P,, a Georgia limited
partnership (the “Borrower™) for-the benefit of the Assignor, seeuring an indebtedness of the
Borrower to the Assignor in the principal amount of $4,900,000.00, and recorded immediately
prior hereto in the land records of Hemry County, Georgia {the “Instrument”), which
indebtedness is secured by the property described in Exhibit A, attached to this Assignment and
incorporated into it by this reference.

Together with the note or other obligation described in the Instrument and all obligations
secured by the Instrument now or in the future.

[Remaf&der of page left intentionally blank. ]
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IN WITNESS WHEREOQF, the Assignot has executed this Assignment on the 1% day of
March, 2013, to be effective as of the date of the Insttument,

Signed, sealed and delivered in BORROWER:
the presence of:

Un%c)fﬁcm] Wltné : é

Enia L. Kiak

Printed Name of Witness

gtsphanie M- Padd

Nota.ry Public, Mantqo ounty,

Manilond.

[NOTARY SEAL)

GREYSTONE SERVICING CORPORATION,
INC., a Gegrgia corporatio

agmg Dlrector, Closing

e i

STEPHANIE M. PRATI
Motary Public-Mearytand

Montgomery County
My Commission Expires
December 27, 2016
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EXHIBIT “A”

ALL THAT TRACT OR PARCEL OF LAND LYING AND BEING IN LAND LOTS 156 & 157 OF THE 7™ DISTRICT
OF HENRY COUNTY, GEORGIA, CONTAINING 24.886 ACRES, BEING SHOWN AS TRACT “A” ON SURVEY
MADE FOR SABLE CHASE OF MCDONOUGH L,P, A GEORGIA LIMITED PARTNERSHIP, GREYSTONE
SERVICING CORPQRATION, INC., ITS SUCCESSORS AND ASSIGNS, FEDERAL HOME LOAN MORTGAGE
CORPORATION, ITS SUCCESSORS AND ASSIGNS, SPECIALIZED TITLE SERVICES, INC,, AN AGENT OF
STEWART T(TLE GUARANTY COMPANY, PREPARED BY JONATHAN B. PRINCE, R.L.S. #3244, DATED 10-29-
2012, REVISED 1-28-2013; AND BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

TO FIND THE TRUE POINT OF BEGINNING, COMMENCE FROM THE INTERSECTION FORMED BY THE
NORTHWESTERLY RIGHT-OF-WAY OF STATE ROUTE # 20 & 81 ( 80" R/W ) AND THE NORTHEASTERLY
RIGHT-OF-WAY OF AUTUMN LAKE DRIVE ( 50 R/W }; THENCE NORTHWESTERLY ALONG THE
NORTHEASTERLY RIGHT-OF-WAY OF AUTUMN LAKE DRIVE A DISTANCE OF 300.92° TO AN IRON PIN
FOUND %" REBAR AND THE TRUE POINT OF BEGINNING; THENCE FROM SAID TRUE POINT OF
BEGINNING ALONG SAID RIGHT-OF-WAY NORTH 39 DEGREES 00 MINUTES 24 SECONDS WEST A
DISTANCE OF 95.06’ TO AN IRON PIN FOUND %" REBAR; THENCE NORTH 02 DEGREES 17 MINUTES 03
SECONDS EAST A DISTANCE OF 605.24° TO AN IRON PIN FOUND %" REBAR; THENCE NORTH 38 DEGREES
10 MINUTES 29 SECOMNDS WEST A DISTANCE OF 88,80 TO AN IRON PIN FOUND }" REBAR; THENCE
NORTH 01 DEGREES 03 MINUTES 28 SECONDS EAST A DISTANCE OF 264.11° TO AN IRON PIN FOUND %"
OPEN TOP PIPE; THENCE NORTH 01 DEGREES 17 MINUTES 34 SECONDS EAST A CISTANCE OF 484,47 TO
AN IRON PIN FOUND 2” OPEN TOP PIPE; THENCE SOUTH 88 DEGREES 36 MINUTES 24 SECONDS EAST A
DISTANCE OF 692.62" TC AN IRON PIN FOUND 4" REBAR; THENCE SOUTH 13 DEGREES 17 MINUTES 28
SECONDS WEST A DISTANCE OF 139.61° TO AN IRON PIN FOUND %” OPEN TOP PIPE; THENCE SOUTH 03
DEGREES 20 MINUTES 49 SECONDS EAST A DISTANCE OF 114.44° TO AN IRON PN PLACED 12" REBAR;
THENCE SOUTH 56 DEGREES 44 MINUTES 06 SECONDS EAST A DISTANCE OF 444,55 TO AN IRON PIN
FOUND %" REBAR; THENCE SOUTH 68 DEGREES 24 MINUTES 41 SECONDS EAST A DISTANCE OF 128,09
TO AN IRON PIN PLACED %" REBAR; THENCE SOUTH 31 DEGREES 17 MINUTES 22 SECONDS WEST A
DISTANCE OF 333.62' TO AN IRON PIN FOUND %” REBAR; THENCE ALONG THE ARC OF A CLOCKWISE
CURVE A DISTANCE OF 122.41" { SAID ARC BEING SUBTENDED BY A CHORD HAVING A DISTANCE OF
121.50' AND A BEARING OF SOUTH 43 DEGREES 25 MINUTES 04 SECONDS WEST } TO AN IRON PIN
FOUND %" REBAR; THENCE SOUTH 55 DEGREES 36 MINUTES 28 SECONDS WEST A DISTANCE OF
1001.28" TO AN 1RON PIN FOUND %" REBAR ON THE NORTHEASTERLY RIGHT-OF-WAY OF AUTUMN LAKE
DRIVE AND THE TRUE POINT OF BEGINNING.

TOGETHER WITH EASEMENT RIGHTS ARISING UNDER THAT CERTAIN EASEMENT FROM RONNIE C. DAVIS
AND NCRITA V. DAVIS TO SABLE CHASE OF MCDONQUGH L.P., A GEORGIA LIMITED PARTNERSHIP,
DATED AUGUST 25, 1993, FILED FOR RECORD AUGUST 25, 1993 AT 3:00 P.M., RECORDED IN DEED BOOK
1705, PAGE 191, RECORDS OF HENRY COUNTY, GEORGIA.

Map Reference No. 092-01013000



B qs.za(

\‘llﬂl\ﬂ]&l il ummﬁanmm il

Dos iID: Q16027360007 Tvpe:
Recorded: 03/06./2013 at 01 38 04 PH
Fea Amt: $22.0C Page 1 of 7

Henr\j‘ @A clerk of 8u§erior Court
Barbara Harrisen Cler| Gourt

«12978+195-201

UGCC FINANCING STATEMENT
FOLLCW INSTRUCTIONS (ront and $ack) GAREFULLY

7 NAME & PHONE OF CONTAGT AT FILER [optionai]
(202) 661-2200

8. SEND ACKNOVLEDGMENT TO: (Name and Addrass)

CALLOWAY, ESQ. ‘
G:%iilgﬁn TITLE SERVICES, INC.
4133 PEACHTREE DUNWCODY ROAD NE
ATLANTA, GEORGIA 30328
€176) 3947000 ST5 FILE NO. lo26. 8153

THE ABOVE SPACE IS FOR FILING OFFICE USE ChiY
e et e o e e e
1. DEBTOR'S EXACT FULL LEGAL NAME —insert only one debtor name {1a of 1b) —do not ahbrevlate or combine namss
1. ORGANIZATION'S NAME
ox | SABLE CHASE OT MCDONOUGH, L.P.

| 1b, INDIVIDUAL'S LAST NAME FIRST NAME rMJDDLE NAME SUFFIX
L
. MAILING ADDRESS TITY STATE POSTALGODE | COUNTRY
3111 Paces Mill Road, Suite A-250 Atlanta GA 30339 s
Td. SEE INSTRUCTIONS FDD'LINF RE |1, TYPE OF ORGANIZATION |11, JURISDICTION OF CRGANIZATION 9. ORGANIZATIONAL DR, i any
Jggg;\gézmon ! limited partnership Georgia 266381 "

2. ADDITIONAL DEBTOR'S EXACT FULL LEGAL NAME ~ Insert only o deblor name (2a or 2b) — do not abbreviate ot combine names

2a, ORGANIZATION'S NAME
OR

. INDIVIDUAL & LAST NAME FIRET NAME WIDDLE NAME SUFFIX
3%, MAILING ADDRESS eIy STATE I__POSTTL TODE | GOUNTRY
24 BEE INSTRUCTIONS ADD'L INFO RE 28, TYPE OF 2f. JURISDICTION OF ORGANIZATION 29. CRGANIZATIONAL ID4, if any
ORGANIZATION | ORGANIZATION
i DEBTOR ] NONE
3, SECURED PARTY'S NAME (or NAME of TOTAL ASSIGNEE of ASSIGNOR $/P) ~ Inseit only pne secured party name (3a or 3b
T2 ORGANIZATION S NAME
OR
FEDERAL HOME LOAN MORTGAGE CORPORATION
30, INGIVIOUAL'S LAST NANE FIRST NAME MIDDLE NAME BUFFIX
3¢, MAILING ADDRESS Ty STATE TALCODE | COUNTRY
8200 Jones Branch Drive McLean VA 22102 USA

B e e
4. This FINANCING STATEMENT covers fie following cobateral:

All items of personal property and fixtures which are described on Exhibit “B" her¢to and which are located eon,
related to or used in connection with the real property described on Exhibit “A” hereto.

5, ALTERNATIVE RESIGNATION {if bg): [ LESSEE/LES T CONSIGNEE/CORSIGNGR. L] BARESBAILOR. L) SELLER/BUVER L) AG. LIEN 11 NON-UCCFILING
This FINANCING STATEMENT Is to bé filed [fés record] (or tetorded) Inthe REAL |7. Check to REQUEST SEARCH REMRT(S) on Dabtor(s!

)
ESTATE RECQRDS, Atach Addendum ww JACDITIONAL FEE] [option [3 Al Deitors 00 Dabtor 1 O Dabtor 2
8, OPTIONAL FILER REFERENCE DATA

RECORDS OF HENRY COUNTY, GEORGIA  (Sable Chase)

FILING OFFICE COPY ~ UCC FINANGING STATEMENT (FORM UCC1) REV. 05/22/02



UCC FINANCING STATEMENT ADDENDUM
FOLLOW BNSTRUCTIGNS (frent and back) CAREFULLY
9 NAME OF FIRST DEBTOR {12 or 1b) ON RELATED FINANCING STATEMENT

9a. ORGANIZATION'S NAME

oz | SABLE CHASE OF MCDONOUGH, L.P.

9 INDIVIDUAL'S LAST NAME FIRST NAME MIDDOLE NAME, SUFFEX

i
10, MISCELLANEOUS:

THE ABOVE SPACE IS FOR FILING DFFICE USE ONLY
11. ADDITIONAL DEBETOR'S EXA(“F FULL LEGAL NAME — inser! only gne name (11& ar 11b) ~ do not abbreviate or combina names

11a. ORGANIZATION'S NAME

OR
T15. INDIVIDUAL'S LAST NAME F NAVE MIDDLE NAME SUFFIX
#1c, MAILING ADDRESS CITY STATE POSTAL CODE COUNTRY
114. SEE INSTRUCTIONS | ADD'L INFO RE 1te. TYPE OF ORGANIZATION 14, JURISCICTION OF 119. ORGANIZATIONAL ID #, if any
QORGANIZATION ORGANIZATION
CERTCR [ Nene

12 | 0 ADDITIONAL SEGURED PARTY'S or X ASSIGNOR S/P'S NAME — Inseni only one name (12a or 12b)
122, ORGANIZATION'S NAME

or | GREYSTONE SERVICING CORPORATION, INC.,

12p. INDIVIDUAL'S LAST NAME FIRST NAME HMIDOLE NAME SUFFIX
oy
126, MAILING ADDRESS CITY STATE POSTAL CODE COUNTRY
419 Belle Air Lane Warrenton VA 20186 USA

mr—rr oot
13, This FINANCING STATEMENT covers [ tiiser to be cut or [J as-extracted
goflateral, or s fled as a { fixturs filing.

&

Additiorral callaterat description.

14, Description of raal estate:

See Exhibit “A” attached hereto.

156. Name and address of a RECORD Owner of above-described real astate
{Iif Coblor goes not have a racord intereat)!

17. Check only If applicable and ¢heck only one box.
Debtor is & [J Trust or ] Trustee acting with respect to property held in trust or
[ Decedent’s Estate:

=
Debtor iS ]‘GCOI‘d owner. 18. Check only if applicable and check gniy cne box.
1 Debtor Is a TRANSMITTING UTILITY

T Flled In connaction with 8 Manufactured-Homs Transaction, — effeciive 30 years

] Fl[ej [n eonnectlion with & Public-Financs Transaclion — effeciive 39 Jears,

FILING CFFICE COPY -- UCC FINANCING STATEMENT (FORM UCC1) REV. 05/22/02



EXHIBIT A
TO
UCC SCHEDULE A

ALL THAT TRACT OR PARCEL OF LAND LYING AND BEING IN LAND LOTS 156 &
157 OF THE 7™ DISTRICT OF HENRY COUNTY, GEORGIA, CONTAINING 24.886
ACRES, BEING SHOWN AS TRACT “A” ON SURVEY MADE FOR SABLE CHASE OF
MCDONOUGH L.P, A GEORGIA LIMITED PARTNERSHIP, GREYSTONE SERVICING
CORPORATION, INC., ITS SUCCESSORS AND ASSIGNS, FEDERAI, HOME LOAN
MORTGAGE CORPORATION, ITS SUCCESSORS AND ASSIGNS, SPECIALIZED TITLE
SERVICES, INC., AN AGENT OF STEWART TITLE GUARANTY COMPANY,
PREPARED BY JONATHAN B, PRINCE, R,L.8. #3244, DATED 10-29-2012, REVISED 12-
192012, REVISED 1-28-2013: AND BEING MORE PARTICULARLY DESCRIBED AS
FOLLOWS:

TO FIND THE TRUE POINT OF BEGINNING, COMMENCE FROM THE INTERSECTION
FORMED BY THE NORTHWESTERLY RIGHT-OF-WAY OF STATE ROUTE # 20 & 81 (
80’ R/W ) AND THE NORTHEASTERLY RIGHT-OF-WAY OF AUTUMN LAKE DRIVE (
50 R/W ); THENCE NORTHWESTERLY ALONG THE NORTHEASTERLY RIGHT-OF-
WAY OF AUTUMN LAKE DRIVE A DISTANCE OF 300.92° TO AN IRON PIN FOUND %*
REBAR AND THE TRUE POINT OF BEGINNING; THENCE FROM SAID TRUE POINT
OF BEGINNING ALONG SAID RIGHT-OF-WAY NORTH 3% DEGREES 00 MINUTES 24
SECONDS WEST A DISTANCE OF 9508 TO AN IRON PIN FOUND !4” REBAR;
THENCE NORTH 02 DEGREES 17 MINUTES 03 SECONDS EAST A DISTANCE OF
60524 TO AN IRON PIN TOUND !4" REBAR; THENCE NORTH 38 DEGREES 10
MINUTES 29 SECONDS WEST A DISTANCE OF 88.80’ TO AN IRON PIN FOUND %"
REBAR; THENCE NORTH 01 DEGREES 03 MINUTES 28 SECONDS EAST A DISTANCE
OF 264.11"7 TO AN IRON PIN FOUND !4” OPEN TOP PIPE; THENCE NORTH 01
DEGREES 17 MINUTES 34 SECONDS EAST A DISTANCE OF 484.47° TO AN IRON PIN
FOUND 2” OPEN TOP PIPE; THENCE SOUTH 88 DEGREES 36 MINUTES 24 SECONDS
EAST A DISTANCE OF 692.62' TO AN IRON PIN FOUND %” REBAR: THENCE SOUTH
13 DEGREES 17 MINUTES 28 SECONDS WEST A DISTANCE OF 139.61° TO AN IRON
PIN FOUND !” OPEN TOP PIPE; THENCE SOUTH 03 DEGREES 20 MINUTES 49
SECONDS EAST A DISTANCE OF 11444 TO AN IRON PIN PLACED 2" REBAR;
THENCE SOUTH 56 DEGREES 44 MINUTES 06 SECONDS EAST A DISTANCE OF
444.55" TO AN IRON PIN FOUND %” REBAR; THENCE SOUTH 68 DEGREES 24
MINUTES 41 SECONDS EAST A DISTANCE OF 128.09° TO AN IRON PIN PLACED '%2”
REBAR; THENCE SOUTH 31 DEGREES 17 MINUTES 22 SECONDS WEST A DISTANCE
OF 333.62° TO AN IRON PIN FOUND !2” REBAR; THENCE ALONG THE ARC OF A
CLOCKWISE CURVE A DISTANCE OF 122.41° { SAID ARC BEING SUBTENDED BY A
CHORD HAVING A DISTANCE OF 121.50° AND A BEARING OF SOUTH 43 DEGREES
25 MINUTES 04 SECONDS WEST ) TO AN IRON PIN FOUND %" REBAR; THENCE
SOQUTH 55 DEGREES 3¢ MINUTES 28 SECONDS WEST A DISTANCE OF 1001.28° TO
AN IRON PIN FOUND 2" REBAR ON THE NORTHEASTERLY RIGHT-OF-WAY OF
AUTUMN LAKE DRIVE AND THE TRUE POINT OF BEGINNING.

Page A-1



TOGETHER WITH EASEMENT RIGHTS ARISING UNDER THAT CERTAIN EASEMENT
FROM RONNIE C. DAVIS AND NORITA V. DAVIS TO SABLE CHASE OF
MCDONOUGH L.P., A GEORGIA LIMITED PARTNERSHIP, DATED AUGUST 25, 1993,
FILED FOR RECORD AUGUST 25, 1993 AT 3:00 P.M., RECORDED IN DEED BOOK 1705,
PAGE 191, RECORDS OF HENRY COUNTY, GEORGIA.

Map Reference No. (092-01013000
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FINANCING STATEMENT
EXHIBIT B
(CME AND PORTFOLIO)

(Revised 9-1-2011})

All of Debtor’s present and future right, title and interest in and to all of the following:

)]

@

Al) property owned by Debtor which is so attached to the real property described in
Exhibit A and/or the improvements on such real property (collectively, “Property™) as to
constitute a fixture under applicable law, including: machinery, equipment, engines,
boilers, incinerators, instalied building materials; systems and equipment for the purpose
of supplying or distributing heating, cooling, electricity, gas, water, air, or light; antennas,
cable, wiring and conduits used in connection with radio, television, security, fire
prevention, or fire detection or otherwise used to carry electronic signals; telephone
systems and equipment; eievators and related machinery and equipment; fire detection,
prevention and extinguishing systems and apparatus; security and access control systems
and apparatus, plumbing systems; water heaters, ranges, stoves, microwave ovens,
refrigerators, dishwashers, garbage disposers, washers, dryers and other appliances; light
fixtures, awnings, storm windows and storm doors; pictures, screens, blinds, shades,
curtains and curtain rods; mirrors; cabinets, paneling, rugs and floor and wall coverings;
fences, trees and plants, swimming pools; and exercise equipment (collectively,
“Fixtures™). :

All of the following (collectively, “Personalty™):
(i) Accounts (including depasit accounts) of Debtor related to the Property.

(i)  Equipment and inventory owned by Debtor, which are used now or in the future
in connection with the ownership, management or operation of the Property or ate
located on the Property, including furniture, furnishings, machinery, building
materials, goods, supplies, tools, books, records (whether in written or electronic
form), and computer equipntent (hardware and software),

(iii)  Other tangible personal property owned by Debtor which is used now or in the
future in connection with the ownership, management or operation of the Property
or is located on the Property, including ranges, stoves, microwave ovens,
refrigerators, dishwashers, garbage disposers, washers, dryers and other
appliances (other than Fixtures).

(iv)  Operating agreements relating to the Property.

(v}  Surveys, plans and specifications and contracts for architectural, engineering and
construction services relating to the Property.

Financing Statement Exhibit B Page 1
(CME & Portfolio Execution)
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(©)

(vi)  Other intangible property, general intangibles and rights relating to the operation
of, or used in connection with, the Property, including all govermmental permits
relating to any activities on the Property and including subsidy or similar
payments received from any sources, inchuding a governmental authority.

(vil)  Any rights of Debtor in or under any letters of credit.

All current and future rights, including air rights, development rights, zoning rights and
other similar rights or interests, easements, tenements, rights of way, strips and gores of
land, strests, alleys, roads, sewer rights, waters, watercourses, and appurtenances related
to or benefiting the Property, and all rights-of-way, streets, alleys and roads which may
have been or may in the future be vacated.

All proceeds paid or to be paid by any insurer of the Property, the Fixtures, the Personalty
or any other part of the Property, whether or not Debtor obtained the insurance pursuant
to Secured Party’s requirement.

All awards, payments and other compensation made or to be made by any municipal,
state or federal authority with respect to the Property, the Fixtures, the Personalty or any
other part of the Property, including any awards or settlements resulting from
condemnation proceedings or the total or partial taking of the Property, the Fixtures, the
Personalty or any other pact of the Property under the power of eminent domain or
otherwise and including any conveyance in lieu thereof.

All contracts, options and other agreements for the sale of the Property, the Fixtures, the
Personalty or any other part of the Property entered into by Debtor now or in the future,
including cash or securities deposited to secure performance by parties of their
obligations.

All rents (whether from residential or non-residential space), revenues and other income
of the Property, parking fees, laundry and vending machine income and fees and charges
for food, health care and other services provided at the Property, whether now due, past
due, or to become due, and deposits forfeited by tenants, and, if Debtor is a cooperative
housing corporation or association, maintenance fees, charges or assessments payable by
shareholders or residents under proprietary leases or ocoupancy agreements, whether now
due, past due, or to become due (“Rents”),

All present and future leases, subleases, licenses, concessions or grants or other
possessory interests now or hereafter in force, whether oral or written, covering or
affecting the Property, or any portion of the Property (including proprietary leases or
occupancy agreements if Debtor is a cooperative housing corporation), and all
modifications, extensions or renewals (“Leases™).

All earnings, royalties, accounts receivable, issues and profits from any part of the
Property, and all undisbursed proceeds of the loan (“Loan”™) to which this financing
statement relates.

Financing Statement Exhibit B Page 2
(CME & Purtfolio Execation)
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(11)

(12)

13)

(14)

(15)

(16)
an

Al amounts deposited by the Debtor in connection with the Loan for (a) hazard insurance
premiums or other insurance premiums required by Secured Party, (b) taxes or payments
in liew of taxes, (c) water and sewer chasges that could become a lien on the Property, (d)
groumd rents, and () assessments or other charges that could become a lien on the
Property (collectively, “Imposition Deposits™).

All refunds or rebates of Imposition Deposits by any municipal, state or federal authority
or insurance company (other than refunds applicable to periods before the real property
tax year in which this finaneing statement is recorded},

All tenant security deposits which have not been forfeited by any tenant under any Lease
and any bond or other security in lieu of such deposits,

All names under or by which the Property or any part of it may be operated or known,
and all trademarks, trade names, and goodwill relating to any of the Property (subject to
the terms of the Multifamily Loan and Security Agreement (the “Loan Agreement”).

All interest rate cap agreements, interest rate swap agreements and other interest rate
hedging contracts and agreements, if any (collectively, “Cap Agreements”), obtained by
Debtor {or obtained by Secured Party in the name of Debtor) pursuant to the Loan
Documents (as defined in the Loan Agreement) or as a condition to Seeured Parfy’s
making the loan that is the subject of such Loan Documents, together with all of the
following:

) Any and all moneys (collectively, “Cap Payments”) payable from time to time
pursuant to any Cap Agreement by the interest rate cap provider or other
counterparty to a Cap Agreement, or any guarantor of the obligations of any such
cap provider or counterparty (“Cap Provider™).

(i)  All rights of the Debtor under any Cap Agreement, and all rights of the Debtor to
all Cap Payments, including contract rights and general intangibles, now existing
or hereafter arising.

(i)  All rights, liens and security interests or guaraniees now existing or hereafter
granted by a Cap Provider or any other person to secure or guaranty payment of
any Cap Payment.

(iv)  All documents, writings, books, files, records and other documents arising from
or relating to any of the foregoing, whether now existing or hereafter created.

(v)  All cash and non-cash proceeds and products of any of the foregoing,

All proceeds from the conversion, voluntary or involuntary, of any of the above into cash
or liquidated claims, and the right to coliect such proceeds.

RESERVED

All other assets of Debtor, whether now

Financing Statement Exhibit B Page 3
(CME & Portfolio Execution)



UCC FINANCING STATEMENT
FOLLOW INSTRUCTIONS (front aind back) CAREFULLY.

A, NAWME & PHONE OF CONTACT AT FILER [opticnal]

(202) 661-2200

B SEND ACKNCWLETGEMENT 10 (Name and Address)

GEORGE C. CALLOWAY, ESQ.
SPECIALIZED TITLE SERVICES, INC.

6133 PEACHTREL DUNWOODY ROAD NE
ATLANTA, GEORG1A 30328

(770) 394-7000 STS FILENO. 1030, 153

L

_

G R

Boc 10: 018027370006 Type: UCC
Recorded: 03/06/2013 at 01:28:156 PM
Fee Amt: $20.0C Page 1 of 6

Henry, GA Clerk of Superior Court
Barbar‘a Harrison Glerk of Court

17520130359

THE ABOVE SPACE IS FOR FILING QFFIGE USE ONLY
e . et o

1. DEBTOR'S EXACT FULL LEGAL NAME - insert enfy gne deblor nams (1a or 10} - do not abbreviste or combine names

[ 1a. ORGANIZATION'S NAME

or | *
b, INDIVIDUAL'S LAST NAME FIRST NAME [MICOLE NAME SUFFIX
|
e, MAILING AGDRESS CITY STATE PGSTAL CODE | COUNTRY
3111 Paces Mill Road, Suite A-250 Atlanta GA 30339 L
id, BEE INSTRUCTIONS™ ™~ [ADDLINFORE | 1. T7PE OF ORGANIZATION |1, JURISDICTION OF ORGANIZATION 1g. ORGANZATIONAL IO#, Fary "
82?7"%";2&“0" limited partrership Georgia 866381
| | [] NONE
2. ACDITIONAL DEBTOR'S EXACT FULL LEGAL NAME - insert only one debtor name (2a or 2b) - do hot abbreviate or cambine names
28, ORGANIZATION'S MAME
OR
‘ 2b. INDWIDUAL'S LAST NAME FIRST NAME MIDDLE NAME SOFFIX
76, MAILING ADDRESS CrY STATE POSTAL CODE | COUNTRY
2d. SEE INSTRUCTIONS | ADDLINFORE |22, TYPE OF 2. JURISDICTION OF ORGANIZATION 29, ORGANIZATIONAI. 1%, f sny
ORGANIZATION | ORGANIZATION N
GEBTOR | | ] NONE
3. SECURED PARTY'S NAME (or NAME of TOTAL ASSIGNEE of ASSIGNOR /7] ~ insert only one secured party name (3a or 3o) u
| 2z ORGANIZATIGN'S NAME
FEDERAL HOME LOAN MORTGAGE CORPORATION
[ T3b INDIVIDUALTS LAST NAME FIRST NAME MIDDLE NAME i IE .
| . %
3c. MAILING ADDRESS Ty STATE ‘Posm. CODE  [COUNTRY
8200 Jones Branch Drive MecLean |VA l 22102 USA
4. This FINANCING STATEMENT covers the foliowing cofiateral

All items of personal property and fixtures which are described on Exhibit “B hereto and which are located on,
related to or used in connection with the real property described on Exhibit “A” hereto.

5. ALTERNATIVE DEEIGNATION [if applicable]:

6. [J This FINANCING STATEMENT is to be filed [for record] (o recerded

) in the REAL

7. Check to REQUEST SEARCH REPORTS{S) on Debtor(s}

foptional] 7 All Detitors [J Debtor 1 [T Debtor 2

ESTATE RECORDS. Attach Addendum (it applicabie] [ADDITIONAL FEE]
8. OPTIONAL FILER REFERENCE DATA
HENRY COUNTY CLERK OF SUPERIOR COURT

(Sable Chase)

FILING QFFICE COPY - UCC FINANCING STATEMENT (FORM UCC1) REV. 05/22/02

i




UCC FINANCING STATEMENT ADDENDUM
FOLLOVY INSTRUCTIONS shonl and back) CAREFULLY —

g, NAME OF FIRST DEBTOR (1a or 1k} ON RELATED FINANCING STATEMENT

Sa. ORGANIZATION'S NAME

o= | SABLE CHASE OF MCDONOUGH, L.P.

9b INDIVIDUAL'S LAST NAME FIRST NAME

MIDDLE NAME, SUFFIX

10. MISCELLANEQUS:

THE ABOVE SPACE |8 FOR FILING OFFICE USE ONLY

1%, ADDITIONAL CEBTO‘EQTS‘ EXACT FULL LEGAL NAME — insert only goe name (12 or 11b) - do not abbreviats or combine namas

118. QRGANIZATIGN'S NAME

CR
11b. INDIVIDUAL'S LAST NAME FIRST NAME MIDDLE NAME SUFFIX
11c. MAILING ADDRESS Ty STATE POSTAL CODE COUNTRY
11d. SEE INSTRUCTIONS | ACD'L INFORE 11e. TYPE GF ORGANIZATION 111, JURISDICTION OF 11g. ORGANIZATIONAL ID #, T any
ORGANIZATION ORGANIZATION
DEBTGR [ Nona.

2 {1 ADDITIONAL SECURED PARTY'S or X ASSIGNOR SP'S NAME ~ inser only gne name (12a or 12b)

12a. ORGANIZATION'S NAME

or | GREYSTONE SERVICING CORPORATION, INC.

12b, INDIVIDUAL'S LAST NAME FIRST NAME MIDDLE NAME SUFFIX
12¢, MAILING ADDRESS CiTY STATE FOSTAL CODE COUNTRY
419 Belle Air Lane Warrenton VA 20186 UsA
13, This FINANCING STATEMENT covers [J timber to bs cut or [J as-exiracted | 16 Additional collateral description.

eotateral, oris fled as a [ fhaure tiling,

4.  Description of reai estate:

See Exhibit “A” attached hereto.

5. Name and address of a RECORD Owner uf abuve-describad real estate
{ir Debtor does not have a record interest):

Debtor is record owner.

17, Check anly if applicable and check only one box.
Dabtor is a [] Trust or [] Trustee acting with respect ta praperty held in trusi or

[ Decedent’s Estate
e

18, Check pnly it am-can\e and check ofily one box.
[] Debier is a TRANSMITTING UTILITY

£ Filed in connection with a Manufactured-Heme Transartion ~ effective 30 years

[ Filed in connection wilh a Public-Finance Transaction - effective 30 yaars

FILING OFFICE COPY - UCC FINANGCING STATEMENT (FORM UCC1) REV. 05/22/02




EXHIBIT “A”

ALL THAT TRACT OR PARCEL OF LAND LYING AND BEING IN LAND LOTS 156 & 157 OF THE 7 DISTRICT
OF HENRY COUNTY, GEORGIA, CONTAINING 24.886 ACRES, BEING SHOWN AS TRACT “A” ON SURVEY
MADE FOR SABLE CHASE OF MCDONOUGH L.P, A GEORGIA LIMITED PARTNERSHIP, GREYSTONE
SERVICING CORPORATION, INC., ITS SUCCESSORS AND ASSIGNS, FEDERAL HOME LOAN MORTGAGE
CORPORATION, ITS SUCCESSORS AND ASSIGNS, SPECIALIZED TITLE SERVICES, INC., AN AGENT OF
STEWART TITLE GUARANTY COMPANY, PREPARED BY IONATHAN B. PRINCE, R.L.S. #3244, DATED 10-29-
2012, REVISED 1-28-2013; AND BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

TO FIND THE TRUE POINT OF BEGINNING, COMMENCE FROM THE INTERSECTION FORMED BY THE
NORTHWESTERLY RIGHT-OF-WAY OF STATE ROUTE # 20 & 81 { 80" R/W ) AND THE NORTHEASTERLY
RIGHT-OF-WAY OF AUTUMN LAKE DRIVE { 50" R/W }; THENCE NORTHWESTERLY ALONG THE
MORTHEASTERLY RIGHT-OF-WAY OF AUTUMN LAKE DRIVE A DISTANCE OF 300.92° TG AN IRON PiN
FOUND 4" REBAR AND THE TRUE POINT OF BEGINNING; THENCE FROM SAID TRUE POINT OF
BEGINNING ALONG SAID RIGHT-OF-WAY NORTH 39 DEGREES 00 MINUTES 24 SECONDS WEST A
DISTANCE OF 95.06" TO AN IRON PIN FOUND %" REBAR; THENCE NORTH 02 DEGREES 17 MINUTES 03
SECONDS EAST A DISTANCE OF 605.24° TO AN IRON PIN FOUND %” REBAR; THENCE NORTH 38 DEGREES
10 MINUTES 23 SECONDS WEST A DISTANCE OF 88.80' TO AN IRON PIN FOUND 4" REBAR; THENCE
NORTH 01 DEGREES 03 MINUTES 28 SECONDS EAST A DISTANCE OF 264.11' TO AN IRON PIN FOUND %”
OPEN TOP PIPE; THENCE NORTH 01 DEGREES 17 MINUTES 34 SECONDS EAST A DISTANCE OF 484.47' TO
AN [RON PIN FOUND 2” OPEN TOP PIPE; THENCE SOUTH 88 DEGREES 36 MINUTES 24 SECONDS EAST A
DISTANCE OF 692.62° TO AN IRON PIN FOUND %" REBAR; THENCE SOUTH 13 DEGREES 17 MINUTES 28
SECONDS WEST A DISTANCE OF 139.61" TO AN IRON PIN FOUND %" OPEN TOP PIPE; THENCE SOUTH 03
DEGREES 20 MINUTES 49 SECONDS EAST A DISTANCE OF 114.44" TO AN IRON PIN PLACED %" REBAR;
THENCE SOUTH 56 DEGREES 44 MINUTES 06 SECONDS EAST A DISTANCE OF 444,55" T AN IRON PIN
FOUND " REBAR; THENCE SOUTH 68 DEGREES 24 MINUTES 41 SECONDS EAST A DISTANCE OF 128.09"
TO AN IRON PIN PLACED %" REBAR; THENCE SOUTH 31 DEGREES 17 MINUTES 22 SECONDS WEST A
DISTANCE OF 333.62' TO AN {RON PIN FOUND %" REBAR; THENCE ALONG THE ARC OF A CLOCKWISE
CURVE A DISTANCE OF 122.41' { SAID ARC BEING SUBTENDED BY A CHORD HAVING A DISTANCE OF
121.50" AND A BEARING OF SOUTH 43 DEGREES 25 MINUTES 04 SECONDS WEST ) TO AN IRON PIN
FOUND 4" REBAR; THENCE SCUTH 55 DEGREES 36 MINUTES 28 SECONDS WEST A DISTANCE OF
1001.28° TO AN {RON PIN FOUND %" REBAR ON THE NORTHEASTERLY RIGHT-OF-WAY OF AUTUMN LAKE
DRIVE AND THE TRUE POINT OF BEGINNING.

