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March 27,2017

Greystone Servicing Corporation, Inc.
Attn: Debi Martin

419 Belle Air Lane

Warrenton, VA 20186

Re: Piedmont Hills Apartments
1001 West Main Street
Forsyth, Georgia

Dear Debi Martin:

At your request, Andy Moye has completed an inspection and analysis of the referenced property for
the purpose of developing and reporting an opinion of value for the property. The specific real
property interest, real estate, type of report, and type of value are detailed within the body of the
accompanying report. The accompanying report has been prepared in conformance with the
requirements established by the Appraisal Institute. The appraisal is in conformance with USPAP
requirements. The liability of Crown Appraisal Group, Inc. and its employees is limited to the fee
collected for the preparation of the appraisal report. There is no accountability or liability to any
third party. Based on discussions with market participants, the marketing period and exposure
period for the property is estimated at 12 months. The following summarizes the interest being
appraised, types of values, effective dates of values, and value opinions.

Competitive Rent Comparable Unit Conclusions (CRCU)
1 Bed, 1 Bath 1 Bed. 1 Bath (UFAS) 2 Bed, 1 Bath
As-is CRCU Value 1 rents 520 530 570
Prospective (Renovated) CRCU Value 4 rents 580 590 630
Value Opinions Date of Value Value
Value 1 - as conventional or unrestricted January 24,2017 $2,665,000
Value 2-RD - subject to restricted rents January 24,2017 $1,270,000
Value 3 - prospective, subject to restricted rents February 1, 2019 $2,820,000
Value 4 - prospective, as conventional or unrestricted February 1, 2019 $3,205,000
Value 5 - Interest Credit Subsidy Value from assuming the existing 515 Loan) March 1, 2013 $645,000
Value 5 - Interest Credit Subsidy Value (New 515 Loan) February 1, 2019 $225,000
Value 6 - LIHTC Value February 1, 2019 $1,068,119
Value 6 - State Tax Credit Value February 1, 2019 $511,333
Value 7 - Insurable Value February 1, 2019 $2,629,866
Value 8 - Land Value January 24, 2017 $117,300
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The opinion of value contained in the attached appraisal report is based upon the following
extraordinary assumptions:

e The units and other improvements at the property that were viewed during the inspection (defined within the body of
the report) are representative of all the units and other improvements at the property.

e The prospective value conclusions incorporate the extraordinary assumptions that the improvements are renovated as
described, that the renovation is complete as of the prospective valuation date, and that the property is operating at a
stabilized level as of the prospective valuation date.

The opinion of value contained in the attached appraisal report is based upon the following
hypothetical condition:

e Hypothetical conditions are stated within the Parameters of Assignment section of the report.

The opinion of value contained in the attached appraisal report is based upon the following
assumptions and limiting conditions:

e The information furnished by others is believed to be reliable. No warranty is given for its accuracy, though.

e No responsibility is assumed for the legal description or for matters including legal or title considerations.
Title to the property is assumed to be good and marketable unless otherwise stated.

e The property is appraised free and clear of any or all liens or encumbrances unless otherwise stated in the
report.

e [t is assumed that there is full compliance with all applicable federal, state, and local environmental
regulations, laws, and license requirements unless otherwise stated in the report.

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

e The value opinions, and the costs used, are as of the date of the value opinion.

e All engineering is assumed to be correct. The plot plans and other illustrative material in this report are
included only to assist the reader in visualizing the property.

e The proposed improvements, if any, on or off-site, as well as any repairs required, are considered, for purposes
of the appraisal, to be completed in a good and workmanlike manner according to information submitted
and/or considered by the appraiser.

e Responsible ownership and competent property management are assumed.

e Itis assumed that the utilization of the land and improvements is within the boundaries or property lines of the
property described and that there is no encroachment or trespass unless noted in the report.

e The appraiser is not required to give further consultation, testimony, or be in attendance in court with reference
to the property in question unless arrangements have been previously made.
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e [t is assumed that there are no hidden or unapparent conditions of the property, subsoil, or structures that make
it more or less valuable. No responsibility is assumed for such conditions or for arranging for engineering or
environmental studies that may be required to discover them.

e Unless otherwise stated in this report, the existence of hazardous material, which may or may not be present on
or in the property, was not observed by the appraiser. The appraiser has no knowledge of the existence of such
materials on or in the property. The appraiser, however, is not qualified to detect such substances. The
presence of such substances may affect the value of the property. The value opinion is predicated on the
assumption that there is no such material on or in the property that would cause a loss in value. No
responsibility is assumed for any such conditions, or for any expertise or engineering knowledge required to
discover them. The client is urged to retain an expert in this field, if desired.

e  All mechanical components are assumed to be in good, operable condition unless otherwise noted.

e Our opinion of value does not consider the effect (if any) of possible noncompliance with the requirements of
the ADA.

e Crown Appraisal Group, Inc. and its employees accept no responsibility for changes in market conditions
or the inability of the client, intended user, or any other party to achieve desired outcomes.

e Projections or estimates of desired outcomes by the client, intended user, or any other party may be
affected by future events. The client, intended user, or any other party using this report acknowledges and
accepts that Crown Appraisal Group, Inc. and its employees have no liability arising from these events.

e Unless specifically set forth, nothing contained herein shall be construed to represent any direct or indirect
recommendation of Crown Appraisal Group, Inc., its officers or employees to purchase, sell, or retain the
property at the value(s) stated.

e Unless specifically set forth, nothing contained herein shall be construed to represent any direct or indirect
recommendation of Crown Appraisal Group, Inc., its officers or employees to provide financing (mortgage,
equity, or other) for the property at the value(s) stated.

e Greystone Servicing Corporation, Inc., or its representative(s), agrees to indemnify and hold Crown Appraisal
Group, Inc., its officers and employees, harmless from and against any loss, damages, claims, and expenses
(including costs and reasonable attorney fees) sustained as a result of negligence or intentional acts or
omissions by Greystone Servicing Corporation, Inc., or its representative(s) arising from or in any way
connected with the use of or purported reliance upon, the appraisal report or any part of the appraisal report.

e The contents of the appraisal report, and all attachments and information that will be contained within the
report, is proprietary and confidential. Greystone Servicing Corporation, Inc., or its representative(s) will
not release or provide the report, in any form, in whole or in part, to any third party, including any
borrower, potential borrower, buyer or potential buyer, without the signing appraiser’s express written
authorization.

ACCEPTANCE OF, AND/OR USE OF, THIS APPRAISAL REPORT CONSTITUTES
ACCEPTANCE OF THE ABOVE CONDITIONS.

CROWN APPRAISAL GROUP



Debi Martin
March 27,2017
Page Four

The attached appraisal report contains the results of the investigation and opinion of value. We
appreciate this opportunity to serve you and your firm. Should you or anyone authorized to use this
report have any questions, contact us at your convenience.

Sincerely,

CROWN APPRAISAL GROUP

Andrew J. Moye, MAI, AI-GRS
Principal

AIM
Enclosure

CROWN APPRAISAL GROUP
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PIEDMONT HILLS APARTMENTS — FORSYTH, GEORGIA Executive Summary Page 1

Executive Summary

Subject Real Estate Identification:  The subject is known as Piedmont Hills Apartments and has
an address of 1001 West Main Street in Forsyth, Georgia. The complex operates on the north side
of US 41 (West Main Street), about one mile southwest of the I-75/SR 83 interchange. This
location is about one mile west of downtown Forsyth. The property is in Monroe County.
Forsyth is the county seat of Monroe County, which is located in central Georgia.

The subject improvements include a 51-unit apartment complex (housed in 10 single-story
buildings). The property includes one and two bedroom units. The improvements were built in
1990. The property is in average physical and functional condition. The 51 units total 38,518 sf.
The property is currently 100% occupied. The subject site is £9.85 acres.

Existing Use of Real Estate: Apartment Complex
Highest and Best Use: Intensive Residential (current use)
Parcel Number/Legal Description: F48 028/ LOTS 2 & 3 BLK D MEADOW PARK
Zoning: RM: Residential Multi-Family
USPAP Report Option: Appraisal report
Pertinent dates:
Date of valuation: see chart
Prospective date of valuation: see chart
Date of inspection: January 24, 2017
Date of report: March 27, 2017
Values, interests appraised: see next page
Conclusions:
Competitive Rent Comparable Unit Conclusions (CRCU)
1 Bed. 1 Bath 1 Bed, 1 Bath (UFAS) 2 Bed, 1 Bath
As-is CRCU Value 1 rents 520 530 570
Prospective (Renovated) CRCU Value 4 rents 580 590 630
Value Opinions Date of Value Value
Value 1 - as conventional or unrestricted January 24,2017 $2,665,000
Value 2-RD - subject to restricted rents January 24, 2017 $1,270,000
Value 3 - prospective, subject to restricted rents February 1, 2019 $2,820,000
Value 4 - prospective, as conventional or unrestricted February 1, 2019 $3,205,000
Value 5 - Interest Credit Subsidy Value from assuming the existing 515 Loan) March 1, 2013 $645,000
Value 5 - Interest Credit Subsidy Value (New 515 Loan) February 1, 2019 $225,000
Value 6 - LIHTC Value February 1, 2019 $1,068,119
Value 6 - State Tax Credit Value February 1, 2019 $511,333
Value 7 - Insurable Value February 1, 2019 $2,629,866
Value 8 - Land Value January 24, 2017 $117,300
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PIEDMONT HILLS APARTMENTS — FORSYTH, GEORGIA Parameters of Assignment Page 2

Parameters of Assignment

Purpose, Intended Use

The purpose of this assignment is to arrive at an opinion of the market value of the property
known as Piedmont Hills Apartments. A number of value opinions of a number of interests are
provided. The value opinions, applicable notes (including discussion about the use of a
hypothetical condition), and intended use, are detailed below:

Value 1

Market Value within 7 CFR Part 3560.752(b)(1)(ii), Premised Upon A Hypothetical
Condition As-If Unsubsidized Conventional Housing in compliance with 7 CFR Part
3560.656(c)(1)(1).

Note - using the hypothetical condition ““as unsubsidized conventional housing”
according to 7 CFR Part 3560.656(c)(1)(i) means that when the appraiser develops their
highest and best use analysis they will not recognize any Rural Development restrictions
or subsidies and must only consider the property as continued use as housing.

The intended use of this appraised value is to determine the value of the property that
qualifies for an Incentive Offer within 7 CFR Part 3560.656 for sale/purchase and to
determine the amount and availability of any equity.

For ease of communication throughout the report, every effort is made to identify this
value either by the complete definition or “Value 1, as conventional or unrestricted”.

Comment: market-based rent, market-based vacancy, market-based operating expenses,
market-based overall rate used.

Value 2-RD

Market Value, within 7 CFR Part 3560.752(b)(1)(ii).

Note — this value opinion must consider all existing restrictions and prohibitions
including Restrictive-Use Provisions (RUPS).

The intended use of this appraised value is to determine the value of the property for
sale/purchase and to determine the amount and availability of any equity.

For ease of communication throughout the report, every effort is made to identify this
value either by the complete definition or “Market Value, Subject to Restricted Rents
within 7 CFR Part 3560.752(b)(1)(1)”.

Comment: basic rent, historic vacancy, historic expenses, market-based overall rate
(with recognition of “‘safeness™ of RA units) used.

Value 3

Prospective Market Value, Subject To Restricted Rents within 7 CFR Part
3560.752(b)(1)(1).

Note — this value opinion must consider any rent limits, rent subsidies, expense
abatements, and restrict-use conditions that will affect the property. All intangible assets
must be evaluated individually and separately from real estate.

The intended use of this appraised value for a new or subsequent loan is to assist the
underwriter with calculating the security value for the basis of a loan or loan guarantee.

For ease of communication throughout the report, every effort is made to identify this
value either by the complete definition or “Value 3, prospective, subject to restricted
rents”.

CROWN APPRAISAL GROUP
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Comment: lesser of LIHTC or market-based rent, market-based vacancy, market-based
operating expenses, market-based overall rate (with recognition of “safeness” of RA)
units used.

Value 4

The intended use of the appraised value “Market Value within 7 CFR Part
3560.752(b)(1)(ii)), Premised Upon a Hypothetical Condition As-If Unsubsidized
Conventional Housing in compliance with 7 CFR Part 3560.656(c)(1)(i).” is to determine
the value of the property that qualifies for an Incentive Offer within 7 CFR Part 3560.656
for sale/purchase and to determine the amount and availability of any equity.

Note — this value opinion is based upon a highest and best use analysis as-if not
encumbered by USDA program provisions.

The intended use of this appraised value is for reasonable analysis and comparison as to
how the USDA restrictions affect the property. It should not be used as the basis of a
loan or loan guarantee.

For ease of communication throughout the report, every effort is made to identify this
value either by the complete definition or “Value 4, prospective, as conventional or
unrestricted”.

Comment: market-based rent, market-based vacancy, market-based operating expenses,
market-based overall rate used.

Value 5

Value of the interest credit subsidy from assumed 515 loan and new 538 loan.

Value 6

Market Value of LIHTC (tax credits).

Value 7

Insurable Value.

Value 8

Market Value of Underlying Land

Definitions

Market Value, incorporated in Value Opinions 1, 2, 5, 6, 8

The 6th edition of The Dictionary of Real Estate Appraisal includes several definitions for
market value. The following definition from the dictionary is used by the federal agencies that
regulate insured financial institutions in the United States.

“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:

Buyer and seller are typically motivated;

Both parties are well informed or well advised, and acting in what they consider their best interests;

A reasonable time is allowed for exposure in the open market;

Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable
thereto; and

o 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.

CROWN APPRAISAL GROUP
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Comments from HB-1-3560

Most appraisers and users of Agency Multi-Family Housing appraisals understand the definition
of market value to mean the value as a conventional or unrestricted or market property.
However, to avoid confusion when requesting or reporting this value type, the term “as
conventional or unrestricted” should be added to the term market value (i.e. “market value, as
conventional or unrestricted”).

Market Value, subject to restricted rents — incorporated in Value Opinions 2 (possible), 3

A definition of market value, subject to restricted rents, as the term is used by RHS, derived from
the definition of market value above, is stated as follows. 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:

Buyer and seller are typically motivated;

Both parties are well informed or well advised, and acting in what they consider their best interests;

A reasonable time is allowed for exposure in the open market;

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.

Comments from HB-1-3560

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.

Market value, subject to restricted rents, refers only to the value of the subject real estate, as
restricted, and excludes the value of any favorable financing. The market value, subject to
restricted rents, is based on a pro forma that projects income, vacancy, operating expenses, and
reserves for the property under a restricted (subsidized) scenario. This restricted pro forma
includes the scheduled restricted rents, a vacancy and collection loss factor that reflects any
rental assistance (RA) or Section 8, and operating expenses and reserves projected for the subject
as a subsidized property. Subsidized apartments typically experience higher management,
auditing, and bookkeeping expenses, relative to similar conventional apartments, but often have
lower real estate tax expenses.

Real Property Interest Valued, Value Opinions 1, 2 (possible), 4, 8
fee simple estate, subject to short term leases.

The 6th edition of the Dictionary of Real Estate Appraisal defines fee simple estate as “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.”
Recognition is made that there are leases with tenants that are short term (no more than one year)
in nature for the units in the apartment building improvements.

CROWN APPRAISAL GROUP
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Real Property Interest Valued, Value Opinions 2 (possible), 3
fee simple estate, as restricted, subject to short-term leases.

The 6th edition of the Dictionary of Real Estate Appraisal defines fee simple estate as “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.”

Prospective Value, Value Opinions 3, 4, 7

The term prospective value is defined by the 6th edition of The Dictionary of Real Estate
Appraisal as follows. “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.”

Comments from HB-1-3560

As used in Agency regulations and instructions, the term “as-improved value” refers to the value
of real property after completion of proposed improvements. The Agency’s intended meaning of
“as-improved value” is the same as the definition of prospective value. However, use of the term
“as-improved value” can cause confusion for two reasons, as follows. 1) The term “as
improved”, as used in a Highest and Best Use analysis, refers to the subject real estate as it has
already been improved at the time of the appraisal, not as it is proposed to be improved.
Therefore, “as-improved value” could be interpreted to refer to the value of the subject property
as it has already been improved at the time of the appraisal. 2) There is a common misconception
with the use of the term “as-improved value” that this is a value based on a hypothetical
condition; that is, the value of the property as if it were improved, as proposed, as of the date of
inspection. Since this scenario is impossible, an “as-improved value”, as of appraisal date
(inspection date), is not useful. The term prospective value is better understood than the terms
as-improved value” and “as-complete value” by appraisers and users of appraisals and has
replaced these terms in appraisal literature and common usage. Therefore, the term prospective
value should be used when requesting or reporting a forecasted value, and the associated date of
value should be the projected date of completion of construction.

“As-1s” Value

The 6th edition of the Dictionary of Real Estate Appraisal defines value as is as follows. “Value
as is: 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.”

Comments from HB-1-3560

HB-1-3560, Attachment 7-A, Page 5 of 8 notes that, “...the term ‘As-Is’ should not be used with
the term market value unless the property is a conventional or market property at the time of the
appraisal. The term ‘As-Is’ should precede the term market value, subject to restricted rents,
when the market value, subject to restricted rents, of the project at the time of the appraisal is
required.” In this assignment, the appraisers have tried to not use of the term “as-is”.

Insurable Value, Value 7
A definition of insurable value acceptable for use in Agency Multi-Family Housing appraisals is
as follows: Insurable value: the value of the destructible portions of a property which determines

CROWN APPRAISAL GROUP
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the amount of insurance that may, or should, be carried to indemnify the insured in the event of
loss. The estimate is based on replacement cost new of the physical improvements that are
subject to loss from hazards, plus allowances for debris removal or demolition. It should reflect
only direct (hard) construction costs, such as construction labor and materials, repair design,
engineering, permit fees, and contractor's profit, contingency, and overhead. It should not
include indirect (soft) costs, such as administrative costs, professional fees, and financing costs.

The term “insurable cost” is sometimes used instead of the term insurable value because it is
based strictly on a cost estimate, not a value concluded in an appraisal. However, the term
insurable value is more commonly used. Attachment 7-I, Insurable Value Calculation, is a
worksheet that should be used as a guide by State Appraisers and fee appraisers contracted by
the Agency in calculating insurable value.

Extraordinary Assumption:

An assumption, directly related to a specific assignment, which, if found to be false, could alter the appraiser’s opinions or
conclusion.

Source: Uniform Standards of Professional Appraisal Practice (USPAP)

For those reports that incorporate an extraordinary assumption, USPAP requires that the
appraiser provide notice to the user of the report that the use of the extraordinary assumption
might affect the assignment results. The appraiser(s) is not required to report on the impact of
the extraordinary assumption on assignment results. The following extraordinary assumptions
are incorporated:

e The units and other improvements at the property that were viewed during the inspection (defined within the body of
the report) are representative of all the units and other improvements at the property.

e The prospective value conclusions incorporate the extraordinary assumptions that the improvements are renovated as
described, that the renovation is complete as of the prospective valuation date, and that the property is operating at a
stabilized level as of the prospective valuation date.

Hvpothetical Condition:

That which is contrary to what exists but is supposed for the purpose of analysis.

Source: Uniform Standards of Professional Appraisal Practice (USPAP)

For those reports that incorporate a hypothetical condition, USPAP requires that the appraiser
provide notice to the user of the report that the use of the hypothetical condition might affect the
assignment results. The appraiser(s) is not required to report on the impact of the hypothetical
condition on assignment results. Applicable hypothetical conditions have been identified earlier in
this section.

CROWN APPRAISAL GROUP
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Intended Use, User

The intended use for most of the values developed and reported have been shown in the prior
section. For those values that do not have an intended use, the use is to assist the client in their
understanding and analysis of the property. Unless otherwise identified within this report, the
intended use of the report has not been more fully described to the appraiser(s). The client, or
intended user, for whom the report is prepared is identified in the letter of transmittal, Debi
Martin of Greystone Servicing Corporation, Inc. Other known intended users are representatives
from the USDA, Georgia Department of Community Affairs, and other lenders. Unless
otherwise identified within this report, no other intended users have been identified to the
appraiser(s).

The Uniform Standards of Professional Appraisal Practice (USPAP) have a number of rules,
comments, advisory opinions, and frequently asked questions relating to control or use of
reports. The signatory(ies) of this report is/are bound by USPAP. Therefore, as noted in the
letter of transmittal, no party other than the intended user may use this report without receiving
written consent from the signing appraiser(s). Further, no part of the report shall be published or
made available to the general public, nor shall any part of the report be published or made
available for public or private offering memorandum or prospectus, without the written consent
of the signing appraiser(s) of this report.

Scope

The scope of services was focused on reviewing issues considered relevant and appropriate by
the appraisers based on their knowledge of the subject's real estate market. The appraisers
believe that the scope was sufficient to arrive at an accurate value opinion. A summary of the
scope of work is presented below. Additional explanatory comments regarding the scope
undertaken can be found throughout the report. The scope included the following:

e  Review and analysis of the subject market area, economic and demographic issues.

e  Review of existing and planned comparable and/or competitive properties located within the subject area.

e  Analysis of economic, demographic and development factors within the subject market area.

e  Physical inspection of the real estate; specifically, observation of the above ground attributes of the site was made,
observation of representative exterior facades of building(s) on site was made, observation of representative property
amenities on site was made, and interior viewing of a sufficient number of representative living units within the
building(s) was made in a manner considered sufficient to comprehend and analyze the physical and functional
adequacy and appropriateness of the real estate in light of market conditions as of the date of valuation.

e  Evaluation of the highest and best use of the property.

e  Consideration of all applicable and appropriate valuation approaches.

e  Reconciliation of the above opinions to a point value opinion.

Note that:

e  Crown Appraisal Group, Inc. employees are not engineers and are not competent to judge matters of an engineering
nature.

e  Inspection of 100% of the units or other improvements at the real estate was not made.
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Pertinent Dates

The various dates of valuation are noted in the charts on the first page of the letter of transmittal
and the Executive Summary Page. The most recent inspection of the real estate was on January
24, 2017. It is noted that the term inspection is not intended to convey a complete, exhaustive
examination of the real estate. Such an inspection is best suited for an engineer, architect, or
building inspector formally educated and trained in such matters. Rather, the term denotes that
the individual viewing the real estate was at the property on the date and observed the general
condition and quality of the real estate at that time. The date of report--the date the report was
written—is March 27, 2017.

Events subsequent to these dates may have an impact on the opinions developed through the
course of the assignment, and on the opinions contained within this report. All such subsequent
events are beyond the control of the appraiser(s), and any consequences thereof are beyond the
scope of this assignment.
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Comments Regarding Appraisal

A number of comments regarding the subject and appraisal assignment are discussed below:

. Property. The subject is known as Piedmont Hills Apartments and has an address of 1001 West Main Street
in Forsyth, Georgia. The property is a 51-unit apartment complex. The property includes one and two
bedroom units. The complex operates as a Class C, restricted income, non-age restricted property. The
improvements were built in 1990. Overall, the property is in average physical and functional condition.

The unit size is based on the best information provided. Crown was given floor plans, square foot
summary pages, and building plans. The information was generally consistent, but not identical.

Tenancy at the subject property is restricted to households with incomes of less than the area median
household income. The units at the subject have long maintained a high level of occupancy. Demand for
subsidized rental units is high locally.

Historical operating information for the subject was available for 2013, 2014, and 2015. In addition, the budget
for 2016 and 2017 were also provided. In general the information provided indicated that the property is being
run in an efficient manner. Historical information will be used when developing expenses and for valuation
purposes, while market data will be used as support.

. Near Term. The property is part of a portfolio of apartment properties in Georgia that are to transfer
ownership in the near term. There is a letter of intent on the subject property, proposing an option to purchase.
The letter of intent was requested but not provided. The transfer is assumed to be between related parties and
not one that is considered to be arms-length. The purchase price amount given to the appraisers is $1,581,252.
As the transfer is not arms-length no credence is given to this purchase price when determining the said values
of the subject property. Subsequent to the sale, ownership plans to renovate the subject with funding from a
combination of mortgage monies, sale proceeds of Section 42 Low Income Housing Tax Credits, and
equity. Following the acquisition the existing Section 515 loan will remain at the property. (The loan is
expected to be restated under new rates and terms.) Renovations will be extensive and will include interior
unit renovation as well as exterior unit renovation. Among the items that will be replaced and/or renovated
(depending upon the condition of the individual components) are air conditioning units, windows, roofs,
plumbing and electric, parking areas, and kitchens and bathrooms. Microwaves will be added to each unit.
In addition, a pavilion will be added to the complex. Furthermore, all Section 504 accessibility issues will
be addressed and corrected as appropriate.

. Property Location. The property is located on the north side of US 41 (West Main Street), about 2 miles
southwest of the I-75/Juliette Road interchange and about one mile southwest of downtown Forsyth. This
location is about 25 miles northwest of Macon. The property is in Monroe County. Forsyth is located in
central Georgia. Forsyth is a relatively small Georgia town. There are few truly comparable properties in
the area.

. Value Opinions Developed and Reported. There are a number of value opinions developed and reported in
the appraisal report. In large part, this is due to the number of intended users — who have similar, but not
identical — needs. The values that are not required by a specific intended user should be ignored.
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Apartment Housing

There is a continual change in the definition and implications of various apartment types. A
number of the more prevalent apartment classifications include luxury, Class A, Class B,
conventional, LIHTC, HUD, and affordable. With respect to the senior market, there are
classifications such as independent or assisted. Some terms have specific definitions, while some
can be used interchangeably (upscale or luxury, etc.). In some cases, the terms are meant to
suggest a specific resident profile or income level (LIHTC or affordable are examples). To
minimize confusion, the following definitions and comments are presented:

Luxury, Class A, Class B, Class C - The type of property is designated by the year of construction
and the amenities (unit and project). A luxury complex will
have more amenities than a Class A property, while a Class A
property has more amenities than Class B. A Class C property
typically possesses few amenities. An upscale property could be
either a luxury or a Class A property. A Class B property could
be new. A Class B property does not possess all the amenities
of a Class A or luxury property.

Market rate, LIHTC, HUD - Refers to the rent limits, or rent payment structure. A market
rate property has no rent constraints (other than the market)
while a LIHTC (Low-Income Housing Tax Credit) property is
(or could be) constrained by income levels as well as the market.
A market rate property is also known as a conventional property.
Low-income, subsidized, or affordable (such as HUD Section 8
and/or Section 236) are designations used to denote subsidy
programs other than the LIHTC program, and refer to the entity
(or entities) that make the rent payment to the property owner.

Independent, assisted - Refers to the level of service offered, particularly with respect to
the senior housing/care market. An independent complex has
few, if any, services (such as meals, housekeeping). An assisted
living facility offers more ADL (Activities of Daily Living)
services. This classification also has implications as to the
typical design of apartment units within a complex — an
independent complex generally has apartments with full kitchens
and exterior entries, while the units at an assisted living complex
typically have a small kitchenette, many common areas, and
interior enclosed hallways.

Elderly Only (Age Restricted) - Refers to the minimum age of at least one of the residents of a
unit. Depending upon the specific nature of a given program,
the typical minimum age limit is within the 55 to 65 range.

Based on the above, the complex operates as a Class C, restricted income, non-age restricted
property.
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City Overview

Forsyth is the county seat of Monroe County, in the state of Georgia. Monroe County is within
the Macon Metropolitan Statistical Area (MSA). This MSA contains 5 counties in Georgia:
Jones, Bibb, Monroe, Crawford, and Twiggs. Monroe County is in the central portion of
Georgia. The city of Forsyth is about 20 miles northwest of Macon, about 55 miles southeast of
Atlanta, about 70 miles southwest of Athens, and about 70 miles northeast of Columbus. The
maps and aerial below locate the property relative to other cities in Georgia.
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Forsyth

Aerial
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Physical Boundaries

Forsyth is roughly bordered by Brandywine Drive to the north, Industrial Park Road to the east,
Todd Creek Place to the south, and Meadow Drive to the west.

Road Infrastructure

There are several roadways that service Forsyth. These include I-75, US 41, SR 42, SR 83, and
SR 18.

I-75 is the primary north/south roadway that services the city. It has interchanges with other
major routes in the area including SR 83, SR 42, and SR 18. I-75 connects the area to Atlanta
(north) and Macon (south). SR 41 is the primary east/west roadway in the city. It has
intersections with SR 83, SR 18, and SR 42. From the north, SR 83 intersects with US 41, and
then splits off from US 41 on the southwest side of the city and continues to travel in a
northeast/southwest direction. SR 42 intersects with US 41 from the south, and then merges
with SR 83. It splits off from SR 83 at I-75, travels parallel to I-75, and then turns north. SR 18
enters the city from the east and then terminates at US 41.

Population
The Forsyth population according to the 2000 census was 3,294. In 2010, the population was
3,788 (an increase of 1.4%). The 2016 population estimation is 4,510 (population increase of

3.0% from 2010). The population is expected to increase by 0.4% in 2021 to 4,610.

History & Growth

In 1822, Monroe County was created. Shortly afterwards, Forsyth was incorporated and made
the county seat. Forsyth was named for John Forsyth, an American political leader. The city
experienced significant commercial growth following the arrival of the railroad in 1838, cotton
agriculture, and the opening of Tift College in 1849. Tift College is one of the oldest founded
all-female colleges in the US. Tift College merged with Mercer University in Macon in 1987.
During the Confederate War, Forsyth was a special hospital camp. About 300 soldiers are buried
in the Confederate Cemetery in Forsyth.

New development in the Forsyth area includes a +40,000 sf Hampton Inn hotel to be completed
in June 2017. This property is located in the northeast quadrant of I-75 and Juliette Road. There
is no other known planned future development. According to the demographics of the area, the
population is expected to increase slightly and the viability of the area is stable.

Land Uses and Development

The primary use in Forsyth is residential. The commercial users are located on roadways along
I-75 and US 41 in the northern and eastern portions of the city. Residential users are mostly
single family, and located in all areas of the city.

Institutional users include Tift College, Monroe County Commissioner, William M Hubbard
Middle School, Samuel Hubbard Elementary School, Mary Persons High School, St. James
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Baptist Church, First Baptist Church, Christ United Methodist Church, and Forsyth Apostolic
Church. A zoning map of the city is below.

Immediate (Adjacent) Land Uses

North: to the north of the subject is single family residential.
East: to the east of the subject is Forsyth Recycling Center.

South: to the south of the subject are the Rest Haven Memorial Cemetery and a +£55,000 sf
industrial property occupied by STS Linens.

West: to the west of the subject is undeveloped land.
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Market Area Demographic Profile

The chart below shows demographic
data for the subject market for a
number of identified areas. The map
depicts the areas covered.

Piedmont Hills Apartments
Demographic Profile: 1, 3 and 5-mile Radii
Forsyth Radius from subject Monroe
City CAG 1Mile CAG 3Mile CAG 5Mile CAG County CAG
Population - -
2000 3,294 1,344 5,944 8,308 21,756
2010 3,788 1.4% 1,458 0.8% 7,001 1.6% 9,449 1.3% 26,424 2.0%
2016 est. 4,510 3.0% 1,455 0.0% 7,138 0.3% 9,552 0.2% 27,226 0.5%
2021 proj. 4,610 0.4% 1,470 0.2% 7,314 0.5% 9,744 0.4% 28,138 0.7%
Median Age 37.80 35.70 36.90 38.10 42.70
Average Age 39.00 38.40 38.60 39.10 41.40
Households
2000 1,150 457 2,050 2,905 7,719
2010 1,319 1.4% 472 0.3% 2,353 1.4% 3,280 1.2% 9,662 2.3%
2016 est. 1,621 3.5% 488 0.6% 2,463 0.8% 3,398 0.6% 10,144 0.8%
2021 proj 1,675 0.7% 501 0.5% 2,552 0.7% 3,505 0.6% 10,560 0.8%
Average Household Size
2000 2.86 2.94 2.90 2.86 2.82
2010 2.87 0.0% 3.09 0.5% 2.97 0.3% 2.88 0.1% 2.73 -0.3%
2016 est. 2.78 -0.5% 2.98 -0.6% 2.90 -0.4% 2.81 -0.4% 2.68 -0.3%
2021 proj 2.75 -0.2% 2.93 -0.3% 2.87 -0.2% 2.78 -0.2% 2.66 -0.1%
Owner Occupied (est.) 1,064  65.64% 328 67.28% 1,621  65.83% 2,318  68.22% 7872 77.60%
Renter Occupied (est.) 557  34.36% 160 32.72% 841 34.17% 1,080 31.78% 2,272 22.40%
Est. Household Income
$0-$14,999 18.51% 21.15% 18.46% 16.74% 11.52%
$15,000-$24,999 18.82% 22.32% 18.41% 17.53% 13.32%
$25,000-$34,999 12.46% 13.12% 12.38% 12.09% 12.73%
$35,000-$49,999 11.97% 11.68% 12.20% 12.62% 12.90%
$50,000-74,999 16.04% 11.35% 16.43% 17.39% 17.97%
$75,000-$99,000 8.76% 7.73% 8.57% 8.99% 10.94%
$100,000 + 13.45% 12.67% 13.56% 14.64% 20.61%
100.0% 100.0% 100.0% 100.0% 100.0%
Average Household Income (est.) $50,168 $47,020 $50,738 $53,282 $63,117
Median Household Income (est.) $35,271 $29,982 $35,928 $39,327 $49,450
! Compounded Annual Growth
Source: Claritas Inc.

CROWN APPRAISAL GROUP



PIEDMONT HILLS APARTMENTS — FORSYTH, GEORGIA City Overview  Page 16

Supply Side Analysis - Competitive Properties Survey

A survey of multi-family complexes is detailed on the following pages. The map below shows
the locations of the rent comparables and the subject. Given the relatively small population in
the market area, there are few apartment properties, and it was necessary to use properties that
are somewhat geographically distant.
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Rent Comparable 1

General Data

Property Name: Walker Street Apts
Property Address: 148 Walker St
City: Jackson
County: Butts
MSA: Atlanta-Sandy Springs-Roswell
State: GA
Zip: 30233
Renter Segmentation: General
Rent Structure: Market Rate

Property Data

Bedrooms Baths  Type

Size (rsf) Units Rent Rent/rsf]

Year Built: 1930 2 1.0
Size (Number of Units): 42

Rentable Size (rsf): 37,800

Site Size (acres): 3.350

Density (units/acre): 12.5

Occ. At Time Of Survey: 100.0%

Floors: 1
Property Design: Single Story
Exterior: Brick

Garden 900 42 $535 $0.59

Landlord Paid Utilities Unit Amenities

Complex Amenities

N Cable N Sewer
N Electric N Trash
N Gas N Water

N Fireplace

Y Balcony/Patio
N Microwave N Att. Garage

Y Dishwasher N Carport

N Garbage Disposal N Basement

N Air Conditioning Y Ceiling Fans

Y Washer/Dryer N Vaulted Ceiling

Y Refrigerator
Y Range

Tenant Paid Utilities
Y Cable Y Sewer
Y Electric Y Trash

Y Gas Y Water Y W/D Hookups N Security Systemn)

N Pool N Laundry

N Clubhouse N Det. Garages
N Tennis N Cov. Storage
N Jacuzzi N Open Storage
N Fit. Center N Car Wash

N Lake N Elevators

N Gated N Playground
N Bus. Center N Racquetball

Other Comments

The property is on the east side of Walker Street just northwest of downtown Jackson, and about 40 miles
southeast of Atlanta. Units are equipped with window AC. Typical lease term is one year. Shorter lease
terms are available with management consent. There is minimal turnover.

Property Contact: Emily (678) 774-8600
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Rent Comparable 2

General Data

Property Name: Indian Springs Apts

Property Address: 480 Brownlee Rd

City: Jackson

County: Butts

MSA: Atlanta-Sandy Springs-Roswell

State: GA

Zip: 30233

Renter Segmentation: General

Rent Structure: Market Rate

Property Data

Bedrooms Baths  Type  Size (rsf) Units Rent Rent/rsf]

Year Built: 2005 1 1.0 Garden 840 9 $475 $0.57
Size (Number of Units): 51 2 1.0  Garden 925 42 $550 $0.59
Rentable Size (rsf): 46,410

Site Size (acres): 2.670

Density (units/acre): 19.1

Occ. At Time Of Survey: 100.0%

Floors: 2

Property Design: Walk Up

Exterior: Siding

Landlord Paid Utilities Unit Amenities Complex Amenities

N Cable N Sewer Y Refrigerator N Fireplace N Pool N Laundry

N Electric N Trash Y Range N Balcony/Patio N Clubhouse N Det. Garages
N Gas N Water N Microwave N Att. Garage N Tennis N Cov. Storage

Y Dishwasher N Carport N Jacuzzi N Open Storage

Tenant Paid Utilities N Garbage Disposal N Basement N Fit. Center N Car Wash

Y Cable Y Sewer Y Air Conditioning N Ceiling Fans N Lake N Elevators

Y Electric Y Trash N Washer/Dryer N Vaulted Ceiling N Gated N Playground

Y Gas Y Water Y W/D Hookups N Security System N Bus. Center N Racquetball

Other Comments

The property is on the west side of Brownlee Road just south of downtown Jackson, and about 40 miles
southeast of Atlanta. Typical lease term is one year. Shorter lease terms are available with management
consent. There is minimal turnover.

Property Contact: Billy (844) 364-5409
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Rent Comparable 3
General Data
Property Name: Willow Creek Apts
Property Address: 101 Rhodes Ln
City: Griffin
County: Spalding
MSA: Atlanta-Sandy Springs-Roswell
State: GA
Zip: 30224
Renter Segmentation: General
Rent Structure: Market Rate
Property Data
Bedrooms Baths  Type  Size (rsf) Units Rent Rent/rsf
Year Built: 1985 0 1.0  Garden 288 6 $510 $1.90
Size (Number of Units): 53 1 1.0 Garden 576 37 $610 $1.09
Rentable Size (rsf): 31,680 2 1.0  Garden 864 8 $705 %0091
2 2.0  Garden 864 2 $775 $0.93
Site Size (acres): 6.520
Density (units/acre): 8.1
Occ. At Time Of Survey: 96.2%
Floors: 1
Property Design: Single Story
Exterior: Wood
Landlord Paid Utilities Unit Amenities Complex Amenities
N Cable Y Sewer Y Refrigerator N Fireplace N Pool Y Laundry
N Electric Y Trash Y Range Y Balcony/Patio N Clubhouse N Det. Garages
Y Gas N Water N Microwave N Att. Garage N Tennis Y Cov. Storage
Y Dishwasher N Carport N Jacuzzi N Open Storage
Tenant Paid Utilities N Garbage Disposal N Basement N Fit. Center N Car Wash
Y Cable N Sewer Y Air Conditioning Y Ceiling Fans N Lake N Elevators
Y Electric N Trash N Washer/Dryer Y Vaulted Ceiling N Gated N Playground
N Gas Y Water Y W/D Hookups N Security System N Bus. Center N Racquetball

Other Comments

Willow Creek is located in the northeast quadrant of Macon Road and Futral Road, about 2 miles
southeast of downtown Griffin. This location is about 35 miles southeast of the Atlanta CBD. The
property currently has 2 units that accept housing vouchers. Typical lease term is one year. Shorter lease
terms are available with management consent. There is minimal turnover.

Property Contact: Twala (678) 408-4401
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General Data

Rent Comparable 4

Property Name:
Property Address:
City:

County:

MSA:

State:

Zip:

Rent Structure:

Atlanta-Sandy Springs-Roswell

Renter Segmentation:

Parkhill Apts
925 S Hill St
Griffin
Spalding

GA

30224
General
Market Rate

Property Data
Bedrooms Baths  Type  Size (rsf) Units Rent Rent/rsf]
Year Built: 1964 1 1.0 Garden 650 24 $475 $0.73
Size (Number of Units): 48 2 1.0  Garden 850 24 $550 $0.65
Rentable Size (rsf): 36,000
Gross Size (gsf): 36,016
Site Size (acres): 4.850
Density (units/acre): 9.9
Occ. At Time Of Survey: 100.0%
Floors: 2
Property Design: Walk Up
Exterior: Brick
Landlord Paid Utilities Unit Amenities Complex Amenities
N Cable Y Sewer Y Refrigerator N Fireplace Y Pool N Laundry

N Electric N Trash
N Gas Y Water

Tenant Paid Utilities

Y Cable N Sewer
Y Electric Y Trash
Y Gas N Water

Y Range N Balcony/Patio
N Microwave N Att. Garage
N Dishwasher N Carport

N Garbage Disposal N Basement

N Air Conditioning N Ceiling Fans

N Washer/Dryer N Vaulted Ceiling

N W/D Hookups N Security System

N Clubhouse N Det. Garages
N Tennis N Cov. Storage
N Jacuzzi N Open Storage
N Fit. Center N Car Wash

N Lake N Elevators

N Gated N Playground
N Bus. Center N Racquetball

Other Comments

Parkhill Apartments are located on the west side of South Hill Street (US 19B), about 1 mile south of downtown
Griffin. This location is about 10 miles west of the I-75/SR 16 interchange and about 35 miles southeast of the
Atlanta CBD. The property currently has 3 units that accept housing vouchers. All units include a wall A/C unit.
Typical lease term is one year. Shorter lease terms are available with management consent. There is minimal

turnover.

Pronertv Contact: Randv (844) 570-7R829
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General Data

Rent Comparable 5

Property Name: Walden Pointe Apts
Property Address: 701 Carver Rd
City: Griffin
County: Spalding
MSA: Atlanta-Sandy Springs-Roswell
State: GA
Zip: 30224
Renter Segmentation: General
Rent Structure: Market Rate

Property Data

Year Built:

Rentable Size (rsf):
Site Size (acres):
Density (units/acre):

Floors:
Property Design:
Exterior:

Size (Number of Units):

Bedrooms Baths  Type

Size (rsf) Units Rent Rent/rsf]

1998 1 1.0 Garden 998 72 $660 $0.63
216 2 20 Garden 1,280 112 $750 $0.60
262,576 3 20 Garden 1,480 32 $890 $0.57

38.280
5.6

Occ. At Time Of Survey: 100.0%

3
Walk Up
Siding

Landlord Paid Utilities

Unit Amenities

Complex Amenities

N Cable N Sewer
N Electric N Trash
N Gas N Water

Tenant Paid Utilities

Y Cable Y Sewer
Y Electric Y Trash
N Gas Y Water

Y Refrigerator N Fireplace

Y Range Y Balcony/Patio
Y Microwave N Att. Garage
Y Dishwasher N Carport

Y Garbage Disposal N Basement
Y Air Conditioning Y Ceiling Fans
N Washer/Dryer Y Vaulted Ceiling

Y W/D Hookups Y Security System

Y Pool Y Laundry

Y Clubhouse Y Det. Garages
Y Tennis Y Cov. Storage
N Jacuzzi N Open Storage
Y Fit. Center N Car Wash

N Lake N Elevators

N Gated Y Playground
Y Bus. Center N Racquetball

Other Comments

Walden Pointe is located on the west side of Carver Road just southwest of the US 19/Williamson Road
interchange. This location is about 2 miles southwest of downtown Griffin and about 35 miles southeast
of the Atlanta CBD. Additional amenities include a picnic/grilling area. Typical lease term is one year.
Shorter lease terms (6 and 9 months) are available with management consent. There is minimal turnover.