TOGETHER WITH EASEMENT RIGHTS ARISING UNDER THAT CERTAIN EASEMENT FROM RONNIE C. DAVIS
AND NORITA V. DAVIS TO SABLE CHASE OF MCDONOUGH L.P., A GEORGIA LIMITED PARTNERSHIP,
DATED AUGUST 25, 1993, FILED FOR RECORD AUGUST 25, 1993 AT 3:00 P.M., RECORDED IN DEED BOOK
1705, PAGE 191, RECORDS OF HENRY COUNTY, GEORGIA.

Map Reference No. 092-01013000



FINANCING STATEMENT
EXHIBIT B
(CME AND PORTFOLIO)

(Revised 9-1-2011)

All of Debtor’s present and future right, title and interest in and to all of the following;

()

)

All property owned by Debtor which is so attached to the real property described in
Exhibit A and/or the improvements on such rea! property (collectively, “Property™) as to
constitute a fixture under applicable law, including: machinery, equipment, engines,
boilers, incinerators, installed building materials; systems and equipment for the purpose
of supplying or distributing heating, cooling, electricity, gas, water, air, or light; antennas,
cable, wiring and conduits used in connection with radio, television, security, fire
prevention, or fire detection or otherwise used to camry electronic signals; telephone
systems and equipment; elevators and related machinery end equipment; fire detection,
prevention and extinguishing systems and apparatus, security and access control systems
and apparatus; plumbing systems; water heaters, ranges, stoves, microwave ovens,
refrigerators, dishwashers, garbage disposers, washers, dryers and other appliances; light
fixtures, awnings, storm windows and storm doors; pictures, screens, blinds, shades,
curtains and curtain rods; mirrors; cabinets, paneling, rugs and floor and wall coverings;
fences, trees and plants; swimming pools; and exercise equipment (collectively,
“Fixtures”).

All of the following (collectively, “Personalty™);
3] Accounts (including deposit accounts) of Debtor related to the Property.

(i)  Equipment and inventory owned by Debtor, which are used now or in the fiture
in connection with the ownership, management or operation of the Propetty ot are
located on the Property, including furniture, furnishings, machinery, building
materials, goods, supplies, tools, books, records {whether in written or electronic
form}), and computer equipment (hardware and software).

(iii)  Other tangible personal property owned by Debtor which is used now or in the
future in connection with the ownership, management or operation of the Property
or is located on the Property, including ranges, stoves, microwave ovens,
refrigerators, dishwashers, garbage disposers, washers, dryers and other
appliances (other than Fixtures).

(iv)  Operating agreements relating to the Property.

{v) Surveys, plans and specifications and contracts for architectural, engineeting and
construction services relating to the Property,

Fipancing Statement Exhibit B Page 1
(CME & Portfolio Execution)
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()

()

(6)

7

(8)

(%)

(vi)  Other intangible property, general intangibles and rights relating to the operation
of, or used in connection with, the Property, including all governmental permits
relating to any activities on the Property and including subsidy or similar
payments received from any sources, including a governmental authority,

{vii)  Any rights of Debtor in or under any letters of credit.

All current and future rights, including air rights, development rights, zoning rights and
other similar rights or interests, easements, tenements, rights of way, strips and gores of
land, streets, alleys, roads, sewer rights, waters, watercourses, and appurtenances related
to or benefiting the Property, and all rights-of-way, streets, alleys and roads which may
have been or may in the future be vacated,

All proceeds paid or lo be paid by any insurer of the Property, the Fixtures, the Personalty
ar any other part of the Property, whether or not Debtor obtained the insurance pursuant
to Secured Party’s requirement,

All awards, payments and other compensation made or to be made by any municipal,
state or federal authority with respect to the Property, the Fixtures, the Personalty or any
other part of the Property, including any awards or settlements resulting from
condemnation proceedings or the total or partial taking of the Property, the Fixtures, the
Personalty or any other part of the Property under the power of eminent domain or
otherwise and including any conveyance in lieu thereof,

All contracts, options and other agreements for the sale of the Property, the Fixtures, the
Personalty or any other part of the Property entered into by Debtor now or in the future,
including cash or securities deposited to secure performance by parties of their
obligations.

All rents (whether from residential or non-residential space), revenues and other income
of the Property, parking fees, laundry and vending machine income and fees and charges
for food, health care and other services provided at the Property, whether now due, past
due, or to become due, and deposits forfeited by tenants, and, if Debtor is a cooperative
housing corporation or association, maintenance fees, charges or assessments payable by
shareholders or residents under proprietary leases or occupancy agreements, whether now
due, past due, or to become due (“Rents™).

All present and future leases, subleases, licenses, concessions or grants or other
possessoty interesis now or hereafter in force, whether oral or written, covering or
affecting the Property, or any portion of the Property (including proprietary leases or
occupancy agreements if Debtor is a cooperative housing corporation), and all
modifications, extensions or renewals (“Leases™.

All earnings, royaltics, accounts receivable, issues and profits from any part of the
Property, and all undisbursed proceeds of the loan (“Loan™) to which this financing
statement relates.

Financing Statement Exhibit B Page 2
{CME & Portfolic Execution)
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(an

(12)

(13

(14

(15)

(16)
(17

All emounts deposited by the Debtor in connection with the Loan for (a) hazard insurance
premiums or other insurance premiums required by Secured Party, {b) taxes or payments
in lieu of taxes, (c) water and sewer charges that could become a lien on the Property, (d)
ground rents, and (e) assessments or other charges that could become a lien on the
Property (collectively, “Imposition Deposits”™).

All refunds or rebates of Imposition Deposits by any municipal, state or federal authority
or insurance company (other than refunds applicable to periods before the real property
tax year in which this financing statement is recorded),

All tenant security deposits which have not been forfeited by any tenant under any Lease
and any bond or other security in lieu of such deposits.

All names under or by whick the Property or any part of it may be operated or known,
and all trademarks, trade names, and goodwill relating to any of the Property {subject to
the terms of the Multifamily Loan and Security Agreement (the “Loan Agreement™),

All interest rate cap agrcements, interest rate swap agreements and other interest rate
hedging contracts and agreements, if any (collectively, “Cap Agreements”), obtained by
Debtor (or obtained by Secured Party in the name of Debtor) pursuant to the Loan
Documents (as defined in the Loan Agreement) or as a condition to Secured Party’s
making the loan that is the subject of such Loan Documents, together with all of the
following:

(i) Any and all meneys (collectively, “Cap Payments™) payable from time to time
pursuant to any Cap Agreement by the interest rate cap provider or other
counterparty to a Cap Agreement, or any guarantor of the obligations of any such
cap provider or counterparty (“Cap Provider™).

(iiy  All rights of the Debtor under any Cap Agreement, and all rights of the Debtor to
all Cap Payments, including contract rights and general intangibles, now existing
ar hereafter arising,

(iii)  All rights, liens and security interests or guarantees now existing or hereafter
granted by a Cap Provider or any other person to secure or guaranty payment of
any Cap Payment.

{iv)  All documents, writings, books, files, records and other documents arising from
or relating to any of the foregoing, whether now existing or hereafter created.

(v)  All cash and non-cash proceeds and products of any of the foregoing.

All proceeds from the conversion, voluntary or involuntary, of any of the above into cash
or liquidated claims, and the right to collect such proceeds.

RESERVED

All other assets of Debtor, whether now

Financing Statement Exhibit B Page 3
(CME & Portfolio Execution)



Ad 618 C10T/FT/F

0618-88Z (042) xed 0818-98z (04L) 'uoyd
aaLvYHOdHOININN 100 JauysIg

Gl6k9  tONINg mmmﬂww%gmh e d%__

4O ISYHO I18VS 201 uoReso i
£ 738137 251 H0T7:uonduvseq JeuoissiwWen) xe] Aunog AlusH

Tyay 000£L0L0-260 :@poD dely Auno piaeq

dTHONONOUOW 40 ASYHD 319vs  -ehed xey

(e1ep anp Aq pied Jou i pApPE 84 M LHuow Jad 152101l %)
318VAVd HLIA NOLLMOd SIHL NuNLIY

_ -aBpLGN203S JO AHD L98L-68E-0LL
| ‘yBnouoo JO AND SEBE-LS6-0LL (PRJRIOCIOIUILN - YT L-88Z-0LL

|62 soa4 Jejemuucyg BuipseBal suonsanb aaey nok Ji Hd I8YHD 318VS 20!
- [ oM s EB AILGL 00 B20 qUaMoL|j[-SaY dTHHONONOJOW 40 ISYHD 318vS

@ INITINO soxe} JnoA Aed ueds nop

-anp 1sed sAep 06 1114 - JdnGEMyET BB AIURL O 000 qaoMaL,[ SO @) Gom 8y} elA sexe}
7 InoA fied Agw noj, - BIGO1AIUST MM 18 10 8210 SJSUDISSILULLIOY X&| 8L} Wol}
Aue o} panjdde oq | (jedidund feubiio aip jo} ALTYNId %04 V pauIBlge 8q UeD winied g Buny uo uoneulouf “y udy pue | Atenuer useamgag wnial

Xe) B 9[)) PINOYS NOA 'siossessy xel at) Aq peubisse INTvA oUl yim saibesip noA §|
Jauoissiwwoy xe|, Ajunod Aiuay

101 AT1SVAVA ¥IAHO AINOW HO MOTHO AMVIN

‘ajep enp Aq pied jou
11 pappe aq jjim ‘[ediduiid predun ay3 uo ‘yjuow Jad ‘ysalsiul %L

“17ig 183010 2ut 03 paijdde

| 4 (B peajgon) sjuswhed ‘Ina SIXVL MOYE smoys |iq anok §| S Bio-ophuuaymmy/dpy
e £6Z0€ v ‘uBnouogony
¥3a 3ISYHO J19vS €01 iuonesoT Remyied AuaH Ovh

cLoZv LY pajund cLoz/gk/L  usuifed ysen 1auoissIWog xel Aunon AusH
¥/N :yBnoiy; poon 000€1010-260 opog dep Aung pineq

| 39Vd SIHL NG £ |

Juswayelg xel Auadoid Z10Z

“0Z=183K XBI13Q00C0T0-T60=PI xdse x|[rsyxe] /dugam sn s Aoy 09 e00q qqamoy// sdny

ciol

Ind Xei,



Wd 61:8 £10T/¥1/¥

[ 30vd SIHL NIHd 4] | MOONIM 3SOTO 4

3na Iv.ilol

00°0%
00709 saxe] yoeg
or6.0'Zr1y  siuslfed snoinsld
00°0$ sead 1830
000% 150181j
~ 000% Kjeusy
| 9FBI9TVLY eng jusung)
0¥ 6.9°zr 1 dz1 e68'ELE)8s 745051 $BTE OF SIVLOL
BE'G0E'CS 10008 58°'G0C'CS 0 00 0% 00°0% 00°03% 0003 9¥Z.-887 0/ I LVMINEOLS
00'ZL6'9% 000% 00¢ClB'9s 2 00°'000°95% £$00°0$ D0°000°95F'€$ 00°000°0¥9'8S HI1¥M ALNNOD
/£°856'Z1$ 00°0% 1£'8E5'ZLS 829¢E 00 000°95% £$00°0$ 00°000°95F'€$ [00°000'0¥'8S ANOS TOOHDS ALNNOD
00°02L'69% 000% 00°021'69% 02 00°000°95%'£$00°0$ 00'000°95F'€$ [00°000'0¥9'2% OB I00HDS ALNNOD
00°0% Z1'£69°€19)00 0% Z0't- 00°000°95+'€$ 110349 XvL STIVS ALNNOD
00'ZL1L'05$ 000% Z1'S00v98 258l 00°000°95¥'£5/00°0% 00'000'95F'S$ 100°000°0¥9' 2% XVL ALNNOD AHNIH
0Z'169¢ 10003 071698 R0 00°'000°95¥'£300°0% 00°000°9SF'C$ 100°000°0v9'8% PCARE T ALS
sjey JUBLISSASSY
xef 180N npain Xe| $s0I5) anjea a|gexe] suondwaxg AN paisnipy. Anug
abejn ! 19N
VIN VIN ZL0Z/9L/1LL 00°000'079'2% 88°%Z | 00009°08L'}$ | 0000 6069%
suondwaxy ybnoiy| pooo wawAed sreq bung ajeq ang anje 19yJep Je4 EETRY anjeA puel anjep Buping

+0z=12aK XRIRO00E [0T0-T60=Plexdsex|gxe] /dngosy/snes A1y 00'e00q qqamoy//:sdny

et

I1id XeL



Wd 08 L1100/ L/Y

0618-882 (022) :xe4 0818-882 (044) BUOUd
J31VHOdHOININA LO0 Josig

o156 ‘ON I'g Bao oyAsuay mmm s diy
. yb

TYINTY Ly uopeso B e

/LNIANI/Z4TW :uonduosaq JEUOISSIWWOY) Xe| Ajnos AusH

TIYNOSHId 0gogl repogp dep Aung preg

d7HONONOAOW 40 ASVYHO J1avs  Haked xey

" (e1ep anp Aq pred 10U )1 pepPE 9q fiA Lyuow Jad JSBIII %)
3TEVAVd HLIM NOLLHOd SIHL NYNL13Y

*aBpLgNo0)S Jo MID £982-68E-0LL
syBnouodat Jo AND §Le€-256-0LL ‘pajesodioduiun - 9¥ZL-882-0LL
[1e2 sea Jejemurio}g BujpieBas suopsanb aney noA ji IVENTH 1dY
: fANGem s EDAIUSL 00 B30 qaamal/f:sadpy d1HONONOQAOW 40 ISVYHO 319VS
® INITNG sexe} JnoA Aed ues nop

b it OO ... kg s e e e
ew noA - Broojuus’ 2 D10 §ISUOISSI T X 3 LUOu}
Aue 0} paydde oq im (jedioutid [euibuio sy J0) ALTVNId %01 V paulelqo aq ue wnyal e Buiy uo uoeulo) “1 (Udy pue | Aenuep uwosmeg uinal

xE} B 8|l pINcys NoA ‘siossassy xgl auy Ag paublsse 3NTvA 94 Uim oaiBesip nok §)

‘ayep anp Aq pied jou

31 poppe aq [ ‘ediound predun ayy uo ‘yyuow sad 4sUSIUL %l ssuossiuwe) xel funod Ausy

0L 3T9VAVd ¥3AY0 AINOW dO MOIHO IMVIA

1719 1$3G70 3y 0} paydde

M ag [im peAlesal sjuawAed ‘INA SIXVL MOVE Smoys |iig Jnok Buo-opfsuay mmmy/:dny
y : £620¢ YO 'ubnouogzi
TVINIY 1dV suonea0T Aemired JusH OF )

eLOZpLIv pajund ZLoZ/LLIZL JuawAed ise JauaIssiwwo) xe) funog AiusH
zL0Z/LLzL  yBnody) pooo 0E08i opog dely funo pineq

J0Vd SIHL LN

juswale}s xe] Auadoid 2102

S TQRTI07=1805 XP0L08 1=piexdsexrgxel/dugamsnes ueyosesoqqqamaty, sdny

¢o]

g ¥R



Wd 028 £10T/F1/F

FOVd SIHL INIHd <

MOONIM FSOTO £

0008

3nd V1oL

TR TI0T=1094 X008 =przxdsexgxel/dugom,sned Arusy 00'eo0q qqamoyyy sduy

000% saxe] yoeg

G/ PBL'ZE  SUSWAed snolaaig

00705 s884 18U)0

€L12$ 15801

00°0% Ayeuad

20€LLeS anq Jusung

Z0€L1'2$ (19°9128) £9'63E'2S 8L OF STIVLOL

L0018 0008 22018 ® 00'789'¢S%  100°0$ 00 ¥88°25% 000LLVELS HILVA ALNNOD
6FG6LS 0008  BYG6lLE 8ZI¢E 00'v88°c5% 10003 00'#88'€6$ 000LLYELS aNOH T00HIS ALNNOD
89°//0°1$ 0008 189//0'18 02 00'pgR'ESS 00°0% 00'¥88'5$ 00°0LL'PELS O%BIN TOOHDS ALNNOD
00°0$ (L9°'912%) 00°0% 20t 00'¥88'c5% L1gFY0 XYL S3TVS ALNNOD
Ze'lg/$ DO0$  I€6L6BS 1268l 00'P88'cGS 0008 00 ¥98'cS$ 00°0LLPELS XVL ALNNOD AHNIH
9,018 0008 ©8L0OLS 20 DO'9B.L'ESS  100°86% 00'¥88'¢5$ 000LLVELS Xv1 JIVLS
XBl 18N | HpalD  xe| ssoinisjey ebe|pienfeA sjgqexel |suojduaxy Juslissassy Hmzw>_>_n_ pajenipy Rug
ZL02ILLIZ) YIN ZL0Z/9L/LL 00°80L'vELS 0 00°0$ 000% i
suopndilaxy ybnoly | poosy JuswiAeq ajeq buiig sleq eng an(ep 1axe e S84y | Sh|eA puet anjep buiping m

ciog

11'el XEL,



ivas
ai9
o

\ s ‘ REGD W BR e :@?é;': K 1705[‘#05 191

TR

T -J“J"Jg

s SH

w GE
Faen iy QF&“‘ TOUAT
GLERR 3;,'“35%311, &h.
EATEMERR

STATE OF GEORGIA, ) "

COUNTY OF COFFEE.

For and in censideration of the sum of Oue Doliar (§1.00) in
hend paid, and other good and veluabls considerations, RONNIE €.
DAVIS, and NORITA V. DAVIS, hersinafter r&nmd to as "Grantor"
hersby grants unto SABLE CEASE OF McDONOUGH L.P. a Georgla Linited
Partnership, herelsafter referred to #e “Graatee®, a perpetual,
sesignable, non-exclusive eavement for ingress and egross and
maintenance and instalistion of paving and utilitise of all kinds,
over, under, through and acrose the proparty dsseribed on Exhiblt
*A“ attached heveto and made a part hereof.

The tonsideration hexeinabove recited shall constituts payment
in full for any damages to the land of the grantor, his heirs,
adninietrators, sucuessors and assigna, by wesson of the exerciess
of _tho-rightv keredn conveyed, The grantee covenants to maiktain
the easeweat in good repair go that no unreasonsble damage will
result. from ite use to the adjacent land of the granter, his heirs,
administrators, successors and assigns. '

The sasement h.cr;l:n granted shall bhind the heirs,

udzinistrators, sutceasors and aswigns of tha underaigned grantor,

FRETON & PRCITON, PG
POBOKTY  DOU $11 ]

P DB,J’?&S_J'I‘T\ .
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and shall inuve to the banefit of the gtantes, its and )
' asaigns, o
IN WITNRGS WHERECF, the grantor haw hereunto set his hand and :
aftixed his seal thin 2T day of dysud s, 1993, ’
(BEAL}
{HEALY %
P& i =
S Ronnie C. Davis; Atrornsy
CF in fact for Morita V. Davis
Bignad, sssled and dellversd
ho presence of:
WA e
£Floiel Witness
ol ‘_‘_‘...' L —‘—-n“A.-':‘“
i ¥¢P, Coffwe County, Gsorgis L
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EXHIBIT "A*

All that tract or parcel of land situate, lying and
being in Origiral Lot of Land Mo. 154 in the 7th Land
Distelct of ﬂenr{mﬁcunty, Georyia and extending 80 feet
along the Korth ndacy line of the right~of-way of
Georgia Highway 20 & 81, said boginning point being
located North 55 degreas 3% minutes 53 seconds East
216.8 fuet from the intermection of the West Griginal
Land Lot Line of sald Driginal Lot of Land No. 156 with
the Morth boundary line of Georgla Highway 20 & 8l.
The exact measursments, configurations and metés and
hounds of said real sstate describsd herein is more
particularly described zccording te Bxhibit “BY, e
and "D* attached hereto and Incorporated heveln by
rofersnce. BSald real sstate fronting said distance of
80 feet on the Horth boundary line of the right-of-way
of Georgla Highway 20 & §1 extends in generally a
Northerly diraction to the Sputh boundary iine of that
cortain 24.807 acra tract owned Dy Sable Chaso of
HoDonough L.F., a Goorgla Limited Partrsrahip, sald
24,887 atce tract belng attached harete and maried
Exhibit *E*.
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ENTRY DRIVE CURB DATA
Vi 1®a = 9534046 ®a ~ 273038 ®a = 103317
I R w 30.00° R = 35.00 R = 76.80'
T = 33.66" T = 852 , T = 708 -
L = 5057 L= 1690 L = 14,15
' CL = 44.79' oL o= 1673 bocL =143

€8 = N29101'31"W

CB = NOS'39'40°W

B = N2018'45'W

®a = 304307 ®na = 320048 Oa = 264926"
R = 27650 R = 3500 R = 100.31
T = 86.43 ' T = 10,186 T = 22.08
4 L = 167.54° L= 19.78 L = 43,48
L CL = 164.99 o= 177 CL = 42.87°
¢

CB = N1522'37'W

cB - N2Z03'35'W

‘CB = NOT'S3'S4"W

Oh = ogamsy | = 3xirar | Ba = 312108
R = 10749 R = 321.00 R = 340.00
Tm 9,07 T = 101.81" T = 95.41°
L = 18.10' L = 197.18" L = 186.04"
CL = 18.08" CLo= 194.10° CL = 18373

CB = N20'0425"W

CB = N21'G'43"W

©A = 24'05'59" (DA = 74'16°3¢" ®.c.\. e 35377307

R = 121.50" R = 30.00° R = 260.00'

T = 25.54" T = 2272 T = 83,54

o= 51171 L = 38.89 L = 161.66"

L = 5073 CL = 36,22' CL = 159,07

CB = N22°48'368"W CB = 270°31°57" CH = NI1TS1'38°'W
®A = 11014'48" @A = 35'14'20° ©A = 21'24°49"

R = 3500 R = 289.7¢ R = 140.00'

T = 5021 T = 92.04' T = 2647

L = 67.35 L = 178,23 Low 5232

CL = 57.43' CL = 19410 CL = 52.02"

CB = SB219'07"W CB = N2004'25"W CB = NI1Z45"11"W
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! EXRYBIT "R ;
! ALl that tract or parcel of land sltuate, lying and bc‘ing in i
Original Lota of Land Ros. 156 & 157, 1th Land Diatrict of Henry ?
County, Georgla and boing all of Tract *A* containing 24,887
acres; more particularly described according to survey prepared
for Sable Chase of McDonough L.Py, a Georgla Limited Parinership,
dated November 13, 1992, recorded in Plat Book 21, paga 208, in i
Office of Clark of Bupericr Coutt of Henry County, Genrgig. i
" .
' |
o
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o .




91747
3129

' - D8 1l

[ [ A 2 1 D e
ok 1747 129
sameof Lire__Seble Chase
Recsunt He 05 30012-300~0-001053
Essement
STATE OF GHORGIA, .
HERRY . GOUNTY,
Recelved of GECRGIA POWER COMPANY, hereinaiter callad the Company, the sum of n CIm—
B - bl of which

the undersigned, . Sable Chase of McDonough L.P.
§700 5,W. 34th Streat, Suite 1¥U7 g
Sainesville, Fiorida 32608 Ltio B hersby grant end convoy 1o oald Company, it ssuccossors
£ akalgns, the ¢ighl, privitegs ard sasement to go in, upor, along And watoss thet iract of fand cwned by the undarsigned tn
Land Lat Wumber__ 15T ofthe_Tth
o Heney

on the North by lards of
G0t tho South by langs of__fieozgla Kighvey 20 & 81

whose s

el [ R
County. Slate of Georgia, 34id lands brkg boundsd os follows:

o the East by lands of,

ritd on the Wirst by lands o,

together with the right 1o condlrust, spersls and maimaln continuously upar and under said land, a nas for teansmitting eloctrie
. currant, with poles, wires, ransiormers, sgivice mnsmb. &nd other Bxturps ang ncluding the

Tight aryndor

With the right to permit the atlech-
ment of Ihp wires &nd apblitnces of any other company, or peraan, 1o 92id pates: |n9mhor with m-ighz at mlh:mes to-order upos

Bl premisos for the punpess of inspecling sald lines, meking repairs, renswats,
st o tharafrons; tothnr wilh the Fight o 61t by and ke tleer of eald ovsrhoad or underg z tixtures
and wmnm,mm-wmnwmwumuzmw Fiow B harastter In any way Interlone orte ity fointetieds Wit Ihe proper
oparation of sald vathead of ol lines, lxturas-rm liances; aiso he tphl of ingras & aqmnm;
from ualdines. Ary trber
Tha undersigned deas I’WRWM’W Innd, butmﬂsivqmlv e tighds, Wmlewa and memwtl hmhm-m out,
ol
Progerty known ss Sable (hase Apsrtmento !“‘l
%ﬁf &3 6
:uﬁ,‘nv" &‘pj
'L'l}
¥ «
it
W et S

\
Suldcampnnp shalt nict be Jobls for, o¢ bound by any statsment, wwﬂk’f&ﬂuﬁlmﬂiw ot Rerein exprassed.
1N WITNESS WHEREOF, tho suig,___ Widarstgmed ko
bewursose__ B8 tand X enduenl ... .ots__ JAES  asy nf_.ﬁf-ﬁ__. 19_.2

General Periner

sozied & Oallvered it the pressnce

{SEAL}
Sable Chass of McDonough b{;ﬁ“

gﬁéﬁﬁﬁﬁﬁﬁgw ) whivesa2, 00 of whorm should ba & Notary Pubike)
i COMMELION HY)

”} "p‘@ nnoms::‘ | ) 2;411

M.!L._
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" Thiws Land u‘-- Rastriction smany £'.\gnm:'l anterii into as of=Airol
g, 1994, hy batwean ths G !Wc%uwhgm ‘Agmbue

ond 4 ity of the w:- of Georgi lwzhhhu with any
nneclufla': to itk rights, duties snd ohiigations heraundse, tha *Landar*) and
SARLE CHASE OP HCDOMOUDM, 'L.%., a Mielzed partnecship {the *Gwnex*),

WERREAR, Ownsr uwne the land rsq-a:eihed on Exhibit h and fncoxporated harein
by thisg with the & nta located therpon, includiog s
225 - unit ram:al Bousing proé:l:t lecltw\ AL Hampton Street, Mcohonpugl, Henry
County, Gacrgim and commonly wn 4k *Sabls Chase* {sadd land wnd imp:owu
4rs hereinnfter eeliae:i'rely reforred to aF the *Property*) which constitutes
*atfordable houaing* as defined in gectfon 215 of Title II of th& Cempstons
Gonu:.nz n;u;innxl Affavdable Housing Act, Nh. L. 101-635, as amended (the
*hot) ; ki

WHEREAS, Leader hag wgreed Lo lend [sderal funds to Owner, made availabie
to Landey \mder the Act, for the purpose of congtrudting the Propsrty; and

REAR, pursuant to Section 215{a) (1) (E} of the Act,
aogulatipnu {hsreinatter defined). Osnar must agras to cnmply with certain A
oocupancy, Tent snd other restricticne for che remsining useful Iife of the
Propsyty 48 epacified herein, add the pu*.-.i.:s hereto Zave eatersd into this
hgreement to evidency Ownex's agrestent to comply with such vestrictions;

and the HoME

m, mzxarrou, m cmsidant.bm of the p:amiun ‘n:nof md othor gosd and
valuab) and  Buff hick is hezeby
lcknowleﬂgad, the pa.r:ienr do hareby ag-reu ad follows:

b g ‘

1,41, “Ret* momme Gection 315 of Title IZ of tha Crnn:txm-aonuhz mnsm:
n!tm:dthlc Housing Agt, Pub, L, 10L+625, as

any
provision{s) cf nuuuuding law aa it cr they may ba mnd.ld from time to :inq,

1.02. Ypdjusted Incoma* meany *adjugted {ngome* am defined in 24 C.F.R. §92.203.

1.03, *Affordability peviod means tha pericd comsencing on the date of this
Rgreement znd coptinuing for thirey (30) vexrs cheresfter,

1,04, "Agreement® means vhis Land Use Reptrictlion Agreemsnt, am it may be smendad
from tina to tims,

1,05, “Anaual Income” means “annoal income* am defiped in 24 C.F.R, $92.203.

1,06, "hres Madian Incoma' means tha awdian income, ndjmat.od Ior fanily size, for

the area vhersin the Froperty is located, as aaid padian incoms ip ¢stablished
by AUD st least snnwally.

1,07, *Husiness Day™ neans a :uy on which the Lendar i open for the trsassction
of business in Atlanta, Georgia

1,08, *Gross Income™ meann "grosa incows® as dafined in 14 ¢.F.R. $93.201.

1.09. "HOME Program* means the Federai housing program sstabiished purduant to
thes Act and the HOME Regulations,

1.10. “HOME Regulations® mean the regulatioms promulgwbed DUrsVARY to the #ct by
HUD or any succeseor, ap amended from time te time, which regquiationm gavaxs the
HOME Program. At the time this Agreement iz axecured, the HOME Requlakions
appsar at Title 24 Bart %2 of tha Cods of Federal Regulations,

opazaz

_— T o
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1.11. "HUD® means the Uaited Stutes Department of Housing and Urban Dovaloprant.

1.12. “Low Incoms Familles® or "Low Incoms Family" msgns famifies and indfviduale
whoes Annuz) Incames do hob excesd alxty percent {60%) of the Aréa Median Incoms,

1.13. "Newly Formed Entity" meana (1) ths Owner; (if) any family membar of such
Owner; or {ii1) any person or entity (A) that direetly or indirectly controls ox
ik controlled by ox is under common control with swch Owner, (B} thar is an
officer of, partner in or zyustes of, or texvak in a similar tapacity with
regpect to, such Ownar or of vhich wuch Cwner is an. officer, partner or trusten,
or with xeapect to which such Owner serves {n & similnr capacity, or (C) that i=
the Deneficial owner, divegtly or indirectly, of 10F or more of any glass of
squity sacurities of such Gwner oY of which such

Ownar is directly or indirectly
the owner of 10% ¢r wore of any clase of equity sacurivies,

1.34. *Cwner" means Bable Chate of Mchohough, L.P. am ast forth at the beginoing

9% thin Agvessment, or any syccsasor in title o the Property,

1,15, “Unit" means a residencial dation that vas ed with funds
Pprovidad undey the HOME Program. i

e 1.36, 'wﬂiu{ Allowance* weann a menchly allowencs for utdlities end owrvicss

e fexcluding telephons) to ba paid By the tenant, which monthiy wllowance is

* spproved by Lender sunually and fron time to time as required under the HoME
Rogulations,
1.17, "Very Low Incems Families® or “Very Low Incoma Famlly™ maans naome
families and individuals whowa Ml Intomon do mot mxcesd fifty percent (30%)
of the Arsx Hedisn Income,

Arsicie ... ex snd Octunancy of Kk Rruvazty.

2.01, During the Affordability Period, Cwaer will maintain

¥os of the Propersy.
the Property ag rental housing and will reat or hold available for rental each
Unit om & <ontinuous bawin.

0%, Lomminity Pacilities. During the Affordability Pericd, Owner
Agreak that any laundry ov community facllitlea locaced on the Property shall b
tor the exclusive vee Of the tonsnts and their guests and shall net b6 avaiiabia
for use by the genaral pablic,

2,03, ggmm_gigmm During the Affordability Period, Owher will make
continlouely availoblie for oc

cupancy by Low Incoma Familiog not less thas 222
Units of which at least 56 Units shall be made gvailable for cecupmgcy by Very
low Tacomn Femilies. Cwoer shall uss {ts hert afforts to diwtribute Onity
ressrvad for Low Income Familles and Very Lov Income Families among wnib slzes
in propertion to the distrilmtion of usic sires in the Propsrty and to aveid
conaentration of Low Yncone Familles or Very Low Income ¥amiliew in any ares or
Arsaa of the Proparty.

2.04. 14

4} - The decexmination of whetber the annual Incoms of a family or
individuml occupying or sesking to oooupy a Unit excacds the sppiicable incims
Limit shall be made prior to admission of such family or individus) te ccoupsney
in 4 Unit {or to a desi ion of a isd by wueh family or indhvidual}.
Thszesitex such detarminacions ehall ba made at Least anavally on the basis of

Az exanminkticn or re-sxaminaticn of the curysnt incoms of the family or
individual,

{h)  XE mhe Anqual Jnsonk SF w tanant which ia & Very Low Incoma Family
shall b determined upen re-sxaminacion to axcsed the applicsbis incoms lisftv for
& vexy Low Incoms yamily but not the applicable fncose limdt for & Low Incooa

un k|
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amily, the Unit shall couat & ovcupled by & Very Low Ingome Yamily during such
emuy'-: or fndividual's continuing cucupangy of such tnic su long -Yl ovney #hall
makq the next aveilsble onit lregaxdless of whother said tnit wes retabilivsced
with fedaral funds provided under tha KOME Progroml avaklakle for oooupancy
A Vary Low Incoms Family, e o

fe] If tha Anual Ingome of n tenant shell be determined upon
# axamination to exceed the gpplicable incots Limit for a Low Income Pamily, the
or individual sheil be counted xa cceupied by & Low
Incoms Pamily o long am:  (A) the family or individual pays as rent not less
than thirty psrcent (30%) of aaid family'e ox individual’s monthly Adjusted
Income, a# racexrcifisd anmually {bub #o more thas s falz marxet rent}; and [§:1]
Ownar ahall maka the noxt avmilable Unit (repardless of whethar said Unik wes
rahabllicated with foderal funds provided wnder the HOME Progrse) available Tor
oecupsncy by a Low Incoms Family or Vary Law Income Family, whichever ia

necedRary to meet the cccupancy regqulrements of Section X.03,

1,98, mudglmgmg_mm:ﬂm During the xffordabiiity Period, Ownar sgrees
that all voits shall, on & continusum basis, ba rented to or held available fov

rental by sither & Low Iaceme Family or a Very Low Income Family.
Artfels 3. Feng

3,01, Rang Limitationy for Low Indcme Faniiine. i
a)  pPor thirty-two {32) one-bsdrcem units, rents for the flrst year after
conatruction complation and fimal cortifieate of occupansy ahall:bs tha lawssr
af: {3 an amount squal to 15.810% below the exioting fxir mazket rent for

comparabls units in the sres where the Property is located as establiched by HUD,

wipus the Utilivy Allowance; or (ik) an amount equal to 15,0100 balow an amount

squal £o thizty pexcest (30¥) of the Adjuafad Income of a family whoxe incore

squaln aixty percent (60¥) cf Avea Medisn Inome, minus the Utility Allowance.
¥or ysars two through thirty of the term of tha loan reunts shall be an amoust
t aqual to thirty pexcant (30%) of tha Adjusted Incoms of & family whoss incons

equals nixty percent (60%) of hrea Madiax Incoma, minus the Ucility Allowince.

B |
h] For savesty-thres (73) two-badroom units, rents for the firat year after ‘
construction completion and final certificsrs of cccupancy shall ba the lesser
of: ¢4} an smount equal to 6.621% balow the axiating fair markeb rent fuw
comparable units in the srea whixe tho Propervy is lccatad as eptabilehed by HUD,
ninug the OEility Rilcwange: or (i} an ameunt cgual to 6.421% balow an amount
aqual to thirty porcent (30k) of the Adjusted Incoms of a Family vhose income
-F equals aixty percont (60%) of Area Madian Incoms, minua the Utilicy Allowanvs.
For yssrs two through thirty of the term of the lean rants shall be sn amount
: equal te thirey pereent (30%) of the Adjusted Incoms of a fanily whope lacome
squals mixty percent (60%) of Arca Hedian Ihcome, minus Weility Allowance.

cf For twanty-four (24} thres-pasdroom unita, renta for thie fivat year after
conmtruction completion and final cervificate of cocupancy ahall ke the lasker
of; (i} an amcunt sgual to 16.£50) below the exlgring fair market xont for
gomparable units in the ares whare the Froperty im located zs established by HUD,
mimug the Urility Allowances o (il) an awount egual to 16.690F bulcw an amourit
sgual to thirty percent (30%) of tha hdjuated Income of & family whose incoms
squala sixty percent (€0%) of Area Median Incoms, minus the Ucilicy Allowmnto.
Yeays two through thirty vents shall be an amount equal to thirty percant {30%}
of tha Adjuated income of & family whoss lntoms equals sixty pezrcent (60%0 of
Ares Madian Income, minus the Utility Allewance.

4} Boryower will not be reguired to reducs rent levals ectablished st time of
olosing reaardlsan of any market fluctustions.

3,07, Rent Limixavioos fox Verv Lew Incoms Fafiliex-

;e 3

R

e
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8) For sixteen (16) cne-badroom units, tha legper cfi (4} an amount aqual Lo
17.433% below tha existing falr market tent for comparable wnits in the arem
whete the Propsrey is logated ms satshlished by Kup, minum the Ukdliey Allowance )
ox {iL) an amount equal ko 17.431% brlow mn amount aqual to thirty perasnt (3630 X
of the idjusted Incoms of o fanily whoss incoms aquale fifky percsst (50%) of

Arse Median Ingome, mihus the Ueilicy Allowance.

bl For thiztyetwo {32 two-badreom wilta, the eswer ¢f1  (§) &n amount equal to
18.3566% Lalow the existing fair market rent for comparable units in rha area
wvhare the Prcperty inm locatad as established by HUD, minus the Utility Aliowance;
or {11} ap amount equal to 18,356% balew A7 KmOWSt equel to thirty percent {10%)
of the adjumced Incoms of x family whoss income aquals Eifty PHECERE {50V} of
Rres Median Income, minge the UEility Allowanca,

d} Borrowsr will not ke requited Lo raduce rent laevals established at tire of
clgaing regardlass of any -market .,

hatlcle 8. Adninlitcatien.
4,01, Rmmﬂm&mmmm-

{a) Qunar shall ba rewponsiblia for determination of the Runual, Tneome and
fanily composition of Low Income Familier and Vary Low Incems Famdlies &% infrial
cctupancy of & Unit, 4nd for re-examination of Annual Incoms and family
compoBitiod of Low Income Families and Very Low Income Familiew at lesat

arnually, in accordance with procsdurss sst forth En the HOMR Requlationy and the
HOHE Manual,

[b]  Ownar ghall not be deemed to he {2 violation
Agreemant if, in detsrwining Annual Incoma and famil ~
Fanilles snd Very Low tncoms Families: {4) Ouner haa zelied in gobd falth upon
tha informatlon which is wupplisd to Gwnnr By tenant, {i1) Ownex
to balieve auch information is falss, and {11i) Cwnax,

o1l requirementy of lander with rempett to variiication of houswhold income and
family compounition,
4.02. gcepzificarion by Gemer. Duelng the Affordability Pariod, on waoh
anniversacy of the date upen which thiy Agresment wak €irat recorded in the land
records for the county wherain the Praperty lies, Ownexr shall submit te Lendez
& cartification in n form an:ia!imuﬂ

L]

L& Londer as to Ownerrg compiiance with
81l of the terms and proviaions of © Agreament,

and shall be maintained in compliance with the HOME
Reguiations, the [CHE Manual, and Ay Lender requiremsnts in & resscnabls
condition for proper sudit wnd subiect to exasdnation =nd phatocopying during
Tusinens hours by represantatives of Lander, HUD, the United States Comptroller
Ganeral or Recipieny,

4,04, Comp umgx_ &gngx. landex or Kon pu-.iodzc.uir will noaitor Owonxrs
complissce with thie Agreamtnt, In conduct:: 4

g LtW complience raviaw, Landee or
WD will xely primarily on information sdtained from
Sivdings ¢

Gwnsr’a Tecords and seports,
Ton onsaite monitering and awdlt rwports. tendar or HUD may slxc

n 4
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Fi04 - Bamcorantasionk sod MMCrefise.  Owner repressmes and VTERLSE to Landar
tr N

Tws Hundred Twm

{a) nty Five [275) Units are to ba conetricred with
faderel fusds mate avadiable undec the HOME Program,

T has vAlidly executed

(8]  Owne: this Agreement and whe
congEdture the binding chligution of cwmer, Cwnar ham full povey, authority and
} to enter linte this Agresment) fi{

1 1 to car GUE  Ownex's
obligacions as desoribed in this Agrasmant; and {tid] ¢ 2%

for tomplimnes wich all applicable rulen

requlations, pud Toyuirvmanty qove:
om HoMZ Program, including but not 1inited o, tha HOhG Requierrry nd tha HOME
Manval, &

G the byat of Owner‘s kncwledge, the makin

ctions betwasn the Cwier ox any th
¥ill not viglate any ecentractual. Covanantg or yestriccicng
¥ropertyr (ii4) if ownsr & othar than an  individusl,
of the insrruments Lhet crests or satablioh Ownor's suthority,

Public or privace restriotisne, (v]
Iay conaeny or approvel of any public ar privats suthoriy
Bean obiainad; [vi] are not th:

of thia Agresmane and
gations hersundar: (4] will net violate wm

ixd parey; (4
u!inti:; the

will not vontlice witn any

{lv) wil% not
do not require

¥ which hes not aiready

veatenicd with the invalidity op ‘unenforcoability
by any actionm, preceediong or inven

tigacion pending or threate
(A} Qwnar, {B) kny pexsom with whom Qwnar may be

» by or ageinet

ned
jointly or meverally ldable, o
i€} the Proparty or any part thareof,

14} Wo action, procaeding, {nvestiontion or liti
ox, o the kast of Cwuer's knawladge,

Atlon i3 pow pendin ,

threataned ag:fnub Owner, which, if
advarsaly determised, could individually

affect on title to or the uge and anjoyment or va
portion thereof, or whivh could in any

ot in the aggregate hava an kdverse
% of the Proparty, or any

way interfecs with the conmimation of
this Agreement’

(el  There is not pending or. to 'OWnT §

best krcwledge, thoeavensd
AgAicet Ownier any caae, proceading of other action in bankruptcy, whether
voluntery or othscwise, ARy assignment for tha ban

E“uim pesking reorganization, RLEENGORENt, composition,

iguidation, dimeolution ¢r pimilar relief for Ouwmer undaz any fe
ashey ptatute, law, ragulation relating to bankruptoy,
deprovy,

[11] ‘ Ownor warranta that it

elit of credirorm, or a

roadjustnant,
deral, state or

inmolvency ¢r roiief of

har not and will not txscute any other
agreemant with provisicns contradicr

ory o, or in opposition €0,
hercof, and that {n any event, the 3 this A

the provisions

and controlling a# to the rights and
Any other requirements in conflist heveuith,

{9} Owiox warrants and TERTEAMNLY LhAT Owner has fres
raservation placed itgelf under

-ATH pa
cbligacions hersin wet forth and aupaceads

1y wnd without

tha obligations of this Agreement and that the
Teceipt of financis) agsistance fram Lhe Lenstar f% an esmentisl Part of tha
coneideration for this Agresment,

3.02. Revival of Aqrasqent.
oF dsed in lisu of foreclosure, Ownar agroey thaz)

In the avenk of Ioge of the Fropacey by tor-‘nle!uzo

1) LF the party which was
Owisr ar the time of or 1mnudimto:¥ $rior to such for

aclopure or

foreclorure scquires an ownarehip iRerast in the Properey at sy

B 5

deed in tleu of
tite duxing the :

SRR ) - o . o " L T o ]
pox $861m 208
~ . ’
S5oataur ralevant inforeation guined fros orter + inuiuding ttigation sud
.+ titdzen corplaints.

- inens
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Affordabilicy Peviod; or 14d) if & Newly Formed Entlty scquires an erahd;

interant in the Proparty at any Lime dutrng the Atfordahilivy Poriod, ﬂm ;n.’
covenznts and ¥estrictions met forth in Ehia Agreamsnt #hall be Fevivad and ahakl
remain in forca fox the remaining Affordability peyiod. :

.03, mﬁm;um Gmar agresa ro indemnity and hold harmloaw Lander from
and kgainst ail lisbilitiss, lomges, olaims, ‘é. .8, j nty, tosta and
rxpenees fineluding, whthout limitasion, Fasdonable attormeys feen)  incuzzed
by Landar as a result of any oateyial inacouravy in uhy of the repremantations
and wicrantioa contained herein, 3

uﬂmxihﬁﬁmuLManmLmLanu'

.0, mm_sg_pgum Ueturrente of ane or mora of the following eventa will,
%t the nole discresion of Leudar, constitnts an avent of dafaull {“Kvent of
Befanlts) undmy this Agreemant

{u}  Ovmer ahall fail to obRarve or perform of ADy of ity ohligationk

under this Rgrasment or breschas a Covenknt, sgresment or rastriction sac

forth in thig Agcaenant, and the sme i® not cured withia fiftean (14}

selendar daye after the giving of writven notice to Ownsr; or

(b} 2Ny WArTanty 4r reprensntatien of Owner contzingd in this Agresment
#hall prove untrue or misleading in any maveyial aspeat; or

(ol Owner, or any principel or genarsl Paxtner of Owvper,
YAdex any guaranty sxecuted in vonnection with tha Loan, shall mxke ap aapignment
Lo fhu bansfit of dibors; 6x a recel i o ;w trustes ahal) be
appointed for Gwmar 9r for the Froperty; or patit on for the Pankuptcy,
Faonrganiztticn, resd or debt, di in:?. 2qddation or :rrcngemqﬁ}é,
Purauant t& the Cederal Bankruptsy Aok or By similar statute, shall ba filed by
Ovner or on bshalf of Qwner or sny principal or genernl, PaLiner of Owner, or

RIantor under any Juaranty executed in conpacticn with tha QUAYEREY axecubed

%: connection with the Loan anxll ba adjucged bankrupt or insolvent; or Cvmier or
any princigal or geperal PRIERAY of Owner, op 44y guarantoy undey Aany ouprenty

trustoe of similar officer for Owner oy any

¥ Any guarantour

(d)  Ownor whall sell, lesss, o
oF in pare, without the pricr writtan

§.92. Remadies. Upon am oscurrance ©f an Event of Default, Lendsr in itz gele
discration, may: (i) apply te an

¥ court baving jurisdietion of the sulrjeqt

mattér for spacifie perfnraance of ¢ Agreemsnt, for an injunction egaingt ey

wialation of this mt, agd/or for che ngpninuun: of a receiver te taks

ovar and operate the Property in wecsrdance wit tha terms of this Agroement; or

(14} take any sng ail A0tion at law, in equiry, in Teatitution, or othetwise

TEY Y oF advisable, PArtins hexeby ackiowledgs that the

baraticiaries of Owner'a sbligationa h fannot be adag % ad

noNetary dasdges in tha svant of Gwisg’s default, Lander shall by *ntitled

ES it reamougbls attorneys* ch’ Lendsy
aball preveii.

vchervias tranafer vhe Propercy. in whole
congent ¢f Lendar.

feex in any such judicia] action ip whi




Blo61
0218

ik 1861 210 o :

=

.

. Cumplakive gqn “m“’mm“?.' Tight, power aad yesedy of Landax i
\'&dld for in this Agrewrant now or !Hl!h‘t 'ﬁlﬁiﬂl At law er 1.11 t\r or

dtxtute or otherwise shall ba cumulative and cemcurranc ;n 8

addition te avery other right, pover or remedy provided for in ti’cil Mﬁ
aow or hareafrer axuttug ac hu ot in squity or by statuts er othuvi,n, and ;m
- sxereizs or baginning of exsrcisa by Lender cf any ons or wers of tha yights,
powers or ramodies m‘ovithd for ln thia Agresmant or now or herssftor existing
1 2% law or in e by wtatute or otherwiss shall not proclude the

4
Eirultaneous or leter axo'ccieo by Longder of any of 411 suich ather rights, powets
or remediss.

v

6.04, Enispeement. Any deed, lewss, conveyancs of conbract made in violaticn of
chis agreament a!\llk be vnkd a:\d ms be met xwide on petition of ¢ne or more of
the parties Lo tha agy s in o heirs, axmcutors, ¥
adninisorators, o u-lqnl. ahul} bu doemad pu'eicn to thim a.q:nunc to the s
affoct as the original signer; and when any such Conveyanca or other instrumant
4 2pt agide By dacrea oL & <ourt of competant Jurisdicticn, sll costs and all
axpennas of such proceedings shall ba baxed against tha offending payty or
wie e -tepartien, -and-shall daciared by tHo court to constitute a lien against the real
£8TaLE 4o Mrongiully desded, sold, leasedd, or onveved, ¥ntil paid, and such llen
may he anforced in such manner d# tha couct may ovdey,

Mticle. 7, Klacellensoy. P
IO HGE LR ALl noticen and cther communicatione raquired or permittad uzday
this Agreemant shall ba in wrlting and, if malled by prepaid firat-clana mail ox ]
cartified mail, return receipt requeated, at any tims othar then during a general
- digcontinuance of postal mexvice dus to strike, lockout or otherwige, shall be
" dsemed to huve been receivad on the eariler of the dete shown on the recaipt op
three (1] Buainess Days after the poctmarked date thareof and, if telesopied,
whall be followed forthwith by letter and shall bs deemed to have bean nc-ﬁvnd
on the next Businssa Pay following dispacch and acknewledgment of racsipt by &
xaciplentis. telocopy machine. ¥n addition, noticas hnruunde! may be dau\'enns
-by.hacd ox’ gVernight couziar, in which event the notice sball be dosmed affectiva
whm ‘dalivered, R1l notiges and other cowmunicaticns under thll hgresment shll
{ven to tha - parties harato at the following addromees:

GRORGIA BOUSLNG AND FIHANCEK AUTHORLITE

60 Execuclve Park South, K.H., Suite 230

ktlants, Gaorgia 30328 4
ATTENTION: Director, Houslng Management

" cwmart BANUK CHANE OF MCDOHGUUH
: 5700 Southwast 14th Bt:ant suu- 1307
Oninesville, ¥Florida 32608
Aetantion: Ronuie C. Davis

party hereto may changa thd sddvoss to which noticas whail be directod

by gl.vm tea (10} Business Days’ written notice of such changa to the other
pectiea,

7.92. Fartial. Bxargise. ¥e Eallure or delay on the part of Lendor to wxsreise

.mny vight, power ox privilege hersunder shall operste 2k a waiver of lw:k
right, power ox privilsge hereunder. No Fallure or delay ¢n the paxt of

ta sxazciss any oingle or partial sxercige of amy cight, powst o vt&viltgc
harsundnr shall pracluds any othar ox further sxurcize of aay right, powsr or
privilege hereunsez,

S
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7.01. doverning Liwy Palver of Statugery Biahis. ‘The partien expresaly agres
that the laws cf the Gtate of Geordit ahsll coptrol in ‘:}.‘l imtma- Sngolﬁmq
tha interpratation, rehabilitation and vaildity of the within Agresment. Should
any provision ef thin Agveement vequirze ludicial interpretarion, it is agzend
that the court interprating pr canstruing the vane shall ner apply a Presumption
that the terms hareof mhall be more strictly construed againat one pazty by
reasen of the rule of ion that a d is ro ba construed more
Btrictly against the party who itsslf or through ite mgent prepored ths sape, it
being agreed that the agents of all parties have parvicipated in the preparation
hereef. The parties expressly rges that this Agreemenc shall guperseds any
BCAEUEOTY Yight to dissolve gny covenant restricting land which way be found in
0,C.4.A. E44-5-60, oy any sucosssor bitle therero. {wner wazrants and representa
that it has repd, is femidiar with, apd bac recsived legal counse) concerning
?d::l‘:g.n.h !{*0-15-—9(4) (301, which permits Lendey fo fmpbse zestrictive covenants
ahall

be daemed runaing with the land te any person, corporation,
vee financial-assi

partnership, or other foim of buaineas entity which 4

fxom the authority, which form of fipancial apeiatance shall include tax credits,
bond financing, grants, guarantess ¢f the authority, guaxrm:a-a of, tha stats,
insurance of the autherity, and all other forms of Finanodal agaiatance,
regardless of whether the Lender enjoys privity of estzts or whether che
covenants het #end the p: » Owner hereby waives any
rights it may have under 0.C.U.A. E44-5-60. Owner Agveés khat this Agreement
takes precedence over any existing, or prospective laws or regulations. This
Agreement ahall survive any prepayment, accsleration, foreclosurs, or dsed inm
liew of foreclosure. Owner nereby sqrees that The Property khaill be subject to
che provisions of thiw Agreement, including, but not limited to, choss previelons
aet forch in Articles i and 3 herein, for the Affordability peried of tha

Agreement, despive any prepayment of any fimemeldal sssistance provided by Lender
for the Property. -

7.06. Limg of Evsence. Time im of the eseance of this Agreemsnt.

T.05, - In the event thaty any patt or porvien of thig Agreement is,
for any reawon, set aside or found to ha unlewful, thome lawful parcs or portions
vamakndng shall contlouwa in ful}l force and effect,

1.0%. o + DPuring the Affordabilicy
Period, this Agreement and the covenants, reservations and yestrictions contained
herein shall be deeredl cOvensnts running with tha land for the benefit of Lender
and its successors, and shall pass to and be binding upon Owner‘s heirs, susicns
and successors in vitle ta the i!mgmm:y and phall render Owner, and eny heizs,
asdigne, and successors thereta, liabla for any Event of Default, or &f tha
Propexty shell not invlude title ve land, But BRall include & leasshold interest
in land, this Agreement and che covenants, recervarions and regtrictions
contained harein ghall bind the leasehold inter¢at as well am the Property and
ohall pass vo and be bioding upon all helrs, amsigne and succkssors te such
intevests; provided, howaver, that upon expiration of the Affordability pariod
in ascordance with ths rexms hersof, said covenants, veservations and
restrictiona ehmll expire, This Agreemeny cofigtituten a charge upon Lhe Property
and ig »ot mezely a personal chligarion of Cwner. Owner hareby scknowledgap that
this Agreemsnt affectu the legal rights which flow fxom ownership of the Froperty
and which aze gonnected with the Froperuy. Fach and every contyact, daed or
othtr instrument heroafter txocuted Covaring or conveying the Property or an

portlon thex=of shall conclunivaly hs held to have bees executed, delivexed an

soceptad subjest to auch cavenants, reservaticnd and yestrictions, regardlexm of
whatBer auch covansnts, reservations and restrictions are set forth in such

contrast, deed or other iustyumants,
o

Thim Rgrasment will inure to the henefit of and be binding upom the
vespactive partine and their succgesors and exwigns; provided, however, no righe,
benefit or te B undex this Agresmant and no obligation
1mpozad on the Bovzowar mey ba igned wi the pricy written

ma ¢
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! approval of Lender,

7.07." Effective Dary. This A shall be offaotd
tirst above written.

s of the day und year

. . EE
o 7.08. Councerperiy. This Myresmant mey be executed in seversl countarpRrts, each ! &

. 4, of which sball he dewmed ag criginal znd wll of which ocunterparte togethey shall i

2 conatitute one and the sema instrument, i

i 1,08, &hmgiﬁhﬁmm;? A mubdtantial ar radical chengs in bhe character

‘ of tha neighborhsed suzrsunding the Proparty will nog H

At Sovenant,

The rostrictive covenant shall survive any and all
sircunatences, Including but not Limited to the following: housing patters

changes; zoning amandrests) the issuance of variances affecuing the (mmadiata or !
ing area; 1 d CTatfic or road conditions; enhancement of tha valus ‘
of the land/propertys growing industrial activity; encroachmenc of business .
azeas; davelopment of natural + financial 4 of tha Owanz; op
comnerelalizstion of the neighborhood it quastion.

ah Ehe rastrictive
ed

This space intentionally left blank

Signatures on fcllowing pags

- . B T N




LRREYEE
8214

oo 1861nme 213

IN WITHEAH WRERRCP, the partisw herstoc have caused this Deoleration of Land
Cre Rastrictive Covanants to ba Suly sxesutsed as of the date and your Eivgt-ahove

writtan,

digned, senled delivezad
o e Sy of - PAEAMALA,

1994 in the prmm of:

-
Signed, sealed and deliversd

o nedGeyor Al

1994 in the presence of;

SABLE CHASE OF MCDONOUGH, LP.

GEQRGIA HOUSING AND FINANCE
AUTHORITY

By: W‘-&Q
axdamel yQ yrﬁ‘\:\\n AT )

itle;
€ae o\.‘ﬁ\ce_ C,oom\
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EXHIBIT A .
LEGAL DESCRIPTION g

AﬁMmoervrhMﬁmm&yhgmba!mgin()delmll.nuofhndﬂw. 156 & 157, {

i Téh Land District of Henry Covaty, Geotgis end being all of Tract *A* i 887 sexes,
f more particulardy described according to the survey preparéd for Sable Chase of
L.P., 3 Geotgia Limised Parmership, dated Hovember 13, 1992, recorded In Plat Book 21, page
288 in the Office of the Clerk of Superior Court of Henry Cousty, Georgix,

Together with all of Sable Chase of McDonough I.P.'s right, title and Interest in and 1o the
certain EASEMENT from Romie C. Devis and Norita V, Davis

Henty Counity, Grorgia op August 26, 1993 in Deed Book 1705, pages 191-197. Said
EASEMENT being 80 feet in widlh, traversing & portion: of a tract of land lying South of the
real estare described above gnd extending from the South boundaty lin¢ of the real eswte
described above 10 the Nonh boundary line of the Tight-of-way of Georgla Highway 20 & 8§,

r The real estate traversed by said EASEMENT being further described in said BASEMENT,

———— e —

N

e e s i ————————
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EXHIBIT B p
Badroont Siaey ’ b
Forty-zight (48) one-bedrogm uaits, vbe bundred five (105) two-bedroom unlts, and srventy-
two (72) three-bedroom units : .
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w5 followrs H
AR that tract ce parce of land fying tn Land Lotis} 1 fLand District) CMD) el e
Section Menyy rorpinting of a (stripHpéreHl) of fand

e of Coorgia.
. 1.0 feet in width belng more part.tcniarly located and shown of
\ plat marked TEXHIRTT AT attached and made 3 [art of Ehis easement,

.- - e otk W
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SABLE CHASE OF
MeDONOUGH, L. B

| vl Notary Public

Granlr's Address:

_Sable Chase of o
WcGangigh L. P,

Suike 1a07 =
Gaineaviila,

TO BE COMPLETED BY BELLSOUTH

x L8,

TELRCOMMUNICATIONS, INC.
Wiew Guter 5

| =——p=

| Mos Meshor

Iegperomt
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DESCRIFTION : R

ALL JHAT TRACT OR PARCEL OF LAND LYING AHO BEING
e oen we LM LAND LOT 157 OF THE 7YR GISTRICT OF PENRY
CounTY, GEORGIA a0 BETRG MOKE FULLY DESTRIBED
AL FOLLCWE:

.%o REACH THE POTNT OF EEGIMNING, START AT YHE
INTEASECTION OF THE BORTHWEST RIGHT-OF-WAY OF

memc}

186206 261
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285
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128
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§35
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555
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HEA"4946-E A DISTAMCE OF 212,63 FEET 79 A
BolnT: THENCE NO2°35'227H A DISTANCE DF 82,00
FEET 10 4 POINT; THEMCE NOGS1 '24°E A DISTARCE
oF 162.39 FECT T0 A POINTS THENCE 300 S6"E A
DISTANCE OF 13.90 FEET TO A POINTS THENCE
go4e51 287 A DISTANGE OF 162 .54 FEEY YO A

!
]

salD TRACT OR PARCEL CONTAINING 4832 SouUaRE FEEY
OR 0.110% ACRES AND SEING A PORTION OF PROPERTY
fip2 OR FORMEALY OWNED BY SAHLE CHASE OF *
HCDONOUGH, L.2. RS RECORDED [H PLAT BODK 2%,
PAGE 285 OF FULTON COUNTY, GECRETA RECORDS .

J sews s HEE G o Al
¥ 50, DCLL EASEAERTY TRACT AREA = G2z SQ. FT.
: ANGDUAR MEASUREMENTS WERE OBTAIHED OR e ACRES
_,_ srusita ATOPCON TOTAL STAHOR e e SuVeY FOR
S sl o

" BASERS & oS O
FOOT UE 2 3 NG e bt
FReOR OF Aok~ PER AKGLE POINT, el AL e A ST
ED WAS ADLISTED USING THE COMPASS. | AEArStnT-Tion BF e Dotk . . Pl

WOLE. THIS FLAT HAS BEEN CALCULATED THE LAND RLATTED aoLoT 187

H ) 5 y J o CLOSURE AND 15 FOUND TO BE AGCURKTE
i 4 ST GHE FOOT N jempwot FEET. oTRCT T BTN
i - e ‘ 3 ‘ ¥ o coumay wpamy
5 p PY=y=oP TV RS o < v y i v
" % HamRP e FERAY T, M UG s e
i . oAt SCALE I8 REET ATE e BT TEALE
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e
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. ESTRICTIVE GOVENANTS
fwzz uy i *q; BB LOWNCOME HOUSING CREDITS

Ctmx ms DECLARATION OF LAND {158 RESTRIGTIVE COVENANTS. (mis"AGREEMENT'), dalad aa of

3 1594,/by and datween . and ite succasiors and

aszigns (the “Ownpr'yand the Georgle Houslng ant Financa Aulhordly, kn &mmemﬂur of the Siate of

Geoigia and a public Gorporation  (tegether with any successor lo b rights, duiles and cbligations, the

“Authonity*), s given as u condluan precadant lo the sliocation of fow-Incoms hmtnlnn Lradis by the
Atithority,

WITNESSETH!

WHEREAS, the Ovair 18 oz ahati ba the owner of 8 _151-unlt rantal houwing deveiopmant located
on lands In the City of _Melonsugh. Coursy of _Hanty, State of Geargls, more patliculary describad in
Exhibit A horsto, known as or 15 be known es Satip Ghean I, (the *Project'); and

WHEREAS, the Authority has basn designated by the Govamor of the State of Georgle 83 the
nouging credit agenvy lor tha Siate of Georgle for the alfocation of lew-Income hoUing crecit dolars
{ths "Creaht*); and

WHEREAS, the Owner ke spplind lo tha Authorly for an sHiosatitn 6f Credit it ths Projact in
the epprowimals stount of  Saven Hundred Thousand  Ies-income housing cradit doflars (§_TG0.000%
LY

WH&HFA&. |he Ovmr han rumuenrod lo the Avthorily in Qwror's Low:Incoms Houslng Credil
, wmondsd from lintw to Ume and Incotporated hereld by
mmﬁca {ing 'Appl\r.al w‘}, that Gwaet ahrﬂl lense _t00% of the unfis in the Froject 1o individusle
or familas whese income ls  £0% or tess of tha srea modlan gross Inoome, adjusted for family vide
{ow-inapma Tenan(e™, an detarminet In seconansd wih Seclion 42 of tha interral Revenus Cods
{the "Code'); and

WHEREAS, tha Authority has delarmined the Projoct wouid supgort a Cradlt alfocation (n the
amount of $_700.000; and

WHEREAS, the Gwnar has rspwaanted ta the Authotity in Qwaer's Appiication ihat It “whl
impose il rent rowilt i to malntein the Section 42 cent and lncome
redifclions for wdditional paried of llma {Optional, check I appliceble . ) and

WHEHEAS, the Cods requies 8¢ & conditicn precadent to the ailocation of the Crudit 1hat the
Qwnge oxacute, deliver and record in the oHiclal lsnd dead records of the caunty In which the Projeol
i» locaisd this Agreement o cregle cerlaln covemanls runnlng with the lend for the purpose of
enforeing the raquirements of Sottion 42 of the Cods and the GHFA Occupancy Roatdellens feund In
Haction § harao! by regulating and resiicing the ute atd occupancy and tunaler of the Projsct as set
forth hesaing and

WHEREAS the Cwinar, urdor this Agrasment, Intends, doclsres and covenanie thal the
asi forth horeln poverning the ubs, todupanty it iremler of the
anmnhmmwmmmhpwwmumnwmmmx binging
npmmmsawnlv#mudh?mwwmmmm and are not marely personal covenants
of tha Owner,

NOW, THEREEORE, In considanation of e promises and cowments horsinaher eat forth, and of
ciher valyabis Sonskdezation, tha recait Bhd UTTciency Of whioh i haroby acinowledged, the Ownar
oprese #o follows;

TIRE % 003446
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SECHGH 1 - DEFIRITIONS .
Troasufy 0 Houskg and Urban Beacelo sholt have the sams
K BECTION 2 - RECORDING ARD mimg;mmmnwmmmm

{a) Upon sxecution end dalivery by the Cwner, the Cwnsr shall causa Whis Agreement end o

smendmentt hierolo to be wmuuhhmmucwmmmmm
tn which the Froject ls focated, and shal pey ab fsas end chesges Incurred In connectien

B

. fo the provish

\herawith. Upan secording, tha Ownar shafl immedintely lransmit to the Autharity an sxecuted
original of the racutded Agreemont showing tha data, dasd ook and page numbers of record. The
Owney agises that the Autharity wif not iweue the internei Revenua Service Form 5603
constliufing finel allocation of ihe Crdil unloss and unti the Authorily hee recelved the cecorded

sxeculed ofigingl.ol the Agreamsnt.

“Yhé Cwner ‘RGeS, decinros and covenanms,

epetators of tha Project Laad during She lam
cavenonte and tesiiciions sel torh i nls
ey and mnpster of the Projact Land and

on bahall of Basll snd af Wiure Ownors and
al 1his Agrgemant, that tkls Agrasment and (he
Agraement reguisling and testedeiing the usa,
the Projact (i} shall be and ate covenants paning

Sroupii
i e PTofiT Lind, encumbering the Project Lend for the lam of ihls Agrasmant, blading upof

the Ovmars sutcessors Iy fife snd b subraquanl Ownars &nd Opsraiors of the Project Lend,

{i}- are not marely pareonal covenarks of the

Owner, and (Ui} shall bind the Cwnor {and the

benallls ehall inure 1o e AuthorBy end any past, present of prospaciive tenant of the Projact)

wrd lls respaciive successors Bid assigne durlng the term of this Agreement.

Tha CGwnoer horehy

agroas thal any and wll fequiramenis of the tawa of the Stale of Georgla to be guielied in ordar

the land shel bo desmed to ba salishiod In Kl

of this Ags 10 s dead restrlctions and covenanlg fuaning with

gnd Ihat oy raquiraments of priviteges of esialn

wra Intendad t6 ba sailsfled, or In tha alierpate, thel sn squitable sonviuda hes bosn created 10
meute thet lhese resiiclions with the land. For the longor of tho pertod 1hiz Oredit fs

clelmad or the term of Whis Ageosment, esdl

gnd every connact, dead or ofner instrumant

horenlier sxeculad conveying the Praject or portien therpof shall oxpressly provide that such
conveyance is gublecl 1o ihis Agreernent, provided, hawever, the covenanta containad hareln
shal! surviva end be effective regardiasa of wheiher such confracl, doed of oiher Insseument
heteastar exeoulad convaying the Projsct of porion thateal provides that sUCh Gonveyanc Is

subjsct te this Agresment.

BECTION 3 - HEPAESENTATIONS, COVENANTS AND WARRANTIES OF THE OWNER
Tng Owner horsty regrasents, tovenanis and warmanis gn follows:

: (&) The Dwnat () s » Linited Perinarehip duly organized under Fe laws of the Biate of Goorgin, and
5 is qualiied to transact Dbusingss undar the lewe of this State, {if) has the power and wythordly fo

3 ©T 0 wn lls propertiea and assaty end to carry on 113 business gs now belng conducted, and HF) has
the tuil tegs! right, pewer and euthority to exatula and deliver this Agroament.

(b) The execution and perisrmance of ihis Agresment by the Qwner (1} will not viclata or, 89
- spplcsbls, have not viclated any provislon of law, rule or Jegulaloa, of ny order of wny csuft

| e

or cther agency or govammettel bpdy, ond (B}

will pat yiolate or, as ueplicebis, have not

viglated sny provision ol any Indeniu
Instrument 1o which Wy Cwhor i a party

19, BQIESmMEnt,

morlgagy, morgage nots, or othar

ar by which it ot ths Project 18 Bound, and (i) wil not

result In the creation or Imposiih

Page 2

st b 1 T3 = = e TS
r s i

of any proniied

of any natura.