Property Contact: Jenny (770) 228-3366
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Analysis

Piedmont Hills Apartments:
physical and functional condition.

Description section of the report. It is summarized below.

The subject has 51-units, was built in 1990, and is in average
It is more fully described and discussed in the Property

Piedmont Hills Apartments
Property and Unit Amenity Summary

Street Address 1001 West Main Street
City Forsyth
Unit Types # units Size (sf)
1 Bed, 1 Bath 11 648
1 Bed, 1 Bath (UFAS) 1 732
2 Bed, | Bath 36 784
2 Bed, 1 Bath (UFAS) 2 789
2 Bed, 1 Bath (Manager's Unit) 1 866
Unit Amenities (Y/N)
Refrigerator Y Disposal
Range Y Double Sink
Microwave N Fan Hood
Dishwasher N Att Garage

Z|=<|=<|z

Water
T

Complex Amenities (Y/N)

Pool
Clubhouse
Tennis
Jacuzzi
Fit. Ctr

Fireplace
Patio
Balcony
Bsmt

Year Built 1990 Floors 1
Total Units 51 Occupancy 96.1%
Utilities (L-landlord, T-tenant, na-not applicable)

Sewer Electric Heat Trash Cable
T T T L T
N Bus. Ctr. N Lake N
N Laundry Y Gated N
N Det. Garages N Car Wash N
N Cov. Storage N Elevators N
N Open Storage N Playground Y
N Central A/C Y Ceil. Fans N
Y Wall A/C N Vit Ceiling N
N 'W/D hk ups Y Sec Sys N
N W/D N Storage Y

During the renovations, microwaves will be added to each unit. In addition, a pavilion will be

added to the complex.
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Market Rent Conclusions

Apartment Survey Ranges
Piedmont Hills Apartments
Unit Size Adj. Monthly Rent Rent/sf
1 Bed, 1 Bath
] Piedmont Hills Apartments 648 $520 $0.80
< Comparable Properties 576 - 998 $447 - $614 $0.53 - $1.07
average of comparables 766 $518 $0.72
1 Bed, 1 Bath (UFAS)
2 Piedmont Hills Apartments 732 $530 $0.72
< Comparable Properties 576 - 998 $463 - $626 $0.54 - $1.09
average of comparables 766 $532 $0.74
2 Bed, 1 Bath
i Piedmont Hills Apartments 784 $570 $0.73
< Comparable Properties 850 - 964 $527 - $669 $0.44 - $0.77
average of comparables 900 $567 $0.60
1 Bed, 1 Bath
5 Piedmont Hills Apartments 648 $580 $0.90
< Comparable Properties 576 - 998 $507 - $674 $0.59 - $1.17
average of comparables 766 $578 $0.80
1 Bed, 1 Bath (UFAS)
E Piedmont Hills Apartments 732 $590 $0.81
2 Comparable Properties 576 - 998 $523 - $686 $0.60 - $1.19
average of comparables 766 $592 $0.82
2 Bed, 1 Bath
E Piedmont Hills Apartments 784 $630 $0.80
2 Comparable Properties 850 - 964 $587 - $729 $0.64 - $0.84
average of comparables 900 $627 $0.71
Source: Crown Appraisal Group

The chart above details the current (not renovated) and as renovated market-derived rents for the
subject as well as the range of rents offered at the comparable properties.

Adjustments are made to the comparables for perceived, material differences. (For example,
while a given comparable unit might be 3 square feet larger than a given subject unit, there is no
material difference in the unit size, so no adjustment is warranted, nor made.) Adjustments are
considered for property attributes such as location (specific or general), condition/street appeal,
or complex amenities, as well as unit attributes such as unit size, configuration (number of
bedrooms or bathrooms, style), utility payment structure, unit amenities, and any concessions. If
no adjustment is made, it is because there is no perceived difference between the comparable and
the subject.

The charts that follow detail the analysis, and show the adjustments considered appropriate.
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Unrenovated Market Rent, 1 br-1 ba (648 sf)

The subject is comprised of 11 of these units. Comparable properties from the area are used to
develop the unrenovated rent conclusion.

1 Bed, 1 Bath
Asis
Subject Rent 2 Rent 3 Rent 4 Rent 5
Name Piedmont Hills Apartments Indian Springs Apts Willow Creek Apts Parlchill Apts Walden Pointe Apts
Address 1001 West Main Street 480 Brownlee Rd 101 Rhodes Ln 9215 S Hill St 701 Carver Rd
Unadjusted Rent 5475 5610 3475 $660
Location
Address 1001 West Main Street 480 Brownlee Rd 101 Rhodes Ln 925 S Hill St 701 Carver Rd
City Forsyth Jackson Griffin Griffin Griffin
Population 4.510 4.831 24,016 24016 24,016
Similar Superior Superior Superior
30 -810 -510 -310
Year Built 1990 2005 1985 1964 1008
Condition/Street Appeal Superior Similar Inferior Superior
-510 $0 $10 -85
Unit Size (5f) 648 840 576 650 998
Superior Inferior Supearior Superior
-538 514 S0 -570
Bedrooms 1 1 1 1 1
Stmilar Stmilar Stmilar Similar
50 50 S0 S0
Bathrooms 10 10 10 1.0 1.0
Similar Similar Similar Similar
S0 $0 $0 S0
Utilities (who pays?)
Heat Tenant Tenant Tenant Tenant Tenant
Electric Tenant Tenant Tenant Tenant Tenant
Water Tenant Tenant Tenant Landlord Tenant
Sewer Tenant Tenant Landlord Landlord Tenant
Trash Landlord Tenant Landlord Tenant Tenant
Cable Tenant Tenant Tenant Tenant Tenant
Inferior Superior Superior Inferior
55 -85 -515 $5
Unit Amenities Ref, Range, A/C, Ref, Range, DW, A/C, Ref, Range, A/C, Fario, Ref, Range Ref, Range, Micro., DW, Disp., A/C,
W/D HU, Patio, Storage W/D HU Ceil. Fans, Vaulted Ceil. W/D HU, Bai/Pat., Ceil. Fans, Security
Inferior Similar Inferior Superior
33 $0 520 -520
Complex Amenities Laundry, Playground None Laundry Pool Pool, CH, Tennis, Fit. Ctr., Bus. Ctr., Ldry, Grg, Storage, PG
Inferior Inferior Inferior Superior
$10 85 $5 -335
Concessions None Nowne None None None
S0 S0 S0 S0
Net Adjustment -528 34 310 -8135
Adjusted Rent S447 S614 $485 §525
Market Rent Conclusion 8520

Source: Crown Appraisal Group

The comparables range in size from 576 sf to 998 sf. After making the adjustments considered
appropriate, the rent range is $447 to $614. Central tendencies are $518 (average) and $505
(median). No one property stands out as being more comparable than another — no one
comparable is physically close, and all were adjusted. A point value near the mid-point is
reasonable. An as-is market rent of $520/month is concluded to be appropriate.
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As Renovated Market Rent, 1 br-1 ba

Comparable properties from the area are used to develop the as-renovated rent conclusion.

1 Bed, 1 Bath
As Renovated
Subject Rent 2 Rent 3 Rent 4 Rent 5
Name Piedmont Hills Apartments Indian Springs Apts Willow Creek Apts Parkhill Apts ‘Walden Pointe Apts
Address 1001 West Main Street 480 Brownlee Rd 101 Rhodes Ln 925 S Hill St 701 Carver Rd
Unadjusted Rent $475 610 $475 $660
Location
Address 1001 West Main Street 480 Brownlee Rd 101 Rhodes Ln 925 S Hill St 701 Carver Rd
City Forsyth Jackson Griffin Griffin Griffin
Population 4,510 4.831 24,016 24,016 24,016
Similar Superior Superior Superior
$0 -510 -810 -810
Year Built 1990/2017R 2005 1085 1964 1998
Condition/Street Appeal Inferior Inferior Inferior Inferior
540 $50 560 545
Unit Size (5f) 648 840 576 650 998
732 Superior Infarior Superior Superior
-338 514 50 -370
Bedrooms 1 1 1 1 1
Similar Similar Similar Similar
50 S0 50 50
Bathrooms 1.0 1.0 1.0 1.0 1.0
Simnilar Similar Simnilar Simnilar
$0 S0 $0 $0
Utilities (who pays?)
Heat Tenant Tenant Tenant Tenant Tenant
Electric Tenant Tenant Tenant Tenant Tenant
Water Tenant Tenant Tenant Landlord Tenant
Sewer Tenant Tenant Landlord Landlord Tenant
Trash Landlord Tenant Landlord Tenant Tenant
Cable Tenant Tenant Tenant Tenant Tenant
Inferior Superior Superior Inferior
§5 -85 -815 §5
Unit Amenities Ref, Range, Micro., A/C, Ref, Range, DW, A/C,  Ref, Range, A/C, Patio, Ref, Range Ref, Range, Micro., DW, Disp., A/C,
W/D HU, Patio, Storage WD HU Ceil. Fans, Vaulted Ceil. o WiD HU, Bal/Pat., Ceil. Fans, Security
Inferior Inferior Inferior Superior
$10 $5 325 =515
Complex Amenities Laundry, Playground, Pavillion None Laundry Pool Pool, CH, Tennis, Fit. Ctr, Bus. Ctr, Lavy, Grg, Storage, PG
Inferior Inferior Inferior Superior
S15 $10 510 -530
Concessions None None None None None
$0 $0 $0 $0
Net Adjustment 832 564 370 -875
Adjusted Rent $507 8674 $545 $585

Market Rent Conclusion

$580

Source: Crown Appraisal Group

The comparables range in size from 576 sf to 998 sf. After making the adjustments considered
appropriate, the rent range is $507 to $674. Central tendencies are $578 (average) and $565
(median). No one property stands out as being more comparable than another — no one
comparable is physically close, and all were adjusted. A point value near the mid-point is
reasonable. An as-renovated market rent of $580/month is concluded to be appropriate.
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Unrenovated Market Rent, 1 br-1 ba (732 sf)

The subject is comprised of one of these units. Comparable properties from the area are used to
develop the unrenovated rent conclusion.

1 Bed, 1 Bath (UFAS)

Asis
Subject Rent 2 Rent 3 Rent 4 Rent 5
Name Piedmont Hills Apartments Indian Springs Apts Willow Creek Apts Parkhill Apts ‘Walden Pointe Apts
Address 1001 West Main Street 480 Brownlee Rd 101 Rhodes Ln 925 S Hill St 701 Carver Rd
Unadjusted Rent 5475 3610 3475 3660
Location
Address 1001 West Main Street 480 Brownlee Rd 101 Rhodes Ln 925 S Hill St 701 Carver Rd
City Forsyth Jackson Griffin Griffin Griffin
Population 4,510 4,831 24,016 24,016 24,016
Similar Superior Superior Superior
50 -510 -510 -510
Year Built 1990 2005 19085 1964 1998
Conditiorn/Street Appeal Superior Similar Inferior Superior
-$10 50 $10 -55
Unit Size (sf) 732 840 576 650 998
Superior Inferior Inferior Superior
-822 831 516 -853
Bedrooms 1 1 1 1 1
Similar Stmilar Similar Similar
S0 50 S0 50
Bathrooms 1.0 1.0 10 1.0 10
Stmilar Stmilar Stmilar Stmilar
50 $0 $0 $0
Utilities (who pays?)
Heat Tenant Tenant Tenant Tenant Tenant
Electric Tenant Tenant Tenant Tenant Tenant
Water Tenant Tenant Tenant Landlord Tenant
Sewer Tenant Tenant Landlord Landlord Tenant
Trash Landlord Tenant Landlord Tenant Tenant
Cable Tenant Tenant Tenant Tenant Tenant
Inferior Superior Superior Inferior
$5 -310 -820 35
Unit Amenities Ref, Range, A/C, Ref, Range, DW, A/C,  Ref, Range, A/C, Patio, Ref, Range Ref, Range, Micro., DW, Disp., A/C,
WiD HU, Patio, Storage WD HU Ceil. Fans, Vaulted Ceil. WD HU, Bal/Pat., Ceil. Fans, Security
Inferior Similar Inferior Superior
$5 $0 $20 -820
Complex Amenities Laundry, Plavground Nowne Laundry Pool Pool, CH. Tewnis, Fit Ctr, Bus Ctr, Ldyy, Grg, Storage, PG
Inferior Inferior Inferior Superior
$10 55 55 -335
Concessions None None None None None
S0 S0 $0 S0
Net Adjustment -$12 516 $21 -$118
Adjusted Rent $463 $626 $496 §542
Market Rent Conclusion 3530

Source: Crown Appraisal Group

The comparables range in size from 576 sf to 998 sf. After making the adjustments considered
appropriate, the rent range is $463 to $626. Central tendencies are $532 (average) and $519
(median). No one property stands out as being more comparable than another — no one
comparable is physically close, and all were adjusted. A point value near the mid-point is
reasonable. An as-is market rent of $530/month is concluded to be appropriate.
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As Renovated Market Rent, 1 br-1 ba
Comparable properties from the area are used to develop the as-renovated rent conclusion.
1 Bed, 1 Bath (UFAS)
As Renovated
Subject Rent2 Rent 3 Rentd Rent 5
Name Piedmont Hills Apartments Indian Springs Apts Willow Creek Apts Parkhill Apts Walden Pointe Apts
Address 1001 West Main Street 480 Brownlee Rd 101 Rhodes Ln 925 S Hill St 701 Carver Rd
Unadjusted Rent $475 $610 5475 5660
Location
Address 1001 West Main Street 480 Brownlee Rd 101 Rhodes Ln 925 S Hill St 701 Carver Rd
City Forsyth Jackson Griffin Griffin Griffin
Population 4.510 4.831 24,016 24.016 24,016
Similar Superior Superior Superior
50 -$10 -810 -810
Year Built 1990 2005 1985 1904 1998
Condition/Street Appeal Infevior Infevior Infevior Infevior
$40 $50 $60 $45
Unit Size (sf) 732 840 576 650 998
0 Superior Inferior Inferior Superior
-$22 $31 516 -853
Bedrooms 2 1 1 1 1
Similar Similar Similar Similar
50 S0 S0 S0
Bathrooms 1.0 1.0 1.0 1.0 1.0
Similar Similar Stmilar Stmilar
S0 S0 S0 S0
Utilities (who pays?)
Heat Tenant Tenant Tenant Tenant Tenant
Electric Tenant Tenant Tenant Tenant Tenant
Water Tenant Tenant Tenant Landlord Tenant
Sewer Tenant Tenant Landlord Landlord Tenant
Trash Landlord Tenant Landlord Tenant Tenant
Cable Tenant Tenant Tenant Tenant Tenant
Inferior Superior Superior Inferior
55 -$10 -520 55
Unit Amenities Ref, Range, Micro., A/C, Ref, Range, DW, A/C,  Ref, Range, A'C, Patio, Ref, Range Ref, Range, Micro., DW, Disp., A/C,
WiD HU, Patio, Storage WD HU Ceil. Fans, Vaulted Ceil. 0 WD HU, Bal/Pat., Ceil. Fans, Security
Inferior Inferior Inferior Superior
$10 $5 $25 -$15
Complex Amenities Laundry, Playground, Pavillion None Laundry Pool Pool, CH, Tennis, Fit. Ctr, Bus. Ctr,, Ldry, Grg, Storage, PG
Inferior Infevior Infervior Superior
$15 $10 $10 -830
Concessions None None None None None
50 $0 50 50
Net Adjustment 548 576 581 -858
Adjusted Rent $523 $686 $556 $602
Market Rent Conclusion 3590

Source: Crown Appraisal Group

The comparables range in size from 576 sf to 998 sf. After making the adjustments considered
appropriate, the rent range is $523 to $686. Central tendencies are $592 (average) and $579

(median). No one property stands out as being more comparable than another — no one
comparable is physically close, and all were adjusted. A point value near the mid-point is
reasonable. An as-renovated market rent of $590/month is concluded to be appropriate.
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Unrenovated Market Rent, 2 br-1 ba (784 sf)

The subject is comprised of 36 of these units. In addition, there are two 2-bedroom units which
are UFAS compatible and have 789 sf. For pro forma valuation purposes, the two bedroom
UFAS units are included in the market analysis. Comparable properties from the area are used to

develop the unrenovated rent conclusion.

2 Bed, 1 Bath
Asis
Subject Rent 1 Rent 2 Rent 3 Rent4 Rent 5
Name Piedmont Hills Apartments Walker Street Apts  Indian Springs Apts Willow Creek Apts Parkhill Apts ‘Walden Pointe Apts
Address 1001 West Main Street 148 Walker St 480 Brownlee Rd 101 Rhodes Ln 925 S Hill St 701 Carver Rd
Unadjusted Rent 8535 $550 $705 8530 $750
Location
Address 1001 West Main Street 148 Walker St 480 Brownlee Rd 101 Rhodes Ln 925 S Hill St 701 Carver Rd
City Forsyth Jackson Jackson Griffin Griffin Griffin
Population 4,510 4,831 4,831 24,016 24,016 24,016
Similar Similar Superior Superior Superior
50 50 -810 -810 -510
Tear Built 1990 1930 2005 1985 1964 1908
Condition/Street Appeal Inferior Superior Stmilar Inferior Superior
§10 -510 S0 §10 -85
Unit Size (sf) 784 900 925 864 850 1,280
Superior Superior Superior Superior Superior
-823 -528 -816 -813 -599
Bedrooms 2 2 2 2 2 2
Stmilar Similar Similar Stmilar Stmilar
S0 S0 S0 S0 S0
Bathrooms 10 1.0 10 10 1.0 2.0
Similar Similar Similar Similar Superior
S0 S0 S0 S0 -525
Utilities (who pays?)
Heat Tenant Tenant Tenant Tenant Tenant Tenant
Electric Tenant Tenant Tenant Tenant Tenant Tenant
Water Tenant Tenant Tenant Tenant Landlord Tenant
Sewer Tenant Tenant Tenant Landlord Landlord Tenant
Trash Landlord Tenant Tenant Landlord Tenant Tenant
Cable Tenant Tenant Tenant Tenant Tenant Tenant
Inferior Inferior Superior Superior Inferior
$5 $5 -$15 -835 $5
Unit Amenities Ref, Range, A/C, Ref, Range, W/D,  Ref, Range, DW, A/C,  Ref, Range, A/C, Patio, Ref, Range Ref, Range, Micro., DW, Disp., A/C,
W/D HU, Patio, Storage Ceil. Fans WD HU Ceil. Fans, Vaulted Ceil. 1] WD HU, Bal'Pat., Ceil. Fans, Security
Inferior Inferior Stmilar Inferior Superior
$10 85 S0 $20 -520
Complex Amenities Laundry, Plavground None None Laundry Paol Pool, CH, Tennis, Fit. Ctr,, Bus. Ctr, Ldry, Grg, Storage, PG
Inferior Inferior Inferior Inferior Superior
$10 $10 $5 85 -535
Concessions None None None None None None
S0 50 S0 30 50
Net Adjustment 812 -518 -836 -823 -5189
Adjusted Rent 8547 §532 $669 8527 §561
Market Rent Conclusion 3570

Source: Crown Appraisal Group

The comparables range in size from 850 sf to 1,280 sf. After making the adjustments considered
appropriate, the rent range is $527 to $669. Central tendencies are $567 (average) and $547
(median). No one property stands out as being more comparable than another — no one
comparable is physically close, and all were adjusted. A point value near the mid-point is
reasonable. An as-is market rent of $570/month is concluded to be appropriate.
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As Renovated Market Rent, 2 br-1 ba
Comparable properties from the area are used to develop the as-renovated rent conclusion.
2 Bed, 1 Bath
As Renovated
Subject Rent 1 Rent 2 Rent 3 Rent 4 Rent 5
Name Piedmont Hills Apartments ~ Walker Street Apts  Indian Springs Apts Willow Creek Apts Parkhill Apts Walden Pointe Apts
Address 1001 West Main Street 148 Walker St 480 Brownlee Rd 101 Rhodes La 925 S Hill St 701 Carver Rd
Unadjusted Rent 3535 $550 5705 $530 $750
Location
Address 1001 West Main Street 148 Walker St 480 Brownlee Rd 101 Rhodes La 925 S Hill St 701 Carver Rd
City Forsyth Jackson Jackson Griffin Griffin Griffin
Population 4,510 0 4,831 4,831 24,016 24,016 24,016
Similar Similar Superior Superior Superior
$0 50 -§10 -§10 -§10
Year Built 1990 1930 2005 1985 1964 19908
Condition/Street Appeal Inferior Inferior Inferior Inferior Inferior
$60 $40 8§50 $60 $45
Unit Size (sf) 784 200 925 864 850 1,280
Superior Superior Superior Superior Superior
-$23 -828 -§16 -813 -$99
Bedrooms 3 2 2 2 2 2
Striler Stmilar Stomilar Similar Stmilar
0 0 0 0 0
Bathrooms 1.0 1.0 1.0 1.0 1.0 2.0
Similar Similar Similar Similar Superior
$0 $0 $0 $0 -$25
Utilities (who pays?)
Heat Tenant Tenant Tenant Tenant Tenant Tenant
Electric Tenant Tenant Tenant Tenant Tenant Tenant
Water Tenant Tenant Tenant Tenant Landlord Tenant
Sewer Tenant Tenant Tenant Landlord Landlord Tenant
Trash Landlord Tenant Tenant Landlord Tenant Tenant
Cable Tenant Tenant Tenant Tenant Tenant Tenant
Inferior Inferior Superior Superior Inferior
$5 $5 -§15 -$35 $5
Unit Amenities Ref, Range, Micro., A/C, Ref, Range, W/D, Ref, Range, DIV, A/C,  Ref, Range, A/C, Patio, Ref, Range Ref, Range, Micro., DW, Disp., A/'C,
W/D HU, Patio, Storage Ceil. Fans WD HU Ceil. Fans, Vaulted Ceil. 0 W/D HU, Bal/Pat., Ceil. Fars, Security
Inferior Inferior Inferior Inferior Superior
$15 $10 35 $25 -§15
Complex Amenities Laundry, Playground, Pavillion None None Laundry Pool Pool, CH, Tennis, Fit. Ctr., Bus. Ctr, Ldry, Grg, Storage, PG
Inferior Inferior Inferior Inferior Superior
$15 $15 $10 s10 -$30
Concessions None None None None Nowne None
$0 50 30 50 50
Net Adjustment 872 $42 524 $37 -$129
Adjusted Rent $607 8592 $729 §587 §621
Market Rent Conelusion 3630

Source: Crown Appraisal Group

The comparables range in size from 850 sf to 1,280 sf. After making the adjustments considered
appropriate, the rent range is $587 to $729. Central tendencies are $627 (average) and $607

(median).