HM|lMphmllWMw&ﬁthme.&mmd
{HUD} reguletions partainky
maanings i tis Agrasment, -
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There Io no Aclion, sult or procseding et taw or In aquity of By or bofore eny gavsimenta
insirumentality of othar agency now pocding, er, lo the knowiedge ol the Owner, thieatensd
ageimt or atfscling it, or sny ot Ity properties or fights, which, il edversaly detormingd, woukd
mulsrialy mpale ity fght lo carry on buslnoss stbuianlially s now conduciad {and §9 now
pinted by it Agf ) or would sty advorasly wifect fte financisl condilon,

The Project consituies of Wil consiltute & quuiified low-tacomn bulding of qualified fow-ncoma
project, a8 sppicehls, 8s defirsd I Sectinn 42 of ther Code and epplloable reguiztions.

Each unil in the Projoct contalns complate faciilias for liying, sleaping. wsting, cooking and
snniieiion {unless the Project quaifies &5 a slngi pancy project of fiional housing
for the homalgsal which are to be uged o viher thar a wanslont basia,

During the ferm of this Agreament, sl yhite pubject 1o the Credit shall be lensad and rantad of
medo avallable lo mombers of the genond puble who cualily as Low-lncome Tenents (or
olberwite qualify for cocupney of the tow-lncome unite) under the applicable section specitied
I Section 42(g) of the Code. '

During \he tarm of this sgreemonl, o Ownel ls protiakiad Trom rafusing 1o leasa to 2 hofder ol 8
vouchsr of canificate of sfghlity under saction @ of the Unlled Sistes Housing Act of 1837
Bacsusn of the statys ot tha prospective teneni as such & holder,

Duging the term of this Agreement, the Cwnor oovEN&NLE, lum'l» and warrants that aach low-
income ual i5 bad will remain suitable for eceupanty.

Quring the 1amm of Inis Agreament, there shall ba 1o disposition of any parton of any buflding Lo
which the Agieament applies tu any person of ety enless pif of such buliiing le diaposed of 1
such porson o entity. Subject 1o the raquirements of Sectioa 42 of e Cood and this Agraemont,
{he Owner may sell, \ransler or exchangs W enfira Projoct at any time, but the Owner shall
notlty i wiilhg and cblain the agraoment of atiy buysr of guccsasol of biher perEoA acquiting
tho Projsct ot any inlerest {heraln thal sush scquisition ls subject 1o the fequirgmenls of this
Agresmont and to the requirements of Saction 42 of the Code snd appilcable mgulations.  Thia
previston shall not acl to walve ny oihor restiician on aglg, wansier or axchsage of the
Projsct o any low-income parion of tha Project. The Qwner agraos thai The Aoty may vold
any salo, transfor of axchange of the Project If tho buyet Of FUCCOREDT OT wther person fails to
g3sume Tn wrilldg the red ot this and the 1 i+ of Sectlon 42 o tw
Codo.

The Cwnar agrees lo aollly the Authority in wiiting of any esle, wanufer o7 exchange of the
cautira Projsct or any low-income porion of the Project.

(k) The Owner wamrsnts thot } has not and wil aot executée ny olher agemant with provisions

¥ 1o, of In op fo, the p hareol, and thatl in eny evesl, the
q s of this Ag d &re t and conuoling az to Te rights and shfigations
herain st forth and supeisade sny other raguirerments in cohillct herawiih,

(I} The Owner shall not demoiien any pad of the Project or subsuanilaby subtect from sdy tee! or

prsonal property of the Projeot o7 pemil the ves of sy 1esidonilsl tenisl unll for &y purposs
othar than fenlal housing during the tem of this Agraemnent untess requlced by taw,

" d

{m) The Cwner represents, wamanis 2ad agrews thal if tha Project, of any panl thareof, shek be
d of yed or shnll be o poquired

G Sor public ysa, fhe COwnar wil ¥be k3
hntwmlwmfuMmthMwmunummmmmunhwm
mm-wmcludmmmw«mmm,wbmhmmm.mm
bmwmmhmmmmdmw
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EEOTION 4 - WOOME RESTRICVIONS; REWTAL AESTRIGVIONS

e Cmer mepresits, warants end hout e tam of Riin Agreemant and 10
uﬁwmminmuo!mumuﬂhmrmﬂmmvmqmmw
mhektwﬁmbhwmmchdhn) a

(o) (1) - Mumzo&umnﬂﬂnnﬁmmm(wm-mwm(umﬂum-)h
{he Froject are boih rent-rostricted and plad by ndividusle whose Tncoms e 0% of
lass cf arer meskan incoms.

21X At feast 40% or mare of e realdantitl unils {or Moor space iraction, &k epplissbis) b
e Project are both 1 ricted and pled by dusls whese income ik 60% of
ipsn of aran median ncoms.

(b) The Ownes agieqa fat for cach laxable yaar n tho oxtanded use pariod (as such lerm I detined
¥ Baction @ Peseal), the appiicatie fenction n dofined i Saction 42(o}(1) of the Coté ahali nol be
" tane than the applicatie {ractlan apecitiod In Section 4{R} of this Agreemont,

(c) Tha delermination of whather & tanant moals the low-income fequirament shalt be made by the
: Owiner. a! least annusfly on the baels of the cunrent income of such Low-income Tenant,

SECTION 6 - QHFA OCCUPANGY RESTRICTIONS

This Saction Is intended 1o make onforcaadie thoss oxtended Use O ddoper Wgeling COVENENIE
¥ wibleh the Dwner seprosenied to the Authority T His Agplication.

The Owner wareants and ghout the \m of this Agreemant thati
(Ghoex If applicable)

b . (o) . Throughout the compliance peticd and fof ___ yean alter the clote of the vomplancs
b - poried, 118 low-incoma units ahath rort for of leanl ___ % lower than (e maximum: gross
1 fant sliowed yndor Eaotion 42 of the Code.

(B e The Ownes wit axtend the Sectlan 42 income pnd rantal reslictions for . yemrs RS
the tlaso of the complience pariod.

BECTION & - TERM OF AGREEMENT

(a) Excapt as herelratt providad, this Ag and the Socfion 42 Occupancy Restriotions end
GHEA Decupancy Hostrictions epeciied heral shail reman bt sttt thioughout e extended use
pediod, In soccordance with Section 42 of the Tode, the sxtendet use perod shell commence Wit
the Gtst day in tho Project pariod on which any puilding which I8 pant al the Proleot ls pleced in
sarvice snd ohsl ead on the lalaf of () the date which iv 15 years wttor the ¢ioae of e
gompliance period, of (I} the numbar «f yeara Mior the close of e compliance pariod Epachiad

In Section S} or (b} hereof.

{b} Homithstandiag subssction (a} above, unless ihe Sgorotary of the U, B. Depariment of tha
“Freasury thit such aogy is pant of an with the Owner, the purpose
of which s 10 terminats tha extundad uke parod, e extanged use perlad for sny bullding which

! ts pert of Lhis Projact shall tscminate:

(1} ©n the dats the bulkiing is soquirad by forectosure of islnamant In fou of forecionute; of
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(2} On the last dey of the ona-year paried beglaning on Lhe date (aftar the 14th yenr of Ba

. compllance perid} the Qwner proparty submite & wiitten request to the Authodlly, asking

the Aultarily to agelst In procurng a guelifled convract far the mcgulsiiion of the low.

Inceme portlod of any bullding which (s & part of (he Prajec! It the Autharlty Is usdle 1o

prosont m quafillad coniract during such ono-yess perled; provided, howaver, thal this

g may mol bu teminated pursusnt 1o this eubsection (b2} t the Cwnar has
sgresd 19 GHFA Occupancy Restrichons 28 rmfiscled In Soctlon § of is Agreermant.

{0} Notwithslgnding subsection {5} sbiave, the Sectlon 42 and GHFA fent requlremenis whall continue

for @ parlod of theae years fefiowing the term of the ded uss 194 pursuant o
the procadures spatilled f sutsaction (b} ebove, During such thiep-year period, e Ownar shail
not avict or toenlngie tho tensnoy of'en existing tenent of eny low-income unlt other than o
good causs and shall nat increasa the gross rent abave e maximum slfowed undar the Gode with
rospiect to such lowdncome unil.

HECTION T - ENFORCEMENT OF GHFA OCCUPANCY HEBTRICTIONS

{u).

(b}

Tha Dwner shall parmlt, during rocmad Susiness hours and upon seazonablo nofice, any duly
suthorized repragentetlve of the Authorly, to inspect any booke and records of the Owner
regarding the Projact with reépect 10 the lncomes of Low-lncome Teranis which pyrtaln lo
compiiance with 1he GHFA Occupanay Reglictions specified in this Agregmeat.

The Qwanr shall submil eny diher of ceri g by the
Aaythority which the Authorlly shaR deom reasonatly nocossary lo substaniiale e Ownsr's
continuing compliance wilh tha provislons of the GHFA Occupancy Resirolions specifled in this
Agresment.

QHCTION & « ENFORCEMENT OF SECTION 42 QCCUPANCY RESTRICTIONS

)

)

fe)

“The Ownat covonants hat il wil not Knowingly lake or permit aoy aclion that would rasull in
¥ violation of the raguiremants of Saclion 42 of the Cote shd appicabie teguietions of this
¢ H . Cwner to teks any lvadui sction {including emandment of iz
Agroorpnt ns may ba fecessary, in the epinlon of the Authorlly] 16 comply Tully with 8 Code
snd whh al applicable rules, rulings, pelicios, proceduas, tegulstions or other offietal
stetomunty promulgatad or proposed by fhe United Stales Gepertmont of tha Tressury, af tha
Intrral favanto Semvics, of the Oepariment of Housing and Urbar: Davalcpment from lime Yo tme
periaining to Owner's abilgalions undsr Seclion 42 of o Code and sifecling the Projact,

Tha Owner acknowlodges a1 tha primary purposs Hor faquiring compliance by the Dwner wik
the rogirictions providad i this Agreament It ‘o agsure complance of the Projuct and the Ownor
will Seciion 42 o he Code end lhe spplicable regutations, AND BY REASON THERECF, THE OWHER
IN CONSIDERATION FOR RECEIVING LOGW-INGOME HCUSING CREDITS FOR THIS PROUEGT HEREDY
AGREES AND CONSENTS THAT THE AUTHORITY AND ARY INDIVIDUAL WHO MEETS THE INCOME
LMITATION APPLICABLE UNDER SECTION 42 (WHETHER PROSPECTIVE, PRESENT OR FOHMER
WUFMMEEHW.FORMBHWHUFT&EP&O’WM HEREQF, AND I ADDITION
mmmzuamummwuwmmmm.msmmmm
MWMEWHWN}EHWWMNAS&&MGW?
JURISDICTION, Tha Ownar hureby furthar # Ry ihat the ficiarias of the
Qwnar's oblig dar cennol be adenimisly L by d n tha
avar] of mny defauit hermunds!,

The Owner hacaby &gteas thal T represantations sad covenants bat forh hotdin may Ba felsd
mwwmmwwwmmunﬁhmmmkwmﬂﬂh
Code and the sppiiceble feguiaiions.
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() ﬂuam«um«uwummsumanu3ucuuuuﬁh \rlomanting eaid Saction
.t Beation w4

Auﬁwdtymgmuwmmuhaummmm. Tra Canar Wil taks shy and
il gotions revonstly mecessary and requbed by Tw Authorily to substantitie the Ownar's
compliance with tha Section 42 pancy toow of GHEA O i Hong and wilk
PaY 2 resecnebis 1e8 1o the Authodty Tor swoh montioning aciivitles performed by tha Authodtyr

) (8} ¥ the Project has been or Wil be Tnenced by the Farmers Home Administration {FrHA") yndar

. ie fieckion 615 program, the Quindr hetaby fuchor agreed that it & shange It the law of the
regulations governing the Ciadl rasults n d i R ios on ihe part of the

Autharity, the Owner agrees 1o comply with such edditonal monlisting requiremants aw mey bo
impused by the Authorty In recorgtance with such siattory or reguisiory change, ond fo pay &n
daitlenal bl fes d by e Authorty 10 compensatd it for such edditional

monltoring taspanslblikles.
3 BECTION # - MISCELLANEGUS
'

iat . . fs) fBaverablily. The lnwaldly of any clause, pait o provisicn of this Agregmant whall mot stecl
; the veldily of the remaining portions thergof.

{b} HNolices. Al rotices lo be glven pursuant fo this Agreement ahalt be in weiting and aheit be

goamed gives when malled by contitied or regisieved mall, retumn fecsipt requented, 1o the

i partics Bet4lo al the addresses w8t fonh Delow, of fo such olher piace ee & Pary Ty from tane
io tme detignate In wiling.

Goorgin. Housing and Flnsnes Authority

&0 Exacullve Park Sauth NE., Sulte 260

Aliants, Oporgla 30329

ATTENTION: Low-intoma Housing Credit Program

To the Authorhy:

Yo the Owner: foonta &, Davis
Sabls Chasa o McDonouch L8,

' £20( SW 340 Stonk, Sulle ST ooon

Gunandie Bardadoson

‘Tha Authodty and the Dwnor may, by sutice giver haraundar, dovignala eny funher of diisrent
o 1o wiich 3ub & notices, canl o ather shali be sent,

{c} Amendment The Owner agreed shel H wit 1ake wil actions necessary Lo sttect ampndment of this
Agi it 43 may be 1o comply with the Code any and alt applicubis ndlen,
reguiations, policles, procedures, rukage of olber cificlal satemenis penaining to the Credi.

(¢) Subfrdinelion of Agrgamant. Thie Ag t and the i dor sra dinate 1a
the loan and loen documents, i any, o0 the Project excepl ingolar  ®s Sestion 42 requbies
ise {rotating 10 the Hres-year vkcancy coutrol durtng the extendad use poriod).

(8} foveriing Law, Tris Agresmant shxi be govemed by o {ews of the State of Geargla and, whete
appticable, the faws of e Urited States of Amerlca.

L o {91 Sundus! of Qbligationa. The sbligations of the Owner sa sal forih hvreln and in tha Application

! ehall survive ihe altocation of the Crodit and shall ol ba desmod 1o teminate of marge with he
swarting of the aliocafion.
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IN WITNESS WHEREOF, the Owner huts saused thia Agresment fa be signad by e dufy sithorind
Teprasantatives, sy of the day and yozr firsl wittten above,
UWNER
Witnans
Sigred, soslod and defivar on tre 21 gay :
o , 1885, ih the p ok
(Narm)
Tie: Jonnfe C, Davis, Sensral Pureane
Ssbis Chase of HeDonough E.P.
Florida h £
ATTREST:
gy LT Bo, DRRCIL HOTARY FEA, )
4 f l%\, 2 cnnli';;ngl::xﬂn Baal
£ o c?(uir'aﬁ:n;n.
QEORATA HOUBING AND FINANCE AUTHORITY
( T Wilriess o
Blanﬁ. snated end defivasg OHWU&-M /47 /f[/ﬂz% 2
of 1824, In the pressnce o L 4
; Nama:  Dougils W, Shetdy ! .
Tibe:  erector, Housing Dovelopmaed 1.
ATTEST: ; (ol i : et &
Hagt
- Iy
' -
§
L4
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xhibit A .
Lagal Description ¢
3 - §
i - :
i
{
Wy | 3
Bl ALL that tract’ or pereel of land situate, lylng mnd buing in u
original Lote of pand Hos. 136 & 15T, Jth Land District of
Hency County, Gporgla end belng ail of Tract "A" contalning
14.887 acres, nRote particularly depcribed pecording to survey
, prepared for gabie Chame of MeDonough L.P. ® gecrgia Linited
partnarship, dated November 13, 1992, racordsd in plat Rouk '
page , in Office of Clerk of gupaerior Court of Henmry Coum ¥
Qeorglas
1
'
3
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DECLARATION OF EAND USE RESTRICTIVE COVENANTS
fesdd us iy 'Yy EOR LOW-INGOME HOUSING CREDITS:

u_:nr i THLS DECLARATION OF LAND USE RESTRICTIVE COVENANTS {this ‘AMMENV) dated as of
HDecarbor 2%, 108 by and betwosn _Sahlo Chose of MeDonough.SLB._ 4 it succassors
and sasigne (tha 'Ownaer’} and the Qeorgia Howsing nd Finance Aulhority, sn mstrumentality of the
Slale of Goorgls and & public gorporation  {logether wilh mny succostor o fie rights, dutles end
cbiigations, the “Authority), 13 givan ke & condifion pracadent to the Milecation of lbw-hcome housing
i ciedita by the Aulhority.

WITNEBSETH,

WHEREAS, the Ownor Is or shall be the owmer of a _Z1-unit rantzl housing «wbpm;m focaled
on lands Ia the City of _#tDonough, County of _iHonry, Stete of Georgls, more perticularty described In
Exhibit A herelo, known ra of to ba known s _Sghis Ohase H_ (the "Projsct); and

WHEREAS, the Authaslty has been designaled by the Qovemer of the Stete of Georgla as the
heuslng cradit agoncy for the Stale of Goorgla for tha aliccalion of low-incoms housing creddt doliars
(the 'Cradit’); and

WHEREAS, Iha Owner had agpliad to the Authority for an altocation of Credlt to the Project In
the approxlmat amount of _Thiren Hundrmit Thite-Five, Thausaad  Efght Hundrad and Eotly-0ng fowe
Income housing crodit dofiars (§_335.841 ); end

WHEREAS, the owmr hag repmmled 14 the Authorlty in Qwnpr's Lew-Incams Houslng Crodh
Appll idenilitled as A # D200 |, amanted from time bo Hme and Incorpotsiad hereln by
mfererics, (1he *Applizalion™}, hai Owner shall faese _$00% of thw unkts in 1he Prolact to individusis
or families whose income s B0% or lase of the erea medixn grose Income, adlusted fos famby slzy
{"Low-lncoma Tenants®), an determined I actordence with Bechion 42 of e internel Revenue Code
(the *Code'l, and

WHEREAS, the Authuw has datermined (he Project would support a Credit allocation in the
wmount of $335,844; and

WHEREAS, the Owher has ropresantod 1o the Authority In Omm‘a Application fhat It will
Impose additional renl restrictions or will covenant lo maintain the Seclion 42 rent and income
roatrictions for edditional poriod of time {Opliona!, check Il applicable _ ) end

WHEREAS, the Code requires e & condiion precedent o B allotation of the Cradll that the
Gwnot exocule, dolivar and record In the official fand desdt tesarde of the county 1 which the Preject
Ie localad this Agresmeml to croale corals covenanls running wilh the fand for the purpoze of
enforeing the requivaments of Socton 42 of the Code and the GHFA Qccupancy Reslricliona found W
Baction B herao! by mguisting end ing the uie st y and iranafar of he Project ax sl
forth hereln; ead

WHEREAS, the Owner, under (his Agreament, lmcadl declares ant covunun:s thal the
egilatory and rastriciive covenents set foth hareln poverning the wse, occupency ond tmneter of the
Project shall bé and wre covesiants rumning with the Project Land for the term stated hersin and binding
wpont & subseguant ownsrs of tha Project Land for sioh ferm, end &m pot momely paveonal sovenants

of the Qwmes,

NOW, THEREFORE, & consideration of the promises & covenanta hersinatier ael forts, end of
ather velusble considoration, the recelpt and sufficiancy of which i hersby moknowiodgad, tha Owner
wgreus a follows:

Pt T 003447
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SUCTION 1 - DEFINITIONS ¥

ummwsunwnwuunmmwmuawa«
1mummwwwtmmwmmmmmum
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SECTION 2 - RECORDING AND FILINO; COVENANTE O RUN WITH THE LAND

e
fi {x) Upon execution nd delivery by the Cwner, the Owner shali causs this Agreement and & .
0 mz\dmulmhmtolnbomrdwmmmmooifm!pﬁb!{aluﬁde«nwdwfmww .
s wirich {he Projsol l focales, ané shail pay il fess wnd chergss neurred In connustion
fherewlln, Upon racording, the Owher shall immediately Yanemit 1o the Authorly sn axectited
1 odginal of the recorded Agresmant showing the cale, dodd bock and page numbars of secoid, ‘The
Qwnet agrees thal the Autharity il net lesue the intemsl Revenue Secdce Foym 2800 .
constituling final afiscedion of e Credt unioes and untl the Authorily has Tocolved the tacordad
. executed nllglllll.d he Aglesment, . 7 T

i) ‘
Pt i
"'lf b e ~(b)~The -Guner- Intonds. dociarss and covenants, on behalt of Haell and A1 tulure Ctwners ARG
i opwgatora of tha Projadt {and during fe torm af My Agreament, thel this Agragmant and the
. govensats &nd rasirictions sal forth in this Agroomont reguleiieg and rasiriting the uee,
1 e ..oetupancy and wanster of the Projact band end tha Project I} ahall b9 and are Ghvenents unnlag
g ) with Ihe Projeet Land, sncumbaring the Project Land for i torm of tis Agroemaat, binding upon . (A~
ke Ownars miccessos (n o and #il subsaquent Ownert end Opurators of the Peoject Lang, 1
(1) ave not marsly jpersonal Covenants of \he Owner, and () ghall bind the Cwner {and Lhe
penollls ghall inute fo ihe Aultority ard any past, present of proepociive tenant ol the Prajoct]
H ¥ and hs respocive succhnsors and sssigns during the tem of this Agroombsl Tha Owner hereby
. agress et any and ol requlzements of the iaws of the gtare of Goorgla 1o be satished In oider
for the provisions of this Ag t to lute doed Kong and e
ihe land shatt ba deamed to be yadsfied in full, and thel eny requirements. of priviiagas of estata
are Intended to be gatisliad, or in tha eftorndte, 1hat an equitable sendiuda has bean creatod to
' tnatira that tesp restrcfions rup with the land. Fot the fonger of the period INs Cradit &
clalmet of tha lerm of this Agraement, each and evary contract, dood of ower inshumsnl
norostier exsculed convaying the Prolect of porlios iherao! shalf exprossly provide What such
canveyance s subjact 10 Wis Agraament, provided, howaver, the covenents contained horaln
shall -survive and be affective rogardioss af whether such contract, daed or ofher instrumant
hetoatter axetuled conveying the Project of portion therao! proylded that such conveyance ik
ayjeot o this Agrasment.

RECTION 3 « AEPRAESENTAVIONS, COVENANTS AND WARRAKRTIES OF THE QWNER i .
Yhe Owrner hutely teprasonts, covenrants and wanenis as follows:

{#) The Owner {1} b & Umlted: Parinarship duly erganized wnder the lawe of the State of Geoegle, and
1 qualltied ia iransact businede undar the laws of s Stale, (i) has Ihe power end nuhorty o
own Ha properties end sesals and to canty on s businass At foW belng conducied, snd FiEy has

the lif legat rght, powes and authority to ewecain and doliver this Agreemont.

&) The and p of this A by the Cwner {) wiil not Violate or, as .
spplicable, heve nol violaled any provision of law, rule of ragulalion, of sny crder of any court ,
: or olbor agsney ©f governmenial budy, pad () whl not vigiale or, a8 applicable, have nol 3 H s,
vlolatad any provision of any Ind gr i, morigege, merigago note, or othel
tnetrument 1o which e Owner 13 a pany of by which i af the Projact 1% bound, =nd {i) wili net
raauft in the creation of lerg ittan of wey prof ef &Ny nalee.
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Thera is no action, sull or procasding a1 (aw of In equity or by or belore any govemmentst
Instrumentallly or other egency now panding, or, to the knowledge of Ihe Owner, threalensd
ayainat or abecting I, or ey of ite propertion or rights, which, it advarsaly: delurmined, would
malarielly Impair Ils right 10 carty on busingsy aubslanisly as now conducled {and se now
cortemplated by this Agreament) of would matgrizily adversaly affect He financial concltion,

Tha Projsct i a quaified fow-income bullding or qualified low-income
projact, a8 spplicablo, as dsﬂand In Spction 42 of the Goda sd epplicibly nwlalicm.

Ench urll | the Project conlsins complels faciiiies for Iving, eleaping, llilnp) umhnn and
senifation (unlees 1he Project quallan as @ singl profect o i housing
for the homaless} which aro fo be: oaed on cther than & transism besia,

Ouring the term of this Agreomonl, mf units sublect fo the Credli ahall be je898d end rented oF
medo avellabis 10 members of the gonerai public who qualily a8 Low.incoms Temants {or
othutwisa qualify for cecupancy of the low-Intome unlts) under the appoabla election apacitivd
In Saston £2(g) of the Cods.

Duting the torm of thig sgreement, the Owser b prohibited from refusing to taase 1o & hiokder of &
youcher or cerlfivete of eilgiolity under secilon & of the Uniled Sistas Housing Act of 1837
becausa of tie slalws of the prospective tenent as sush & holder,

During the term of this Agraament, The Owner covanants, agroes and warrenis fhet sach low-
Income urd |8 and wiil remain sultable for eccupancy.

During tha tam: of Ihis Agreament, thera shal bg no divpesiliss f any Eorion ef any beliding to
which the Agreament applios 1o any porson or onlity unloss ail of such bulkling fe disposed of 1o
euch parson or enlity, Subjec! to the saquirements of Saction 42 of the Coda snd this Agreament,
the Cwnsar may self, trensfor or exchange the antre Projact al any fima, bul the Ownar shail
nolity IR willing ekl eblain she agresmtart of sny buyer or successor or olhar persen scouiing
the Projact or any Inlerest therein thet such acquisiicn ks sublect ta the roquirements of this
Agreament and 1o hg requiramonts ¢ Section 42 of the Code and appiicable regulntions. This
provision shali not pet lo walve eny other restricfion on sals, transter of exchengs of Ihe
Projact or Eny low-Incoma parion of the Projecl, Tha Ownér agreas that ma Aulhosily muy void
ahy sale, trenster or exchange of the Prolect if the buyst or succossor or athar person !slls lo
seaume in wriling the of this Ag: and the L] of Seatlon 42 of the
Coda,

The Owner arees 1o nolity the Authority In wriling of any sale, iranalar or wxchenge of the
antire Projast of sny low-income potllon of the Project,

The Ownar warrants st (1 has not and will nol exacute any other agroement with provislohs
contradiciory to, or In opposition 1o, the provislons horaol, and tha! In ony #venl, e

thie Ag are parsmount ey 0 as io tha dghte and obligsions
heroln sat forth and Hupersade any other m;uir-mema In confiict harewit,

Tha Cwner sael) ot deralish any part of the Project of ubslantiaty subirmet from any rest o
parsonnt propenty of the Prolect of pamsit the use of any realdensisl tental anit for any purposs
olner than rente! kousing durleg the tarm of this Agreement unless reulred by low,

The Owner represents, warrants and sgroes Sl I the Prolec), or eay pant thareol, shak be
damaged or dealroyed of shall be condetnived or for pubtle use, tha Ouner wil yse s
bast elforts to repalr and restons the Project to sibatentialy the same condition as exisisd ptior
 the svent causing such demage of dastruction, oF W relilave tha condsmnation, snd thererfiar
% opetata the Preject In podordsnce with the Y of this Agresment.

Pega 3
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CHCTION 4 + WNCQHE AESTRICTIGNS; AENTAL RESTRICTIONS

Tho Oumer wamaRs snd woughout the e of this Agresment end 1o
aatlaty the requirements of Baction 42 of tw Code (*Baction 42 Dosupary Raviricliond') that

{Chack applicatia perceniage elaction} P

(o) (th . AL fenst 20% or more of the tendantisl units {or floor $pace haclion, &4 spplicabin)
he Pro{oc;mmhmm;ﬂudmfomplndbynﬁuﬂmhﬁmhmmhmﬂu
tass of area madien income.

(25X At least 40% or more of the resldentiel unlts (or foor space irection, aé appioatle) b
the Project ara both 1ant-restricied and ocougled by Individusle whosa incoma s 80% of
tesx of area medlan INCOMe.

(b) The Cwner agees that for sach Laxabile year % tha axtanded use porlod {as auch term s defined
n Section 8 hereol), the appilcotie fraction s defined In Gpction 42(cH{1) of tha Code shall not B3
tou than the spblicabis fraction specifing ln Seclion 4fa) of thlw Agesement.

(alh The uni-rraln;\lon of whathst m tenani mesls the lowincoma requirement shal be nizde by the
Owner &1 least annually on the basls of the cumenl Incems of such Law-incoms Tenant,

"RECTION 6 + GWFA OCCUPANCY RESTRICTIONS

This Section Is iancded (o make enforossbla thoze extandad use o ceopsr tRrgatng covenants
which thas Cwner represenied 1o te Authary in it Application.

Thae Ownal { warranty xod o the tem of this Agresmant thal:
{Chack 1 applicable)
{8} ... Throughout the compllance petiod end for _____ yeers sHor the ciose of the

compliance
perigd, e low-Incomp unire shefl rent for Bt least ___% lows: han v maxhinum gross
rent aliowed inddr Hection 42 of the Coda.

@) . Tho Cwner will extend the Setlion 42 income and rentel sestriclions for ___ ye
the closa of the compilanca parod.

shar

BECTION 4 - TERM OF AGREEMENT

{a) Except a4 provided, this Agr 2 and the Section 42 Oocupancy Rashiictions knd
@HFA Occupancy Restrictions spacified herain shalt ramin 16 offect thioughout the sxtended use
patiod. In accordance with Section 42 of ¥e Code, the sxiended use poeriod shall commence with
i first day In the Project period ont which sy vullding which 18 pant of the Project it placed in
service and shall ond on tho iater of O} the date whith is 15 yaars after the dlose of he
complitnice perlod, or (i te qumber of yoars aftor the clode of the compiiance poried apecifind
n Saction 5(s) or (b} harcol. "

() Notwithstanding subsecilon (6) ebove, uritass tha Secrstery of the U. §, Cepartmeni of the
Tioasury daterminon that such acqulsiion I8 part of an arrangement with Me Cwaet, the purpose
of which {8 1o femminale the wxiended yso poried, e sxtonded ute poriod for any building which
is part of tis Project shall terminmier

{1} On the dats the buliding Is arguited by [owdiosure or lnglument I ke of foreciosusa; of

Page 4
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{2} On the last day of ihe tha-Year patied baginnmg oh he dale {aher the 14tk yeor of the
compliance patlod) the Qwror propedy sulmite  written requost o the Authorlly, asking
We Authority to essist In procuting & quolifled contract for the ecquisition of e fow-
Ineome portien o any buliding which is & part of the Projéot I the Authority is unabls 1o
prnum & gualified contact during such one-yaat period; provided, howaver, that this
may net b pursiant 1o s subrection (B)(2) ¥ the Owrer hme

1 agrcad 1o GHFA Occupanty Rastoions e selleciod i Seclion & of this Agreemant.

(€)  Notwiinstanding subsesiion (b} sbove, the Settion 42 snd GHFA rent requitoments shaki continua
Tor w perled of threa years {oliowing the of the use pursuant o
the procadures spacitied In subseclion (b) abave, Dutng sich ¥reo-ysar perted, tha Quner ehalt
not evie] or terminate the lotancy of an existing tensnl of any towdncome unit ciher than for
good vaies and shall ot Increasa T Qross Tont above the maximum ellowsd undsr the Coda with
tetpact 10 Buch low-ncome unit, i

e SECTION T - ENFORCEMENT OF GHFA GUCYPANGY REGTRICTIONS
AT

§7p7 {a}) The Owner shall parmit, duing normal businese hours and upon reesonable notics, any duly N
suthofized roptatentalive of the Authorly, 1o Inspect ey books Bnd tgaords of the Owner Lt

: regurding ke Projlect with fespect 1o the Incomos of Low-lrcoma Tenants which partain to : i
comphiance willy the GHFA O Y Apacifisd In this Ag

th) The Owner ahali submil any ofhet fal lon, o s or L d by the
Authority which the Authority shall doem reasonebly nevessery 10 substanilste the Ownei's
cenlisuing compilance with the provisions of he GHFA Occupancy Restrictions specitiod |n this
Agraement.

BECTION 8 - ENFORCEMENT OF BECTION #¢2 GCCUPANCY RESTRICTIONS

(8} Tha Cwnar covenanie that # wilk net knowingly take or poemit any action thal would resuit in .
] vlomﬂma n! lna requiroments of Geclien 42 of e Code and applicable reguistions of tiis £

. Cwner 1o toko any tawlul action (including amondment of thin

Agloomml ns may ba necossary, la the opinlon of the Authrity) to comply fully with the Code

and Mlh af] npp dlcable rutes, rulings, policles, procedures, regulattons or other officlst

d or proposad by fhe Unlied Sistes Depantmont of 1he Treasury, or the

Infarnal Rovenus Sorvice, o the Departmant ot Houslny snd tirhen Devefopment-from tima lo fime
pertaining to Cwners chigations under Soction 42 of the Gode and affesting tha Projest. 2

(b} The Owner rcknowledgen thet the primary purpose for raquliihg cotrglignce by the Cwnar with 3
the restictions provided In This Agraement i 1o stsure complfante of the Projecl and the Owner Tty
with Bectlon 42 of the Coda and the appiicalis regolupons, AND BY REASON THEREOF, THE OWNER
IN CONSIDERATION FOR RECEIVING LOW-NCOME HOUSING CREDITS FOR THIS PROIMECT HERERY
AGREES AND CONSENTS THAY THE AUTHCRITY AND ANY INDIVIDUAL WHO MEETS THE INCOME
LIMTATION APPLICABLE UNDER SECTION 42 (WHETHER PROSPECTIVE, PRESENT OH FORMER

7 QGOUPANT} SHALL B2 ENTITLED, FOR ANY BREACH OF THE PROVISIONS HEREOF, AND it ADDTION
TCHALL OTHER REMEDIES PROVIDED BY LAW CR 3N EQUITY, TO ENEORCE SPECIFIC PERFORMANCE
mwmawmmumummmmnas’mswum OF COMPETENT

JURISDICTICN. The Owner hareby hrher specifeally ficturien of the !
e Ownar's cannot ba iy by damegot I the
’ ? evert of any deliuit harsunder, ]
(O} ﬁnMnmwmsmanmm.&mmmmmmmbim
upon by the Authority ahd 8k peteons interested in Project compliance nder Bieotion 42 of e -f
Cods 20d the Ioohoalis reguieNons.
Peged i -
!
- j‘
. ' fa
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6] mmmmm«umuaewmmmmmm
.mmmmmmmmuf and Hy that tha
Aottty may chooss to montior e GHFA Ogrpancy Reatrictions. Tha Owmer vl Inke any and i

&1 gollons remsuaably necessary and required by the Authorily o substeptinte fha Cwaier’s . oy,
compilatice with tha Section 42 Oooup or GHFA O F and Wi, g

pay a reasonabie fee 1o the Authartiy for such monlianing. activities parformed by the Authorlty, '

¥ (o) M the Project has beon or will by financed by the Furmers Home Adminlstiation {FmHA") under T
g lis. Beclion $15 program, the Owner hareby furihar aqicos thal if & changa |n the law of the .
reguiations governing the Credil tesults i it ltias on the part of the
Authority, the Ownar agrees fo comply with such additional moaktoring Tequirements e inay be R
Impused by the Aulherity in sccordance wilh such atslutory or mgulatery chenge, and to pay en i
dditional sble fos d by fhe Authorly to le it for such ¢

menitaring rasponsibifilivs.
;  SECTION 0 - WISCELLANEOUS . o
f

Al . e} Saversblliy The bwaldty of eny ciause, part of provision of fiva Agreemant shall not ffect ‘
the validity of the. rémalning ponioas. thirsat. : i

) Moticea Al notlces fo be ghven puriuant 1o this Agresmenl shall be in wiling and hall ba ——
! deamad glven when malled by ceclied or registeroc mall, rotum receipt reguested, to e
perlien heralo st thoe ddrensas sat forth balow, or Io auch cthor pluce as & party may tom e . '

1 fime designaty In wiling. 4

A Yo the Autharity: Geurgle Housing snd Flnence Authorlty .
. 8¢ Executive Pari Bouth N .E., Suite 260 .

Atianta, Goorgln 30329 .

H ATTENTION: Low-income Housing Gredit Program

Ta the Owans Booplp G Davie e
’ Hablz Chase ot ¥eDonough, LB, Phasell

£700 SW_a4ih Sueol, Sullg 130F..... e

Qainpsyie. Flodda 22008 o

Tha Authorlty and the Owner may, by nolice ghven Horeundor, designale eny forther ar ditfersnt
d to which ¥, Cer of othar skl be sant.

{0} Amandmani The Owner ogrees hat & wil take &l artions nocassary to effact smendment of this !
Al 1 &8 may ba y ta comply with the Code any snd all epplicuble rules,
reguiniions, policles, procadures, rutings or other ofilclal slatements pertsinlng (0 the Crodil

W & I ot A This Ag and the ars subsrdinate 1o
the losn and ioan documents, Il any, on ihe Projoct except insolar &8 Secton 42 requlies
olhorwiss {rafaling to the TIee-year vacancy control dirlng the extendod use period).

{e) Qovarning Law. This Agreoment shatt ba gavemed by the laws of tha Stale of Georgla &nd, where
appilcalite, the laws. of the Unfled Stales of America,

5 ) Sunivel of Opligaticny. The culigations of tho Cwner as set forin nozsin and in the Application ; .
: Shall survive the stiocalion of the Crodit snd shall nat be deemed 10 tensinkte ar inerga with the
swaiding of he ailocation.

i

.
1
3
1
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IN WITNESS WHEREOF, the Cwnat s oaused this Agreament 1 be signad by s duly suthoitzed -
raprescniativea, ux of the day and year firsl wnitan wbove.

OWNER 3

Witnoas }

Signeg, senlad and defivereg on the & 2% P .

of JEGRUARY wuf.mmmmmur T ¥
(Name} g

Ronule C, Davie, Cynsru} Partusr
Ssble Chaws of Mcbomough L.P.

FY qu, emun. HOTARY BERL

5e CamUON NUURER
3 coasss
T;} £ uv coumsaion Ixp,
07 & Y_ 11,1397

GEORGIA HOUGING AND FIHAMCE AUTHORITY

(7

Blgm, sanied lﬂd da!l\'i
of

M JQ&Q/ : ﬁfvf )

7

Hotary Putlic i and fordhd Stete of Quongis. cz:% ! A
whoss il AYTEST: . 3

Pa T
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SERVICE DISTRIBUTION EASEMENT
AND MAINTENANCE AGREEMENT

THIS AGREEMENT is entered into as of __0C50PeT 13 9001 (the “Bffective
Date™), by and between Sable Chase of McDoncugh, Ltd. ("Owner”) with its principal office
located at 20721 SW 46™ Avenue, Newberry, FL 32669, and Charter Communications, LLC,
d/b/a Charter Communications (“Operator’”) with its principal office located at 1920 Brannar
Road, McDonough, GA 30253,

WHEREAS, Owner owns, governs or manages the common areas of the residential
community known as Sable Chase Apartments, whose address is 102 Sable Chase Boulevard,
McDonough, GA 30253, consisting of 225 units, plus any units added or constructed in the
future, the legal description: of which is provided hereto in Exhibit A, (the “Complex™) attached
hexeto and by this reference made a part of this agreement; and

WHEREAS, Operator owns and operates a cable communications system (the “System™)
in McDonough, Georgia (the “Community”) and provides cable communications services to the
residents of the Comumunity, pursuant to a franchise agreement or other authorization granted by
the local franchising authority {the “Franchise™}, and

WHEREAS, Owner desires to obtain and Operator is willing to provide cable television
and other communications services (the “Service™ to the Complex upon the terms and.
conditions contained herein,

NOW, THEREFORE, for good and valusble consideration, the receipt and sufficiency
of which are hereby mutually acknowledged, the parties agree as follows:

L TERM. The term of this Agreement shall commence on the date hereof and shall end
twelve (12) vears thereafter (the “Initial Term™), unless sooner terminated as provided herein, and
will be automatically renewed for successive one-year terms (the “Renewal Terms"™) unless either
party provides the other with written notice of iis intent not to renew this Agreement at least sixty
(60) days in advance of the expiration of the then-current applicable term.

2 INST, ON, O RSHIP AND MAINTENANCE OF SYSTEM.
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option, may either remove any or all Equipment or leave any or all of it in place. Operator shall
tepair, replace and maintzin all Equipment ut its owrexpense.

{c) Any property damage to the Complex proximately caused by Opexator as a result of its
installation, repair, maintenance or removal of the Equipment shall be timely and reasonably
repaired by the Operator. Owner shall take reasonable precautions to notify its contractors,
agents and employees of the location of the Equipment and shall promptly notify Operator of any
underground construction in the vicinity of the Complex. Owner shall promptly repair or cause to
he repaired to the reasonable satisfaction of Operator any damage to the Equipment caused by
Owner, its agenis, employees or invitees,

3. GRANT OF EASEMENT RIGHTS. Owner hereby grants and conveys to Operator and
its successors and assigns an unrestricted easement and right of access on, over, under, within
and through the common areas of the Complex as is necessary fo install, maintain, repair,
replace, and/or remove the Bquipment and the Systermn. Such rights shall i with the land and
thereafter during any period allowsd for removal of the Equipment. Such grant shall include a
right of reasonable access within the Complex to sell and market the Service; to connect,
disconnect, endfor change Service to the Units; to install and remove Bquipment within the
Units; and, as necessary, fo repair, maintain, relocate or replace Hquipment. All such repair,
maintenance, relocation or replacemert shail be the responsibility of Operator.

4, QCCUPANTS’ ACCOUNTS. All transactions for the acquisition of the Service shall
be directly betwzen Operator and occupants. The occupants rather than Owner shall be
responsible for (i) the installation charges, (i) monthly subscription rates, and (i) Equipment
deposits or other charges for the Service. Operator assumes sole responsibility for collection of
charges, billing, accounting and other related services.

5. COVENANTS OF OWNER. As of the date hereof and during the term of this
Agreement: :

(a) Owner warrants that it has title to, or management authority over the common areas of the
property on which the Complex is located and is authorized to enter into this Agreemenl, or, if
the execution of this Agreement is not by Owner, the signatory is the authorized agent of Owner.
This Agreement constitutes the legal, valid and binding obligation: of Owner.

() Owner agrees o provide in writing to Operator the name of the manager of the Complex.

(c) As an inducement to Operator to make the capital expenditure required to install the
Service in the Complex, Owner represents that it Kas not granted and will not grant any other
easements or rights which will interfere or compete with the operation within the Complex of
Operator's Service or Equipment.

6. INDEMNIFICATION. Operator shall hold hammless and indemnify Owner and its
principals, partners, affiliates, officers, directors, agents and smployees from and against any and
afl damage or claims for damage asserted by reason of Operator's installation and maintenance of

Chariar
Service Discilation Beserntal & Mabricoance Agretiment
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the Equipment in the Complex (except loss or damage arising from any negligent or willful act or
omission of Owner, its agents, employees, or invitees) or the material breach of any
representation, warranty or covenant made by Operator in this Agreement. Operator agrees to
maintain public liability insurance for not less than one million dollars ($1,000,000.00) for injury
to any one person, two miilion dollars ($2,000,000.00) for injury tesulting from one accident and
property damage for not less than five hundred thousand doHars ($500,000.00).

Owner shall hold harmless and indemnify Operator and its principals, pariners, affiliates,
officers, directors, agents and employees from and against any and all damage or claims for
damage asserted by reason of any acts or omissions of Owner, its agents, employess, or invitees
cansing damage to the Equipment in the Complex {cxeept loss or damage arising from any
neglipent or willful act or omission of Operator, its agents, employees, or invitees) or the material
breach of any representation, warranty or covenant mede by Owner in this Agresment.

If either party is obligated to incur costs in order to enforce any provision of thig
Agreement, the prevailing party shall be entitled to reimbursement for all reasonable costs so
incurred, including reasonable attorneys’ fees and costs.

7. TERMINATION,

(a) This Agreement may be terminated by either party if the other party violates any
provision of this Agreement, provided, however, that the defaulting party shall be given notice of
the default and shall have thirty (30) days from receipt of such potice in which to cure or
commence diligent efforts to cure the default. [ the defaulting party has not cured or
commencerd diligent efforts to cure (and is proceeding diligently to cure) such default by the end
of such 30-day period, this Agreement shall terminzte on the date stated in the notice.

(b)  Operator may terminate this Agreement upon sixty (60) days' written notice {cr such
shorter period as may be required by law) to Owner if Operator is unable to continue the
disteibution of the Service due to any governmental law, rule, regulation, judgment of any cowt,
contract with a third party, force majeure or any other reason beyond the reasonable control of
Operator, or if the Franchise is assigned, terminated, surrendered ot revoked for any reason,

8. INSTALLATION OF FACILITIES/SERVICE INTERRUPTION. In the event that
during the term of this Agreement, installation and maintenance of the Equipment in the
Complex is not undertaken, or the Service is interrupted or discontinued due to an occurrence
beyond the reasomable control of Operator, such discontimuance or interruption shall not be
considered to be a breach of this Agreement.

9. ASSIGNMENT. This Agreement may be assigned by cither party without the consent of
the other party. An assignment by Operator shall release Operator from any and all obligations
arising after the later occurrence of the effective date of such assignment and the date Owner is
first notified of the assignment or pending assignment. This Agreement shall be autornaticaily
assigned by Owner to the fransferee in the event of the sale, gifl, beguest, devise, or voluntary cr
involuntary transfer of all or any part of the Complex or upon the assignment or transfer of any

Charter
Service Dswribusion Enverncat & Muinenhaes Agreement
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management contract that may exist for the Complex. Owner hereby agrees to provide Operator
with af least thirty (30) days' prier notice of any sale, gift, assignment or transfer of Owner's
interest in the Complex, including any assignment or transfer of any management agresment
existing on the Complex. Such notice shall include without limitation the name and address of
the prospective transferee. Owner further agrees o provide a copy of this Agreement to any such
prospective transferee,

10. MISCELLANEQUS.

(a)  The easement and rights of access granted herein shali run with the Jand and shall survive
any sale, assigrment or transfer of the Complex.

()  Applicable Law. The parties acknowledge that this Agreement is subject to the
provisions of applicable federzl and state laws and regulations including any applicable
¢able communications franchise. Any obligation, duty or provision under this Agreement
that conflicts with any provisicn of the Franchise or with applicable federal or state laws
or regulations, is to that extent void, This Agreement has been made, and its validity,
performance, and effect shall be determined in accordance with the internal laws of the
state in which the subject matter of this Agreement is located.

(¢) -~ Waiver. The waiver by ecither party of a breach or vielation of, or failure of either party to
-+ enforce, any provision of this Agreement shall not operate or be construed as (i) a waiver
of any subsequent breach or violation or (it} a relinquishment of any rights hereunder.

(d) Intepration and Modification. This wrifing represents the entire agreement and
understanding of the parties with respect 1o the subject matter hereof and supersedes any
end all previous agreements of whatever nature between the parties with respect to the
subject matter; it may not be altered or amended except by an agreement in writing signed
by both pariies.

(¢)  Headings: Exhibits. The headings of sections in this Agreement are for convenience
only. The headings form no part of this Agreement and shall not affect its interpretation.
Al schedules, exhibits, addenda or attachments referred to herein shall be incorporated
into and constitute a part of this Agreement,

H Severability. If any part of any provision of this Agreement is invalid or unenforceable
under applicable law, the provision shall be ineffective only to the.extent of such
invalidity or unenforceability without in any way affecting the remaining parts of the
provision or this Agreement.

(g)  Construction. Both parties hereby acknowledge that they participeted equally in the

negotiation and drafiing of this Agreement and that, accordingly, no cowrt construing this
Agreement shall construe it more stringently against one party than against the other.

Chanes
Servies Disbution Basemens & Mainlenance Agrecment
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Counterparts. This Agreement may be executed in two or more counterparts, each of
which shall be deemed to be an original, but all of which together shall constitute one and
the same instrument.

Trade Term Usage. Words used in this Agreement shall be given the meanings that they
normally possess in the cable communications industry, unless otherwise specifically
defined herein,

Remedial Recourse Limitstion. The partics expressly agree that (i) any recourse by
Qwner shall be exclusively limited to the tangible assets of Operator and shall not include
any assets of any parent company or partnership owner, officers, directors, employees or
affiliates, or any other entity associated with Operator; and (ii) neither party shall be
entitled to incidental or consequential damages or awards for any breach or violation of
this Agresment.

Additional terms, if any, are contairied in the attached Addendum, which is incorporated
herein by this reference.

Force Majeure. Neither party shall incur any liability whatsoever for any breach which
results from events beyond such party’s reasonable control, inclnding but not limited to:
(i) acts of God; (ii) acts of the federal, state or local govermment; (i) fire, floods,
explosions, earthquakes, wind, storms, hurricanes, lightning or other catastrephes; and
(iv} civil riot, disturbances or strikes.

NOTICES. All notices, demands, requests, approvals, or other communications which

either party to this Agreement is required io give, shall be decrned given when perscnally
delivered or mailed in a sseled envelope, with registered or certified mail, postage prepaid
thereon, addressed as follows:

Chezter

Sezvice Distribotion Busement & Meimenance Agreement

(1} If to Operator:
Charter Communications
1920 Brannan Road
McDonough, GA 30253
Attention: General Manager

With a copy to; Charter Communications
Legal Department
12405 Powerscourt Drive
Saint Louis, MO 63131

With a copy to: Dave Troxel, Vice President — Operations
Charter Communications
280 Corporate Center Drive
Stockbridge, GA 30281
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(i) IftoOwner
Sable Chase of McDonough, Ltd,
20721 SW 46" Avenue

Newberry, FI. 32669
Attention: James J. Stockman, General Manager

Bach party hereto shall promptly notify the other of any change of address in accordance with the
provisions of this Section. :

IN WITNESS THEREOF, the parties have exccufed Setvice Distribution Easement and
Mabntenance Agreement as of the date first above writien.

OPERATOR: OWNER:
Charter Communications, LLC, Sable Chase of McDonough, L.
d/bfa Charter C mjxj?tiuns
Z L]
By’ {&/ A7 By: o2 %m_
N e-:/“ﬁwj,ﬂ Vo yoohoonp™ Name: Spbhfan M, Davis
Title: Hrce Feuosiofe Title: 24 attorney-in-fact fox

Ronnie C. DRavis, General Partner
‘under the Durable Power of Attorney
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Before me, 2 notary public in and for said State, appeared &'}C'G,Jﬂ M. Daut
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deseribed in the foregoing Agreement, and executed said instrument as his free act and deed.
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Operator described in the foregoing Agreement, and executed said instrument as his free act and
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EXHIBIT 4

Attached to and Forming a Part of the
Service Distribution Easement and Maintenance Agreement
) between
Yable Chase of McDonough, Ltd., as Owner, and
Charter Commuuzications, LLC, d/b/a Charter Communications, as Operator
dated October 13 2001

Legal Description
{see attached)
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ADDENDUM B



AGREEMENT OF PURCHASE AND SALE
AND ESCROW INSTRUCTIONS

by and between

SABLE CHASE OF McDONOUGH, L.P.

as Seller,

and

SOUTHEAST HOLDINGS, LLC

as Buyer

Property:

Sable Chase Apartments
102 Sable Chase Boulevard
McDonough, GA 30253




AGREEMENT OF PURCHASE AND SALE AND ESCROW INSTRUCTIONS

THIS AGREEMENT OF PURCHASE AND SALE AND ESCROW
INSTRUCTIONS (the "Agreement") is made as of October 1, 2013 (the "Execution Date"), by
and between SABLE CHASE OF MCDONOUGH L.P., a Georgia limited partnership,
("Seller™), and SOUTHEAST HOLDINGS, LLC, a limited liability company or
permitted assignee pursuant fo a Permitted Assignment (“Buyer™).

RECITALS
A Seller is the owner of the Property (as defined in Section 2).
B. Buyer desires to purchase and Seller is willing to sell the Property on the terms
and conditions of this Agreement.
(G The parties do not intend to be present at the Closing and therefore desire to

establish escrow procedures for closing the sale of the Property.

NOW THEREFORE, for valuable consideration, the receipt and sufficiency of which are
hereby acknowledged, Buyer and Seller agree as follows:

AGREEMENT

1. Certain Basic Definitions. For purposes of this Agreement, the following terms
shall have the following definitions:

1.1 "Buver's Address' means:

Address: 718 West Business Hwy 60
Dexter, Missouri 63841

Attention: Matt Mills

Telephone No.: 573-624-8901

Email: matt@se-holdings.c

1.2 "Closing Date" means the date upon which the transaction contemplated
by this Agreement is consummated, which date shall be November 1, 2013; provided, however,
that Buyer shall have the one-time right to extend the Closing Date to December 1, 2013 by
written notice to Seller given not fess than five (5) business days prior te the originally scheduled
Closing Date.

1.3 "Earnest Money Depesit" or "Deposit" means the amount of Twenty-
Five Thousand and No/100 U.S. Dollars ($25,000.00) and all interest accrued thereon, which
amount shall be delivered to Escrow Holder within two (2) business days of the Exccution Date.
In the event Buyer elects (o extend the Closing Date as provided in Section 1.2, Buyer shall
deposit with Escrow Holder at the time of such clection the amount of Twenty-Five Thousand
and No/100 U.S. Dollars ($25,000.00), which, together with all interest accrued thereon, shall be
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included in the Earnest Money Deposit or Deposit. In the event Buyer fails to deliver the second
Earnest Money Deposit as and when specified, Buyer shall close on November 1, 2013,

1.4 "Due Diligence Period" means the period ending prior to the Execution
Date. Buyer acknowledges full satisfaction of Due Diligence as provided in Section 3.3, and
waives its rights as pursuant to Section 3.3,

1.5 "Escrow Holder" means Specialized Title Services, Inc.

1.6 "Eserow Holder's Address'' means:

Address: 6133 Peachiree Dunwoody Road
Atlanta, GA 30328
Attention: George C. Calloway, Esq.

Telephone No.: 770-698-2025
Facsimile No.: 770-698-2027
E-Mail: gcalloway@specializedtitle.com
1.7  "Excluded Ttems" means all proprietary, privileged or confidential

information of Seller relating to the Property, including but not limited to, Seller’s internal
financial analyses, appraisals, Seller’s credit analyses and collection plans, materials relating to
Seller’s cost to acguire the Property and any documents or communications subject to the
attorney/client privilege.

1.8 "Execution Date" means the date set forth in the preamble of this
Agreement.

1.9  “Permitted Encumbrances™ means those matiers listed on Exhibit “H”
attached hereto and by this reference made a part hereof, as adjusted pursuant (o the terms of
Section 3.3.3 and 3.3.4.

1.10  "Purchase Price" means the sum of Eight Million and No/100 Dollars
($8,000,000.00).

111  "Security Deposit" means any amounts paid by or on behalf of any tenant
in connection with any lease or occupancy agreement, oral or written, for the purpose of securing
the observance and performance by the tenant of its obligations under any lease or occupancy
agreement, whether oral or written, at the Property.

1.12  "Seller's Address' means:

Sable Chase of McDonough, 1P,

3111 Paces Mill Road, Suite A-230
Atlanta, GA 30339

Attention: Mr. Martin H, Petersen
Telephone No.: 770-984-2100, ext. 107
Facsimile No.: 770-952-9116
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E-mail: ppetersen@hallmarkco.com

113 "Title Company" means Stewart Title Guaranty Company, by its agent
Specialized Title Services, Inc.

2. Sale of Property; Purchase Price.

2.1 Sale of Preperty. Subject to the terms, covenants and conditions of this
Agreement, Seller shall sell to Buyer, and Buyer shall purchase from Seller:

(a) the land located in the City of McDonough, Georgia, known as
Sable Chase Apartments, 102 Sable Chase Boulevard, McDonrough, Georgia 30253, which
property is more particularly described in Exhibit " A" attached hereto ("Land");

(b) all buildings and other improvements located on the Land
("Improvements");

(©) all right, title and interest of Seller, if any, in and to any
equipment, machinery or other property which is affixed to the Improvements so as to constitufe
fixtures under Georgia law on the date of Closing ("Fixtures") (the Land, the Improvements and
the Fixtures are collectively referred to herein as the "Real Property™);

{d) all right, title and interest of Seller in and te all furniture,
furnishings, decorations and other tangible personal property now existing and located upon the
Real Property on the date of Closing, but excluding tangible personal property owned by tenants
of the Real Property under Tenant Leases (as defined below) and the Excluded Items (the
""Personal Property") (the Real Property, the Personal Property, and the “Intangible Property,”
defined below, are collectively referred to herein as the "Property™);

(e)  allright, title and interest of Seller, if any, in and to all leases for
apartment units within the Real Property (collectively, the '"Tenant Leases'); and

H all right, title and interest of Seller, if any, in and to all
trademarlks, service marks, websites, trade names (whether or not registered), trade dress, lo £os
and marketing materials used in connection with the Real Property (“Intangible Property”).

2.2 Purchase Price. The Purchase Price shall be payable as follows:

2.2.1  Earnest Money Deposit. The Earnest Money Deposit shall be
delivered by Buyer to Escrow Holder as and when specified in Section 1.3 above in the form of a
wire transfer or cashier’s check drawn on good and sufficient funds.

22,2 Existing L.oan. The Property shall be conveyed to Buyer by

Buyer an existing mortgage (the "Existing Mortgage") in the original principal amount of

$4,900,000.00. Buyer shall receive a credit against the Purchase Price at Closing equal to the

outstanding principal balance of the loan secured by the Existing Mortgage (“Loan Balance™).

All accrued and unpaid interest under the Existing Mortgage shall be prorated as of the Closing
4




Date. Buyer shall use its best efforts in applying for the consent from the holder of the Existing
Mortgage upon terms acceptable to Buyer (which terms shall be acceptable to Buyer if they are
the same terms as exist currently under the Existing Mortgage) and shall diligently pursue
approval of the application by the expiration of the Due Diligence Period, provided, however,
that Seller shall cooperate with Buyer as necessary.

2.2.3  Balance. Buyer shall deposit into Escrow with Escrow Holder
an amount ("Cash Balance"), in immediately available federal funds equal to the Purchase Price
minus Loan Balance and the Earnest Money Deposit and adjusted by the amount of any credits
due or any items chargeable to Buyer under this Agreement. Buyer shall so deposit the Cash
Balance upon the Closing Date such thet Escrow Holder will be in a position to disburse the cash
proceeds to Seller on the Closing Date.

3 Escrow; Closing.

3.1 Escrow. Upon the execution of this Agreement by Buyer and Seller, and
the acceptance of this Agreement by Escrow Holder in writing, this Agreement shall constitute
the joint escrow instructions of Buyer and Selier to Escrow Helder to open an escrow
(""Escrow") for the consummation of the sale of the Property to Buyer pursuant to the terms of
this Agreement. Upon Escrow Holder's written acceptance of this Agreement, Escrow Holder is
authorized to act, and shall act, in accordance with the terms of this Agreement. Buyer and Seller
shall execute Escrow Holder's general escrow instructions, upon request; provided, however, that
if there is any conflict or inconsistency between such general escrow instructions and this
Agreement, this Agreement shall control. Upon the Close of Escrow, Escrow Holder shall pay
any sum owed to Seller with immediately available federal funds.

32 Closing Date. The Escrow shall close ("Close of Escrow") on the
Closing Date, provided that all conditions to the Close of Escrow set forth in this Agreement
have been satisfied or waived in writing by the party intended to be benefited thereby.

33  Due Diligence. The Close of Escrow is subject to and contingent on the
satisfaction (which satisfaction shall be in the Buyer’s full discretion and without limitation) of
the following conditions or the waiver of the same by Buyer in writing;

33.1  Asdelined in Section 1.4, and notwithstanding anything
contained in this Agreement to the contrary, the Due Diligence period expired prior to the
Execution Date.

332  Inspection. (a) Buyer shall have the right to conduct physical
inspections of the Property immediately after the Execution Date of this Agreement upon written
notice to Seller. Buyer's physical inspection of the Property shall be conducted during normal
business hours at times mutually acceptable to Buyer and Seller. No such inspection may
interfere with the rights of tenants under the Tenant Leases. No invasive testing or boring shall
be done without the prior notification of Seller and Sellet’s written permission of the same, which
permission may be granted or withheld in Seller's sole and absolute discretion; provided,
however, it Buyer requests Seller's permission to perform invasive testing or boring Seller shall
make commercially reasonable efforts to respond to such reguest within two (2) business days.
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All activities permitted to be undertaken by Buyer, its agents or representatives, on the Property
during the Due Diligence Period shall fully comply with all applicable laws, rules and regulations
of all governmental and quasi-governmental authorities, including laws relating to worker safety
and to proper disposal of any samples taken from the Propetty.

{b) Buyer acknowledges that prior to the expiration of the Due
Diligence Period: (i) Buyer has or will have conducted such surveys, inspections and other
studies of the Property; and (ii) Seller has provided Buyer with adequate opportunity to make
such inspection of the Property (including an inspection for zoning, land use, environmental and
other laws, regulations and restrictions) as Buyer has, in Buyer's discretion, deemed necessary or
advisable to determine the physical, environmental and land use characteristics of the Property
and its suitability for Buyer's intended use. If the Close of Escrow does not oceur for any reason,
Buyer shall deliver to Seiler without charge all surveys; inspections; geologic, environmental and
soil tests; and other studics of the Property performed by or on behalf of Buyer during the Due
Diligence Period.

(c) Buyer shall protect, indemnify, defend and hold the
Property, Seller, and its shareholders, directors, participants, affiliates, employees,
representatives, invitees, agents and contractors free and harmless from and against any and all
claims, damages, liens, stop notices, liabilities, losses, costs and expenses, including reasonable
attorneys' fees and court costs (collectively, "Liabilities), resulting from Buyer's inspection and
lesting of the Property, including, without limitation, repairing any and al! damages to any
portion of the Property, arising out of or related (directly or indirectly) to Buyer's conducting
such inspections, surveys, tests, and studies, unless such Liabilities are caused by the negligence
or misconduct of Seller; provided, however, that the foregoing indemnity shall not apply to any
Liabilities (a) to the extent caused by the negligence or willful misconduct of Seller, its agents,
employees or contractors, or (b) caused by the discovery by Buyer of a pre-existing condition ot
substance (but not Buyer’s deposit of same on the Property). Buyer shall keep the Property free
and clear of any mechanics' liens or materialmen's liens related to Buyer's right of inspection and
the activities contemplated by Section 3.3.2 of this Agieement. The Buyer's indemnification
obligations set forth in this Section 3.3.2(c) shall survive the Close of Escrow and shall not be
merged with the Deed, and shall survive the termination of this Agreement and Escrow prior to
the Close of Escrow.

(d) During the Due Diligence Period, Buyer shall have the right
and opportunity to review the loan documents in connection with the Existing Mortgage, copies
of which shall be provided to Buyer.

3.3.3 Preliminary Title Report. Buyer acknowledges and agrees that Buyer
has received as of the Execution Date and has had the opportunity to review a copy of a title
update with an Effective Date of August 22, 2013, which is in the form of a title commitment
issued by Stewart Title Guaranty Company and copies of title exceptions listed therein
(collectively, the "PTR™). Buyer hereby acknowledges that Buyer is satisfied with the title to
the Property as reflected in the PTR, which shall become Permitted Encumbrances, and waives
any right to object to title matters. Seller agrees that all monetary liens and monetary
encumbrances on the Property as a result of Seller’s intentional actions (other than non-




delinquent real property taxes and assessments) will be removed from title by Seller at its scle
cost and expense prior to the Close of Escrow.

33.4  Survey. Buyer acknowledges and agrees that Buyer, at its sole
cost and expense, will have the opportunity te oblain a new survey of the Land (the "Survey");
provided that the Closing Date shall not be extended in order for Buyer to obtain such a Survey.
Buyer shall be deemed to have accepted and approved all matters that would be disclosed by a
Survey of the Land and all such matters shall become Permitted Encumbrances.

3.3.5  Due Diligence [tems. Buyer has reviewed the due diligence
items listed on Exhibit “F” (" Due Diligence Ifems") to the extent such items are within Seller’s
possession or control, within the Due Diligence Period. Buyer acknowledges that Seller has
delivered to Buyer a list of Personal Property currently located on the Real Property.

3.3.6 Intfentionally Deleted.

3.3.7 Additional Buyer Conditions to Closing. The obligations of
Buyer to consummate the transactions provided for herein are subject to and contingent upon the
satisfaction of the following conditions or the waiver of same by Buyer in writing;

{) All representations and warranties of Seller contained in
this Agreement shall be substantially and materialty true and correct as of the date made and as of
the Close of Escrow with the same effect as though such representations and warranties were
made at and as of the Close of Escrow.

(ify  Seller shall have performed and satisfied all agreements and
covenants required hereby to be performed by Seller prior to or at the Close of Escrow.

(iil)  On the Closing Date, the Title Company shall have
irrevocably committed to issue to Buyer the Title Policy in an amount equal to the Purchase Price
reflecting that title to the Real Property is vested in the name of Buyer as of the date of Closing,
subject only to the Permitted Encumbrances.

(iv)  Seller’s existing contract for the management of the
Property with Hallmark Management, Inc. (the “Manager™) shall have been terminated (with
Seller solely responsible for all costs of termination and the Manager responsible for all its
employee costs); and

(v)  There shall have been no material adverse change in the
physical condifion of the Property not otherwise timely cured by Seller under any right to cure as
provided in this Agreement, the information reflected in updated rent roll delivered by Seller
pursuant to Section 3.6.6 below shall not be materially and adversely different in any respect
from the information in the rent roll attached herefo as Exfibit “I,” and there shall have been no
other material adverse change in the financial condition of the Property.

3.4  Leasing, From the date hereof through the Close of Escrow, all leases
entered into by Seller shall be for residential units in the Property, shall be on forms customarily
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used in the jurisdiction in which the Property is located and complying with the laws of such
jurisdiction, shall be for iitial terms of at least six months and not more than two years, shall not
include oplions to purchase and shall be at leasing rates generally consistent with Selier’s leasing
program in effect as of the Execution Date (including rebates and promotions). During the
pendency of this Agreement Seller shall operate the Property in the oxdinary course and
consistent with Seller’s customary operation, marketing and management practices.

3.5  Seller's Conditions to Closing. The obligations of Seller to consummate
the transactions provided for herein are subject to and contingent upon the satisfaction of the
following conditions or the waiver of same by Seller in writing:

3.5.1  Representations and Warranties. All representations and
warranties of Buyer contained in this Agreement shall be true and correct as of the date made and
as of the Close of Escrow with the same effect as though such representations and warranties
were made at and as of the Close of Escrow.

3.52  Covenants, Buyer shall have performed and satisfied all
agreements and covenants required hereby to be performed by Buyer prior to or at the Close of
Escrow.

353  Release from Existing Mortgage Liability and Obligations.
Buyer shall have obtained approval for the assumption of the Existing Mortgage by the holder of
the Existing Mortgage, and Buyer and any guarantors of any aspect of the Existing Mortgage
shall be released from liability and all obligations arising from and afier the Closing Date.

3.6 Title and Title Insurance.

3.6.1  Deed. Seller shall convey title to the Real Property to Buyer by a
Limited Warranty Deed in the form of Exhibit "B" attached hereto (*'Deed'") subject to the
Permitted Encumbrances.

3.6.2  General Assignment. Seller shall assign to Buyer, without
recourse, representation or warranty, of any kind, Seiler's right, title and interest, if any, (a) in any
plans, specifications, licenses, permits, entitlements, surveys, maps, agreements and contracts
relating to the Property, subject to any rights of consent as provided therein, and (b) the Tenant
Leases, pursuant to an assignment in the form of Exhibit "C" attached hereto (" General
Assignment').

3.6.3 Bill of Sale. Seller shall transfer and assign all of Seller’s right,
title and interestto the Personal Property owned by Seller and used in the operation of the
Property pursuant to a Limited Warranty Bill of Sale in the form of Exhibit "D attached hereto
("Bill of Sale").

3.6.4  Buyver's Title Policy. At the Close of Escrow, Title Company
shall issue to Buyer a Standard Coverage Owner's Policy of Title Insurance (the "Buyer's Title
Policy'") which:




(a) shall be written with coverage in the amount of the
Purchase Price; and

(b)Y shall insure title to the Property to be vested in Buyer,
subject only to the Permitted Encumbrances.