No one property stands out as being more comparable than another — no one

comparable is physically close, and all were adjusted. A point value near the mid-point is

reasonable.

An as-renovated market rent of $630/month is concluded to be appropriate.
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Market Vacancy Conclusion

Five market rate properties have been detailed. There are relatively few market rate rent
comparables. Occupancy of the comparable properties ranges from 96.2%-100.0x% with an
average of 99.5%.

Apartment Vacancy
Piedmont Hills Apartments
[ Name Location Total Units Occ.  Vacancy |
[ Piedmont Hills Apartments 1001 West Main Street 51 96.1% 3.9% |
Walker Street Apts 148 Walker St 42 100.0%
Indian Springs Apts 480 Brownlee Rd 51 100.0%
Willow Creek Apts 101 Rhodes Ln 53 96.2% 3.8%
Parkhill Apts 925 S Hill St 48 100.0%
Walden Pointe Apts 701 Carver Rd 216 100.0%
Minimum 96.2%
Maximum 100.0% 3.8%
Totals and average (excluding subject) 410 99.5% 0.5%
Source: Area Managers; Crown Appraisal Group

The subject has historically operated as a government subsidized property. None of the units are
available for rental assistance. Historic vacancy at Piedmont Hills Apartments has been low.
When inspected, there were two vacant units.

Therefore, in recognizing the economic benefit due to the governmental assistance as well as
historic vacancy, a vacancy below 5% is reasonable when developing the value opinions for the
restricted rent scenarios. However, additional consideration is given the possible uncertainty of
increased vacancy when considering the prospective restricted valuation as a function of the as
renovated rent conclusions.

After consideration of the market vacancy and the area supply/demand components, the
following vacancy conclusions are drawn:

Value 1, as conventional or unrestricted -5%

Value 2-RD, subject to restricted rents within 7 CFR Part 3560.752(b)(1)(i) — 3%
Value 3, prospective, subject to restricted rents — 3%

Value 4, prospective, as conventional or unrestricted - 5%
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Property Description

This section will present a description of the physical and economic characteristics of the site and
building improvements. The description is based upon an inspection of the property, discussions with
local municipal authorities, and data provided by the client and management.

General Location

The subject is located on the north side of US 41 (West Main Street), about 2 miles southwest of the I-
75/Juliette Road interchange and about one mile southwest of downtown Forsyth. This location is about
25 miles northwest of Macon. The property is in Monroe County. Forsyth is located in central
Georgia. The property has an address of 1001 West Main Street, Forsyth, Georgia. The maps in the
preceding section show the property’s location.

Access, Ingress, Egress, Visibility

Primary access to the area is via US 41. Overall, access is average from both a neighborhood (local)
perspective, as well as a macro (regional) perspective. Ingress/egress to the property is from West Main
Street via US 41. The ingress and egress attributes are average. Visibility to the subject is considered
average.

History of the Property

According to public records, the subject is owned by Forsyth Development Limited Partnership. The
current owner purchased the property in 2007. The subject has not been sold during the past three years.
The property is part of a portfolio of apartment properties in Georgia that are to transfer ownership in the
near term. While the sale price is in the final stages of negotiation, the price is expected to be about
$1,581,252. The transfer is assumed to be between related parties and not one that is considered to be
arms-length. As the transfer is presumably not arms-length, no credence is given to this purchase price
when determining the said values of the subject property. Subsequent to the sale, ownership plans to
renovate the subject with funding from a combination of mortgage monies, sale proceeds of Section
42 Low Income Housing Tax Credits, and equity. Following the acquisition the existing Section 515
loan will remain at the property. (The loan is expected to be restated under new rates and terms.)
The developer estimates the renovation cost to be about $28,500 per unit, or about $1,453,500.
Renovations will be extensive and will include interior unit renovation as well as exterior unit
renovation. It is expected that the air conditioning units will be replaced, windows will be
repaired/replaced, new roofs will be installed, parking areas will be repaired, and kitchens and
bathrooms will be updated as needed. Microwaves will be added to each unit. In addition, a pavilion
will be added to the complex.

Fair Housing

There are no known violations of the Fair Housing Act of 1988, Section 504 of the Rehabilitation Act of
1973, and the Americans with Disabilities Act of 1990. There are 3 units that are UFAS (Uniform
Federal Accessibility Standards) accessible and one which is equipped for the sight/hearing impaired.
There are 4 ADA (Americans with Disabilities Act) parking spaces at the subject. Note: The
appraisers are not experts in such matters. It is assumed that fair housing practices are
implemented at the subject. The user of the report is instructed to seek the advice of an expert if
further questions arise pertaining to fair housing issues.
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Easements

No detrimental easements that would substantially deter development are known to exist. Others, such as
utility easements, allow for development of the site and are considered beneficial to the tract.

Environmental Hazards

Soil conditions are assumed to be adequate. The site appears to be well drained. No engineering or soil
testing has been performed to the knowledge of the appraisers, and no further conclusion as to the
condition of the foundation or soil condition is made. There is no reason to suspect that hazardous
materials are on the property such as discolored vegetation, oil residue, asbestos-containing materials,
and lead-based paint. Note: The appraisers are not experts in environmental matters. It is
assumed that the site is clean from an environmental standpoint. The user of the report is
instructed to seek the advice of an expert if further questions arise pertaining to environmental
issues.

Third Party Reports

No third party reports (such as market studies, environmental or physical condition) have been reviewed,
and, unless noted, no warranty is made for any such reports that may exist.

Topography
The topography at the site is generally level.
Flood Plain

According to FEMA's flood insurance rate map community panel number 13207C0115D, dated
September 26, 2008, the subject is located in Zone X. Zone X is identified as not being in a flood plain.

Zoning

The property is zoned RM: Residential Multi-Family. According to local government officials, the
current use is a legal, conforming use under this zoning classification and if damaged or destroyed the
improvements could be rebuilt.

Utilities

The subject site is serviced by the following utilities (the payor of the utilities is also shown):

Utility Details

Piedmont Hills Apartments

Service Paid by
Heat Tenant
Electric Tenant
Water Tenant
Sewer Tenant
Trash Landlord
Cable Tenant

Source: Management
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Improvements

The subject improvements include a S1-unit apartment complex (housed in 9 single-story
buildings). The improvements were initially developed in 1990.

The buildings have a poured concrete foundation. The buildings have a brick exterior and a pitched
roof covered with shingles.

Each unit has a living room/living area, kitchen, one or two bedrooms, and one bathroom. The
floors in the units are a combination of carpet and tile. Select units have laminate wood flooring.
Windows are double hung. Exterior doors are metal; interior doors are hollow core wood. Interior
walls are painted drywall; ceilings are painted drywall. Ceiling height is generally 8 feet. Hot water
is supplied via individual water heaters. Each unit includes a washer/dryer hook-up.

Kitchens have vinyl flooring. They are equipped with a refrigerator, double sink, fan hood, and
range.

Each unit has an individual forced air furnace. The units have central air conditioning. The units
have battery powered smoke alarms.

Property amenities include a laundry facility and playground. While not a property amenity per se,
each unit has a small enclosed storage room to the rear of the units off of the patio.

Parking areas are in average condition. There appears to be sufficient parking for the property.
Overall parking at the subject is adequate.

Unit Mix

The composition of the property is shown in the chart below.

Piedmont Hills Apartments
Unit Mix
Total % of Vacant
Description Units  total units Units Size (sf) 2 Bed
1 Bed, 1 Bath 11 22% 0 648 76%
1 Bed, 1 Bath (UFAS) 1 2% 0 732
2 Bed, 1 Bath 36 1% 2 784
2 Bed, 1 Bath (UFAS) 2 4% 0 789
2 Bed, 1 Bath (Manager's Unit) 1 2% 0 866 125$d
Overall Totals/Averages 51 100% 2 38,528
Source: Property Management
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Physical and Functional Condition

The improvements were completed in 1990 and renovated periodically over time. The property has
been maintained on an as needed basis.

The total building size is 39,752 sf. This is the sum of the apartment units (1 Bedroom - 648 sf/unit
* 11 units — 7,128 sf plus 1 Bedroom — 732 sf/unit * 1 unit — 732 sf plus 2 Bedroom — 784 sf/unit *
38 units — 29,792sf plus 2 Bedroom manager unit — 866 sf/unit * 1 unit — 766 sf) plus the
office/laundry/maintenance (1,234 sf).

A major renovation is planned for the property improvements. Preliminary plans, completed by
Wallace Architects, LLC, are included in the addendum of the report. Per the client, finalized plans
will be provided to Rural Development and DCA for review and approval separately. Planned
renovations include replacement of all existing flooring, replacement of kitchen cabinets and
countertops, replacement of existing kitchen appliances, plumbing fixtures, lighting fixtures,
bathroom cabinets and countertops, HVAC, repainting, re-roofing (new shingles), as well as exterior
upgrades and improvements, and re-paving and re-striping of drive and parking areas. Microwaves
will be added to each unit. In addition, a pavilion will be added to the complex. Furthermore, all
Section 504 accessibility issues will be addressed and corrected as appropriate. The renovation is
expected to cost about $28,500 per unit, or about $1,453,500.

Upon completion of the renovations, the property’s marketability, overall quality, and aesthetic
appeal will be increased and enhanced. Following the renovations, the subject is projected to have a
remaining economic life — assuming normal maintenance and repairs - of 60 years. If the property
were not renovated, the remaining economic life (the “remaining economic life”) is estimated at 20
years.

Current Rent Parameters/Rent Roll

The chart below illustrates the current rent parameters. As has been discussed, there are LIHTC
restrictions applicable to the units at the property. The market rent and as-renovated market rent
(CRCU) conclusions are well below the maximum LIHTC rent figure.

Piedmont Hills Apartments
Rent Parameters

Total % of Vacant % of Total| | Basic Note|| Gross  Utility Net CRCU

Units total Units unittype Size (sf) Size (sf Rent Rent| | LIHTC Costs LIHTC As-Is As-Renovated
1 Bed, 1 Bath 11 22% 0 0% 648 7,128( | $414 $564 $663 $120  $543 $520 $580
1 Bed, 1 Bath (UFAS) 1 2% 0 0% 732 732]| $414 $564 $663 $120  $543 $530 $590
2 Bed, 1 Bath 36 71% 2 6% 784 28)224]| $449 $606 $796 $143 8653 $570 $630
2 Bed, 1 Bath (UFAS) 2 4% 0 0% 789 1,578 | $449 $606 $796 $143 $653 $570 $630
2 Bed, 1 Bath (Manager's Unit) 1 2% 0 0% 866 866 -- - Non-Revenue Non-Revenue
[overall Totals/Averages 51 100% 2 4% 755 38,528

Source: Property Management
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Operating History

The chart below shows the recent operating history for the subject. Repairs and maintenance
expenses also include capital improvements.

Piedmont Hills Apartments

Operating History 51 units units
Revenue 2013 Per Unit 2014  Per Unit 2015  Per Unit | 2016 Budget Per Unit | 2017 Budget Per Unit
Apartment Rental Income 216,760 4,250 227,688 4,464 227,127 4,453 231,732 4,544 238,260 4,672
Plus: Other Income 8,365 164 7,143 140 6,791 133 4,035 79 7,515 147
Laundry Income 1,390 27 971 19 931 18 1,080 21 900 18
|Ef'fective Gross Income 226,516 4,441 235,808 4,624 234,849 4,605 236,847 4,644 246,675 4,837 |
Operating Expenses
Real Estate Taxes 13,277 260 10,365 203 10,169 199 12,029 236 12,124 238
Insurance 8,307 163 9,261 182 9,255 181 10,199 200 11,495 225
Repairs & Maintenance 40,262 789 49,716 975 38,603 757 49,342 967 40,677 798
General & Administrative 13,188 259 9,986 196 13,133 258 13,044 256 10,726 210
Management Fees 23,674 464 24,831 487 25,898 508 27,636 542 28,812 565
Utilities
Electric 6,218 122 7,899 155 6,243 122 7,320 144 6,000 118
Water/Sewer 2,256 44 2,643 52 1,811 36 2,400 47 1,884 37
Gas 1.071 21 954 19 871 17 1.080 21 840 16
Total Utilities 9,544 187 11,495 225 8,925 175 10,800 212 8,724 171
Payroll 39,057 766 40,774 799 40,435 793 53,182 1,043 52,316 1,026
Marketing 1358 27 638 13 905 18 968 19 400 8
Total Expenses 148,667 2,915 157,067 3,080 147,323 2,889 177,201 3,475 165,273 3,241
operating expense ratio 65.6% 66.6% 62.7% 74.8% 67.0%
|Net Operating Income 77,849 1,526 78,741 1,544 87,526 1,716 59,646 1,170 81,402 1,596 |

Source: Property Management

While individual line items will vary depending upon the specific valuation developed later in
the report, the following generally holds true:

Interest Appraised
Value 1
Market value, unrestricted rents

Value 2-RD

Market value, subject to restricted rents

Comment
The effective gross income, which is comprised
primarily of apartment rent, should be above
historic levels.  The apartment rent will be
constrained by market rent levels.

The total operating expense estimate will be less
than historic primarily due to reduced Repairs &
Maintenance, General & Administrative,
Management Fee, and Payroll expenses. The
Marketing expense will be higher than historic, and
there will be an explicit Reserve expense.

The effective gross income, which is comprised
primarily of apartment rent, should be above
historic levels. The apartment rent will be
constrained by basic rent levels.

The total operating expense estimate will be similar
to historic expenses at the subject. There will be an
explicit Reserve expense.
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Value 3
Prospective, subject to restricted rents.

Value 4

Prospective, as conventional or unrestricted.

The effective gross income, which is comprised
primarily of apartment rent, should be above
historic levels. The apartment rent will recognize
the economic benefits of the renovation as the units
will be in better physical (and functional)
condition. The apartment rent will be constrained
by the lesser of market rent or LIHTC constraints

With respect to operating expense line items, Real
Estate Taxes, Insurance, General & Administrative,
Management Fee, Utilities, and Marketing should
be near historic. Repairs & Maintenance should be
lower due to the renovations. Payroll should also
be lower, also due to the renovation. An explicit
Reserve will be recognized.

The effective gross income, which is comprised
primarily of apartment rent, should be above
historic levels. The apartment rent will recognize
the economic benefits of the renovation as the units
will be in better physical (and functional)
condition. The apartment rent will based on the
(prospective) market rent figures.

The total operating expense estimate should be
lower due to renovation (reduced Repairs &
Maintenance as well as Payroll) as well as reduced
General & Administrative and Management
expenses. The Marketing expense should be higher
than historic, and there will be an explicit Reserve
expense.
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Real Estate Taxes and Assessments

Real Estate Taxes

Piedmont Hills Apartments

Parcel Number F48 028
Appraised Assessed

Land $115,000 $46,000

Improvements 712,200 284.880

Total 827,200 330,880

Real Estate Taxes $10,135

Taxes/unit $199

Source: County Auditor

Real Estate Tax History
Piedmont Hills Apartments

Year
2016
2015
2014
2013

Assessed Values Annual
Land Building Total Taxes
115,000 712,200 827,200 10,135
115,000 712,200 827,200 8,913
115,000 712,200 827,200 10,066
115,000 759,580 874,580 10,818

Tax

Rate
12.25218
10.77490
12.16876
12.36937

Source: County Auditor

The following chart notes area tax comparables. The reader is referred to the assessed value per
unit column, which is the best indicator of comparability. Properties with higher real estate taxes
per unit than others also have higher assessed values per unit than others. The tax comparables

confirm the reasonableness of the real estate taxes.

The chart below shows the tax details. The assessor’s land and improvement values are shown
for informational purposes only. Actual land sales are used in order to develop the value of the
subject’s site while Marshall Valuation service has been used to develop the replacement cost of
the improvements.

The chart below shows the recent assessed values and taxes for the subject for the past few years.

Piedmont Hills Apartments
Tax Comparables

Name/Location
Piedmont Hills Apartments
1001 West Main Street

Forsyth Gardens
500 Cabiness Rd

Union Hill Apts
235 Union Hill Dr

Village Oaks
737 Juliette Rd

Holiday Cove Apts
600 Holiday Cir

Parcel # Millage
F438 028

F33 025

FO8 112

053 023B

054-005D

Effective

Taxes/|

Units RE Taxes unit|

30.6310 51 10,135 199

30.6313 78 15,807 203

30.6310 68 11,976 176

30.6310 40 5,951 149

30.6310 100 34,750 348

Land  Improvement
Assessed Value Assessed Value Assessed Value
46,000 284,880
32,080 483,960
45,600 345,376
28,280 166,000
73,600 1,060,880

Assessed
Value/unit|
6,488

6,616

5,750

4,857

11,345

Source: Crown Appraisal Group
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Highest and Best Use

Highest and best use is defined in The Appraisal of Real Estate, 14" Edition, Appraisal Institute, as
follows:

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

Some of the more germane comments from this publication regarding highest and best use are
noted in the following bullet points:

= If, however, the market value of the property with the existing improvements is greater than the market value of
the land as though vacant less costs to demolish the existing improvements, then the highest and best use of the
property as improved is to keep the improvements for residential or commercial use.

= The use that a site or improved property is put to until it is ready for its highest and best use has traditionally
been known as the interim use. An interim use is not the highest and best use of the property at the present time,
and it should not be represented as the subject property’s current highest and best use. Rather, the current
highest and best use of a property with an interim use would be to leave the property as is until land value rises
to a level for modification of the interim use (or demolition of the improvements and redevelopment for some
other use) is financially feasible.

= These criteria [legally permissible, physically possible, financially feasible, maximally productive] are
generally considered sequentially.

After consideration of the data, the following conclusions are drawn:
As If Vacant:

Physically Possible Uses: Physical constraints include site area, shape, and adjacent uses. The site
has all public utilities available. Noted easements are typical, and soil
conditions are assumed to be adequate. There are acceptable access and
visibility attributes. Based on location and site constraints, the most
probable physically possible uses would be an intensive use. The existing
improvements are such a use, and effectively utilize the site.

Legally Permissible Uses: According to government officials, the current multi-family use is a
permissible use.

Financially Feasible Uses: The subject has a good location and is convenient to major traffic arteries.
The surrounding area has been developed with a number of properties,
including single-family residential properties, multi-family properties,
retail properties, office and institutional uses (churches, schools,
parkland). The residential users in the immediate area appear to have met
with market acceptance. If vacant, a similar use is appropriate. The
existing improvements develop a return in excess of that if the property
were not improved.
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Conclusion/Maximum Productivity: Of those uses that are physically possible, legally
permissible, and financially supported, a residential development is concluded to be the highest and
best use of the site as if vacant. Given the area demographics, development should not be
speculative — rather, development should only occur with an identified end user in place.

As Improved:

Physically Possible Uses: The presence of the improvements demonstrate their physical
possibility.

Legally Permissible Uses: The current multi-family use is a permissible use.

Financially Feasible Uses: As is shown in the valuation, the existing improvements develop a

return well in excess of that if the property were not improved.

Conclusion/Maximum Productivity: The existing improvements are considered to be financially
feasible. The chart below demonstrates that the proposed renovation is appropriate and financially
viable — when considering the inclusion of the additional value from the interest credit subsidy and
LIHTC. As shown, the sum of the prospective market value, interest credit values, and LIHTC
values are in excess of the property’s as is value plus renovation costs. Therefore, the proposed
renovations provide a higher return to the property than if the property were not renovated, and the
highest and best as improved is concluded to be with the renovations made to the property.

Financial Feasiblility
Piedmont Hills Apartments

Initial Test of Financial Feasibility

Value 3, prospective, subject to restricted rents $2,820,000
Value 1, as-is, as conventional or unrestricted $2.665,000
Incremental difference $155,000
Renovation Cost $1.692,535
Benefit (cost) of renovating before consideration of other benefits -$1,537,535
Other Benefits

Value 5 Interest Credit Subsidy Value from assuming the existing 515 Loan) $645,000
Value 6 LIHTC Value $1,068.119
Value of additional benefits of renovation $1,713,119

Net benefits, or added value, of renovation $175,584 |

Initial Test of Financial Feasibility

Value 3, prospective, subject to restricted rents $2,820,000
Value 2-RD, as-is, subject to restricted rents $1.270.,000
Incremental difference $1,550,000
Renovation Cost $1.692.535
Benefit (cost) of renovating before consideration of other benefits -$142,535

Other Benefits
Value 5 Interest Credit Subsidy Value from assuming the existing 515 Loan) $645,000
Value 6 LIHTC Value $1.068.119
Value of additional benefits of renovation $1,713,119
| Net benefits, or added value, of renovation $1,570,584

These thoughts are carried to the Valuation section.
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Valuation

The valuation process involves the gathering of data in order to develop opinions of value for the
subject. A number of value opinions are provided; the value opinions are identified and the
applicable approaches to value are also identified.