3.6.5  ALTA Policy. Buyer shall have the right to procure an ALTA
Extended Coverage Owner's Policy of Title Insurance ("ALTA Policy™) as long as the issuance
of the ALTA Policy does not delay or extend the Closing Date. Buyer shall pay for the increased
cost of such ALTA Policy, the cost of any survey that Title Company requires for issuance of an
ALTA Policy and for the cost of any other increase in the amount or scope of title insurance if
Buyer elects to increase the amount or scope of title insurance coverage provided in the Buyer's
Title Policy.

3.6.6 Updated Rent Roll. Seller shall deliver to Buyer an updated
rent roll dated not more than one (1) day prior to the Closing Date and certified by Seller to be
true, correct, and complete in all material respects as of the date thereof.

3.7 Closing Costs and Charges.

3.7.1  Seller's Costs. Seller shall pay (a) one-half (%) of Escrow
Holder's fees in connection with the Escrow; (b) State and county transfer taxes, other taxes,
and/or recording fees payable in connection with the transfer of the Property; and {c) the cost of
the PTR and one-half the costs of Buyer’s Title Policy described in Section 3.6.4.

3.72  Buyer's Costs. Buyer shall pay (a) one-half (%) of the Escrow
Holder's fee in connection with the Escrow; (b) all costs associated with its due diligence
inspections and survey, assumption of the Existing Mortgage and with obtaining bridge
financing, including intangibles tax and recording fees for assumption and for new loan, and
lender’s title insurance; and (c¢) one-half the costs of Buyer’s Title Policy, and the entire
additional costs of an ALTA Policy, if Buyer chooses to receive an ALTA Policy, which are
described in Sections 3.6.4 and 3.6.5.

373 Other Costs. All other costs, if any, shall be apportioned in the
customary manner for real property transactions in the county where the Real Property is located.
Each party shall be responsible for its own attorney's and advisor's fees in connection with the
negotiation of this Agreement and the Closing of the transaction contemplated hereby.

3.8  Deposit of Documents and Funds by Seller. Upon the Closing Date,
Seller shall deposit the following items into Escrow, each of which shall be duly executed and
acknowledged by Seller where appropriate:

3.8.1  The Deed,;

3.8.2  The Certification of Non-Foreign Status (" Certification™) in the
form of Exhibit "E" attached hereto;




3.8.3 A counterpart of the General Assignment;
3.84  The Bill of Sale;

3.8.5 A Closing Statement, showing the costs, allocations and
prorations contemplated by this Agreement; and

3.8.6  Other documents that may reasonably be required by Escrow
Holder or Title Company to close the Escrow in accordance with this Agreement.

3.9  Deposit of Documents and Funds by Buyer., Upon the Closing Date,
Buyer shall deposit the following items into Escrow each of which shall be duly executed and

acknowledged by Buyer where appropriate:
39.1  The Cash Balance,;

3.92  All other funds and docurments as may reasonably be required by
Escrow Holder to close the Escrow in accordance with this Agreement;

393 A counterpait of the General Assighment;

3.9.4 A counterpart of the Closing Statement, showing the costs,
allocations and prorations contemplated by this Agzreement; and

395 A counterpart of any assumption documents, guaranties, and
other documents required by the holder of the Existing Mortgage in connection with the
assumption of the Existing Mortgage.

3.10  Delivery of Documents and Funds at Closing. Provided that all
conditions to closing set forth in this Agreement have been satisfied or, as to any condition not
satisfied, waived by the party intended to be benefited thereby, Escrow Holder shall conduct the
closing by recording or distributing the following documents and funds in the following manner
on the Closing Date:

3.10.1 Recorded Documents. Record the Deed in the Office of the
Register of Deeds for the County in which the Real Property is located;

3.10.2 Buyer's Documents. Deliver to Buyer: (a) the original Buyer's
Title Policy (or, if Buyer’s final Title Policy is not delivered at the Close of Escrow, a marked-
up fitle commitment); (b) the original Certification; (c) an original counterpart of the General
Assignment executed by Seller; and (d) an original of the Bill of Sale executed by Seller;

3.10.3  Seller's Documents. Deliver to Seller an original counterpart of
the General Assignment executed by Buyer and a copy of every other document delivered to
Buyer; and




3.10.4 Purchase Price. Deliver to Seller the Purchase Price and such
other funds, if any, as may be due to Seller by reason of credits under this Agreement, less all
items chargeable to Seller under this Agreement,

3.10.5 Existing Mortgage Documents. Deliver to the holder of the
Existing Mortgage all documents in its possession in connection with the assumption by Buyer of
the Existing Mortgage pursuant to the directions of the holder of the Existing Mortgage or its
counsel, with executed counterparts or copies, as applicable, of each document to Seller and
Buyer.

3.11 Prorations and Adjustments.

3.11.1 Taxes. The parties shall prorate real property taxes and
assessments on the Property as of the Close of Escrow for the current fiscal year based on the
most current official real property tax information available from the County Assessor’s office
where the Real Property is focated or other assessing authorities. If real property tax and
assessment figures for the current fiscal year are not available, real property taxes shall be
prorated based on the real property taxes for the previous fiscal vear. When the actual amount of
taxes and assessments for the year or years in question shall be determinable, then such taxes and
assessments will be reprorated between the parties to reflect the actual amount of such taxes and
assessments. The provisions of this paragraph shall survive the Close of Escrow. Seller shall
pay any real property taxes atiributable to the period of Seller’s ownership of the Property as an
adjustment to the Purchase Price. Seller reserves the right to meet with governmental officials
and to contest any reassessment concerning or affecting Seller’s obligations under this Section
3.11.1. (collectively, a "Contest"). If Seller initiates a Contest and the result of such Contest is a
refund or reduction in any real property taxes or assessments attributable to the Property for fax
periods prior to, including or following the Close of Escrow (collectively, a "Refund"), the
patties agree to adjust the closing proration of Taxes after the Close of Escrow to achieve the
intent of this Section 3.11.1. If Seller determines that the closing prorations contemplated by this
Section 3.11.1 resulted in a credit to Buyer in excess of Buyer's actual liability for Taxes
following the Refund, Seller shall provide written notice to Buyer of the same along with a
recalculated proration and Buyer shall pay over to Seller the amount of any such excess credit
received by Buyer at the Close of Escrow not later than ten (10) business days following its
receipt of such notice. If any Refund is received by either party in the form of a cash payment,
such Refund shall be applied (A) first, to Seller, to the extent of third party out-of-pocket
expenses incurred in connection with the contest and/or appeal of any such taxes, (B) second, o
Seller to the extent such Refund is attributable to periods prior to the Close of Escrow, and (C)
third, to Buyer to the extent such Refund is attributable to periods following the Close of Escrow,
and in all cases prorated on a per diem basis. If Seller or Buyer receives any Refund, then each
shall retain or pay such amounts (or portions thereof) in order that such payments are applied in
the manner set forth in this Section. The righis and obligations contained in this Section 3.11.1
shall survive the Close of Escrow.

3.11.2 Rents.

(a) Escrow Holder shall prorate rental income and all other
amounts payable by tenants under the Tenant Leases as of the Close of Escrow.
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(b) Delinquent rents shall not be prorated; provided, that if
Buyer receives any rental payment after the Closing Date which represents rent that was
delinquent as of the Closing Date, Buyer shall apply any such delinquent rents in the following
order of priority; (i) first, to Buyer for the rents currently due and payable under the subject
Tenant Lease; (ii) then, to Buyer and Seller for the month in which the Closing Pate occurred
{(subject to the prorations, if any, under this Agreement); and (iii) finally, to Seller for the month
or months preceding the month in which the Closing Date occutred. Any amounts payable to
Sefler under this Section 3.11.2(b) shall be remitted by Buyer to Seller within ten (10) days after
receipt thereof. In the event that there shall be any Rents or other charges under any Tenant
Leases which, although relating to a period prior to the Close of Escrow, do not become due and
payable until after Closing Date or are paid prior to Closing Date but are subject to adjustment
after the Close of Escrow (such as year end common area expense reimbursements and the like),
then any Rents or charges of such type received by Buyer or its agents or Seller or its agents
subsequent to the Closing Date shall, to the extent applicable to a period extending through the
Closing Date, be prorated between Seller and Buyer as of the Closing Date and Seller's portion
thereof shall be remitted promptly to Seller by Buyer.

3.11.3 Security Deposits; Landlord Responsibilities. Effective on, as
of and at the date of Closing, and except as otherwise expressly provided in this Agreement, all
obligations and performances of Seller with respect to the Property shall cease and terminate, and
Buyer shall assume and undertake all of the terms, covenants and conditions of landlord as
Landlord under each lease or occupancy agreement, whether written or oral, for the Property, and
all other obligations, performances and liabilities arising out of or in connection with the
ownership, occupancy or use of the Property pursuant to such agreements as have been recorded
in the official property records or otherwise included in documents furnished by Seller to Buyer.

Such agsumption of obligations, performances and liabilities by Buyer shall include, without
limitation, any and all fees, commissions, or brokerage fees due under any lease, any Security
Deposits and interest payments thereon, and any inducement or incentive obligations under any
lease to the extent included in such agreements as have been recorded in the official property
records or otherwise included in documents furnished by Seller to Buyer, Seller represents and
warrants that it shall pay all brokerage and/or leasing commissions with respect to Tenant Leases
arising as a result of any Tenant Leases in effect as of the Closing Date, if any, which payment
obligation shall survive the Close of Escrow. Consistent with and not in limitation of any other
provisions of this Agreement, Buyer will assume liability for those Security Deposits delivered to
Buyer by Seller, if any, and for those Security Deposits for which Seller does not have custody
but a credit against the Purchase Price is given, if any. This assumption and undertaking by
Buyer shall survive Closing and the delivery, acceptance and recordation of the Deed and shall
not be merged therein. In connection with the Close of Escrow, Seller will cause the delivery of
the Notice to Tenants regarding Security Deposits in the form of Exhibit "G" attached hereto.
Transfer of the Security Deposits from Seller to Buyer shall be effectuated by a credit to Buyer in
the closing adjustments. Attached hereto as Exhibit “I” is a current rent roll, which Seller
represents and warrants is true, correct and complete in all material respects as of the date hereof.

3.11.4 Utilities and Other Expenses. Seller shall notify all water, gas,
electric, cable television and other utility companies servicing the Property (collectively, "' Utility
Companies') of the sale of the Property to Buyer and shall request that all Utility Companies
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send Seller a final bill for the period ending on the last day prior to the Close of Escrow. Buyer
shall notify all Utility Companies servicing the Property that as of the Close of Escrow, Buyer
shall own the Property and that all utility bills for the period commencing on the Close of Escrow
are to be sent to Buyer. If any of the Utility Companies sends Seller or Buyer a bill prior to
Closing for a period in which the Close of Escrow occurs, Buyer and Seller shall prorate such
bills at Closing. In connection with such proration, it shall be presumed that utility charges were
uniformly incurred during the billing period.

To the extent that Seller pays certain charges for services provided by
Utilities Companies on behalf of tenants of the Property which charges are later reimbursed to
Seller by such tenants, Seller agrees to provide Buyer with the total amount of any outstanding
reimbursements that are owing to Seller as of the Close of Escrow. After the Close of Escrow,
Buyer shall be solely and exclusively entitled to all reimbursements collected from such tenants.

3.11.5 Accrued Interest on the Existing Mortgage All accrued and
unpaid interest under the Existing Mortgage shall be prorated as of the Closing Date,

3.11.6 Prorations. All prorations shall be made as of the Close of
Escrow on the basis of the actual days of the month in which the Close of Escrow oceurs.

3,12 Delivery and Possession. Subject to the Permitted Encumbrances and the
other matters described herein, Seller shall deliver possession of the Property to Buyer at the
Close of Escrow,

4. Commissions. Buyer and Seller each represent and warrant to the other that there
are no commissions, finder's fees or brokerage fees arising out of the transactions contemplated
by this Agreement other than a brokerage fee payable to Hendricks-Berkadia ("Broker'™) by
Seller in the amount of two percent (2%) of the Purchase Price, pursuant to a separate agreement
between Seller and Broker. Other than Broker, Buyer and Seller each represent and warrant to
the other that no commissions, findet's fees or brokerage fees are payable to any person or entity
in connection with the transaction contemplated hereby as a result of any agreement with the
representing party and any broker or finder. Buyer shall indemnify and hold Seller harmless
from and against any and all liabilities, claims, demands, damages, costs and expenses, including,
without limitation, reasonable attorneys' fees and court costs, in connection with claims for any
such commissions, finders' fees or brokerage fees arising out of Buyer's conduct or the
inaccuracy of the foregoing representation and/or warranty on the part of Buyer, Seller shall
indemnify and hold Buyer harmless from and against any and all liabilities, claims, demands,
costs and expenses, including, without limitation, reasonable attorneys' fees and costs in
connection with claims for any such coramissions, finders' fees or brokerage fees arising out of
Sellet’s conduct or the inaccuracy of the foregoing representation and/or warranty on the part of
Seller. The foregoing indemnifications shall extend to any and all claims, liabilities, costs and
expenses (inciuding reasonable attorneys' fees and litigation costs) arising as a result of such
claims and shall survive the Close of Escrow.




N Damage or Destruction; Condemnation.

5.1  Materiality. For purposes of the Agreement, (a) a taking by eminent
domain of a portion of the Property shall be deemed to affect a "material part' of the Property
if the estimated value of the portion of the Property taken exceeds twenty percent (20%) of the
Purchase Price, and (b) the destruction of a "material part" of the Property shali be deemed to
mean an insured or uninsured casualty to the Property following Buyer's inspection of the
Property and prior to the Close of Escrow having an estimated cost of repair which equals or
exceeds twenty percent (20%) of the Purchase Price.

5.2  Definitions. The phrase "estimated value' shalf mean an estimate
obtained from a M.A.L appraiser, who has at least five (5) years experience evaluating property
located in the County where the Real Property is located, similar in nature and function to that of
the Properly, selected by Seller and approved by Buyer, and the phrase "estimated cost of repair
shall" mean an estimate obtained from an independent contractor selected by Seller and approved
by Buyer. Buyer shall not unreasonably withhold, condition or delay Buyer's approval under this
Section.

53 Noticey Credit to Buyer., Scller and Buyer shall each have the right to
terminate this Agreement if all or a material part of the Property is destroyed without fault of the
terminating party or if a material part of the Property is taken by eminent domain. The
terminating party shall give written notice of its election to terminate this Agreement within five
(5) business days affer it first learns of any damage to or condemnation of the Property which
entities such party to terminate this Agreernent, in which event the Earnest Money Deposit shall
be refunded to Buyer and all rights and obligations of the parties hereunder shall terminate with
the exception of any rights and obligations that are expressly intended to survive termination or
performance of this Agreement. If neither party gives such notice, then this Agreement shall
remain in full force and effect and there shall be no reduction in the Purchase Price, but Seller
shall, at Close of Escrow, assign to Buyer (z) any insurance proceeds payable with respect to
such damage; or (b) the entire award payable with respect to such condemnation proceeding,
whichever is applicable.

6. Seller's Representations and Warranties. It is expressly understood and agreed
that all liability of Seller for breach of the representations and warranties contained in this
Section 6 shall terminate if no written claim of breach, specifying the representation or warranty
allegedly breached and the supporting evidence for the alleged breach, shall be delivered to Seller
on or prior to the date which is six (6) months following the Closing Date. Any reference herein
to “Seller’s knowledge,” “Seller’s best knowledge,”, or words of similar intent (including
without limitation, pertaining to a representation or warranty), or notice of any matter or thing,
shall only mean such knowledge or notice that has actually been received by Martin H. Petersen.
Seller represents and warrants to Buyer that as of the date of this Agreement and as of the
Closing Date:

6.1 Selleris a duly organized and validly existing limited partnership in the
State of Georgia and is in good standing under the laws of such state;
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6.2  Seller has the full power and authority to execute, deliver and perform its
obligations under this Agreement. No consent of any partner, shareholder, trustee, trustor,
beneficiary, creditor, investor, judicial or administrative body, governmental authority or other
party is required for Seller to enter into this Agreement, perform its obligations under this
Agreement and convey the Property to Buyer.

6.3  This Agreement and all agreements, instruments and documents herein
provided to be executed by Seller ave and as of the Close of Escrow will be duly authorized,
executed and delivered by and are and will be binding upon Seller.

6.4  Seller has not received notice of any pending or threatened proceeding o
action in the nature of eminent domain, nor is there any pending, or to Seller’s best knowledge,
threatened, proceeding or action by any governmental authority having the power of eminent
domain, which might result in any part of the Property being taken by condemnation or conveyed
in lieu thereof,

6.5  To Seller’s best knowledge, no assessments have been made against any
portion of the Property which are unpaid (except ad valorem taxes and other impositions or
assessments for the current year not vet due and payable).

6.6  To Seller’s best knowledge (i) the Leases are valid and enforceable
according to their respective terms, (ii) there has been no written claim by a tenant of a default by
Seller under a Lease which would have a material adverse effect on the Property, and (iii) except
as set forth in the Rent Roll, no tenant is entitled to receive any rental concession or abatements,

6.7  With the exceptions of the delinquencies disclosed on the Rent Roll or
delinquency reports, to Seller’s best knowledge, no material default exists under any of the
Leases. To Seller’s best knowledge the Leases or copies thereof delivered or made available to
Purchaser are true and complete copies of each and inciudes each written modification thereof
and supplement theretfo.

6.8  To Seller’s best knowledge, there is no litigation (including any
arbitration, investigation or other proceeding) pending or, to Seller’s best knowledge, threatened,
which would prevent Seller from being able to perform its obligations in accordance with the
terms and conditions of this Agreement or which would have a material adverse impact on the
Property or the operation thereof.

6.9  Seller has not presently assigned, pledged, hypothecated or otherwise
encumbered the right of Seller to collect rent under the Leases, except for rentals collected by
Manager in accordance with the Management Agreement which will be terminated at Closing
and which have been collaterally assigned to the lender securing a loan which will be paid off at
Closing.

6,10  Seller is not a Foreign Person within the meaning of Section 1445 of the
Internal Revenue Code of 1986, as amended, and any applicable regulations thereunder,
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6.11 To Seller’s best knowledge, there are no attachments, executions,
assignments for the benefit of creditors, receiverships, conservatorships, or veluniaty or
involuntary proceedings in bankruptey or pursuant to any other debtor relief laws contemplated
or filed by Seller and Seller has received no notice of any of the same pending or threatened
against Seller or the Property.

6.12  To Seller’s best knowledge, there are no adverse parties in possession of
the Propetty or of any part thereof and no parties in possession thereof except Seller and the
tenatits under the Leases, and parties with rights under service agreements, and except as
otherwise expressly disclosed herein, and to Seller’s best knowledge no party has been granted
any license, lease, easement, or other right relating to the use or possession of the Property except
(i) tenants under the leases shown on the Rent Roll (i) as disclosed in Schedule B of the Title
Report or in the Permitted Encumbrances, and (iif) under service agreements or leases provided
to Buyer during the Due Diligence Period, or as otherwise expressly disclosed herein,

6.13  To Seller’s best knowledge without having performed any investigation,
neither the Property nor Seller is in violation of or subject to any existing, pending, or threatened
investigation or inquiry by any governmental authority or to any remedial obligations under any
applicable laws pertaining to health or the environment (hereinafter sometimes collectively called
“Environmental Laws™), including without limitation, the Comprehensive Environmental
Response, Compensation, and Liability Act of 1980 (“CERCLA™), the Resource Conservation
and Recovery Act of 1976 (“RCRA”). To Seller's best knowledge, Seller has not obtained and,
to Seller’s best knowledge, is not required to obtain, and Seller has no knowledge of any reasen
Purchaser will be required to obtain any permits, licenses, or similar authorizations to construct,
occupy, operate, or use any part of the Property by reason of any applicable Environmental Laws.

To Seller’s best knowledge, there are no underground storage tanks presently located beneath the
Property.

6.14 To Seller's best knowledge there are no management agreements, leasing
agent’s agreements, equipment leases, building service agreements, or other agreements to which
Seller is (i) a party or (ii) an assignee, relating to the operation of the Property, except for those
that will be supplied to Buyer during the Due Diligence Period for Buyer's review.

6.15  Neither Seller nor the Manager have entered into any employment
agreement with any of their respective employees employed at or for the Property; all employees
of Seller and the Manager are at-will employees. Seller and the Manager shall be solely
responsible for any and all payroll, severance, termination or similar benefits with respect to such
employees, and for any and all obligations arising under or related to any pension, retirement,
vacation, insurance, option or other form of benefit plan.

616  There are no maintenance contracts, service contracts or any other
contracts (whether oral or written) affecting or relating to the Property other than those that will
be supplied to Buyer during the Due Diligence Period for Buyer’s review.

6.17 To Seller’s best knowledge, no uncured default exists under the loan
documents evidencing or securing the Existing Mortgage.
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7. Buyer's Representations and Warranties. Buyer represents and warrants to
Seller that as of the date of this Agreement and as of the Closing Date:

7.1  Buyer is duly organized, validly existing, and in good standing under the
laws of the state of its formation and at closing will be qualified to do business in the State of
Georgia;

7.2 Buyer has the full power and authority to execute, deliver and perform
Buyer's obligations under this Agreement;

7.3 This Agreement and all agreements, insttuments and documents herein
provided to be executed by Buyer are and as of the Close of Escrow will be duly authorized,
executed and delivered by and are and will be binding upon Buyer;

7.4 That at no time on or before the Closing Date, shall any of the following
have occurred with respect to Buyer, and if Buyer is a partnership, to any general partners of
Buyer: (i) the commencement of a case under Title 11 of the United States Code, as now
constituted or hereafter amended, or under any other applicable federal or state bankruptey law or
other similar law; (ii) the appointment of a trustee or receiver of any property interest; (iii) an
assignment for the benefit of creditors; (iv) an attachment, execution or other judicial seizure of a
substantial property interest; (v) the taking of, failure to take, or submission to any action
indicating an inability to meet its financial obligations as they accrue; or (vi) a dissolution or
liquidation, death or incapacity; and

7.5  Buyer is not an Ineligible Purchaser. "Ineligible Purchaser” means any
Person who is, or whose Affiliate is, (i) identified on any of the Lists (defined below), (ii) a
"Designated National" as defined in the Cuban Assets Control Regulations, 31 C.F.R. Part 515,
(iii) a Person designated under Section 1(b), (c) or (<) of Executive Order No. 13224 (September
23, 2001), any related enabling legislation, any other similar Executive Order or any similar
regulation, (iv) a Person who has been convicted of a felony involving moral turpitude in any
state or federal court, (v) a Person who is then the subject of any investigation by any
governmental authority or any class action litigation in which it is alleged that it or any of its
Affiliates has engaged in "predatory” or other inmproper lending or servicing or other unethical or
improper business conduct, (vi) intentionally deleted, or (vii) an individual or entity who has at
any time owned an interest in the Property which interest was foreclosed upon.

As used herein, "Lists" means any or all of (i) the Specially Designated Nationals and
Blocked Persons List maintained by the Office of Foreign Assets Controf ("OFAC"), (ii) any
similar list maintained by the Department of the Treasury, and (iii) any other similar list
maintained by OFAC or any other agency or department of the United States Government
pursuant to any authorizing statute, Executive Order No. 13224 (September 23, 2001), any
related enabling legisfation or other similar Executive Order or any other similar regulation.

As used herein, "Affiliate” shall mean any Person that directly, or indirectly through one
or more intermediaries, controls, is controlled by, or is under common control with Buyer, as the
case may be, For the purposes of this definition, "control” means the possession, direct or
indirect, of the power to direct or cause the direction of the management and policies of a Person,
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whether through the ownership of voting secutilies, by contract or otherwise. As used herein,
"Parsan® shall mean any individual, partnership, joint venture, firm, corporation, limited liability
company, assoctation, trust or other enterprise.

Asused herein, "Person” shall mean any individual, pattnership, joint venture, firm,
carporation, Hmited liability company, assoclation, trust or other enterprise.

8, Default,

81 LIQUIDATED DAMAGES, NOTWITHSTANDING ANYTHING TO
THE CONTRARY CONTAINED IN THIS AGREEMENT, JF BUYER HAS NOT
TERMINATED THIS AGREEMENT PRIOR TO THE EXPIRATION OF THE DUE
DILIGENCE PERIOD AND THE SALE OF THE PROPERTY TO BUYER I8 NOT
CONSUMMATED DUE TO BUYER’S MATERIAL DEFAULT UNDER THE AGREEMENT,
SELLER SHALL BE ENTITLED TO THE EARNEST MONEY DEPOSIT AS SELLER'S
LIQUIDATED DAMAGES. THE PARTIES AGREE THAT IT WOULD BE
IMPRACTICABLE AND EXTREMELY DIFFICULT TO ASCERTAIN THE ACTUAL
DAMAGES SUFFERED BY SELLER AS A RESULT OF BUYER'S FAILURE TO
COMPLETE THE PURCHASE OF THE PROPERTY PURSUANT TO THIS AGREEMENT,
AND THAT UNDER THE CIRCUMSTANCES EXISTING AS OF THE DATE OF THIS
AGREEMENT, THE LIQUIDATED DAMAGES PROVIDED FOR IN THIS SECTION
REPRESENT A REASONABLE ESTIMATE OF THE DAMAGES WHICH SELLER WILL
TNCUR AS A RESULT OF SUCH FAILURE, PROVIDED, HOWEVER, THAT THIS
PROVISION SHALL NO'T LIMIT SELLER'S RIGHTS TO RECEIVE REIMBURSEMENT
FOR REASONABLE ATTORNEYS' FEES, NOR WAIVE OR AFFECT SELLER'S RIGHTS
AND BUYER'S INDEMNITY OBLIGATIONS UNDER QTHER SECTIONS OF THIS
AGREEMENT, THE PARTIES ACKNOWLEDGE THAT THE PAYMENT OF SUCH
LIQUIDATED DAMAGES 15 NOT INTENDED AS A FORFEITURE CRPENALTY,
NOTWITHSTANDING THE FOREGOING, IF SUCH LIQUIDATED DAMAGES CLAUSE IS
TOR ANY REASON HELD TQ BE UNENFORCEABLE, SELLER SHALL HAVE THE
RIGHT TO ELECT TO RECOVER ITS ACTUAL DAMAGES THAT ARISE AS A DIRECT
RESULT THE FAILURE OF ESCROW TC CLOSE DUE TO BUYER’S MATERIAL
DEFAULT UNDER THIS AGREEMENT, IN NO RVENT SHALL SELLER HAVE THE
RIGHT TO REQUIRE THAT BUYER SPECIFICALLY PERFORM BUYER'S OBLIGATIONS
UNDER THIS AGREEMENT, THE PARTIES HAVE SET FORTH THEIR INITIALS
BELOW TO H\IDICﬁ“ﬁﬁ HEIR AGREEMENT WITH THE LIQUIDATED DAMAGES

PROWS}}%?{ZOQF IN THIS SECTION. @

SELLER'S INITIALS BUYER'S INITIALS

) 8.2 Buyer's Remedies. In the event Seller fails to petform any act required to
be performed by Seller pursuant to this Agteement on or before the Closing Date, then Buyer
shall sxecute and deliver to Seller written notice of such fatlure, which notice shafl set forth
complete information about the natuse of such failure. Seller shall have a period-of ten (10) days
to cure such breach, If such breach remaing uncured beyond the ten (10) day petiod described
abuve, then Buyer may elect, as Buyer's sole and exclusive remedy at law or equity, to either (a)
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whether through the ownership of voting securities, by contract or otherwise. As used herein,
"Person” shall mean any individual, partnership, joint venture, firm, corporation, limited liability
company, association, trust or other enterprise.

As used herein, "Person" shall mean any individual, partnership, joint venture, firm,
cotporation, limited liability company, association, trust or other enterprise.

8. Default,

8.1 LIQUIDATED DAMAGES. NOTWITHSTANDING ANYTHING TO
THE CONTRARY CONTAINED IN THIS AGREEMENT, IF BUYER HAS NOT
TERMINATED THIS AGREEMENT PRIOR TO THE EXPIRATION OF THE DUE
DILIGENCE PERIOD AND THE SALE OF THE PROPERTY TO BUYER IS NOT
CONSUMMATED DUE TO BUYER’S MATERIAL DEFAULT UNDER THE AGREEMENT,
SELLER SHALL BE ENTITLED TO THE EARNEST MONEY DEPOSIT AS SELLER'S
LIQUIDATED DAMAGES. THE PARTIES AGREE THAT IT WOULD BE
IMPRACTICABLE AND EXTREMELY DIFFICULT TO ASCERTAIN THE ACTUAL
DAMAGES SUFFERED BY SELLER AS A RESULT OF BUYER'S FAILURE TO
COMPLETE THE PURCHASE OF THE PROPERTY PURSUANT TO THIS AGREEMENT,
AND THAT UNDER THE CIRCUMSTANCES EXISTING AS OF THE DATE OF THIS
AGREEMENT, THE LIQUIDATED DAMAGES PROVIDED FOR IN THIS SECTION
REPRESENT A REASONABLE ESTIMATE OF THE DAMAGES WHICH SELLER WILL
INCUR AS A RESULT OF SUCH FAILURE, PROVIDED, HOWEVER, THAT THIS
PROVISION SHALL NOT LIMIT SELLER'S RIGHTS TO RECEIVE REIMBURSEMENT
FOR REASONABLE ATTORNEYS' FEES, NOR WAIVE OR AFFECT SELLER'S RIGHTS
AND BUYER'S INDEMNITY OBLIGATIONS UNDER OTHER SECTIONS OF THIS
AGREEMENT. THE PARTIES ACKNOWLEDGE THAT THE PAYMENT OF SUCH
LIQUIDATED DAMAGES IS NOT INTENDED AS A FORFEITURE OR PENALTY.
NOTWITHSTANDING THE FOREGOING, IF SUCH LIQUIDATED DAMAGES CLAUSE IS
FOR ANY REASON HELD TO BE UNENFORCEABLE, SELLER SHALL HAVE THE
RIGHT TO ELECT TO RECOVER 1TS ACTUAL DAMAGES THAT ARISE AS A DIRECT
RESULT THE FAILURE OF ESCROW TO CLOSE DUE TO BUYER’S MATERIAL
DEFAULT UNDER THIS AGREEMENT. INNO EVENT SHALL SELLER HAVE THE
RIGHT TO REQUIRE THAT BUYER SPECIFICALLY PERFORM BUYER'S OBLIGATIONS
UNDER THIS AGREEMENT. THE PARTIES HAVE SET FORTH THEIR INITIALS
BELOW TO INDICATE-4HEIR AGREEMENT WITH THE LIQUIDATED DAMAGES
PROV’IS}}ON CONTAJINED IN THIS SECTION.

: :

N

SELLER'S INITIALS BUYER'S INITIALS

8.2  Buver's Remedies. In the event Seller fails to perform any act required to
be performed by Seller pursuant to this Agreement on or before the Closing Date, then Buyer
shall execute and deliver to Seller written notice of such failure, which notice shall set forth
complete information about the nature of such failure. Seller shall have a period of ten (10) days
to cure such breach. If such breach remains uncured beyond the ten (10) day period described
above, then Buyer may elect, as Buyer's sole and exclusive remedy at law or equity, to either (a)
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terminate this Agreement by written notice to Seller and Escrow Holder, in which event the
Earnest Money Deposit shall be refunded fo Buyer, and recover from Seller Buyer’s out-of-
pocket expenses actually paid by Buyer to third parties in relation to this Agreement or the
Property and its investigation thereof, up to a maximum of Twenty Thousand and no/100 U.S.
Dollars ($20,000.00), (but specifically excluding any internal or overhead costs or expenses of
Buyer), or (b) file, within sixty (60) days after the date of the alleged breach by Seller, an action
for specific performance of this Agreement, provided, however, that no action for specific
performance may be filed unless Buyer has performed all of its material obligations under this
Agreement, excluding any obligations which Buyer is incapable of performing under this
Agreement due to the breach by Seller. If Buyer fails to file an action for specific performance
against Seller within sixty (60) days after the date of the alleged default by Seller, Buyer shall
have waived the right to file an action for specific performance as a remedy for Seller's default.

8.3  Damage Waiver. UNDER NO CIRCUMSTANCES MAY EITHER
PARTY SEEK OR BE ENTITLED TO RECOVER ANY DAMAGES OF ANY OTHER KIND
OR GREATER AMOUNT THAN SET FORTH IN THIS SECTION 8, INCLUDING, BUT
NOT LIMITED TO, ANY GENERAL, COMPENSATORY, SPECIAL, CONSEQUENTIAL,
PUNITIVE, SPECULATIVE, INCIDENTAL OR INDIRECT DAMAGES WHETHER IN
CONTRACT, TORT, OR UNDER ANY OTHER LEGAL OR EQUITABLE PRINCIPAL, ALL
OF WHICH THE PARTIES SPECIFICALLY WAIVE.

9. Condition of Property. Buyer represents and warrants that, as specified in
Section 3.3 hereof, Buyer has, or shall have inspected and conducted tests and studies of the
Propetty, and that Buyer is familiar, in all respects, with the condition of the Property. Buyer
understands and acknowledges that the Property may be subject to earthquake, fire, floods,
erosion, high water table, dangerous underground soil conditions, hazardous materials and
similar occurrences that may alter its condition or affect its suitability for any proposed use.
Seller shall have no responsibility or lability with respect to any such occurrence. Buyer
represents and warrants that Buyer is acting, and will act only, upen information obtained by
Buyer directly from Buyer's own inspection of the Property. Notwithstanding anything to the
contrary contained in this Agreement, the suitability or lack of suitability of the Property for any
proposed or intended use, or availability or lack of availability of (a) permits or approvals of
governmental or regulatory authorities, or (b) easements, licenses or other rights with respect to
any such proposed or intended use of the Property shall not affect the rights or obligations of the
Buyer hereunder.

10. Property "AS IS."

10.1 No Side Agreements or Representations. No person acting on behalf of
Seller is authorized to make, and by execution hereof, Buyer acknowledges that no person has
made any representation, agreement, statement, warranty, guarantee or promise regarding the
Property or the transaction contemplated herein or the zoning, construction, physical condition or
other status of the Property except as may be expressly set forth in this Agreement, No
representation, warranty, agreement, statement, guarantee or promise, if any, made by any person
acting on behalf of Seller which is not contained in this Agreement will be valid or binding on
Seller.
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11.  Governmental Approvals. Nothing contained in this Agreement shall be
construed as authorizing Buyer to apply for a zone change, variance, subdivision map, Iot line
adjustment, or other discretionary governmental act, approval or permit with respect to the
Propexty prior to the Close of Escrow, and Buyer agrees not to do so without Seller's prior written
approval, which approval may be withheld in Sefler's sole and absolute discretion. Buyer agrees
not o submit any reports, studies or other documents, including, without limitation, plans and
specifications, impact statements for water, sewage, drainage or traffic, environmental review
forms, or energy conservation checklists to any governmental agency, or any amendment or
modification to any such instruments or documents prior to the Close of Escrow unless first
approved by Seller, which approval Seller may withhold in Seller's sole discretion. Buyer's
obligation to purchase the Property shali not be subject o or conditioned upon Buyer's obtaining
any variances, zoning amendments, subdivision map, lot line adjusiment or other discretionary
governmental act, approval or permit,

12. Hazardous Materials. If, during the Due Diligence Period, Buyer discovers any
hydrocarbon substances, polychlorinated biphenyls, or any other hazardous or toxic substances,
wastes or materials (as determined under federal, state or local law then in effect), asbestos or
asbestos-bearing materials or other environmental condition subject to legal requirements for
corrective action or affecting the Property, Buyer shall immediately notify Seller.

Buyer acknowledges and agrees that (except as expressly set forth in this
Agreement) Seller has not made any representations or warranties regarding the environmental
condition of the Property and that Seller shall have no liability for any of the soil, environmental
or structural conditions or any other conditions or matters described therein. Buyer
acknowledges and agrees that prior to the close of the Due Diligence Period, Buyer will be
provided with an adequate opportunity to retain its own consultants and to conduct its own
inspections and examinations of the Property and all matters relating to the Property. Upon the
Close of Escrow, Buyer shall be deemed to have waived any and all rights or remedies
whatsocever, express or implied, Buyer may have against Seller, including remedies for damages
arising out of or resulting from any unknown, unforeseen or unanticipated presence or releases of
hazardous substances or other Hazardous Substances from or on the Property or Seller's failure to
disclose the same; provided, however, that Buyer shall retain all rights and remedies with respect
to “Bxcluded Claims” (defined below). “Excluded Claims” means any and all claims, losses,
liabilities, damages and expenses arising out of or in connection with any breach by Seller of any
representation, warranty or covenant set forth in this Agreement, which Excluded Claims must be
made by Buyer against Seller within six (6) months of the Closing Date. The provisions of this
paragraph shall survive the Close of Escrow and shall not be merged with the Deed,

13. Miscellaneous.

13.1  Waiver of Trial by Jury. Seller and Buyer, to the extent they may legally
do so, hereby expressly waive any right to trial by jury of any claim, demand, action, cause of
action, or preceeding arising under or with respect to this Agreement, or in any way connected
with, or related to, or incidental to, the dealings of the parties hereto with respect to this
Agreement or the transactions related hereto or thereto, in each case whether now existing or
hereafter arising, and irrespective of whether sounding in contract, tort, or otherwise. To the
extent they may legally do so, Seller and Buyer hereby agree that any such claim, demand, action,
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cause of action, or proceeding shall be decided by a court trial without a jury and that any party
hereto may file an original counterpart or a copy of this Section with any coutt as written
evidence of the consent of the other party or parties hereto to waiver of its or their right to trial by

jury.

13.2 Claims for Consequential and/or Punitive Damages. Buyer and Seller
each waive claims against the other for consequential and/or punitive damages arising out of or
relating to this Agreement; provided, however, that this section shall not preclude an award of
liquidated damages pursuant to Section 8.

13.3  Attorneys' Fees. If any action or proceeding is commenced by either
party to enforce their rights under this Agreement or to collect damages as a result of the breach
of any of the provisions of this Agreement, each party in such action or proceeding, including any
bankruptey, insolvency or appellate proceedings, shall be responsible for its own costs and
expenses, including, without limitaticn, attorneys' fees and court costs.

13.4 Notices. All notices, demands, approvals, and other communications
provided for in this Agreement shall be in writing and shall be effective upon the earliest of the
following to occur: (2) when delivered to the recipient; (b) one (1) business day after deposit
with a nationally recognized overnight-guaranteed delivery service; (¢) three (3) business days
after deposit in a sealed envelope in the United States mail, postage prepaid by registered or
certified mail, return receipt requested, addressed to the recipient as set forth below; or (d) upon
completion of transmission if sent by facsimile to the facsimile number set forth herein for each
party (provided that such facsimile transmission is confirmed by telephone or a statement
generated by the transmitting machine), or if transmission is completed after 5:00 p.m. Eastern
Time or on a day other than a business day, on the next succeeding business day. All notices to
Seller shall be sent to Seller's Address and/or Facsimile Number with a copy to Darla K. Jaben,
Esq., 8225 Sullivan Hill Road, Sandy Springs, GA 30350, Facsimile: (770) 668-1653. All
notices to Buyer shall be sent to Buyer's Address and/or Facsimile Number with a copy to
; Facsimile: . All notices
to Escrow Holder shall be sent to Escrow Holder's Address. If the date on which any notice to be
given hereunder falls on a Saturday, Sunday or legal holiday, then such date shall automatically
be extended to the next business day immediately following such Saturday, Sunday or legal
holiday. The foregoing addresses may be changed by written notice given in accordance with
this Section, Notices, demands, approvals and other communications may be sent by a party or its
attorneys with the same force and effect as if sent by the party itself.

13.5 Amendment; Complete Agreement. All amendments and supplements
to this Agreement must be in writing and executed by Buyer and Seller. This Agreement
contains the entire agreement and understanding between Buyer and Seller concerning the
subject matter of this Agreement and supersedes all prior agreements, terms, understandings,
conditions, representations and warranties, whether written or oral, made by Buyer or Seller
concerning the Property or the other matters which are the subject of this Agreement. This
Agreement has been drafted through a joint effort of the parties and their counsel and, therefore,
shall not be construed in favor of or against either of the parties.
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13.6 Governing Law. This Agreement shall be governed by and interpreted in
accordance with the laws of the State of Georgia applicable to contracts made and to be
performed within that state, without regard to choice or conflicts of law rules.

13.7 Severability. If any provision of this Agreement or application thereof to
any person or circumstance shall o any extent be invalid or unenforceable, the remainder of this
Agreement (including the application of such provision to persons or circumstances other than
those to which it is held invalid or unenforceable) shall not be affected thereby, and each
provision of this Apreement shall be valid and enforced to the fullest extent permitted by law.

13.8 Counterparts and Headings. The parties agree that signatures sent and
received via facsimile or electronic mail shall be valid and binding and of the same force and
effect as original signatures. This Agreement may be executed in counterparts, each of which
shall be an original, but all of which together shall constitute one agreement. The headings to
sections of this Agreement are for convenient reference only and shall not be used in interpreting
this Agreement.

13.9  Waiver. No waiver by Buyer or Seller of any of the terms or conditions of
this Agreement or any of their respective rights under this Agreement shall be effective unless
such waiver is in writing and signed by the party charged with the waiver.

13.10 Third Parties. This Agreement is entered into for the sole benefit of
Buyer and Seller and their respective permitted successors and assigns. No party other than
Buyer and Seller and such permitted successors and assigns shall have any right of action under
or rights or remedies by reason of this Agreement.

13.11 Additional Documents. Each party agrees to petform any further acts and
to execute and deliver such further documents which may be reasonably necessary to carry out
the terms of this Agreement.

13.12 Independent Counsel. Buyer and Seller each acknowledge that: (i) they
have been represented by independent counsel in connection with this Agreement; (ii) they have
executed this Agreement with the advice of such counsel; and (iii) this Agreement is the resuit of
negotiations between the parties hereto and the advice and assistance of their respective counsel.

The fact that this Agreement was prepared by Seller as a matter of convenience shall have no
import or significance. Any uncertainty or ambiguity in this Agreement shall not be construed
against Seller because Seller prepared this Agreement in its final form.

13.13 Assignment. Buyer shall neither assign its rights nor delegate its
obligations hereunder without obtaining Seller's prior written consent, which may be withheld in
Seller’s sole discretion. Notwithstanding the foregoing, Buyer shall be entitled a one-time right
to assign this Agreement to an affiliate or nominee of Buyer that is a single asset entity organized
for the sole purpose of owning the Property, and is wholly owned or controlled by Buyer or any
entity which is controlled by Matt Mills (a "Permitted Assignment™). Buyer shall give prompt
written notice to Seller of any such Permitted Assignment together with copies of the assignment
instrument and the formation and operating documents of the assignee not later than five (5) days
prior to the Close of Escrow. In no event shall any assignment, including a Permitted
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Assignment, relieve Buyer from its obligations under this Agreement. Any other purported or
attempted assignment or delegation without obtaining Seller's prior written consent shall be void
and of no effect.

13.14 Successors and Assigns. Subject to the restrictions on transfer set forth in
Section 13.13 hereof, this Agreement shall be binding upon and inure to the benefits of the heirs,
successors and assigns of the parties hereto. In no event shall Buyer have any right to delay or
posipone the Close of Escrow to create a parinership, corporation or ather form of business
association or to obtain financing to acquite title to the Property or to coordinate with any other
sale, transfer, exchange or conveyance.

13.15 Exhibits. Fach reference to a Section or Exhibit in this Agreement shall
mean the sections of this Agreement and the exhibit attached to this Agreement, unless the
context requires otherwise. Each such exhibit is incorporated herein by this reference.

13.16 No Reservation of Property. The preparation and/or delivery of
unsigned drafts of this Agreement shall not create any legally binding rights in the Property
and/or obligations of the parties, and Buyer and Seller acknowledge that this Agreement shall be
of no effect until it is duly executed by both Buyer and Seller.

13.17 Duty of Confidentiality. Buyer shall use reasonable efforts to keep all
information and/or reports obtained from Seller, or related to or connected with the Propetty, the
Seller, or this transaction, confidential and will not disclose any such information to any person
or entity without obtaining the prior written consent of Seller, which consent shall not be
unreasonably withheld, conditioned or delayed. Notwithstanding anything to the contrary in the
foregoing, Buyer may disclose such information to its members, its attorneys and consultants,
actual and prospective joint venture partners, lenders and their respective attorneys and
consultants. If Buyer has exccuted a separate confidentiality agreement in favor of Seller, this
Section shall be supplemental to and not in derogation of the provisions of such confidentiality
agreement,

13.18 Business Day. If the Closing Date or the day for performance of any act
required under this Agreement falls on a Saturday, Sunday or legal holiday in the State in which
the Property is located, then the Closing Date or the day for such performance, as the case may
be, shall be the next following regular business day.

13.19 Recording. This Agreement may not be recorded by any paity hereto.

13.20 Standstill. Seller agrees that for the period commencing on the Execution
Date and ending on the date of termination of this Agreement, Seller shall not sell nor agree to
sell the Property to any other party other than Buyer or Buyet's permitted assignees; provided,
however, that during such period Seller shall be permitted to solicit and collect so-called
contingency or backup offers at any time from any person so long as such contingency or backup
offers are clearly distinguished as such.

13.21 Operational Covenants, From the date of this Agreement until the Close
of Escrow, Seller hereby covenants and agrees that it shall (i) operate and manage the Property in
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in the manner it is currently being operated and managed, (if) maintain all present services and
amenities, (i) maintain the Property in good condition, repair and working order, (iv) keep on
hand sufficient materials, supplies, equipment and other personal property for the efficient
operation and management of the Property, (v) perforni when dus, and otherwise substantially
comply with, all of Seller's obligations aud duties under the Tenant Lenses and applicable
contracts, and {vi} maintain the Property in accordance with all applicable laws, ordinances,
tules, regulations, covenants, conditions and restrictions affecting the Property.

IN WITNESS WHEREOQF, Buyer and Ssller do hereby execute this Agreement as of
the Execution Date.

SELLER: Sable Chase of M¢Donough, 1.P.
a Georgia limited partnership

By:  Hallmark Group Services of MoDonough IT, LLC, a
Georgia limited liability company, as Geperal

g;];mer MQ/UE\U (SEAL)

Martin H. Petersen, as Manager

BUYER: SOUTHEAST HOLDINGS, LLC
a Missonri limited fability company

By: M &4—‘ . (SEAL)
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in the manner it is currently being operated and managed, (ii) maintain all present services and
amenities, (iii} maintain the Property in good condition, repair and working order, (iv) keep on
hand sufficient materials, supplies, equipment and other personal property for the efficient
operation and management of the Property, (v) perform when due, and otherwise substantially
comply with, all of Seller's obligations and duties under the Tenant Leases and applicable
contracts, and (vi) maintain the Property in accordance with all applicable laws, ordinances,
rules, regulations, covenants, conditions and restrictions affecting the Property.

IN WITNESS WHEREOF, Buyer and Seller do hereby execute this Agreement as of

the Execution Date.

SELLER:

BUYER:

Sable Chase of McDonough, L.P.
a Georgia limited partnership

By:  Hallmark Group Services of McDonough I1, LLC, a

Georgia limited liability company, as General
Partner p /1 ‘i‘i ) %’
By: r TA wu At (SEAL)

Martin H. Petersen, as Manager

SOUTHEAST HOLDINGS, LLC
a limited liability company

By: (SEAL)
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Acceptance by Escrow Holder

Escrow Holder ackuowledges receipt of the foregoing Agreement and accepts the
instructions contained therein, )
R
SPECIALIZED TITL Sz/rivmms, INC,

By: I A
Printed: __( olnie 57~ Ca flody o
Iis: IFTWA fAJ Glg Loy ,;) E
V4 .
4 /
/
/
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EXHIBIT "A"

LEGAL DESCRIPTION




EXHIBIT "A”

ALL THAT TRACT OR PARCEL OF LAND LYING AND BEING IN LAND LOTS 156 & 157 OF THE 7™ DISTRICT
OF HENRY COUNTY, GEORGIA, CONTAINING 24.886 ACRES, BEING SHOWN AS TRACT "A" ON SURVEY
MADE FOR SABLE CHASE OF MCDONOUGH L.P, A GEORGIA LIMITED PARTNERSHIP, GREYSTONE
SERVICING CORPORATION, INC., ITS SUCCESSORS AND ASSIGNS, FEDERAL HOME LOAN MORTGAGE
CORPORATION, ITS SUCCESSORS AND ASSIGNS, SPECIALIZED TITLE SERVICES, INC., AN AGENT OF
STEWART TITLE GUARANTY COMPANY, PREPARED BY JONATHAN B. PRINCE, R.L.S. #3244, DATED 10-29-
2012, REVISED 1-28-2013; AND BEING MORE PARTICULARLY BESCRIBED AS FOLLOWS:

TO FIND THE TRUE POINT OF BEGINNING, COMMENCE FROM THE INTERSECTION FQRMED 8Y THE
NORTHWESTERLY RIGHT-OF-WAY OF STATE ROUTE # 20 & 81 { 80’ R/W ) AND THE NORTHEASTERLY
RIGHT-OF-WAY OF AUTUMN LAKE DRIVE ( 50" R/W ); THENCE NORTHWESTERLY ALONG THE
NORTHEASTERLY RIGHT-OF-WAY OF AUTUMN LAKE DRIVE A DISTANCE OF 300.92' TO AN IRON PIN
FOUND %" REBAR AND THE TRUE POINT OF BEGINNING; THENCE FROM SAID TRUE POINT OF
BEGINNING ALONG SAID RIGHT-OF-WAY NORTH 32 DEGREES 00 MINUTES 24 SECONDS WEST A
DISTANCE OF 95.06" TO AN IRON PIN FOUND %” REBAR; THENCE NORTH 02 DEGREES 17 MINUTES 03
SECONDS EAST A DISTANCE OF 605.24’ TO AN IRON PIN FOUND %" REBAR; THENCE NORTH 38 DEGREES
10 MINUTES 29 SECONDS WEST A DISTANCE OF 88.80" TO AN IRCN PIN FOUND %” REBAR; THENCE
NORTH 01 DEGREES 03 MINUTES 28 SECONDS EAST A DISTANCE OF 264,11 TO AN IRGN PIN FOUND %"
OPEN TOP PIPE; THENCE NORTH 01 DEGREES 17 MINUTES 34 SECONDS EAST A DISTANCE OF 484.47' TO
AN [RON PIN FOUND 2" OPEN TOP PIPE; THENCE SOUTH 88 DEGREES 36 MINUTES 24 SECONDS EAST A
DISTANCE OF £92.62' TQ AN IRON PIN FOUND %" REBAR; THENCE SOUTH 13 DEGREES 17 MINUTES 28
SECONDS WEST A DISTANCE OF 139.61° TO AN {RON PIN FOUND %" OPEN TOP PIRE; THENCE SOUTH 03
DEGREES 20 MINUTES 49 SECONDS EAST A DISTANCE OF 114.44° TO AN IRON PIN PLACED %4” REBAR;
THENCE SOUTH 56 DEGREES 44 MINUTES 06 SECONDS EAST A DISTANCE OF 444,55 TO AN IRON PIN
FOUND 2" REBAR; THENCE SOUTH 68 DEGREES 24 MINUTES 41 SECONDS EAST A DISTANCE OF 128,09°
TO AN [RON PIN PLACED ¥4 REBAR; THENCE SOUTH 31 PEGREES 17 MINUTES 22 SECONDS WEST A
DISTANCE OF 333.62" TO AN IRON PIN FOUND %" REBAR; THENCE ALONG THE ARC OF A CLOCKWISE
CURVE A DISTANCE OF 122,41’ { $AID ARC BEING SUBTENDED BY A CHORD HAVING A DISTANCE OF
121.50° AND A BEARING OF SOUTH 43 DEGREES 25 MINUTES 04 SECONDS WEST ) TG AN IRON PIN'
FOUND %" REBAR; THENCE SOUTH 55 DEGREES 36 MINUTES 28 SECONDS WEST A DISTANCE OF
1001.28" TO AN IRON PIN FQUND %" REBAR ON THE NORTHEASTERLY RIGHT-OF-WAY OF AUTUMN LAKE
DRIVE AND THE TRUE POINT OF BEGINNING.

TOGETHER WITH EASEMENT RIGHTS ARISING UNDER THAT CERTAIN EASEMENT FROM RONNIE C. DAVIS
AND NORITA V. DAVIS TO SABLE CHASE OF MCDONOUGH LP., A GEORGIA LIMITED PARTNERSHIP,
DATED AUGUST 25, 1993, FILED FOR RECORD AUGHUST 25, 1993 AT 3:00 P.M., RECORDED 1N DEED BOCK
1705, PAGE 191, RECORDS OF HENRY COUNTY, GEORGIA.

Map Reference No. 092-01013000




EXHIBIT "B"

DEED

LIMITED WARRANTY DEED

THIS INDENTURE, made and entered into as of the day of , 2013,
by and between ***, (hereinafter referred to as the "Grantor"), and ***, (hereinafter referred to as
"Grantee") (the words "Grantor” and "Grantee™ to include their respective heirs, legal
representatives, successors and assigns where the context requires or permits);

GRANTOR, for and in consideration of the sum of TEN AND NO/100 DOLLARS
($10.00) and other good and valuable consideration, in hand paid at and before the sealing and
delivery of these presents, the receipt whereof is hereby acknowledged, has granted, bargained,
sold, aliened, conveyed and confirmed, and by these presents does grant, bargain, sell, alien,
convey and confirm unto said Grantee, all that tract or parcel of land lying and being located in,
and being more particularly described on Exhibit A", attached hereto and incorporated herein by
this reference (hereinafter referred to as the "Property™).

THIS CONVEYANCE and the warranties herein contained are expressly made subject
to those liens, encunibrances, restrictions and other matters set forth on Exhibit "B" attached
hereto and incorporated herein by this reference.




TO HAVE AND TO HOLD the said described Property, with all and singular the rights,
members and appurtenances thereof, to the same being, belonging, or in anywise appertaining,
only to the proper use, benefit and behoof of the said Grantee forever in FEE SIMPLE.

AND THE SAID GRANTOR will warrant and forever defend the right and title to the
above described Property unto the said Grantee against the claims of all persons and entities
claiming by, through and under Grantor, but not otherwise.

IN WITNESS WHEREQOF, the duly authorized officers of Grantor have signed and
sealed this Deed on the day and year first above written.

Signed, sealed and delivered ' J ok
in the presence of:

;By:
Title:
Unofficial Witness |
By:
| Title:
Notary Public

[SEAL]
My Commission Expires: {

[NOTARIAL SEAL]




EXHIBIT "C"

GENERAL ASSIGNMENT

THIS GENERAL ASSIGNMENT ("Assignment") is executed by
,a ("Seller"), and
("Buyer"), with reference to the following facts:

A. Seller and Buyer have entered into that certain Agreement of Purchase and Sale
dated as of , 2013 ("Purchase Agreement"), in which Seller has agreed to sell
and Buyer has agreed to purchase the real property described in Exhibit "A" attached thereto and
the improvements located thereon {collectively, the "Property™).

B. Pursuant to the Purchase Agreement, Seller has agreed to assign, without
recourse, representation or warranty, to Buyer all of Seller's right, title and interest (i) if any, in
and to any plans, specifications, reports, licenses, permits, entitlements, surveys, and maps
relating to the Property in Seller's possession (collectively, the "Plans and Documents") subject
to any rights of consent as provided therein, (ii) all leases and occupaney agreements affecting
the Property and any amendments or modifications thereto (collectively, the "Leases™, and (iii)
the service agreements or leases listed on Schedule I attached hereto and by this reference made a
part hereof (collectively, the “Contracts™).

THEREFORE, for valuable consideration, Seller and Buyer agree as follows:

1. Assignment. Seller hereby assigns, sells and transfers to Buyer, without recourse
and without representation or warranty (except for the express representations and warranties
contained in the Purchase Agreement, which shall remain in effect until and to the extent
provided in the Purchase Agreement), all of Seller's right, title and interest, if any, in and to the
Plans and Documents, subject to any rights of consent as provided therein, the Leases and the
“Intangible Property” (as defined in the Agreement).

2 Assumption. With respect to the Leases (specifically including, without
limitation, any Security Deposits) and the obligations under any of the Plans and Documents and
Conlracts, Buyer hereby assumes all of the benefits and burdens of the Leases, Plans and
Documents and Contracts and agrees to perform all of the covenants and obligations of lessor
under the Leases and any obligations of Seller under the Plans and Documents and Contracts
accruing on or after the date hereof. Buyer finther agrees to indemnify, defend and hold Seller
harmiess from and against any and all cost, loss, harm ot damage which may arise under the
Leases, Plans and Documents and Contracts as a result of obligations accruing on and after the
date hereof; provided, further that Buyer shall indemnify, defend and hold Seller harmless from
and against any and all cost, loss, harm or damage which may atise out of or in connection with
any claim or loss for any security deposit in connection with any Lease, without reference to
whether er not such security deposit was delivered to Buyer or whether or not such security
deposit was credited to Buyer at closing. Seller agrees to indemnify, defend and hold Buyer
harmless from and against any and all cost, loss, hatm or damage which may arise under the




Leases, Plans and Documents and Contracts as a result of obligations accruing prior to the date
hereof.

3, Counterparts. This Assignment may be executed in counterparts, each of which
shall be deemed an original, and both of which together shall constitute one and the same
instrument.

4. Miscellaneous, This Assignment shall be binding on the parties and their
respective successors and assigns. The headings to paragraphs of this Assignment are for
convenient reference only and shall not be used in interpreting this Assignment.

5. Governing Law. This Assignment shall be governed by and interpreted in
accordance with the laws of the State of Georgia applicable to contracts made and to be wholly
performed in such state, without regard to conflicts or choice of law rules,

Dated: , 2013
SELLER: 5
a
By: __(SEAL)
Name:
Title:

The undersigned hereby confirms its obligations pursuant to the provisions of Section 2
and its consent to be bound hereby.

BUYER:

By:
Name:
Title:




EXHIBIT "D"

LIMITED WARRANTY BILL OF SALE

KNOW ALL MEN BY THESE PRESENTS THAT:

IN CONSIDERATION of the sum of TEN DOLLARS ($10.00), in lawful money of the
United States of America, and other good and valuable considerations, the receipt and sufficiency
of which are hereby acknowledged, the undersigned , LLC, a Georgia
limited liability company (hereinafter referred to as "Seller"), has bargained, sold, conveyed,
assigned, transferred and delivered and by these presents does bargain, sell, convey, assign,
transfer and deliver absolutely unto a

(hereinafter referred to as "Purchaser”) all of the supplies, equipment, furniture,
machinery, owner's personal property and other items described on Exhibit B, attached hereto
and by this reference incorporated herein and made a part hereof, TOGETHER WITH any and all
plumbing, heating, lighting and cooling fixtures, air conditioning fixtures and units, ranges,
refrigerators, dishwashers, washing machines, dryers, disposals, hot water heaters and equipment,
bathroom and kitchen cabinets, carpeting, furniture, drapes, blinds, shades, screens, pumps,
shrubbery, outdoor statuary (if any), signs, cleaning supplies, office equipment (other than
computer equipment and software) and swimming pool and recreational equipment (hereinafter,
all of the foregoing, together with the items set forth on Exhibit "B”, are collectively referred to
as the "Property”) owned by Seller and being located on or used in connection with and for the
occupancy, management and operation of the improved real property located in Richmond Hill,
Georgia, and more particularly described on Exhibit "A", attached hereto and by this reference
made a part hereof.

TO HAVE AND TO HOLD all and singular the Property unto Purchaser, its successors,
successors-in-title and assigns, forever.

AND, Seller does hereby bind itseff and its legal representatives, successors and assigns,
to warrant and defend all and singular the Property unto Purchaser, its successors, successors-in-
title and assigns, against the lawful claims of all persons claiming by, through or under Seller, but
not otherwise,

Physical possession of the Property is being delivered to Purchaser simultaneously
herewith.

This Agreement shall be construed under and enforced in accordance with the laws of the
State of Georgia,

This Agreement shall be binding upon and shall inure to the benefit of Seller and
Purchaser, their legal representatives, successors and assigns,




IN WITNESS WHEREQF, Seller has executed and sealed these presents as of , 201

( ' ' "SELLER":
IN WITNESS WHERLEOQF, Seller has executed this Bill of Sale as of .
2013.
SELLER: 5

a
By: (SEAL)
Name:
Title:




EXHIBIT "E"

CERTIFICATE OF NON-FOREIGN STATUS

Section 1445 of the Internal Revenue Code of 1986, as amended (the "Code™), provides
that a transferee of a United States real property interest must withhold tax if the transferoris a
foreign person. For U.S. tax purposes (including Section 1445 of the Code), the owner of a
disregarded entity (which has legat title to a U.S. real property interest under local law) will be
the transferor of the property and not the disregarded entity.

To inform ,a ("Transferec"), purchaser
of the United States real propetty described on Exhibit A attached hereto and made a part
hereof that withholding of tax is not required upon the disposition of a United States real
property interest by ,a ("Seller"), the undersigned
(“Transferor™) hereby certifies the following:

1. Seller is the owner of the real property described on Exhibit "A" attached hereto,
2 Transferor is the sole member of Seller.
3, Transferor is not a nonresident alien, foreign corporation, foreign partnership,

foreign trust or foreign estate (as those terms are defined in the Code and
Income Tax Regulations).

4. Transferor's Taxpayer Identification Number is
5. Transferor's address is:
6. ‘Transferor understands that this certification may be disclosed to the Infernal

Revenue Service by Transferee and that any false statement contained herein
could be punished by fine, imprisonment, or both.

TRANSFEROR:

By: (SEAL)

Name:_
Title:




EXHIBIT "F"

DUE DILIGENCE ITEMS

Title Commitment/Preliminary Title Report

Underlying Title Documents

ALTA/ACSM Survey

Rent Roll (by unit number and type: lease inception & expiration, and security deposit
information). If this information is not included on the Rent Roll, provide a Security Deposit
Schedule)

= e

s Concessions Report, by unit/resident; including “burn off”

6. Operating Statements (Year to Date and Trailing 12 - for Current Year)
7. Operating Statements (Previous 3 years)

8. Current Year Budget

9 Any and all existing Operations or Maintenance Plans

10.  General Ledger, Current and Prior Year

11.  List of Capital Improvements, including cost for last 3 years

12. Accounts Receivable Aging Report

13.  Collections Report for last 6 months

14.  Management Agrecment

15.  All Service Contracts

16.  Third Party Warranties, if any

17.  Spaand Pool Certification

18. Utility Bills — 3 years, Water, Sewer, Electric, Gas .

19.  Property Tax Bills (Current year and previous 2 years, including Personal Property Tax or
any other local taxes or fees)

20. Special Assessments

21.  Copies of Current Insurance Policies, or Binder

22, Five Year Loss Run — Historical Insurance Claims

23.  Evidence of Flood Plan Insurance (if applicable)

24.  Flood Plain Certificate

25.  Evidence of Zoning Compliance

26.  Schedule of Litigation (if any)

27.  Personal Property List

28.  List of Employees, including positions, salary, benefits and bonus plan(s)

29.  Current Schedule of Rent & Policy

30.  Competitive Market Survey

31.  Standard Lease Agreement

32.  Phase I Environmental Report

33.  Existing Phase II Envitonmental

34, Existing Engineering Report(s)

35. Seismic Report (if applicable)

36.  Property Condition Report

37.  Lead Based Paint

38.  Asbestos




39.
40.
41.
42.
43.
44,
45,
46.
47.
48.
49.
50.
3,
52.
53

54.
55
56.
57.
58.
59.
60.

Mold

Termite Inspections Report(s)

Existing Pest Control Report(s)

Existing Appraisal

Offering Memorandum

Site Plan

Property Photos, including Internet/Website
Architectural Drawings

AS Built Plans and Drawings

Parking Information, including space count and plan
Building Permits

Certificate(s) of Occupancy (for Buildings)

Notice of Completion

Floor Plans

Marketing Materials and Brochures, including Internet/ Website(s)REA (Declarations) (if

any)

Roof Inspection Report(s) (if any)

Development Agreement (if any)

HOA Information, if applicable

Copies of Promissory Note(s)

Copies of Existing Mortgage(s)/Deed(s) of Trust
Copies of all other Loan Documentation
Certification of Loan Compliance




EXHIBIT "G"

NOTICE TO TENANTS

[MANAGEMENT COMPANY LETTERHEAD]
Certified Mail, Return Receipt Requested

TO:  Tenant/Unit

RE:

Please be advised that ,a
("Seller™) sold the property as of , 2013 to whose address is

In connection with the sale of the property, the Seller has transferred your security deposit
in the amount of $ to the Buyer.

SELLER: :
By:

Name:
Title:

BUYER:

By:
Name;
Title:




10.

EXHIBIT "H"

PERMITTED ENCUMBRANCES

Taxes for the year 2013 and subsequent years not yet due and payable, and any additional
taxes due as a result of a reassessment of the subject property.

Rights of tenants in possession under unrecorded leases.

Easement from Ronnie C. Davis and Norita V. Davis to Sable Chase of McDonough L.P,,
a Georgia limited partnership, dated August 25, 1993, filed for record August 25, 1993 at
3:00 pm., recorded in Deed Book 1705, Page 191, Records of Henry County, Georgia.

Fasement from Sable Chase of McDonough L.P. to Georgia Power Company, dated
October 11, 1993, filed for record October 22, 1993 at 12:21 p.m., recorded in Deed Book
1747, Page 129, aforesaid Records.

Land Use Restriction Agreement by and between the Georgia Housing and Finance
Authority, a public corporation and instrumentality of the State of Georgia, and Sable
Chase of McDonough, L.P., a limited partnership, dated as of March 30, 1994, filed for
record March 30, 1994 at 4:15 p.m., recorded in Deed Book 1861, Page 204, aforesaid
Records,

Easement from Sable Chase of McDonough, L.P. to BellSouth Telecommunications, Inc.,
a Georgia corporation, dated January 24, 1994, filed for record April 1, 1994 at 12:41
p.m., recorded in Deed Book 1862, Page 258, aforesaid Records.

Declaration of Land Use Restrictive Covenants for Low-Income Housing Credits by and
between Sable Chase of McDonough, L.P, and the Georgia Housing and Finance
Authority, an instrumentality of the State of Georgia and a public corporation, dated as of
December 23, 1994, filed for record February 22, 1995 at 10:44 a.m., recorded in Deed
Book 2040, Page 255, aforesaid Records,

Declaration of Land Use Restrictive Covenants for Low-Income Housing Credits by and
between Sable Chase of McDonough, L.P. and the Georgia Housing and Finance
Authority, an instrumentality of the State of Georgia and a public corporation, dated as of
December 23, 1994, filed for record Februaty 22, 1995 at 10:45 a.m., recorded in Deed
Bock 2040, Page 263, aforesaid Records.

Service Distribution Easement and Maintenance Agreement by and between Sable Chase
of McDonough, Ltd. and Charter Communications, LLC, d/b/a Charter Communications,
dated as of October 15, 2001, filed for record December 5, 2001 at 1:47 p.m., recorded in
Deed Book 4622, Page 231, aforesaid Records.

Nonexclusive Instaliation and Service Agreement between Charter Communications,
LLC and Sable Chase of McDonough, LP, dated August 16, 2012, filed for record




11.

12

October 18, 2012 at 3:46 p.m,, recorded in Deed Book 12756, Page 164, aforesaid
Records.