Value 1
as conventional or unrestricted

The income capitalization and sales comparison approaches
are used.

Comment:  market-based rent, market-based vacancy,
market-based operating expenses, market-based overall rate
used.

Value 2-RD
subject to restricted rents

The income capitalization approach is used.

Comment: basic rent, historic vacancy, historic expenses,
market-based overall rate (with recognition of ““safeness” of
RA units) used.

Value 3
prospective, subject to restricted rents

The income capitalization approach is used.

Comment: lesser of LIHTC or market-based rent, market-
based vacancy, market-based operating expenses, market-
based overall rate used.

Value 4
prospective, as conventional or unrestricted

The income capitalization and cost approaches are used.

Comment:  market-based rent, market-based vacancy,
market-based operating expenses, market-based overall rate
used.

Value 5
Market value of the interest credit subsidy from
assumed loan and new loan

The income capitalization approach is used.

Value 6
Market value of LIHTC (tax credits)

The income capitalization approach is used.

Value 7
Insurable value

The cost approach is used.

Value 8
Market value of underlying land

This value is developed within the cost approach valuation
used for Value 4.
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Market Valuation

An opinion of the market value, unrestricted rents (fee simple estate, as conventional or
unrestricted, as of the date of valuation) is subject to the hypothetical condition that the subject
property is operated as a conventional, market rate property. Historically, the subject property
has been operated as a subsidized property. Both the income capitalization approach and the
sales comparison approach are utilized to arrive at opinions of the market value of Piedmont
Hills Apartments, as conventional or unrestricted (Value 1). The income capitalization approach
is used to arrive at the market value, subject to restricted rents (Value 2).

Income Capitalization Approach
Value 1, as conventional or unrestricted

The income capitalization approach to value opinion is based on the economic principle of
anticipation--that the value of an income producing property is the present value of anticipated
future net benefits. Other appraisal principles and concepts upon which this approach is based
include supply and demand, change, substitution, and externalities.

Net operating income projections (future net benefits) are translated into a present value indication
using a capitalization process. In this appraisal, a pro forma technique is explicitly used. Market
value is developed through the use of market derived financial opinions and return parameters.
More specifically, the capitalization process steps in the pro forma technique are as follows:

o The effective gross revenue is estimated by the sum of the market rents on the units less an allowance
for vacancy, plus other income.

e Expenses inherent in the operation of the property, including real estate taxes, insurance, repairs and
maintenance, general and administrative, management, utilities, payroll, marketing, and reserve are
estimated.

o The net operating income is derived by deducting the operating expenses from the effective gross
revenue.

e The net operating income is then capitalized to obtain an indication of value.

With respect to this valuation, the effective gross income, which is comprised primarily of
apartment rent, should be above historic levels. The apartment rent will be based on market rent
figures.

The total operating expense estimate will be less than historic primarily due to reduced Repairs
& Maintenance, General & Administrative, Management Fee, and Payroll expenses. The
Marketing expense will be higher than historic, and there will be an explicit Reserve expense.
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Pro Forma Capitalization

Base Rent Revenue — is based on the market rent levels for the units at the subject. The annual
market rent is shown in the chart below.

Piedmont Hills Apartments Value 1
Base Rent Revenue as conventional or unrestricted
Total % of Size Total Market Rent
Units  total (rsf) rsf Rent/Month  Rent/sf Monthly Yearly
1 Bed, 1 Bath 11 22% 648 7,128 $520 $0.80  $5,720 $68,640
1 Bed, 1 Bath (UFAS) 1 2% 732 732 $530 0.72 530 6,360
2 Bed, 1 Bath 36 71% 784 28,224 $570 0.73 20,520 246,240
2 Bed, 1 Bath (UFAS) 2 4% 789 1,578 $570 0.72 1,140 13,680
2 Bed, 1 Bath (Manager's Unit) 1 2% 866 866 Non-Revenue
Overall Totals/Averages | 51 100% 755 38,528] | 547 072 27,910 334,920
Source: Crown Appraisal Group

Vacancy — Stabilized vacancy has been discussed in the Market Area Overview section.
Vacancy is estimated at 5%, and is applied to base rent revenue.

Other Income — Other revenues include laundry income, late/nsf charges, application fees, forfeited
deposits, termination/restoration fees and other miscellaneous incomes. Other revenue is estimated
at $160/unit. This is a net income line item component, with vacancy inherently considered.

Operating Expenses — are those costs necessary to maintain the property at or near a maximum level
of economic performance. These expenses are categorized as real estate taxes, insurance, repairs
and maintenance, general and administrative, management fees, utilities, payroll, and marketing. In
addition, reserves are also considered. Estimated operating expenses are based on historical figures,
and support from market data. The market data information is of properties similar in size, age,
condition, and location relative to the subject that have been appraised by Crown Appraisal Group.
All of these properties are RD properties — none are market rate ones. Like the subject, the operating
histories reflect the benefits — and costs — associated with operating as a rural property subject to
various RD operating costs.

With respect to operating expense line items, Real Estate Taxes, Insurance, and Utilities should
be near historic. Repairs & Maintenance, General & Administrative, Management Fees and
Payroll should be lower than historic due to the nature of market rate operations as compared to
subsidized operations. Marketing should be above historic, also due to the nature of market rate
operations. An explicit Reserve will be recognized.

The line item operating expenses are presented in the chart below. The chart details the median and
average operating expenses by the operating expense comparables, the historic operating expenses at
the subject, and the pro forma operating expense projections.

CROWN APPRAISAL GROUP



PIEDMONT HILLS APARTMENTS — FORSYTH, GEORGIA

Market Valuation ~ Page 43

Operating Expense Comparables
Piedmont Hills Apartments
1 2 3 4 5 6 7 8
Units 50 55 53 58 30 31 24 37
Year 2015 2015 2015 2015 2015 2015 2015 2015
Per Unit Basis
Real Estate Taxes 203 263 205 188 386 352 213 196
Insurance 185 179 212 219 267 239 296 173
Repairs and Maintenance 772 656 729 663 564 576 735 646
General and Administrative 263 254 284 293 361 415 306 284
Management Fees 518 529 517 527 521 533 337 477
Utilities
Electric 125 136 73 119 76 158 95 90
Water/Sewer 36 16 47 25 17 51 6 547
Total Utilities 179 152 121 143 93 209 101 637
Payroll 809 740 526 677 744 903 1,331 879
Marketing 18 69 18 31 14 5 2 12
Total 2,946 2,843 2,612 2,742 2,950 3,233 3,321 3,305
Per Unit Basis
Category Minimum Maximum Average Median
Real Estate Taxes 188 386 251 209
Insurance 173 296 221 216
Repairs and Maintenance 564 772 668 660
General and Administrative 254 415 308 289
Management Fees 337 533 495 520
Utilities
Electric 73 158 109 107
Water/Sewer 6 547 93 31
Total Utilities 93 637 204 148
Payroll 526 1,331 826 776
Marketing 2 69 21 16
Total 2,612 3,321 2,994 2,948
Source: Apartment Management, Crown Appraisal Group
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Piedmont Hills Apartments as conventional or unrestricted
Operating Expense Estimates as-is

Real Estate Taxes
Source Comparables 2013 2014 2015 2016 Budget|2017 Budget| Pro Forma | Amount
Cost/unit 209 med| 251  avg 260 203 199 236 238 199 $10,135
Insurance
Source Comparables 2013 2014 2015 2016 Budget| 2017 Budget| Pro Forma | Amount
Cost/unit 216 med| 221  avg 163 182 181 200 225 203 $10,353
Repairs & Maintenance
Source Comparables 2013 2014 2015 2016 Budget| 2017 Budget| Pro Forma| Amount
Cost/unit 660 med| 668  avg 789 975 757 967 798 750 $38,250
General & Administrative
Source Comparables 2013 2014 2015 2016 Budget| 2017 Budget| Pro Forma| Amount
Cost/unit 289 med| 308  avg 259 196 258 256 210 200 $10,200
Management
Source Comparables 2013 2014 2015 2016 Budget| 2017 Budget| Pro Forma| Amount
Cost/unit [ 520 med| 495 avg| 464 487 508 542 565 320 $16,317
Electric Utilities
Source Comparables 2013 2014 2015 2016 Budget| 2017 Budget| Pro Forma| Amount
Cost/unit | 107  med] 109 avg| 122 155 122 144 118 122 $6,222
Water & Sewer
Source Comparables 2013 2014 2015 [2016 Budget| 2017 Budget| Pro Forma| Amount
Cost/unit 31 med| 93  avg 44 52 36 47 37 36 $1,836
Total Utilities
Source Comparables 2013 2014 2015 2016 Budget| 2017 Budget| Pro Forma| Amount
Cost/unit 148 med| 204 avg 187 225 175 212 171 175 $8,925
Payroll
Source Comparables 2013 2014 2015 2016 Budget| 2017 Budget| Pro Forma| Amount
Cost/unit [ 776  med| 826 avg| 766 799 793 1,043 1,026 750 $38,250
Marketing
Source Comparables 2013 2014 2015 2016 Budget| 2017 Budget| Pro Forma| Amount
Cost/unit 16 med| 21 avg 27 13 18 19 8 25 $1,275
Total Operating Expenses (including consideration of Reserve)
Source Comparables 2013 2014 2015 [2016 Budget[2017 Budget| Pro Forma| Amount
Cost/unit [ 2,948 med| 2,994 avg| 2915 3,080 2,889 3,475 3,241 2,872 $146,455
Source: Property Management; Crown Appraisal Group
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Piedmont Hills Apartments Value 1
Operating Expense Estimates as conventional or unrestricted

Operating Expense Cost/unit Discussion
Real Estate Taxes 199 Based on the current real estate taxes of the
subject as reported by the county.

Insurance 203 Based on historic with support from market.
Repairs & Maintenance 750 Below historic; property would not be as well
maintained if it were to be operated as a

market rate one.

General & Administrative 200 Below historic; market rate properties have lower
general & administrative costs than subsidized

properties.

Management 5.00% Percent of effective gross income rather than fee
per occupied door per month.

Utilities 122 Electric Based on historic with support from market.
36  Water and sewer Based on historic with support from market.

Payroll 750 Based on the size of the property, a total cost per year,
or a cost per month, is the appropriate manner in which to

develop this operating expense estimate. The expense

is based on the probable cost if the property were operated

as a market rate one.

Marketing 25 Above historic; market rate properties
require a higher cost for marketing.

Reserve 250 Based on market participant attitudes.

Total Operating Expenses — The chart below compares historical and market derived operating
expense data with the pro forma. Notice the market estimates are lower than the historical figures as
government subsidized properties typically cost more to operate than market rate.

Pro Forma Operating Expense Estimate & Comparisons (per unit basis) Value 1
Piedmont Hills Apartments as conventional or unrestricted
Crown Appraisal Group Survey Year End Historical Subject
Low High Avg. Med. 2013 2014 2015 2016 Budget 2017 Budget Pro Forma
Real Estate Taxes 188 386 251 209 260 203 199 236 238 199
Insurance 173 296 221 216 163 182 181 200 225 203
Repairs and Maintenance 564 772 668 660 789 975 757 967 798 750
General and Administrative 254 415 308 289 259 196 258 256 210 200
Management Fees 337 533 495 520 464 487 508 542 565 320
Utilities
Electric 73 158 109 107 122 155 122 144 118 122
Water/Sewer 6 547 93 31 4 52 36 41 37 36
Total Utilities 93 637 204 148 187 225 175 212 171 175
Payroll 526 1,331 826 776 766 799 793 1,043 1,026 750
Marketing 2 69 21 16 27 13 18 19 8 25
Reserve n/a n/a n/a n/a n/a n/a n/a n/a n/a 250,
Total Operating Expenses 2,612 3321 2,994 2,948 2915 3,080 2,889 3,475 3,241 2,872
Note: columns with low, high, average, and median figures may not add to total
Source: Property Managers; Crown Appraisal Group
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The net operating income is estimated by deducting the operating expenses from the effective

gross income. The pro forma is shown below.

Pro Forma Operating Statement

as conventional or unrestricted

Piedmont Hills Apartments Value 1
51 units
% of EGI Per Unit Amount
Potential Rental Revenue 102.6%  $6,567  $334,920
Less: Vacancy and Collection Loss @ 5.0% -5.1% -328 -16,746
Effective Rent 97.5% 6,239 318,174
Plus Other Revenue:
Other Income 2.2% 140 7,140
Laundry Income 0.3% 20 1,020
subtotal 2.5% 160 8,160
[Effective Gross Income 100.0% 6,399  326,334|
Less: Operating Expenses
Real Estate Taxes 3.1% 199 10,135
Insurance 3.2% 203 10,353
Repairs and Maintenance 11.7% 750 38,250
General and Administrative 3.1% 200 10,200
Management Fees 5.0% 320 16,317
Utilities
Electric 1.9% 122
Water/Sewer 0.6% 36
Total Utilities 2.7% 175 8,925
Payroll 11.7% 750 38,250
Marketing 0.4% 25 1,275
Reserve 3.9% 250 12,750
Total Operating Expenses 44.9% 2,872 146,455
[Net Operating Income 55.1% 3,527 179,879

Source: Crown Appraisal Group

Capitalization Rate Discussion

Capitalization is the process by which net operating income is converted into a value indication.
A capitalization rate is utilized that most accurately represents the risk associated with receiving
the property's net operating income. A property that has a "safer" income stream is one that has

less risk.

In order to arrive at an appropriate range, emphasis was put on data provided by comparable

sales and analysis of financing techniques.
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Comparable Sales

The comparable sales utilized in the Sales Comparison Approach section indicate an overall
capitalization rate range as shown below. Other data is shown, including the dates of the sales.
Overall, the sales properties are comparable in the sense that they are recent sales of similar
apartment complexes in the greater market area.

Comparable Sales
Overall Capitalization Rates

Name/Location Sale Date Year Built Units Sale Price Price/Unit OAR
The Reserve at Altama Jul-16 1972 108 6,300,000 58,333 6.8%
Brunswick, GA

Lanier Landing Apts Aug-15 1985 128 5,470,700 42,740 6.7%
Brunswick, GA

Pointe Lanier May-15 1983 100 5,000,000 50,000 6.8%
Gainesville, GA

Douglas Pines Apts Oct-16 1987 48 1,925,100 40,106 7.0%
Douglas, GA

Flint River Crossing Nov-16 1971 200 8,000,000 40,000 5.0%
Jonesboro, GA

[Average, Median, Range | [ 65% || 6.8%]| [ 50% - 7.0%]|

Source: Crown Appraisal Group

A number of differences between the properties and the specifics of transaction, however, make
correlation to a specific rate within the range problematic. The sales do represent current market
activity and characteristics of the properties that are similar to the subject. An overall rate near
the range is appropriate. Certainly, the market data alone does not support the selection of a rate
below 5.0% or a rate above 7.0%. If the sales were the only data source from which to select the
overall capitalization rate, a rate near the middle of the range is most appropriate given the net
operating income figure.

Final consideration of an appropriate rate is through an analysis of lender requirements. After
all, properties such as the subject are usually transferred only after financing has been arranged.
The debt coverage ratio technique calculates an overall rate by multiplying the mortgage
constant by the loan-to-value ratio and then by the debt coverage figure.
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Financing Techniques
Debt Coverage Ratio

The debt coverage ratio technique places emphasis on lender requirements while inherently
providing for a reasonable equity return. Rather than developing an explicit equity dividend, the
equity position is left with a residual dividend return. This has good applicability for properties such
as the subject. Using current parameters, development of the overall rate can be seen in the
following chart.

Overall Rate Derivation

Debt Coverage Ratio Technique

Mtg. Rate Term of Mtg. Mtg. Constant Loan to Value DCR OAR
5.00% 30 0.0644 70.0% 1.25 5.64%
5.00% 30 0.0644 75.0% 1.20 5.80%
5.25% 30 0.0663 70.0% 1.25 5.80%
5.25% 30 0.0663 75.0% 1.20 5.96%
5.50% 30 0.0681 70.0% 1.25 5.96%
5.50% 30 0.0681 75.0% 1.20 6.13%

| roundedto 5.6% - 6.1% |
Source: Crown Appraisal Group

Given the specific characteristics of the property, the overall capitalization rate range derived from
the debt coverage ratio appears to be reasonable.

Band of Investment

There are two primary components utilized in the band of investment technique. These are the debt
and equity components. Both are explicitly developed. A weighted average, which combines these
two components, is used to capitalize the net operating income. The strength of the band of
investment is that it has long been used by real estate market participants in developing an overall
rate. The band of investment technique quantifies the appropriate overall rate as follows:

Overall Rate Derivation
Band of Investment Technique

Interest Weighted
Rate Amort. Constant Average
5.00% 30 75%  (loan to value) x 0.0644 = 4.831%
25% (equity to value) x 6.0% = 1.500%
Overall Rate = 6.331%
| Rounded To: 6.3% |

Source: Crown Appraisal Group
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Conclusion

In summarizing, most of the market-based indicators suggest that a rate toward the middle of the
range is most appropriate. The weakness in the rates indicated by the comparable sales is that the
figures are historic. The overall rates from the comparable sales are also suspect to relatively wide
fluctuations when relatively minor changes are made (as an example, an change to the net operating
income of only $1,000 on a $1,000,000 sale impacts the overall rate by 10 basis points). The
strength in the debt coverage and the band of investment techniques, is that they are based on real
participants and real mortgage rates. The information from the latter analysis suggests that the
appropriate rate is in the upper 6.0% range.

In the final analysis, an overall rate that lies between the comparable sale and financing technique
analysis of 6.75% is selected as being appropriate to accurately reflect the risk characteristics arising
from the income stream. The rate selected falls within the ranges indicated by comparable sales, and
the quantitative overall rate derivation techniques (band of investment and debt coverage ratio).
Application of the rate to the pro forma net operating income is shown in the chart below.

Pro Forma Technique Value Conclusion Value 1
Piedmont Hills Apartments as conventional or unrestricted
Net Operating Income $179,879
Overall Capitalization Rate 6.75%
Value Conclusion 2,664,876
[Rounded To: $2,665,000 |
Source: Crown Appraisal Group
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Value 2-RD, subject to restricted rents

A pro forma is used. Much of the valuation is based on the analysis previously presented. Major

differences (and similarities) are detailed below.

Base Rent

The appropriate unit rent to use is the basic rent figure.

Piedmont Hills Apartments
Base Rent Revenue

Value 2-RD
subject to restricted rents

Total % of Size Total Basic Rent

Units  total (rsf) rsf Rent/Month Rent/sf Monthly Yearly
1 Bed, 1 Bath 11 22% 648 7,128 $414 $0.64  $4,554  $54,0648
1 Bed, 1 Bath (UFAS) 1 732 732 $414  0.57 414 4,968
2 Bed, 1 Bath 36 71% 784 28,224 $449  0.57 16,164 193,968
2 Bed, 1 Bath (UFAS) 2 789 1,578 $449  0.57 898 10,776
2 Bed, 1 Bath (Manager's Unit) 1 866 866 Non-Revenue
Overall Totals/Averages [ 51 100 755 38528]| 432 057 22,030 264,360

Source: Crown Appraisal Group

Vacancy
Based on historic.

Operating Expenses

The operating expenses are largely based on recent history at the subject. Figures used are shown

below.

Piedmont Hills Apartments
Operating Expense Estimates

Value 2-RD
subject to restricted rents

Operating Expense Cost/unit
Real Estate Taxes 199
Insurance 203
Repairs & Maintenance 850

General & Administrative 250

Management 49.00
Utilities 122 Electric
36  Water and sewer
Payroll 900
Marketing 10
Reserve 350

Near the recent historic figures with the recognition
that some of the historic amounts have some costs

Discussion
Based on the current real estate taxes of the
subject as reported by the county.

Based on historic with support from market.

better categorized as capital expenditures.
Based on historic.
Based on cost per occupied door per month.

Based on historic with support from market.
Based on historic with support from market.

Based on historic.
Based on historic.

Based on market participant attitudes.
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The pro forma is shown below.

Pro Forma Operating Statement Value 2-RD
Piedmont Hills Apartments as-is
51 units
% of EGI Per Unit Amount
Potential Rental Revenue 99.9%  $5,184 $264,360
Less: Vacancy and Collection Loss @  3.0% -3.0% -156 -7.931
Effective Rent 96.9% 5,028 256,429
Plus Other Revenue:
Other Income 2.7% 140 7,140
Laundry Income 0.4% 20 1,020
subtotal 3.1% 160 8,160
|Effective Gross Income 100.0% 5,188 264,589|
Less: Operating Expenses
Real Estate Taxes 3.8% 199 10,135
Insurance 3.9% 203 10,353
Repairs and Maintenance 16.4% 850 43,350
General and Administrative 4.8% 250 12,750
Management Fees 11.0% 570 29,088
Utilities
Electric 2.4% 122
Water/Sewer 0.7% 36
Total Utilities 3.4% 175 8,925
Payroll 17.3% 900 45,900
Marketing 0.2% 10 510
Reserve 6.7% 350 17,850
Total Operating Expenses 67.6% 3,507 178,862
[Net Operating Income 32.4% 1,681 85,728 |
Source: Crown Appraisal Group
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Capitalization Rate Discussion

The appropriate rate selected should recognize two primary characteristics. There is a need for
affordable housing in the area. Second, the net operating income developed is within the range
at that seen during the prior three years. In that sense, the net operating income is one that is
relatively “safe”. The conclusion is that the appropriate overall rate should be less than that
selected for the market, unrestricted. The question is, of course, how much lower. There is
some information available from RD that helps answer this. The consensus is that, for properties
that are comprised of all (or mostly all) RA units, the appropriate rate should be about 100 basis
points less than the market rate conclusion (the rate used for market unrestricted). For properties
that do not have a high percentage of RA units, the overall rate should not be significantly
different than the overall rate used in the unrestricted valuation. The chart quantifying this is
shown below, with the value opinion shown after.

Overall Capitalization Rate Selection Value 2-RD
Piedmont Hills Apartments subject to restricted rents
Lease # of % of Selected  Weighted
Guarantor Units Total OAR Rate
Tenant 51 100.0% 6.75%  6.750%
Rental Assistance 0 0.0% 5.75% 0.000%
Total 51 100.0% 6.750%
| Indicated OAR 6.75% |
Source: Crown Appraisal Group

Pro Forma Technique Value Conclusion Value 2-RD
Piedmont Hills Apartments subject to restricted rents
Net Operating Income $85,728
Overall Capitalization Rate 6.75%
Value Conclusion 1,270,039
[Rounded To: $1,270,000 |
Source: Crown Appraisal Group
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Sales Comparison Approach
Value 1, as conventional or unrestricted

The sales comparison approach is based upon the theory that an informed purchaser will pay no
more for a property than the cost of acquiring an equally desirable substitute property. The principle
of substitution confirms that the maximum value of a property is set by the cost of acquisition of an
equally desirable and valuable substitute property, assuming that substitution can be made without
costly delay. Other appraisal principles and concepts relating to the approach include supply and
demand, balance, and externalities.

In order to obtain an indication of value from the sales comparison approach, recent sales of similar
properties have been analyzed and the sales prices adjusted to reflect dissimilarities between these
properties and the subject. From these sales prices an indication of market value for the subject has
been developed.

One of the fundamental considerations in the sales comparison approach is defining substitute or
comparable properties. Issues that are involved in this consideration involve determination of
physically similar properties as well as similarly located properties. Sales properties analyzed
involve small to medium-sized multi-family properties. All are located in the regional area.

The accuracy of this approach relies upon the similarities, or lack thereof, between the sales
properties and the subject. The greater the differences, the more subjective this valuation technique
becomes. Multi-family properties, like any specialized real estate product, are complex and involve
a variety of considerations. A comparison of sales properties includes reviewing size, location,
financing and date of transaction. In essence, these categories are all tied to one over-riding factor--
the financial aspects and implications arising from the improvements.
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The initial sales search was limited to sales of similar size properties, built during the same time
period as the subject, having the same general economic characteristics, and having occurred within
the immediate market area during the past six months. There were no sales meeting these criteria.
When expanding the time frame and geographical area, a sufficient number of comparable sales
were uncovered. While the research uncovered several sales properties which share similar
attributes with the subject, dissimilarities do exist. The map below locates the comparable sales that
were utilized. A detailed write up page and photograph of each sale can be found after the map.
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Sale Comparable 1
General Data
Property Name: The Reserve at Altama
Property Address: 5801 Altama Ave
City: Brunswick
County: Glynn
MSA: Brunswick
State: GA
Zip: 31525
Renter Segmentation: General
Rent Structure: Market Rate
Sale and Economic Data
Total Per Unit Perrsf % of EGI
Sale Price: $6,300,000
Sale Price/unit: $58,333 Net Operating Income: 425,250 3,938 3.37 100.0%
Sale Price/rsf: $49.90 Overall rate: 6.75%
Sale Price/gsf: $46.71 EGIM: 14.8
Sale Date: 7/5/2016 Occupancy at time of sale: 98.2%
Parcel Number: 03-00925
Legal Description: 10.45 AC ALTAMA
Buyer (Grantee): Reserve at Altama, LLC
Seller (Grantor): South Shore, LLC
Property Data
Bedrooms Baths Type Size (rsf) Units
Year Built: 1972 1 1.0 Garden 960 20
Size (Number of Units): 108 2 1.5 Garden 1,160 72
Rentable Size (rsf): 126,240 3 2.0 Garden 1,470 16
Gross Size (gsf): 134,886
Site Size (acres): 10.220
Density (units/acre): 10.6
Floors: 2
Property Design: Walk Up
Exterior: Combination
Landlord Paid Utilities Unit Amenities Complex Amenities
N Cable Y Sewer Y Refrigerator N Fireplace Y Pool Y Laundry
N Electric Y Trash Y Range Y Balcony/Patio Y Clubhouse N Det. Garages
N Gas Y Water Y Microwave N Att. Garage N Tennis Y Cov. Storage
N Dishwasher N Carport N Jacuzzi N Open Storage
Tenant Paid Utilities N Garbage Disposal N Basement Y Fit. Center N Car Wash
Y Cable N Sewer Y Air Conditioning N Ceiling Fans N Lake N Elevators
Y Electric N Trash N Washer/Dryer N Vaulted Ceilings N Gated Y Playground
Y Gas N Water Y W/D Hookups N Security Systems N Bus. Center N Racquetball

Other Comments

The Reserve at Altama is located on the west side of Altama Ave south of Chapel Crossing Rd about

downtown Brunswick. Brunswick is the county seat of Glynn County.

5 miles north of
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Sale Comparable 2
General Data
Property Name: Lanier Landing Apts
Property Address: 820 Scranton Rd
City: Brunswick
County: Glynn
MSA: Brunswick
State: GA
Zip: 31525
Renter Segmentation: General
Rent Structure: Market Rate
Sale and Economic Data
Total Per Unit  Perrsf % of EGI
Sale Price: $5,470,700 Effective Gross Income: 1,079,808 8,436 7.10 100.0%
Operating Expenses: 713,271 5,572 4.69 66.1%
Sale Price/unit: 42,740 Net Operating Income: 366,537 2,864 2.41 33.9%
Sale Price/rsf: $35.98 Overall rate: 6.70%
EGIM: 5.1
Sale Date: 8/17/2015 Occupancy at time of sale: 100.0%
Parcel Number: 03-13586
Legal Description: 5-G GLYNN PLACE COMM PARK
Buyer (Grantee): Deancurt Brunswick LLC
Seller (Grantor): Glynn Place Apartments LP
Property Data
Bedrooms Baths Type Size (rsf)
Year Built: 1985 3 2.0 Garden 1,094
Size (Number of Units): 128 3 2.5 Townhouse 1,196
Rentable Size (rsf): 152,068 2 2.5 Townhouse 1,196
Site Size (acres): 13.380
Density (units/acre): 9.6
Floors: 2
Property Design: Walk Up
Exterior: Siding
Landlord Paid Utilities Unit Amenities Complex Amenities
N Cable N Sewer Y Refrigerator N Fireplace Y Pool Y Laundry
N Electric Y Trash Y Range Y Balcony/Patio Y Clubhouse N Det. Garages
N Gas N Water Y Microwave N Att. Garage N Tennis Y Cov. Storage
Y Dishwasher N Carport N Jacuzzi N Open Storage
Tenant Paid Utilities Y Garbage Disposal N Basement Y Fit. Center N Car Wash
Y Cable Y Sewer Y Air Conditioning Y Ceiling Fans N Lake N Elevators
Y Electric N Trash Y Washer/Dryer N Vaulted Ceilings N Gated Y Playground
Y Gas Y Water Y W/D Hookups N Security Systems Y Bus. Center N Racquetball

Other Comments

Lanier Landing Apartments are located on the east side of Scranton Road, about 1 mile southeast of the 1-95/SR 25
interchange. This location is about 5 miles north of downtown Brunswick.
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General Data

Sale Comparable 3

Property Name:
Property Address:
City:

County:

MSA:

State:

Zip:

Renter Segmentation:

Rent Structure:

Pointe Lanier
2460 Spring Rd
Gainesville
Hall
Gainesville

GA

30504

General
Market Rate

Sale and Economic Data

Total Per Unit Perrsf % of EGI
Sale Price: $5,000,000
Sale Price/unit: 50,000 Net Operating Income: 342,000 3,420 3.58 100.0%
Sale Price/rsf: $52.38 Overall rate: 6.84%
Sale Price/gsf: $51.51 EGIM: 14.6
Sale Date: 5/29/2015 Occupancy at time of sale: 98.0%
Parcel Number: 08-00005-00-056
Legal Description: 2460 SPRING ROAD NW
Buyer (Grantee): Point Lanier 2015, LLC
Seller (Grantor): Lanier Apartment Ventures, LLC
Property Data
Bedrooms Baths Type Size (rsf) Units
Year Built: 1983 1 1.0 Garden 800 40
Size (Number of Units): 100 2 2.0 Garden 1,000 60
Rentable Size (rsf): 95,450
Gross Size (gsf): 97,060
Site Size (acres): 6.730
Density (units/acre): 14.9
Floors: 3
Property Design: Walk Up
Exterior: Siding
Landlord Paid Utilities Unit Amenities Complex Amenities
N Cable Y Sewer Y Refrigerator Y Fireplace Y Pool Y Laundry
N Electric Y Trash Y Range Y Balcony/Patio N Clubhouse N Det. Garages
N Gas Y Water N Microwave Y Att. Garage N Tennis N Cov. Storage
Y Dishwasher N Carport N Jacuzzi N Open Storage
Tenant Paid Utilities Y Garbage Disposal N Basement N Fit. Center N Car Wash
Y Cable N Sewer Y Air Conditioning Y Ceiling Fans N Lake N Elevators
Y Electric N Trash N Washer/Dryer N Vaulted Ceilings N Gated Y Playground
N Gas N Water Y W/D Hookups N Security Systemg N Bus. Center N Racquetball

Other Comments

Pointe Lanier is located on the northeast corner of Spring Rd and McEver Rd in Gainesville, Georgia. It is 2 miles west of
downtown Gainesville in Hall County.
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Sale Comparable 4
General Data
Property Name: Douglas Pines Apts
Property Address: 820 Bowens Mill Rd SE
City: Douglas
County: Coffee
MSA: Not in a MSA
State: GA
Zip: 31533
Renter Segmentation: General
Rent Structure: Market Rate
Sale and Economic Data
Total Per Unit  Perrsf % of EGI
Sale Price: $1,925,100
Sale Price/unit: $40,106 Net Operating Income: 135,142 2,815 3.27 100.0%
Sale Price/rsf: $46.64 Overall rate: 7.02%
Sale Date: 10/21/2016 Occupancy at time of sale: 95.0%
Parcel Number: 0117C-131
Legal Description: LL 222 6L D SPRING LAKE APTS.PH I
Buyer (Grantee): Bpp Douglas Pines Llc
Seller (Grantor): Reef Properties Of Georgia Llc
Property Data
Bedrooms Baths Type Size (rsf) Units
Year Built: 1987 2 2.0 Garden 841 48
Size (Number of Units): 48
Rentable Size (rsf): 41,280
Site Size (acres): 7.590
Density (units/acre): 6.3
Floors: 2
Property Design: Walk Up
Exterior: Siding
Landlord Paid Utilities Unit Amenities Complex Amenities
N Cable N Sewer Y Refrigerator N Fireplace Y Pool N Laundry
N Electric N Trash Y Range Y Balcony/Patio N Clubhouse N Det. Garages
N Gas N Water N Microwave N Att. Garage N Tennis N Cov. Storage
Y Dishwasher N Carport N Jacuzzi N Open Storage
Tenant Paid Utilities N Garbage Disposal N Basement N Fit. Center N Car Wash
Y Cable Y Sewer Y Air Conditioning Y Ceiling Fans Y Lake N Elevators
Y Electric Y Trash N Washer/Dryer N Vaulted Ceilings N Gated N Playground
N Gas Y Water Y W/D Hookups N Security Systems| N Bus. Center N Racquetball

Other Comments

Douglas Pines Apartments are located in the northeast quadrant of SR 158 (East Baker Highway) and Bowens Mill Road SE,
about two miles southeast of downtown Douglas. Douglas is the county seat of Coffee County.
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Sale Comparable 5
General Data
Property Name: Flint River Crossing
Property Address: 240 Flint River Rd
City: Jonesboro
County: Clayton
MSA: Atlanta-Sandy Springs-Roswell
State: GA
Zip: 30238
Renter Segmentation: General
Rent Structure: Market Rate
Sale and Economic Data
Total Per Unit  Perrsf % of EGI
Sale Price: $8,000,000
Sale Price/unit: 40,000 Net Operating Income: 400,000 2,000 2.32 100.0%
Sale Price/rsf: $46.45 Overall rate: 5.00%
EGIM: 20.0
Sale Date: 11/18/2016 Occupancy at time of sale:
Parcel Number: 05-0243A-00A-001
Legal Description: DISTRICT 8; COUNTY FIRE; AREA 222; C&I APPRAISER AREA 2; NBRHOOD APT01 APARTMENTS
Buyer (Grantee): Crown Bay Group, LLC
Seller (Grantor): PEM Real Estate Group
Property Data
Bedrooms Baths Type Size (rsf) Units
Year Built: 1971 2 1.0 Garden 880 34
Size (Number of Units): 200 2 1.0 Garden 757 107
Rentable Size (rsf): 172,239 2 1.5 Garden 960 20
3 2.0 Garden 1,080 39
Site Size (acres): 30.000
Density (units/acre): 6.7
Floors: 2
Property Design: Walk Up
Exterior: Combination
Landlord Paid Utilities Unit Amenities Complex Amenities
N Cable N Sewer N Refrigerator N Fireplace N Pool N Laundry
N Electric N Trash N Range N Balcony/Patio N Clubhouse N Det. Garages
N Gas N Water N Microwave N Att. Garage N Tennis N Cov. Storage
N Dishwasher N Carport N Jacuzzi N Open Storage
Tenant Paid Utilities N Garbage Disposal N Basement N Fit. Center N Car Wash
N Cable N Sewer N Air Conditioning N Ceiling Fans N Lake N Elevators
N Electric N Trash N Washer/Dryer N Vaulted Ceilings N Gated N Playground
N Gas N Water N W/D Hookups N Security Systemsg N Bus. Center N Racquetball

Other Comments

Flint River Crossing is located in the southwest quadrant of Flint River Road and Lexington Road, about one mile west of
downtown Jonesboro. This location is about5 miles south of the I-75/US 41 interchange and about 15 miles south of the Atlanta

CBD.
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Comparable Sales Data

The sales that were utilized to develop the value of the subject are detailed in the chart that follows.
The sale price per unit of comparison is used to develop the value of the subject. To arrive at a value
conclusion, the comparables are adjusted for dissimilarities to the subject with respect to property
rights conveyed, financing terms, conditions of sale, date of sale, location, physical and economic
attributes. Adjustments are made based on a comparison with one another as well as the appraisers’
knowledge about the sales as they relate to the subject. Based on discussions with market
participants, the marketing period and exposure period for each of the sales is estimated at 12
months. The chart also notes the adjustments.

Piedmont Hills Apartments Value 1
Improved Sales as cenventional or unresiricted
Sale Subject 1 2 3 4 5
Name Piedmont Hills Apartments  The Reserve at Altama anier Landing Apt Pointe Lanier Douglas Pines Apts Flint River Crossing
Location 1001 West Main Street 5801 Altama Ave 820 Scranton Rd 2460 Spring Rd 820 Bowens Mill RASE 240 Flint River Rd
City or Township Forsyth Brunswick Brunswick Gainesville Douglas Jonesboro
County Monroe Glynn Glynn Hall Coffee Clayton
MSA Macon Brunswick Brunswick Gamesville Not ina MSA Atlanta
Date of Sale July-16 August-15 May-15 October-16 November-16
Sale Price $6.300,000 $5.470,700 $5,000,000 $1.925.100 $8.000,000
Building Size (units) 51 108 128 100 48 200
Building Size (inc. community) 39,752 126,240 152,068 95,450 41,280 172,239
Sale Price/Unit $58.333 $42.740 $50.000 $40.106 $40.000
Sale Price/sf $49.90 $35.98 $5238 $46.64 $46.45
Year Built 1990 1972 1985 1983 1987 1971
Site Size 9.850 10.220 13.380 6.730 7.390 30.000
Coverage 9% 28% 26% 33% 12% 13%
Average Unit Size (sf) 779 1.169 1.188 955 860 861
Units per Acre 5.2 10.6 9.6 14.9 6.3 6.7
EGI/unit $6.179 $3.938 $8.436 $3.420 £2.815 $2.000
EGIM 148 5.1 14.6 142 200
Expenses/Unit 53,061 50 $5,572 50 50 50
NOL'unit $3.118 $3.938 $2.864 $3.420 32815 §2.000
QAR 6.75% 6.70% 6.84% 7.02% 5.00%
Sale Adjustments
Property Rights Conveyed Fee Simple Similar Similar Similar Similar Similar
0% 0% 0% 0% 0%
Financing Terms Market Stmilar Stmilar Stmilar Similar Similar
0% 0% 0% 0% 0%
Conditions of Sale Arm's Length Similar Similar Similar Similar Similar
0% 0% 0% 0% 0%
Market Conditions Current Similar Similar Similar Similar Similar
Total Sale Adjustments 0% 0% 0% 0% 0%
Adjusted Price per Unit §58,333 542,740 $50,000 540,106 540,000
Property Adjustments
Location 1001 West Main Street 5801 Altama Ave 820 ScrantonRd 2460 Spring Rd 820 Bowens Mill Rd SE 240 Flint River Rd
Forsyth Brunswick Brunswick Gainesville Douglas Jonesboro
Monroe Glynn Glynn Hall Coffee Clayton
Population 4,510 15,133 15,133 33,804 12,002 4.724
Comparison to subject Superior Superior Superior Similar Similar
-3% -5% -10% 0% 0%
Physical
Avg. Unit Sze 779 1.169 1.188 955 860 861
Comparison to subject Superior Superior Superior Superior Superior
-20% -20% -10% -5% -5%
Age 1990 1972 1985 1983 1987 1971
Quality/Condition Average Below Average Average Average Average Below Average
Comparison to subject Inferior Inferior Inferior Inferior Inferior
10% 5% 5% 5% 10%
Total Property Adjustments -15% -20% -15% 0% 5%
Value Indication per Unit 549,583 $34,192 542,500 $40,106 $42,000
Source: Crown Appraisal Group
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As shown, no sale adjustments are indicated as appropriate for property rights conveyed, financing
terms, conditions of sale, and market conditions, as they are considered to be the same as the subject.
With respect to property adjustments, all location, physical, and economic attributes were reviewed
— the analysis of each comparable sale is below.

The Reserve at Altama (Comparable 1) - The comparable has a superior (better) general location at
the time of sale when compared to the subject, and the comparable is adjusted downward. On
average, the unit size at the comparable is larger, which is considered to be a superior attribute, as
compared to the average unit size at the subject, and the comparable is adjusted downward. At the
time of sale, the general physical aspects of the comparable (such as age and quality/condition
attributes) were inferior to the subject, and an adjustment is made. Combined, the adjustments total -
15%. This results in a value indication of $49,583/unit for Piedmont Hills Apartments.

Lanier Landing Apartments (Comparable 2) - The comparable has a superior (better) general
location at the time of sale when compared to the subject, and the comparable is adjusted downward.
On average, the unit size at the comparable is larger, which is considered to be a superior attribute,
as compared to the average unit size at the subject, and the comparable is adjusted downward. At the
time of sale, the general physical aspects of the comparable (such as age and quality/condition
attributes) were inferior to the subject, and an adjustment is made. Combined, the adjustments total -
20%. This results in a value indication of $34,192/unit for Piedmont Hills Apartments.

Pointe Lanier (Comparable 3) - The comparable has a superior (better) general location at the time
of sale when compared to the subject, and the comparable is adjusted downward. On average, the
unit size at the comparable is larger, which is considered to be a superior attribute, as compared to
the average unit size at the subject, and the comparable is adjusted downward. At the time of sale,
the general physical aspects of the comparable (such as age and quality/condition attributes) were
inferior to the subject, and an adjustment is made. Combined, the adjustments total -15%. This
results in a value indication of $42,500/unit for Piedmont Hills Apartments.

Douglas Pines Apartments (Comparable 4) - The comparable has a superior (better) general
location at the time of sale when compared to the subject, and the comparable is adjusted downward.
The comparable sale has similar visibility attributes as the subject and no adjustment is warranted.
The comparable sale average unit size is similar to the subject's and no adjustment is warranted. At
the time of sale, the general physical aspects of the comparable (such as age and quality/condition
attributes) were inferior to the subject, and an adjustment is made. Combined, the adjustments offset.
This results in a value indication of $40,106/unit for Piedmont Hills Apartments.

Flint River Crossing (Comparable 5) - The general location of the comparable is similar to that of
the subject and no adjustment is warranted. The comparable sale has similar visibility attributes as
the subject and no adjustment is warranted. The comparable sale average unit size is similar to the
subject's and no adjustment is warranted. At the time of sale, the general physical aspects of the
comparable (such as age and quality/condition attributes) were inferior to the subject, and an
adjustment is made. Combined, the adjustments total 5%. This results in a value indication of
$42,000/unit for Piedmont Hills Apartments.
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All of the sales were given credence when determining the value via this approach. This
approach is used only as support for the primary approach, and the value conclusion reflects a
hypothetical condition. This value indication is concluded to as representative of the property’s
value as if operated under the hypothetical conventional, market rate scenario. A value conclusion
of $42,000/unit or $2,140,000 is selected to represent the market value as of the date of valuation.
The following summarizes the projections of value via the sales comparison approach.