Matters disclosed by ALTA/ACSM Land Title Survey for Sable Chase of McDonough,
L.P., a Georgia limited partnership, Greystone Servicing Corporation, Inc., its successors
and assigns, Federal Home Loan Mortgage Corporation, its successors and assigns, and
Specialized Title Services, Inc., an Agent of Stewart Title Guaranty Company, prepared
by J. B. Prince & Associates, Inc., Job No. 0922128A, bearing the seal and certification
of Jonathan B, Prince, Georgia Registered Land Surveyor No. 3244, dated October 29,
2012, last revised December 19, 2012,
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- Rent Roll report

OneSite® Leasing & Rents

Hallmark Managemant Inc-

Page | of 4

ren-943-001

Rent roll report
Sable Chase of McDonoug|

Report created on calendar date: 10/1/2013 (pmpefly date; 08/30/2013)

Al Properlies
BldgiUnit Name Floor Plan _Square Footage Actual Billing Amount Deposit{s} Required Deposli{s} on Hand Move In Dale Lease End Date Unit Status
00-101__Hill, Feiicia 2x2 60% 088 0.00 0.00 0.00 08012011 05/31i2014 o)
01-201__ Smith, Todd 2x1 50% 857 506,00 790.00 79000 04/17/2007  D4/16i2014 [
01-202_Felton, Siephanie 21 50% a57 496.00 250,00 25000 04/01/2013  03/31/2014 [}
01-203 Luke, Anthony 2x1 50% 857 475.00 250.00 100172010 09/30/2013 Q
01-204  Bell, Tawana x1 50% 867 475,00 e 0752001 07/14i2014 0
Bailey, Britlany 2x1 50% 857 475,00 25000 02102011 D2M00/20%4 g
Prince, Saida 2x1 50% 857 475,00 250,00 03/08/2012_ 03/08/2014 [i]
Glover, Akeya 21 50% 857 475.00_ 250.00 0G/04/2012 06/09/2014 0
Dubose, Menique 2x1 60% 857 475.00 260,00 _ 07/08/2011___ 07/07/2014 0
Lawrence, Bertha 2x1 50% 857 475.00 250,00 08i02/2013  0B/01/2014 8}
Melvin, Brenda 2x1 50% 857 475.00 250,00 0B/01/2007 _ 05/31/2014 0
Tripplet, Ciinton 2x1 50% 857 475.00 250,00 08/26/2008_ 0B/25/2014 5]
Folman, Lauren 2x1 0% 857 475.00 250,00 1112/2000 131122013 O
Smilh, Patricia 21 50% 857 475 250.00 08/2/2011  08A1/2014 a
Wrice, Tajuanna 3x1 50% 857 475, 250.00 01072011 01i08/2014 5}
Riggins, Brian 2x1 50% 857 475.00 745.00 .00 10/01/2010  0i30/2013 0
Geathers, Ann Marie  2x1 50% 857 475.00 745.00 74500 07/30£2010  07/29/9614 [s}
Son, Su Yany x160% 781 560.00 25200 25360 031502013 03/14/2014_ 7]
Vacanl 1x1 80% 781 560.00 250.00 0.00 VR
Davis, Selena 781 560.00 250.00 25000 05/12/2004 _ 05A1/2014 9
Jones, Tiffany 781 560,00 8000 250.00 07/26/2013  07/25/2014 5]
Pralar, Farath 781 560.00 250.00 250.00 06/2B/Z013  CB/Z7/2014
Mewion, Ashunaca 781 560.00 25000 25000 07/202012  07/26/2G14 [5)
Frost, 78 560.00 250.00 26000 09/1572011 091472014 o
Vacani 781 560.00 250.00 0.00 vl
Taylor, l.aliicia 781 560.00 28000 T 000 09/26/2013 0972572014 4]
Malhis, DEle 781 560.00 250.00 25000 05/19/2009  06/18/2014 [5)
Anderson, Calvin 781 54200 25000 260,00 01/04/2008  01/03/2014 5]
Vagant ix1 60%, 781 580 00 350.00 0.00 VU
Webb, Chrisine 1x1 60% w 542.00 250.00 250,00 0700172000 0602014 G
Weaver, Perfrena 1x1 60% 781 542.00 250.00 250,60 10/20/2009  10/19/2013 g ...
Anderson, Shamecia__ 1x1 60% 781 560,00 250.00 25000 03022012 0/01/2014 [s)
Spiller, Gwendolyn 1x1 60% 781 490.00 250.00 250.00 09402010 09/03/2014 0
__$mith, Danmario 2x2 60% 968 875.00 25600 25400 040172013 03/30/2014 )
Johnson, Catina 3x3 50% 958 575.00 250,00 250.00 08/31/2013  06/30/2014 0
Vacant 242 50% 968 ~a7s.00 250.00 0.00 VR
" Mondez, Hector X2 60% 968 ~s7s00 250,00 750,00 07162013 07/15/2014 0
Vacant 212 80% 968 675.00 250.00 0.00 VR
Wade, Lamy 2x2 60% 88 875.00 250,00 26000 06I07/2013  05/06/2014 0
A . Shemeake 242 60% 966 675.00 250,00 12500 04/02/2012 040202014 0
Maxwell, Paula 2x2 60% 968 675.00 25000 250.00 0B/7/2013  0816/2014 [¥)
Mensdly, Kraynewski 968 660.00 350,00 250,00 05/01/2009  04/30/2014 o
Weems, Sharon___ 968 67500 25000 250.00 0012013 05(01/2014 o
Duffy, Rosie - 968 502.00 26000 ?E0.00 120012011 11/30/2013 0
Dangerfield, Virgnia ] §75.00 260,00 0.00_ 09/26/3013
Herley, Roderick 968 575.00 250.00 250,00 10/05/2012  10/04/2013 o]
Coley, Ida 068 655.00 250.00 ) O1/67/20611 07/06/2014 0
Smith, Gayla 968 625.00 25000 25000 120102010 12409/2013 [¢)
Allen, Carissa 968 675,00 250,00 25000 D2i28/2013  ozi27i20i4 [
Forden, Shaleda_ 3x2 60% 1180 531,00 250.00 000 _09/26/2013___ 08/25/2014 [5]
Callaway,Roy — 3x280% 531.00 400.00 40000 08/03/2011  08/02/2014 8.
Boulelle, Lalalia 1180 531.00 250.00 000 09M3/2013  00A2ize14 O
‘Williams, Vickie 1180 531.00 250.00 "250.00° 04i06/2012 044052014 <}
Watson, Derrick 1180 531.00 250.00 250.00_04i03/2012 __ 04/02/2014 0
Mayfeild, Ehony 1180 ' 350.00 12500 03152012 03/14/2014 5}
Maradiaga, Perla T 652,00 250.00 25000 02/01/2008  01/31/2014 [}
lwood, Adriana 3x2 50% 1180 §31.00 250.00 25000 0801/2013 - 07/31/2614 ifE
Brewington, Wanda T80 551,00 250.00 250.00 1142602010 {1/25/2013 1]
Weaver, Emory E 1180 531.00 250,00 250.00 0111/2008  01M0/2014 0
Hudgeons, Mary 3x2 50% 1180 53100 350,00 0.00 04/02/2013 _ 04/01/2014 [5]
il, Terence a2 80% 1180 75000 250.00 249.00 07/23/2013  07/22/2014 5
Brown, Ronnie 3x2 50% 1180 531.00 266.00 260.00 06/05/2009  0B/04f201 [
08-908__Collins, Babbie B2 50% 1180 531.00 250.00 25000 071/08/2008 201 o]
08-907 _ Gardner, Samantha____ 0x2 50% 1180 531.00 25000 250.00 03082013 03/07/2014 0
08-008 _ Sieele, Deonica 3x2 60% 1180 531.00 350,00 250,00_04/02/2012___04/61/2014 [7]
091101 Alford, L aGuandria 242 60% %8 675,00 250.00 0.00 09/26/2013  09/25/2014 o
091102 Speigh, ] 22 80% K 676,00 250.00 250.00 07/02/2012  07/01/2014 o

http:/fver2214660nesite.realpage.com/rents/reportis/rentroll/rentroll.htm?re=5511200194,1...
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BldgiUnit Name Floor Plan_Square Footage Actual Billing Amount Deposit{s) Required Deposil{s) on Hand Move In Date Lease End Date Unit Status
09-1103_ Pickens, Allreda 2x2 60% 960 575.00 256.00 0.00 00/13/2013  09/12/2014 0
09-1104 _John, Deniesha 2x2 60% 968 675,00 250.00 25000 03/08/2013 __03/07/2014 [5)
09-1106  Alecbua, Lions! 2x2 60% 968 250,00 260.00 D4HO4Z013  04M02/2014 5]
G9-1106_Holmes, Debra 2x260%  oBs 6060 250,00 07i03/2013 070212014 &)
09-1107 _ Lawrence, Folicia 3x3 B0% 968 260,00 07i00/2012 _ 07/08/2014 [3
09-1108_ Archer, Dakola X2 0% 968 0.00 08262013 0B/25/2014 [
10-1201_Augustin, Widne! 2X2 60% 968 25000 03/05/2013  03/04/2014 0
10-1202 McinTosh, Lauren 2x3 60% 968 ] 250,00 02/25/2013  0224i2014 o
10-1203 _ Guillory, Leanni 2x2 60% Tges B .00 1245172012 30/20
10-1204  Williams, Baverdy 2x2 60% %68 25000 0712672013 07/26/2014
10-1205_Hines, Casimira 2x2 60% 968 250,00 OB/26i2013  0B/25/2014
10-1206 Smith,Aesha 22 60% 258 250,00 02f25/2013  02124/2014
10-1207_ Latimer, Liliio 333 60% 968 25000 09/08/2010 _ 09/07/2014
10-1208 vl 2:2 60% 968 7 o50.00 022802013 0207R014 | C
11-1301_Ru 11 60% 781 25000 08/27/2012  06/26/2014
5 1x1 60% 781 250.00 05/22/2001  05/21/2014
Y E 781 I 250,00 121302010 12725013
11-1304 _ Steil, Edwin 781 560,00 250.00 0/31/2007  03/30/2014
11-1305_ Browm, Calvin 1xi 60% 78 542,00 25000 12/04/2000 120082013
11-1306_ Nesly, Andrew Ix1 60% 781 499,00 250,00 11/26/2010 _ (1/25/2013
111307 _Howell, Eve i 80% 781 560,00 250.00 022812013 02i27/2014
11-1308_ Harper, 1x1 60% 781 496,00 250.00 12032010 12402/2013
12-1401  Miller, Roslyn ix1 50% 781 40800 250.00 02/20/2008 024192014
121402 Thomas, Stella Tl 50% 781 408,00 26000 03/00/2013 _ 03/08/2014
12-1403 " Hurdle, Orlanda 1x1 50% 781 408.00 260,00 052872010 05/37/2014
12-1404  Fowler, Kelven 1x1 60% 7481 408.00 0.00 01/i712011 _ 01/16/2014
121405 _ Knighler, Barbera 13 50% T 408.00° 25000 09/12/2008  09/11/2014
121406 McDowefl, Fanny 1x1 50% 781 408.00 "TU9B000 10/0512000 100472013
121407 Miller, Tramerial %1 50% 781 408,00 0.00 08262013 08/25/2014
121408 Brown, Wiliie 1x1 50% 781 408,00 25000 03i01/2005_ 02/28/2014
13-1501 Hood, Jefirey 11 60% 781 580007 25000 06282013 062712014
131502 Wynn, Afanzo 1x1 60% 78 56000 o010
131503 Reed, Calvin 1x1 60%, 781 625.00 BO400 127162010 12152013
131504 Smith, Jeflrey _ 131 60% 781 £60.00 250.00 071102012 07/09/2074
131505 Nkwanwoh, Javis 11 60% 781 560.00 25000 02018/2013 021772034
13-1506 Vacant 1x160%. 781 §60.00 0.00
13-1607 Foulos, Danny 1x1 80% 781 £06.00 250.00 0B/17/2010  08A6/2014
13-1508 _ Slewart, Emily 1x1 60% 781 542.00 250.00 0440212010 040172014
141601 Vacant 22 60% 568 §75.00 X
141602 Miler, Broit - 968 655.00 250,00 1140472 1/03/2013 i
141603 English, Donna 2x2 60% 068 675.00 350,00 04020/3015  04i26/2014 0
14-1604  Vacant T Exa60% 958 675.00 0.60 VR
141805 Williams, Krystian 2x2 B0% 958 62000 . 260.00 11/20/2009 __ (1/19/2013 0
14-1608 Hardeman, Annle 2x2 60% TeE §75.00 17100 11/10/2612__11008/2013 0
141607 McFadden, Nadia 2x2 60% 968 675.00 250.00 07/26/2013  07/2512014 0
14-1606_Canler, Jonalhan 2x2 B0% 968 676.00 250,00 08/28/2013 _ (06/27/2014 ]
151701 Snapp, Erica 2x2 00% s 875.00 Bi3013 0212472014 o
154702 _Tyler, Jennifer _ 252 60% 968 675.00 X 82012 12/27/2013 3]
15-1703_ Hawthome, 22 60% I 250.00_02/03/2011 __02{02i2014 [6]
151704 Torres, Maria 22 60% 968 25000 09A4/2012 09/12i2014 5]
151705 Lipsey, Veare 5% B0 088 535.00 26000 02/06/2612  02/05/2014 3]
151706 Vacant 2x2 60% iy 0.00 VR

2x2 60% 968 525.00 25000 12028/2010 1212212013
2x2 0% 968 665,00 350.00 09/01/2011  08ia1/z014
2x1 50% 857 475.00 0.00
16-1802__ Hightower, Shonda x1 50% 496.00 250.00 07/11/2012  07/10/2014
16-1803 _Bigg, Derrick 2 50% 475,00 - 25000 09/30/2011  09/20/20138
16-1804 _Jones, Davia 24 50% 475,00 25000 10/09/2012__ 10/08/2073
16-1808  Thomas, Ricky 2 50% 475.00 25000 12117/2000 1211612013
16-1806 Harp, David 2l 50% 475.00 250,00 05(13/2013  05/12/2074
16-1807 _Hickman, Lalics. Gl 60% 475.00 ) 07/30/2011  07/29/2014
251 50% 857 476.00 0.00 09022013 00/01/2014
131 50% 781 408.00 25000 04/04/2008  04/03/2014
] X1 56% 781 408.00 0.00
17-1903_ Miller, Rodredius 1xi 60% 781 408.00 250,00 020282013 02/27/2014
17-1804 Hunder, Andrea 1 80% 781 458,00 750,00 10/04/2009  0G/30/2013 .
17-1905  Stiwell Majorie  1x1 50% 781 408.00 250.00 09/28/2012  09/27/2014 o
i Moore, James 1x1 50% 781 408,00 250.00 100252011 10/24/2013 0

i Snimp. Darcell 1x1 50% 781 250.00 02/20/2013  02/27/2014 0
17-1908 _ Singleton, John 1x1 60% 781 408.00 250.00 G2/28/2013 0.
18-2001  Upshaw, Willia 5x1 60% 857 475.00 250,00 07/15/2010 O i)
162002 Dallle, Cahty 2x1 50% 857 475.00 250.00 0BO1/2069 07312014 O
18-2003_Smith, Jonathan 241 50% 857 475.00 250.00 01/3042013  01/29/2014 0
18-2004_ Harper, Sandra 2x1 §0% 857 475.00 250.00 10/21/2012 1072012013 [¢)
18-2005  Dandu, Talalu 2x1 0% 857 475.00 250,00 09/01/2011  08/31/2014 o
1B-2008
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BldgfUnit Name Floor Plan Square Footage Actual Billing Ameunt Deposit(s) Required Deposit(s) on Hand Move in Date Lease End Date Unit Status
Thomas, Tammy 857 475.00 250,60 250.00 11/16/2012___ 1171602013 [5)
182007 Lodge, Chiisann 857 47500 50,00 250,00 123112012 12/30/2013 o)
18-2008  Olorunferi, David 2x1 50% 867 475.00 350.00 260.00 111162012 11452013 0
192101 Daltazar, Fabian 232 6% 968 675.00 35000 950.00_0B/00/2012 __ OBIDRIZ014 (%)
19-2102_Robinson, Sandra__ 2x2 60% 968 675.00 25000 250.00 10/14/2011 101872013 [
193103 Weekes, Jero 968 5 260.00 D4/26/2013 02572014 Q
19-2104_Ross, Gathy 068 950,00 06/28/2013 _ Gi2r12014 5]
192105 _Davis, Carol 250.00 10/03/2011  10/02/2013 )
19-2106 Whitehead, James 2x3 60% 25000 0701/2013 081302014 e
$9.2107_ Vacant 2x3 60% 0.00 VR
182108 Armstrong, Barius 2 60% 25000 07/15/2013  O7HG/Z014 [E]
22-2201  Bolton, Marcus 2x2 80% 725000 024142013 T02M0i2014 ©
222202 Bellany, il 2x2 60% 0.00 08/26/2013  08/25/2014 o
22-2203_ Brown, Aaron 2x2 60% "TOBDO0 03/0B/2013 08072014 5]
222204 Spikes, Wallaca X2 B0% 250,00 06/28/2013  0B/27/2014 Q
27-2205  Daniel, Monica 2x2 60% T 250.00 08/01/2008  07/31/20%¢ O
232306 Weaver, Michelle 2x2 60% 250.00 1171202010 1171172013 5]
22-2207 Henson, Lindsay 242 B0% 250.00 04/01/2013  03/31/2084 Q
22208 VOoam . i 200 ¢.00 VR
Augustinowicz, Rosefta  2x2 60% 250,60 10/22/2012 10/21/2013 0
Freeman, Todd 73 60% 250,00 02012013 031972014 [+)
Massey, Duslin 2x2 60% 250.00 021202013 03A0/2014 0
Chi Beja 242 60% 25000 07262013 07/2522014
‘illiams, Rashad 2xa ¢ 0.00 10/302012 1072912013
Dutton, Mildred 250.00 10/06/2010 __ 10005/2013
Walden, Jennlfer 2x3 60% 0.00 0712612013 07/25/2014
Vacant 2x2 80% 0.00
242401 Clemons, Zakiya 3x2 50% 0,00 09/02/2013  09i01/2014
242402 Evans, Malorde T x280% 087262013 0G/ET/2014
24-2403_ Brlijan, Alicla 3x2 50% 00 05/29/2009  05/28/2014
240404 Snipes, Laloya 3x3 50% 25000 03152013 03/14/2014
24-2405_ Cuneio, Belhany 3x2 60% 260.00 02/25/2013 022412014
Glover, Rebecca —— 3x2 60% 250,00 03/15/2011  08/14/2014
Gavalas, Lorena 3x3 50% 250,00 017222013 01/21/2014
Mason Parm, Arerla 3x2 50% 12{31/2012 1243
Simms, Leon 3x2 50% 25000 02/1Ti2012  02iiBid014 o
Glover, Allen 322 50% 25000 05(13/2013  05/22014
Vacant X2 50% 0.00
Lenan, Rickey 3x3 B0 250,00 03/01/2013 _ 02/28/2014
Frink, Dalwyan 3x2 50% 250.00 04/26/2013  04/25/2014
752506 Vacant 3x2 50% 0.00
252507 Jordan, Cala. 3x2 50% 200,00 091282012 0942772014
25-2508_ Crew, Palricia 2 50% 25000 04/01/2008  03/31/2014
26-2601 Bryanl, Harid a2 60% 25000 02/28/2013 0212702014
25-2802  Ross, Barbara 3x2 B0% 85200 10M2/2000  10/11/2013
603 Mcdowsll, Charles 32 60% 250.00 02282013 02/27/2014 -
Williams, Barbara S 50 250,00 11/25/2004 _ 11/24/2013
26-2605 Webh, Michelle 22 50% 250.00 037152013 03/14/2014
26-2606 Bell, Latonia 2 50% .00 OBIDTE0TT  G7/1/E014
26-2007 _ Milchell, Keyana 3x2 50% TTTI5000 1BR0i1 01472014
262608 Vacant Ix2 60% oo
27-270%1  Buckhanon, Taquila In260% 250,00 02/01/2008 04/31/2014
272702 Sasso, Evonne ax2 50% 250,00 10/23/2012 _ 10/22/2013
2703 Flowers, Alphonso 32 50% 250.00 104302012 10/29/2013
27-2704  Vacant 3x2 80% 0,00
27-2705_ Ages, Tameka W2 60% 260.00 03/11/2013 03/
27-2706_ Sasso Petersen, Elise  3x2 60% 250,00 0812672018 08 )
1 Ox200% 250.00 03/01/2010  02/28/2014
708 Thomas, Laioya 32 60% 250,00 05/25/2042  05{24/2014
28-2801_ Burrell, Joyce 3x2 B0% 250,00 05/01/2013  04/30/2014
2683802 Rispress, Snasita 3x2 60% 260,00 031172013 03/102014
28-2603  Applewhite, Antwian  Ox2 60% 250.00 10713012 10A0/2013
28-2804 _Vacant . 32 50% 040 »
: 3x2 60% 0.00
2B-2806 _Jackscn, Danny _3x2 0% 25000 020172010 01/31i2014
28-2807 _ Jaftersan, 5x2 60% 0.00 092612013 G9/252014
28-2808  Vacant Ix2 60% 000 -
20-2901_ Mason, Herman Jx260% 250.00 02/11/2013 0211012014
20-2002  Terrell, Beverly 2x2 60% 917.00 12/01/20090  11/30/2013
29-2903 Vacant B3 0% o0 -
3x2 60% 250,00 DB/O5/2010  08/04/2014
29-7905 McDonald, Laloya 3x2 50% 250,00 0B/28/2013  06/27/2014
20-2506Vacant 32 50% _ 0.00 o
292507 Babb, Stankey 32 60% 260,00 08/01/2013 0713172014 0
29-2008 Brown, Chelsie 3x2 60% 25000 09/28/2012 09272014 0

30-3001
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Bldg/Unit Nama Floor Plan Square Footage Actual Billing Amount Deposil{s) Required Deposit{s) on Hand Move In Date Lease End Date Unit Status.
- Vacanl 342 50% _ 1160 531.00 250.00 0.00 VU
30-3002_ Hyppolile, Nadia X2 50% 1180 531.00 250,00 250,00 0G/01/2000 0812014 O
30-3003_ Bowdry, Jonae W2 50% 1180 531.00 250.00 250.00 06A17/2011 08/16/2014
30-3004 _Jones, Jacquice 3x2 60% 1180 750.00 25000 20000 0W01/2012  02/28/2014
303005 Vacant ) 3x2 50% 1180 531,00 w000 000 ]
80-3006  Vacant 3x2 60% 1180 531.00 260.00 0.00
30-3007  Bowdry, Keiwana 3x2 50% 1180 531.00 250.00 250.00  08/08/2011 08/07/2014
30-3008  Hayford, Vanessa 3x2 E0% 1120 531.00 250.00 250.00 06/13/2013 068/12/2014
Status Description Aumber of Units Rent Schedule Amount
c Occupied, ot on nolice Units oceupied — aclual biling ameunt 116,040.00
NU Occupied, on notice, not rented Units vacant -- billing potential T 599000
NR Occupied, on notice, rented
wu o Vacant, nol rented 100% (aross) potential billing value
VR Vacant, rented .
VA " Vacant, admia 0 Total scheduled deposits
VD Vacani, down ; ) 0 Total deposils on hand
—— Total rentable square foolage
Total Unifs__ 225

httpi/fver2214660nesite.realpage.com/rents/reports/rentrol l/rentrol Ltm ?re=5511200194,1...  10/1/2013
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ZoNmNG DISTRICTS

Minimum heated ; . .
] floor ares s L000 square feet per dwelling unit,

Curb and guttar Required

Paved driveway Required
Sewage system Public sewer syatem

Water system County water system

Zero lot line developments are allowed as an optional development pattern by-right for singla-
family uses within this zoning distriet,

2. Permitted Uses and Supplemental Standards: See Tables 2.03.02
and 2.03.03. .

d.  Accessory Uses: See Table 2.03.04,

H. RM: Multi-Family Residential district. This district is intended to
provide locations for the development of multi-family residences or
cluster housing developments,

1. Development Standards
Minimum lot area | 43,560 square feet or one (1) acre in area

Minimum lot 100 feat
width B
flr?“m?af]:;mt 80 feet from right-of-way line

e

s |

Maximum height | g5 foet for new development, 50 feet for all other situations.

Minimum heated 650 square fest for a ons bedroom,

floor area 900 square feet for a two bedrooms and

200 square feet for each additional bedroom over two.
1,800 square foet for cluster housing developmantsa,
Curb and gutter Required

Paved driveway Required

Sewage system Public sewer system
Water gystem County water system

SR

2. ~Permitted Uses and Supplemental Standards: See Tables 2.03.02
and 2.03.03.

3. Accessory Uses! See Table 2.03.04.

September 2009 2-7
Amended: November 200% June 2010; Aunguat 2010 Septomber 2010

-
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PROPERTY ADDRESS:

FLOODSOURCE

STDB®ONLINE com 102 Sable Chase Blvd, Medonough, GA, 30253

FLOODSCAPE"

North

FLOODSCAPE™

~,

Flood Hazards Map

Map Humber
135100158

Effective Date
Mz 16, 2006

Flood Legend
. High flood risk

D Moderate flood risk

D Lowy flood risk

Thiz report makes no
reprezentations or wamantie=
CONCEming its content,
accuracy or completeness.

STDBonline.com
4695741234

Pawered by Flood Source
aF7.7.FLOOD
www floodsaurse .com

= 1999-2012 SourceProze Corporgtion. Al rights reserved. Protected by U5, Patent Mumbers 662132268, 6672615, 6242692, and TO22621.
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STATE OF GEORGI
REAL ESTATE APPRAISERS BOARD
,:,SAMU’EL'TbuP GILL

/ 258007\ %

IS AUTHOFi.I;‘:{EE) 0 Tﬁaﬁs;xcf.a_us_mss_s IN GEORGIA AS A
CERTIFIED GENERAE}REAL PRQPEHT,Y APPRAISER

3] THE PRIVILEGE AND RESPONSIBILITIES OF THIS APPRAISER CLASSIFICATION SHALL CONTINUE IN EFFECT AS LONG
] AS THE APPRAISER PAYS REQUIRED APPRAISER FEES AND COMPLIES WITH ALL OTHER REQUIREMENTS OF THE
OFFICIAL CODE OF GEORGIA ANNOTATED, CHAPTER 43-39-A. THE APPRAISER IS SOLELY RESPONSIBLE FOR THE
PAYMENT OF ALL FEES'ON A TIMELY BASIS.
D. SCOTT MURPHY ; { LD sz JEFF A, LAWSON
Chairperson SR ; KEITH STONE
MARILYN R. WATTS

fim] SANDRA MCALISTER WINTER
: Vice Chairperson

10185599

ﬁ@@@ﬁEﬁ_E@@@@@@@@@H@@@@@@@@@@@@”@@@ EEEEEEEEEEEEEE

'SAMUEL TODD GILL ‘ORIGINALLY LICENSED
d 2

. # 258907 faione0e
Status ACTIVE END OF RENEWAL
. 09/30/2014

CERTIFIED GENERAL REAL PROPERTY
‘APPRAISER

TTHIS LICENSE EXPIRES IF YOU FAIL TO PAY
-RENEWAL FEES OR IF YOU FAIL TO COMPLETE ANY
'REQUIRED EDUCATION IN A TIMELY MANNER,

State of Georgia

Real Estate Commission

Suite 1000 - International Tower
229 Peachlree Street, N.E. = -

‘Atlanta, GA 30303-1605 WILLIAM L. ROGERS, JR.
3 Real Estate Commissioner

ooOo ] 10185599
LW SR s S s S e e A R R A e S

Q © = 'SAMUEL TODD GILL ORIGINALLY LICENSED

S@B7 S s 02/06/2003

mO®wm AT 258907

IXD > Status ACTIVE END OF RENEWAL

i) = § 09/30/2014

S HeE 'CERTIFIED GENERAL REAL PROPERTY

O™ Tm APPRAISER

o =T :

DS ITHIS LIGENSE EXPIRES IF YOU FAIL TO PAY

Y RENEWAL FEES OR IF YOU FAIL TO COMPLETE ANY

i

‘ﬂEQUIRED EDUCATION IN A TIMELY MANNER.

State of Georgia

‘Real Estate Commission

Suite 1000 - Intemational Tower
229 Peachtree Street, N.E.
Atlanta, GA 30303-1605 WILLIAM L. ROGERS, JR.

Real Estate Commissioner

10185599

Aeport Version 8 Ge 9132013 ar §42:40 AM
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Sammel T. Gill
512 North Ome Mile Road
P.O. Box 784
Dexter, Missouri 63841
573-624-6614 (phone)
5?3—624-29421’{1' ax)
todd.gill@gilloroup.com

OVERVIEW

ACCREDITATIONS

EXPERIENCE
(1991 TO PRESENT)

Extensive multifamily experience over the past 20 years specializing
in work for the Department of Housing and Urban Development
(HUD), United States Department of Agriculture/Rural
Development (USDA /RD) as well as lenders and developers through
the Low-Income Housing Tax Credit (LIHTC) program including but
not limited to, Section 8, Section 202, Section 236, Secton 313 and
Section 538 Programs. Additionally, extensive experience since
inception of the Multifamily Accelerated Processing (MAP) Program
of Sections 202/223(f), 232/223(f), 221(d)3, 221(d)4 and 223(f). Also,
more than 20 years of experience with nursing homes, hotels and
complicated commercial appraisal assignments.

State Cerfified General Real Estate Appraiser
Alabama State License Number: G00348
Arizona State License Number: 31453
Colorado State License Number: CG40024048
Connecticut State License Number: RCG 0001276
District of Columbia License MNumber: GA11630
Georgia State License Number: 258907

Idaho State License MNumber: CGA-3101
Ilinois State License Number: 133.0001384
Indiana State License Number: CG40200270
Iowa State License Number: CG02426

Kansas State License Number: G-1783
Louisiana State License Number: G1126
Michigan State License Number: 1201068069
Minnesota State License Wumber: 40156198
Mississippi State License Number: GA-624
Missouri State License Number: RAQ02563
Mebraska State License Number: CG2000046R
MWew Mexico State License WNumber: 02489-G
MWew York State License Number: 46000039864
Morth Carolina State License Number: A53519
Ohio State License Number: 448306
Oklahoma State License Number: 12524CGA
Oregon State License Number: C000793
Permsylvania State License Number: GAO0L813R
South Carolina State Licenze Number: 3976
South Dakota State License Number: 3976
Tennessee State License Number: 00003478
Texas State License Number: 1329698-G

Utah State License Number: 5510040-CG00
Virginia State License Number: 4001 015446
Washington State License Number: 1101018
West Virginia State License Number: CG358
Wisconsin State License Number: 1078-10
Wryoming State License Number: 479

Also received temporar[}' licenses in the following states: Arkansas,
California, Delaware, Florida, Hawaii, Kentucky, Maine, Maryland,
Massachusetts, Montana, Nevada, New Hampshire, New Jersey,
Morth Dakota, Rhode Island and Vermont.

Primary provider of HUD Mark-to-Market Full Appraisals for
mortgage restructuring and Mark-to-Market Lites for rent
restucturing and has worked with HUD in this capacity since
inception. Completed approximately 350 appraisals assighments
under this program.



EDUCATION

Provider of HUD MAP and TAP appraisals and market studies for
multiple lenders since its inception. Completed approximately 300
appraisal assignments under this program.

Contract MAP quality control reviewer and field inspector for
CohnReznick and HUD. Have completed approximately 250 reviews
under this program. Have completed approximately o0 field
inspections under this program.

Currently approved state reviewer for HUD Rent Comparability
Studies for Section & Renewals in Califormia, Hawaii, Indiana,
Kansas, Louisiana, Nebraska, Oregon, New Mexico, North Carolina,
Utah and Washington. Completed approximately 300 reviews under
this program.

Provider of HUD Rent Comparability Studies for confract renewal
purposes nationwide. Completed approximately 75 rent
comparability studies.

Provider of tax credit financing analysis and walue of fmancing
analysis. Completed approximately 30 appraisal assignments and
market studies under this program.

Provider of multifamily appraisals under the RD 515 and 338
programs. Completed approximately 50 appraisal assignments under
these programs.

Partial list of clients include: Colorado Housing Finance Agency,
CreditVest, Inc., Foley & Tudell, LLP, Kentucky Housing Corporation,
Kitsap County Consolidated Housing Autherity, Louisiana Housing
Finance Agency, Missouri Housing Development Agency, New
Mexico Mortgage Finance Authority, Ontra, Inc., Quadel Consulting
Corperation, CohnReznick, LLP., Group, Siegel Group, Signet
Partners and Wachovia Securities.

Bachelor of Arts Degree

Southeast Missouri State University

Associate of Arts Degree

Three Rivers Community College

HUD/FHA Appraiser Training

Arkansas State Office

Multifamily Accelerated Processing Valuation (MAP)
LLS. Department of Housing and Urban Development

2nd Ammmal Multifamily  Accelerated Processing Basic and
Advanced Valuation (MAP)

LLS. Department of Housing and Urban Development

FHA Appraising Today

McFissock, Inc.

Texas USDA Rural Development Multifamily Housing Appraiser
Training

Texas Rural Development



Kenfucky USDA FRural Development Multifamily
Appraiser Training

Eentucky Rural Development

Financial Analysis of Income Properties
National Association of Independent Feec Appraisers
Income Capitalization

McEissock, Inc.

Introduction to Income Property Appraising
National Association of Independent Fec Appraisers
Concepts, Terminology & Techniques

National Association of Independent Fec Appraisers
Uniform Standards of Professional Appraisal Practice
Central Missouri State University

Appraisal of Scenic, Recreational and Forest Properties
University of Missouri-Columbia

Appraiser Liability

McEissock, Inc.

Appraisal Trends

McEissock, Inc.

Sales Comparison Approach

Hondros College

Even Odder: More Oddball Appraisals
McKissock, Inc.

Mortgage Fraud: A Dangerous Business
Hondros College

Private Appraisal Assignments

McKissock, Inc.

Construction Details & Trends

McKissock, Inc.

Condemnation Appraising: Principles & Applications
Appraisal Institute

Michigan Law

McEissock, Inc.

Pennsylvania State Mandated Law

McEissock, Inc.

Valuing Real Estate in a Changing Market
National Association of Independent Foe Appraisers
Principles of Residential Real Estate Appraising
National Association of Independent Foe Appraisers
Real Estate Appraisal Methods

Southeast Missouri State University

Lead Inspector Training

The University of Kansas

Lead Inspector Refresher

Safety Support Services, Incorporated

Home Inspections: Common Defects in Homes
National Association of Independent Fee Appraisers

Housing



Heating and Air Conditioning Review
National Association of Independent Fee Appraisers
Professional Standards of Practice

National Association of Independent Fee Appraisers

Developing & Growing an Appraisal Practice - Virtual Classroom

McFissock, Inc.

The Appraiser as Expert Witness

McKissock, Inc.

Current Issues in Appraising

McFissock, Inc.

2011 ValExpo: Keynote-Valuation Visionaries
Van Education Center/Real Estate

Residential Report Writing

McFissock, Inc.

The Dirty Dozen

McKissock, Inc.

Risky Business: Ways to Minimize Your Liability
McFKissock, Inc.

Introduction to Legal Descriptions

McEissock, Inc.

Introduction to the Uniform Appraisal Dataset
MeRissock, Inc.

Mold Pollution and the Appraiser

McEissock, Inc.

Appraising Apartments: The Basics
MeKRissock, Inc.

Foundations in Sustainability: Greeming the Real Estate
Appraisal Industries

McKissock, Inc.

and