Sales Comparison Approach Summary Value 1
Piedmont Hills Apartments as conventional or unrestricted
Unadjusted Value Range Per Unit 40,000 - 58,333
Indicated Value Range (rounded) 2,000,000 - 3,000,000
Adjusted Value Range Per Unit 34,192 - 49,583
Indicated Value Range (rounded) 1,700,000 - 2,500,000
Average, Median (adjusted) 41,676 42,000
Indicated Value (rounded) 2,295,000

Value per Unit 45,000 /unit
Source: Crown Appraisal Group
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Prospective Market Value

The prospective market value subject to restricted rents is projected under the extraordinary
assumption that the proposed renovations to the subject property are complete. This valuation
also assumes that the subject is operated as a subsidized, rural housing property. The income
capitalization approach is utilized to project the prospective market value, subject to restricted
rents (Value 3). The income capitalization approach and cost approach are used to arrive at the
prospective market value, as conventional or unrestricted (Value 4).

Income Capitalization Approach
Value 3, prospective, subject to restricted rents

The income capitalization approach to value opinion is based on the economic principle of
anticipation--that the value of an income producing property is the present value of anticipated
future net benefits. Other appraisal principles and concepts upon which this approach is based
include supply and demand, change, substitution, and externalities.

Net operating income projections (future net benefits) are translated into a present value indication
using a capitalization process. In this appraisal, a pro forma technique is explicitly used. A
discounted case flow technique is not considered appropriate. Market value is projected through the
use of market derived financial projections and return parameters. More specifically, the
capitalization process steps in the pro forma technique are as follows:

o The effective gross revenue is projected by the rents on the units less an allowance for vacancy, plus
other income.

e Expenses inherent in the operation of the property, including real estate taxes, insurance, repairs and
maintenance, general and administrative, management, utilities, payroll, marketing, and reserve are
projected.

o The net operating income is derived by deducting the operating expenses from the effective gross
revenue.

e The net operating income is then capitalized to obtain an indication of value.

With respect to this valuation, the effective gross income, which is comprised primarily of
apartment rent, should be above historic levels. The apartment rent will recognize the economic
benefits of the renovation as the units will be in better physical (and functional) condition. The
apartment rent will be constrained by the lesser of market rent or LIHTC constraints.

With respect to operating expense line items, Real Estate Taxes, Insurance, General &
Administrative, Management Fee, Ultilities, and Marketing should be near historic. Repairs &
Maintenance should be lower due to the renovations. Payroll should also be lower, also due to
the renovation. An explicit Reserve will be recognized.
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Pro Forma Capitalization

Base Rent Revenue — is based on the market rent levels for the units at the subject. The annual
market rent is shown in the chart below. The rent is based on the lesser of market rent or LIHTC
restrictions.

Piedmont Hills Apartments Value 3
Base Rent Revenue prospective
subject to restricted rents
Rent  Total % of Size Total Market Rent
Constraint Units total (rsf) rsf Rent/Month Rent/sf Monthly Yearly
1 Bed, 1 Bath LIHTC 11 22% 648 7,128 543  $0.84  $5,973 $71,676
1 Bed, 1 Bath (UFAS) LIHTC 1 2% 732 732 543 $0.74 $543 6,516
2 Bed, 1 Bath Market 36 71% 784 28,224 630 $0.80 $22,680 272,160
2 Bed, 1 Bath (UFAS) 2 4% 789 1,578 630 $0.80  $1,260 15,120
2 Bed, 1 Bath (Manager's Unit) Market 1 2% 866 866 Non-Revenue
Overall Totals/Averages 51 100% 755 38528] | 597 079 30456 365,472 ||
Source: Crown Appraisal Group

Vacancy — Stabilized vacancy has been discussed in the Market Area Overview section.
Vacancy is estimated at 3%, and is applied to base rent revenue.

Other Income — Other revenues include laundry income, late/nsf charges, application fees, forfeited
deposits, termination/restoration fees and other miscellaneous incomes. Other revenue is estimated
at $160/unit. This is a net income line item component, with vacancy inherently considered.

Operating Expenses — are based on historic and comparable data. The comparable data has been
presented previously. As noted, Real Estate Taxes, Insurance, General & Administrative,
Management Fee, Utilities, and Marketing should be near historic. Repairs & Maintenance
should be lower due to the renovations. Payroll should also be lower, also due to the renovation.
An explicit Reserve will be recognized.
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Piedmont Hills Apartments Value 3
Operating Expense Estimates prospective

subject to restricted rents

Operating Expense Cost/unit Discussion
Real Estate Taxes 219 Based on the current real estate taxes of the
subject as reported by the county, and increased

to reflect the renovations.

Insurance 203 Based on historic with support from market.
Repairs & Maintenance 800 Lower end of the historic range reflecting
the renovation.

General & Administrative 250 Based on historic.
Management 49.00 Based on cost per occupied door per month.
Utilities 122 Electric Based on historic with support from market.
36  Water and sewer Based on historic with support from market.

Payroll 800 Near the lower end of historic range reflecting
the renovation.

Marketing 10 Based on historic.
Reserve 350 Based on market participant attitudes recognizing
the renovation.

Total Operating Expenses — The chart below compares historical and market derived operating

expense data with the pro forma.

Pro Forma Operating Expense Estimate & Comparisons (per unit basis) Value 3
Piedmont Hills Apartments prospective
subject to restricted rents
Crown Appraisal Group Survey Year End Historical Subject
Low High Avg. Med. 2013 2014 2015 2016 Budget 2017 Budget Pro Forma
Real Estate Taxes 188 386 251 209 260 203 199 236 238 219
Insurance 173 296 221 216 163 182 181 200 225 203
Repairs and Maintenance 564 772 668 660 789 975 757 967 798 800)
General and Administrative 254 415 308 289 259 196 258 256 210 250
Management Fees 337 533 495 520 464 487 508 542 565 570)
Utilities
Electric 73 158 109 107 122 155 122 144 118 122
Water/Sewer 6 547 93 31 44 52 36 47 37 36
Total Utilities 93 637 204 148 187 225 175 212 171 175
Payroll 526 1,331 826 776 766 799 793 1,043 1,026 800
Marketing 2 69 21 16 27 13 18 19 8 10
Reserve n/a n/a n/a n/a n/a n/a n/a n/a n/a 350)
Total Operating Expenses 2,612 3,321 2,994 2,948 2,915 3,080 2,889 3,475 3,241 3,377
Note: columns with low, high, average, and median figures may not add to total
Source: Property Managers; Crown Appraisal Group
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Prospective Market Value

The net operating income is estimated by deducting the operating expenses from the effective

gross income. The pro forma is shown below.

Page 66

Pro Forma Operating Statement subject to restricted rents
Piedmont Hills Apartments prospective
51 units Value 3

% of EGI Per Unit Amount

Potential Rental Revenue 100.8%  $7,166 $365,472
Less: Vacancy and Collection Loss @  3.0% -3.0% -215 -10,964
Effective Rent 97.8% 6,951 354,508

Plus Other Revenue:
Other Income 2.0% 140 7,140
Laundry Income 0.3% 20 1,020
subtotal 2.2% 160 8,160
[Effective Gross Income 100.0% 7,111 362,668
Less: Operating Expenses
Real Estate Taxes 3.1% 219 11,149
Insurance 2.9% 203 10,353
Repairs and Maintenance 11.2% 800 40,800
General and Administrative 3.5% 250 12,750
Management Fees 8.0% 570 29,088
Utilities
Electric 1.7% 122 6,222
Water/Sewer 0.5% 36 1,836
Total Utilities 2.5% 175 8,925
Payroll 11.2% 800 40,800
Marketing 0.1% 10 510
Reserve 4.9% 350 17,850
Total Operating Expenses 47.5% 3,377 172,225
[Net Operating Income 52.5% 3,734 190,443 |
Source: Crown Appraisal Group

Capitalization Rate Discussion

Capitalization is the process by which net operating income is converted into a value indication.
A capitalization rate is utilized that most accurately represents the risk associated with receiving
the property's net operating income. A property that has a "safer" income stream is one that has
less risk.

In order to arrive at an appropriate range, emphasis was put on data provided by comparable
sales and analysis of financing techniques.

It is noted that Attachment 7-A of Chapter 7 of the USDA Rural Development handbook states
the following:
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Use of an overall rate from the conventional market, which reflects conventional financing, is
appropriate because all favorable financing will be valued separately from the market value,
subject to restricted rents, of the real estate.

The handbook also notes that there is additional value of RA (rental assistance) to the net
operating income stream through reducing the risk of investment by improving the durability of
the [rental] income stream (through the assistance of the rent subsidy). The handbook further
recognizes that the overall rate can be adjusted downward to account for the reduced risk due to
RA.

Before consideration of the ramifications of the RA units, an overall rate of 6.75% is selected as
being appropriate to accurately reflect the risk characteristics arising from the income stream. The
rate selected falls within the ranges indicated by comparable sales, and the quantitative overall rate
derivation techniques (band of investment and debt coverage ratio).

Attachment 7-A of Chapter 7 of the USDA Rural Development handbook states the following:

When the subject property has RA, the appraisal must include a discussion of the Section 521 Rental Assistance
Program, the number of RA units at the subject, and how RA affects the market value, subject to restricted
rents, of the property. Rental assistance is a rent subsidy provided to owners of 514/515 projects. The renter of
an RA unit is required to pay a tenant contribution toward the approved shelter cost (rent plus tenant based
utilities) of the unit that is equal to no more than 30 percent of his/her income. RA is the portion of the
approved shelter cost paid by the Agency to compensate a borrower for the difference between the approved
shelter cost and the tenant contribution. RA usually adds value to a 514/515 project in three ways: 1) it
guarantees that the scheduled base rate rent for all occupied RA units will be attained; 2) it usually increases
demand for the subject's units and consequently decreases the vacancy rate; and 3) it reduces the risk of
investment in the subject project by improving the durability of the income stream. Rental assistance need not
be separately valued; the value of RA can be incorporated within the market value, subject to restricted rents.
This can be accomplished within the Income Approach by taking into account the three ways that RA increases
value, listed above, as follows. 1) Base rate rents should be included as Potential Gross Income (PGI) in the
restricted pro forma; 2) a vacancy and collection loss factor that reflects the amount of RA at the property
should be included; and 3) a capitalization rate for the subject may be adjusted downward to account for the
reduced risk to the investor due to RA.

Based on market participant attitudes and prior experience in the valuation of subsidized properties,
overall capitalization rates for properties that have 100% subsidized tenancy typically are 100 basis
points lower than the overall capitalization rates of similar properties than are market rate properties.
This is due to market participant attitudes that view the income that is provided by a government
funded source to be “safer” than income that is provided from market rate tenants.

When arriving at an opinion of the Market Value of the fee simple estate, as conventional or
unrestricted, subject to the short term leases as of the date of valuation a weighted average
technique is utilized to arrive at an overall capitalization rate conclusion. The weighted average
technique take the relative “safeness” of the income streams attributable to the rental assistance
and non rental assistance units at the property into consideration. The chart below summarizes
the technique utilized to arrive at a final overall capitalization rate opinion.
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Overall Capitalization Rate Selection

subject to restricted rents

Value 3
prospective

Lease # of
Guarantor Units
Tenant 51
Rental Assistance 0
Total 51

Selected  Weighted
OAR Rate

6.75% 6.750%
5.75% 0.000%

6.750%

Indicated OAR 6.75% |

Source: Crown Appraisal Group

Recognizing that none of the units have RA, an overall rate of 6.75% is selected as being appropriate
to accurately reflect the risk characteristics arising from the subject income stream. Application of
the rate to the pro forma net operating income is shown in the chart below.

Piedmont Hills Apartments

Pro Forma Technique Value Conclusion

Value 3
prospective
subject to restricted rents

Net Operating Income $190,443
Overall Capitalization Rate 6.75%
Value Conclusion 2,821,375
|[Rounded To: $2,820,000 |

Source: Crown Appraisal Group
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Value 4, prospective, as conventional or unrestricted

As has been discussed, the prospective market value market value upon completion and as stabilized
(unrestricted rents) assumes that the subject is operated as a conventional, market rate property.

The effective gross income, which is comprised primarily of apartment rent, should be above
historic levels. The apartment rent will recognize the economic benefits of the renovation as the
units will be in better physical (and functional) condition. The apartment rent will be
constrained by market rent.

The total operating expense estimate should be lower due to renovation (reduced Repairs &
Maintenance as well as Payroll) as well as reduced General & Administrative and Management
expenses. The Marketing expense should be higher than historic, and there will be an explicit
reserve expense.

Many of the parameters used in this valuation have been extensively discussed and analyzed. A
summary of them follows.

Piedmont Hills Apartments Value 4
Operating Expense Estimates prospective
as conventional or unrestricted

Operating Expense Cost/unit Discussion
Real Estate Taxes 219 Based on the current real estate taxes of the

subject as reported by the county, and increased
to reflect the renovations.

Insurance 203 Based on historic with support from market.

Repairs & Maintenance 650 Below historic; reflects the renovation as well as the
recognition that the property would not be as well
maintained if it were to be operated as a market rate one.

General & Administrative 200 Below historic; market rate properties have lower
general & administrative costs than subsidized

properties.
Management 5.00% Percent of effective gross income rather than fee
per occupied door per month.

Utilities 122 Electric Based on historic with support from market.
36  Water and sewer Based on historic with support from market.

Payroll 750 Based on the size of the property, a total cost per year,

or a cost per month, is the appropriate manner in which to
develop this operating expense estimate. The expense
recognizes the renovation and is based on the probable
cost if the property were operated as a market rate one.

Marketing 25 Above historic; market rate properties
require a higher cost for marketing.

Reserve 250 Based on market participant attitudes reflecting
the renovation.

The pro forma and value conclusion are below.
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Piedmont Hills Apartments Value 4
Base Rent Revenue prospective
as conventional or unrestricted
Total % of Size Total Market Rent
Units total (rsf) rsf Rent/Month Rent/sf Monthly Yearly
1 Bed, 1 Bath 11 22% 648 7,128 $580 $0.90 $6,380 $76,560
1 Bed, 1 Bath (UFAS) 1 2% 732 732 $590 0.81 590 7,080
2 Bed, 1 Bath 36 71% 784 28,224 $630 0.80 22,680 272,160
2 Bed, 1 Bath (UFAS) 2 4% 789 1,578 $630 0.80 1,260 15,120
2 Bed, 1 Bath (Manager's Unit) 1 2% 866 866 Non-Revenue
Overall Totals/Averages [ 51 100% 755 38528] | 606 0.80 30,910 370,920 ||
Source: Crown Appraisal Group
Pro Forma Operating Statement prospective
Piedmont Hills Apartments as conventional or unrestricted
51 units Value 4
% of EGI  Per Unit Amount
Potential Rental Revenue 102.9% $7,273 $370,920
Less: Vacancy and Collection Loss @ 5.0% -5.1% -364 -18.546
Effective Rent 97.7% 6,909 352,374
Plus Other Revenue:
Other Income 2.0% 140 7,140
Laundry Income 0.3% 20 1,020
subtotal 2.3% 160 8,160
|Effective Gross Income 100.0% 7,069 360,534|
Less: Operating Expenses
Real Estate Taxes 3.1% 219 11,149
Insurance 2.9% 203 10,353
Repairs and Maintenance 9.2% 650 33,150
General and Administrative 2.8% 200 10,200
Management Fees 5.0% 353 18,027
Utilities
Electric 1.7% 122 6,222
Water/Sewer 0.5% 36 1,836
Total Utilities 2.5% 175 8,925
Payroll 10.6% 750 38,250
Marketing 0.4% 25 1,275
Reserve 3.5% 250 12,750
Total Operating Expenses 40.0% 2,825 144,078
[Net Operating Income 60.0% 4,244 216,456 |
Source: Crown Appraisal Group

Pro Forma Technique Value Conclusion Value 4
Piedmont Hills Apartments prospective
as conventional or unrestricted
Net Operating Income $216,456
Overall Capitalization Rate 6.75%
Value Conclusion 3,206,750
[Rounded To: $3,205,000 |

Source: Crown Appraisal Group
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Cost Approach

Value 4, prospective, as conventional or unrestricted

The cost approach aggregates land value as if vacant, plus the cost to replace the existing
improvements, less any accrued depreciation. The cost approach reflects value by recognizing that
participants relate value to cost. Appraisal principles and concepts relating to this approach include
substitution, supply and demand, balance, externalities, and highest and best use. Land valuation
concepts and principles include anticipation, change, supply and demand, substitution, and balance.
This approach provides an opinion of value principally based on the principle of substitution that
states that:

No rational person would pay more for a property than that amount by which he or she can obtain, by
purchase of a site and construction of a building, without undue delay, a property of equal desirability
and utility.

Methodology

The cost approach involves several steps (presented below) that have been employed to project the
value of the subject:

0 Comparable land sales are typically analyzed and adjusted to provide an estimate of the subject's site
as if vacant. However, although due to the size and location of Forsyth, minimal development has
taken place and land rarely trades in the area. Given this, the appraised courthouse land value
estimate for the subject is utilized.

0 The improvement cost was projected using the Marshall Valuation Service.

0 The amount of accrued depreciation or obsolescence (physical, functional and economic) has been
projected and deducted from the replacement cost opinion.

O The depreciated replacement cost opinion is then added to the land value projected for the subject site.

0 The sum of these opinions produces an indication of value by the cost approach.
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Value 8, Land Value

Typically, land sales within the area are utilized to develop a land value. However, a search for
comparable land sales in the subject’s market area found insufficient results. The reality is that
few properties have been acquired to construct new multi-family properties in this part of the
state. This is understood through a review of the rent comparables — the newest of these was
constructed in 2005 — 12 years ago.

With the absence of comparable land sales, the appraiser is left with several alternative
techniques. These include extraction, allocation, and a number of income capitalization methods
such as land residual, ground rent capitalization, and discounted cash flow analysis.

Extraction and land residual methods have too many variables to be of use. (In part, improved
sales are required, with an accurate knowledge of the contributory improvement value to those
sales.) Ground rent capitalization is often used for properties that are ground leased. The
discounted cash flow analysis is appropriate for subdivision development valuation. Neither of
these are appropriate in this case.

Of the alternative techniques, allocation is left. As noted in The Appraisal of Real Estate, 14
edition, this technique is applicable when relatively few sales are available, which is certainly
the case here. However, the same text notes that the allocation method does not produce credible
value indications unless ample sales data is available. This commentary is somewhat ironic —
after all, if ample sales data was available, the allocation method would not even be considered
by the appraiser.

Allocation, though, incorporates the principles of balance and contribution. That is, market
participants recognize there is a land value for property that is based on typical ratios that
translates to specific value conclusions. To that end, the appraiser has worked on many multi-
family developments and had discussion with many developers of those properties. In major
MSA locations, developers are willing to pay $10,000 per unit to $15,000 per unit for sites to
develop multifamily. For smaller MSAs, land costs are somewhat less. In rural settings, the
appraiser has observed and developers have indicated prices of £$1,000 up to +£$8,000 per unit.
The range is understandably large due to the variables inherent in the specific attributes of the
particular site in question.

The subject is part of a number of properties that were appraised at the same time period. The
properties that comprise this portfolio share similar locational features as the subject. The
majority of the properties are located in rural Georgia areas. In the course of valuing these
properties, a number of land sales were uncovered. Though the sales are not all in the same
county, they share a number of attributes similar to the subject. They are generally recent and
they are in a generally similar (non-urban) locale. The map and sales are summarized below.
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As can be seen, fifteen of the sales are proposed for multi-family development. The number of
proposed units is shown in the chart above.
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Analysis and Value Conclusion

As shown, the unadjusted comparable land sales indicate a sale price per unit of $1,042 to
$10,275. The low end range is for a property is a rural town in central Georgia that is located to
the rear of commercial properties with limited visibility. The upper end of the range is for a
property located in close proximity to the Atlantic Ocean. These comparable sales have been
adjusted for location. This narrows the adjusted sale price per unit range to $938 - $7,706 with
an average of $4,857. Due to the subject’s location, a value between the low end and the middle
of the range is considered appropriate.

The auditor’s appraised land value is $115,000 or $2,255/unit. This is between the low end and
the middle of the range of the comparable land sales. This is considered appropriate.

A point value of $2,300/unit is estimated for the subject land. This indicates an aggregate
value of $117,300 as of the date of valuation. This value is near the auditor’s land value and
between the low to middle of the range of the comparable sales.
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Improvement Valuation

The Marshall Valuation service has been used to develop the replacement cost of the
improvements. The chart below develops the improvement replacement cost, and the value via
the cost approach.

Improvement Value Value 3
Piedmont Hills Apartments prospective
subject to restricted rents
Square Unadjusted  Current Local Total Adjusted Total
feet Cost/sf Multiplier Multiplier Multiplier ~ Cost/sf Cost
Multiple Residences, Sec. 12, Average/Good, Class D 38,528 75.00 1.04 0.86 0.89 67.08 2,584,458
Total Cost Estimate 2,672,400
Less: Depreciation
Effective Age 5
Economic Life 60
Depreciation 8.3%
Total Depreciation 222,700
Improvement Cost 2,449,700
[ Improvement Cost (rounded) 2,450,000 |

Source: Marshall Valuation; Crown Appraisal Group

A base cost per square foot is developed. Adjustments are made for current and local
multipliers; the adjusted cost is multiplied by the size of the improvements. After adjusting for
the current and local cost multipliers, the undepreciated replacement cost estimate for the subject
improvements is $2,666,564.

Depreciation/Obsolescence Estimates for Improvements

A depreciated age-life method is used to estimate depreciation. There are two types of
depreciation and/or obsolescence that need to be considered for the improvements. Physical
deterioration and functional/economic obsolescence are considered. Following renovations, the
improvements will be in good physical and functional condition. Marshall Valuation estimates
the economic life of the improvements at 60 years. The effective age of the building (following
renovations) is estimated at 5 years. Total depreciation of the subject improvements is estimated
at 8.3% or $222,214. The total depreciation is deducted from the undepreciated replacement
cost opinion to arrive at a depreciated improvement cost opinion.

Entrepreneurial Incentive

Entrepreneurial incentive is defined in The Appraisal of Real Estate, 14™ Edition, Appraisal
Institute, as follows:

A market derived figure that represents the amount an entrepreneur expects to receive for his or
her contribution to a project and risk.

Typically, properties like the subject are constructed as investment properties. Entrepreneurs, or
developers/builders, of these properties usually seek profit margins of 12% to 25%. Rather than
develop an explicit opinion of entrepreneurial incentive, this item is considered in the Reconciliation
and Final Value Opinion section of the report. The reasoning for the treatment of entrepreneurial
incentive in this manner is that entrepreneurial incentive is, in reality, only realized as a result of how

CROWN APPRAISAL GROUP



PIEDMONT HILLS APARTMENTS — FORSYTH, GEORGIA Prospective Market Value ~ Page 76

well a particular property meets market [participant] attitudes. The reality is that the incentive may
be less than anticipated by a developer, or may be more, depending upon the circumstances.

Conclusion

The cost approach value opinion is reached by adding the land value and depreciated

improvement cost opinions. The following value indication, before entrepreneurial incentive,
is reached for the subject.

Cost Approach Summary land value  Value 8
Piedmont Hills Apartments cost approach total ~ Value 3
Land Value $117,300
Depreciated Improvement Cost 2,450,000
Cost Approach Value Estimate (rounded) 2,565,000
before entrepreneurial incentive
Source: Crown Appraisal Group
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Reconciliation and Final Value Opinion

The purpose of this assignment is to develop and report an opinion of value for Piedmont Hills
Apartments. The specific real property interest, real estate, and type of value have been detailed
within the body of this report. The values developed by the approaches are summarized as follows:

Reconciliation and Final Value Conclusions
Piedmont Hills Apartments

Value 1 Value 2-RD Value 3 Value 4
prospective prospective
as conventional or unrestricted subject to restricted rents subject to restricted rents as conventional or unrestricted
Income Capitalization Approach 2,665,000 1,270,000 2,820,000 3,205,000
Sales Comparison Approach 2,295,000 n/a n/a n/a
Cost Approach n/a n/a 2,565,000 n/a

before entrepreneurial incentive

Source: Crown Appraisal Group

The methodology and applicability of each approach has been previously explained.

Value 1
The income capitalization approach is the primary approach, with support from the sales comparison
approach.

Value 2-RD
The income capitalization approach is the only approach considered applicable.

Value 3
The income capitalization approach is the primary approach, with support from the cost approach.

Value 4
The income capitalization approach is the primary approach, with support from the cost approach.

Therefore, based upon the analyses and conclusions contained within this report and subject to the
assumptions and limiting conditions contained herein, the value opinions, as of the respective dates
of valuation are:

Value Opinions Date of Value Value
Value 1 - as conventional or unrestricted January 24, 2017 $2,665,000

Value 2-RD - subject to restricted rents January 24, 2017 $1,270,000
Value 3 - prospective, subject to restricted rents February 1, 2019 $2,820,000

Value 4 - prospective, as conventional or unrestricted February 1, 2019 $3,205,000
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Interest Credit Subsidy Value Opinion
Value 5

Interest credit is a form of federal assistance available to eligible borrowers that reduces the
effective interest rate of a loan. The USDA Rural Housing Service (RHS or RD) offers direct
loans with favorable terms for affordable housing in the Rural Rental Housing Program and the
Farm Labor Housing Program. The 515 loan falls within this program. In this case, Section 515
permanent loans for new construction and subsequent loans for rehabilitation include interest
rates as low as 1 percent. These loans are made at a “note rate” of interest, but a “basic rate” of
interest to the borrower is typically 1 percent. A monthly mortgage payment is calculated at the
note rate of interest, and the loan is amortized at the note rate of interest, but the borrower's
actual mortgage payment is based on the basic rate of 1 percent. The difference between the note
rate payment and the basic rate payment is the interest credit. The borrower is effectively
subsidized with an income stream represented by the monthly interest credit that is available for
the term of the loan.

In appraisals of Section 515 funded properties, valuation of the interest credit subsidy (favorable
financing) is part of the assignment when the market value, subject to restricted rents, must be
concluded. When interest credit subsidy is the only favorable financing involved, the security
value, on which the loan is based, has two components: 1) the market value, subject to restricted
rents, of the real estate, and 2) the value of the interest credit subsidy.

The value of the interest credit subsidy from RD direct loans on most existing properties can be
calculated by subtracting the monthly debt service at the below-market rate of interest from the
monthly payment at the current rate offered for conventional loans and discounting the
difference by the current conventional interest rate over the remaining loan term. For the
subject, interest credit subsidy values are calculated for the existing Section 515 loan and the
subsequent “new” 515 loan (the existing 515 loan that is rewritten with new terms. These
calculations are as of the [unrenovated] date of valuation and are summarized in the following
chart:

Interest Credit Subsidy Valuation
Existing Section 515 Loan/Restated 515 Loan Ternts
Piedmont Hills Apartnents
Value 5
Existing/Restated 515 Loan New 538 Loan
Existing Lender's Terms (market rate) Market Rate
Principal Balance of December 22, 2017 $1,208.814 Principal Balance §1,216,000
Conventional Loan Interest Rate 5.250% Conventional Loan Interest Rate 5.250%
Term of Existing Section 515 Loan (years) 30 Term (years) 30
Loan Monthly Payment 87,172 Conventional Loan Monthly Payment $6.715
Restated Section 515 Loan Terms Section 538 Loan Terms
Principal Balance $1.298.814 Principal Balance $1.216.000
Interest Rate 1.000% Interest Rate 4.500%
Term (years) 50 Term (years) 40
Section 515 Loan Monthly Payment 52,752 Section 538 Loan Monthly Payment $5.467
Monthly Savings from Below Market Financing 54.420 Monthly Savings from Below Market Financing $1.248
Present Value of Monthly Savings from Below Market Financing §800,509 Present Value of Monthly Savings 5226,024
Note Rate 3.000%
Monthly Payment at Note Rate 54182
Future Value of Balloon Payment 5754.040
Present Value of Balloon Payment 5156,629
Value of Interest Credit Subsidy 5643,8580 Value of Interest Credit Subsidy $226,024
|Ex£sting Section 515 Loan Interest Credit Subsidy Value (R ded) 8645,000 ‘ | New Section 538 Loan Interest Credit Subsidy Value (Rounded) §225,000
Source: Greystone; Crown Appraisal Group

CROWN APPRAISAL GROUP
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LIHTC Value Opinion
Value 6

An annual LIHTC of $120,907 is anticipated to be granted for the acquisition and rehabilitation
of the subject. This low income housing tax credit will be granted annually over a 10-year term.
The overall net sum of the LIHTC to the ownership entity of the subject over the 10-year term is
$1,209,068. The tax credits reduce the owner’s tax liability. Thus, they have value to the owner.
The tax credits can be transferred if the seller guarantees that the transfer will still maintain the
LIHTC requirements.

Current LIHTC Market

Not surprising, LIHTC pricing has not remained static. Specific to the subject, there is a contract
to purchase the tax credits at $0.94 per gross credit. This is the best evidence of the appropriate
value of the tax credits. Please note, though, that the pricing is subject to change.

Value of Tax Credits

The value of the tax credits is a fairly simple calculation. The value is developed by taking the
total tax credits and multiplying them by the appropriate pricing — in this case, $0.94 per tax
credit. The value is shown below.

LIHTC Analysis Piedmont Hills Apartments
Value 6
Period
Annual Tax Credits 113,641
Years 10
Total Tax Credits 1,136,410
Total Pricing 0.94
| Value of Tax Credits 1,068,119
Source: Crown Appraisal Group

CROWN APPRAISAL GROUP



PIEDMONT HILLS APARTMENTS — FORSYTH, GEORGIA LIHTC Value Opinion ~ Page 80

State Tax Credits

An annual state tax credit of $113,641 is anticipated to be granted for the acquisition and
rehabilitation of the subject. This state tax credit will be granted annually over a 10-year term.
The overall net sum of the state tax credit to the ownership entity of the subject over the 10-year
term is $1,136,410. The tax credits reduce the owner’s tax liability. Thus, they have value to the
owner. The tax credits can be transferred.

In this case, according to the seller’s representative, the purchase of the tax credits will be at
$0.45 per gross credit. This is the best evidence of the appropriate value of the tax credits.
Please note, though, that the pricing is subject to change.

The value of the tax credits is a fairly simple calculation. The value is developed by taking the
total tax credits and multiplying them by the appropriate pricing — in this case, $0.45 per tax
credit. The value is shown below.

State Tax Credit Analysis Piedmont Hills Apartments
Value 6
Period
Annual Tax Credits 113,641
Years 10
Total Tax Credits 1,136,410
Total Pricing 0.45
| Value of Tax Credits 511,333
Source: Crown Appraisal Group

CROWN APPRAISAL GROUP
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Insurable Value Opinion

Value 7

The insurable value opinion is shown below. The insurable value opinion is based on Marshall

Valuation Service figures.

The reported cost is the opinion to replace the improvements

described within this report with improvements of generally similar utility (physical condition,
quality, and functionality), under the assumption that the improvements need to be completely
replaced for insurance coverage purposes.

USDA Rural Development Value 7
Insurable Value Calculation
Property Name Piedmont Hills Apartments
Street Address 1001 West Main Street
City, County, State, Zip Forsyth, Monroe County, Georgia 31029
Base Cost
Main Structure/sf 75.00
Sprinkler/sf 0.00
Other/sf 0.00
Adjustments and/or Multipliers 1.04 current cost 0.86 local cost 0.89
Total Base Cost per square foot 67.08
Building Area square footage 39,839
Total Replacement Cost New 2,672,400
Exclusions per sf percent
Excavations 0.00 0.0% 0
Foundations 2.35 3.5% 93,534
Site Work 0.00 0.0% 0
Site Improvements 0.00 0.0% 0
Architect's Fees 0.00 0.0% 0
Underground Piping 0.00 0.0% 0
Total Exclusions 2.35 3.5% 93,534
Inclusions per unit units
Applicance Packages 750 51 38,250
Patios/Balconies 250 51 12,750
Total Inclusions 51,000
Concluded Insurable Value
Total Replacement Cost New 2,672,400
Less Total Exclusions 93,534
Plus Total Inclusions 51,000
Concluded Insurable Value 2,629,866
Source: Marshall Valuation; Crown Appraisal Group

CROWN APPRAISAL GROUP
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Certification

Andrew J. Moye

The undersigned hereby certifies that, to the best of his knowledge and belief, or as otherwise noted
in the report:

- 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.

- I have no present or prospective interest in the property that is the subject of this report, and no personal interest or bias with respect to the parties
involved.

- I have performed no services, as an appraiser or in any other capacity, regarding the property that is the subject of this report within the three-year
period immediately preceding acceptance of this assignment.

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

- my engagement in this assignment was not contingent upon developing or reporting predetermined results.

- my 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 the stipulated results, or the occurrence of a subsequent

event directly related to the intended user of this appraisal.

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

- The reported analyses, opinions and conclusions were developed, and this report has been prepared, in conformity with the requirements of
the Code of Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal Institute

- The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly authorized representatives.
- As of the date of this report, I have completed the continuing education program for Designated Members of the Appraisal Institute.
- I have made a personal inspection of the property that is the subject of this report.

- no one provided significant real property appraisal assistance to the person signing this certification.

Andrew J. Moye, MAI, AI-GRS

CROWN APPRAISAL GROUP
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Family Room | Bedroom
Kitchen | Bathroom

84




Form RD 1944-29
(Rev. 4-97)

United States Department Of Agriculture
Rural Housing Service

PROJECT WORKSHEET FOR CREDIT AND RENTAL ASSISTANCE

FORM APPROVED
OMB NO. 0575-0033

( SERVICING OFFICE USE ONLY )

PART I 1. Date Received in the Servicing Office:
2. Borrower Name: 3. Case Number : 4. Project Number :
Forsyth Ltd. 11-002-655729277 022
5. Location of Project: 6. R ¢ for th th of
Piedmont Hills Apts. 1001 W. Main Apt 1 - Teport for the month of : November 2016
Forsvth, GA 31029 ovemboer
7. Kind of Loan : 8. Plan of Operation:
RRH Full Profit
X e X Planll
RCH Plan I
Plan II RA
LH Section 8%
Plan RA
Direct RRH Plan II (w/Sec. 8)
9. Loan No.: [10. Loan Paymt.: | 11. Overage/ 12. Total Due: RENTAL ASSISTANCE
Surcharge:
01 3,127.55 809.00 3,936.55 18. RA Agreement Number(s): 19. No. of Units Receiving
RA This Month:
0
Late Fees : 13..0.00 20 . Obligation Balance Brought Forward: 0.00
Total ’
N 14. 3,936.55
Payment Due:
Less 15. 21 . Rental Assistance Requested this month:
1: 0.00 0.00
Net
16.
Payment Due: 3,936.55
Net Payment 17. 2 . Remaining Obligation Balance : 0.00
L 3,936.55 '
Remitted:
[Use Only for Projects 23. Section 8 Units x 24 = 25,
with New Construction
pection § Units when 26 Section 8 Units x : 27 o - 28
[HUD rent exceeds note . ' : B .
Fate rent . RHS Note Rate Rent 29
ADDITIONAL PAYMENT TO RESERVE ACCOUNT i

In accordance with Rural Housing Service formula and procedures, all rental units are occupied by households who have executed Form 1944-8 | "Tenant
Certification" and are farm workers if this is the Labor Housing Project or if this is the Rental Housing Project, have incomes within the limitations as set
forth in Rural Development regulations or the Project has written permission from RHS to rent to ineligible occupants on a temporary basis.

I certify that the statements made above and in Part II are true to the best of my knowledge and belief and are made in good faith.
WARNING: Section 1001 of Title 18, United States code providers; "Whoever, in any matter within the jurisdiction of any department or agency of the
United States knowingly and willfully falsifies, conceals or covers up by any trick, scheme, or device a material fact, or makes false, fictitious or
fraudulent statements or representation, or makes or uses any false writing or document knowing the same or contain any false, fictitious or fraudulent
statement or entry, shall be fined under this title or imprisoned not more than 5 years, or both.

30.

Date

*Includes previous Plan I S 8.

31.

Signature - Borrower or Borrower's Representativ

According to the Paperwork Reduction Act of 1995, no persons are required to respond to a collection of information unless it displays a valid OMB control number. The valid
OMB control number for this collection is 0575-0033. The time required to complete this information collection is estimated to average 40 minutes per response, including the time
for reviewing instructions, searching existing data sources, gathering and maintaining the data needed, and completing and reviewing the collection of information.
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Property #
Print Date: 12/09/2016

Proiect Worksheet for Interest Credit and Rental Assistance Part 11

FORSYTH LTD.

Effective Date: 11/01/2016

1. 2. 3. 4. 5. 6. 7. 8. 9. 10. 11. 12. 13. 14. 15.
Apt. Type | Nbr. Initial Cert. Leased To: Basic Note Amt.Due Rental Overage
No. In Occu- Exp. Rent Rate HUD | GTC Utility NTC | Tenant to Assistance and/or

Unit pancy Date Rent Rent Allowance Cover Due Sur-
Date Util Borrower charge

03 M2 2 |05/14/2012| 05/31/2017 Vernier, Susan 444 601 81% 143 444
04 M2 2 |08/04/2009| 05/31/2017 McCullough, L.M 444 601 54% 143 444
05 M2 3 |05/04/2015| 07/31/2017 Toomer, Kontrina 444 601 30% 143 535 91
06 M2 | 4 |07/14/2016|07/31/2017 Colvin, Tami 444 601 42% 143 444
07 M2 1 |07/23/2013|07/31/2017 Lovett, Marian 444 601 85% 143 444
08 M2 2 |08/04/2003| 10/31/2017| BROWN, BELINDA 444 601 30% 143 452 8
09 M1 1 101/28/2011] 01/31/2017 Harris, Priscilla 409 559 47% 120 409
10 M1 1 |08/22/2013| 07/31/2017 Jones, Felicia 409 559 36% 120 409
11 M1 1 |12/12/2012| 11/30/2016 Fulton, Carol 409 559 51% 120 409
12 M1 | 1 |04/01/2010| 03/31/2017| Davis, Chanteria 409 | s59 28% | 120 559 150
13 M1 1 |02/10/2016| 02/28/2017 Traylor, Octavius 409 559 75% 120 409
14 M1 | 1 ]05/03/2016( 05/31/2017 Head, Claudia 409 | 559 48% 120 409
15 M2 1 |07/01/2003| 06/30/2017| SCANDRETT, MARGA| 444 601 30% 143 444 HUD
16 M2 | 3 |12/08/2011| 09/30/2017| Brantley, Tamika 444 601 43% 143 444
17 M2 1 |02/10/2011] 12/31/2016 Ussery, Mattie 444 601 55% 143 444
18 M2 1 |08/05/2014| 08/31/2017 Smith, Joe 444 601 58% 143 444

TOTALS
16. 17. 18.
Total Assigned R/A Units
Maximum Number of R/A Units O
Available Number of R/A Units 0
86

*  Tenant's prefixed with an "*" have expired certifications.




Property #
Print Date: 12/09/2016

FORSYTH LTD.

Proiect Worksheet for Interest Credit and Rental Assistance Part 11
Effective Date: 11/01/2016

1. 2. 3. 4. 5. 6. 7. 8. 9. 10. 11. 12. 13. 14. 15.
Apt. Type | Nbr. Initial Cert. Leased To: Basic Note Amt.Due Rental Overage
No. In Occu- Exp. Rent Rate HUD | GTC Utility NTC | Tenant to Assistance and/or

Unit pancy Date Rent Rent Allowance Cover Due Sur-
Date Util Borrower charge

19 M2 3 |02/07/2014| 02/28/2017 Alford, Sharneka 444 601 61% 143 444
20 M2 2 |12/23/2015| 12/31/2016 Travis, Rodgers 444 601 54% 143 444
21 M2 3 ]02/15/2011| 01/31/2017 Lucear, Carol 444 601 68% 143 444
22 M2 | 2 ]09/17/2015|09/30/2017|  Lyons, Chanaye 444 601 31% 143 444
23 M2 4 |01/04/2016| 05/31/2017 Allen, Roberto 444 601 49% 143 444
24 M2 1 |10/06/2015| 10/31/2017 Mitchell, Lois 444 601 69% 143 444
25 M2 3 |06/29/2016| 06/30/2017 | Ogletree, Umetrice 444 601 37% 143 444
26 M2 2 |12/18/2015| 12/31/2016 Evans, Alexis 444 601 34% 143 444
27 z2 1 |10/31/2012] 09/30/2017 Site, Manager 0 0 % 143 0

09/20/2016

28 M2 [ Vacant]

10/25/2016

29 M2 [ Vacant ]

30 M2 | 1 ]06/28/2014( 06/30/2017|  Grier, Valencia 444 | 601 57% 143 444
31 M2 1 |07/21/2014| 07/31/2017| Bohannon, Florence 444 601 50% 143 444
32 M2 3 |04/08/2009| 04/30/2017 Jones, Terri 444 601 42% 143 444
33 M2 2 |09/01/2016| 08/31/2017 Banks, Mierica 444 601 42% 143 444
34 M2 1 |11/01/2016| 10/31/2017 Webb, Takaja 444 601 51% 143 444

TOTALS
16. 17. 18.
Total Assigned R/A Units
Maximum Number of R/A Units O
Available Number of R/A Units 0
87

*  Tenant's prefixed with an "*" have expired certifications.




Property #

Print Date: 12/09/2016

Proiect Worksheet for Interest Credit and Rental Assistance Part 11

FORSYTH LTD.

Effective Date: 11/01/2016

1. 2. 3. 4. 5. 6. 7. 8. 9. 10. 11. 12. 13. 14. 15.
Apt. Type | Nbr. Initial Cert. Leased To: Basic Note Amt.Due Rental Overage
No. In Occu- Exp. Rent Rate HUD | GTC Utility NTC | Tenant to Assistance and/or

Unit pancy Date Rent Rent Allowance Cover Due Sur-
Date Util Borrower charge

35 M2 3 |12/02/2015| 12/31/2016 Alford, LaVonne 444 601 33% 143 444
36 M2 1 |09/12/2003| 06/30/2017 | WATKINS, BRENDA 444 601 108% 143 444
37 M1 1 |12/02/2013|11/30/2016| Meadows, Barbara 409 559 59% 120 409
38 M1 | 1 |07/17/2016|07/31/2017 Ellis, Laura 409 [ 539 26% 120 559 150
39 M1 1 10/28/2016|10/31/2017 White, Mary 409 559 40% 120 409
40 M1 1 |04/22/2015| 04/30/2017 Hicks, Bryan 409 559 34% 120 409
41 M1 1 09/28/2016| 09/30/2017 | Galloway-Wood, Jeri 409 559 32% 120 409
42 M1 1 |08/08/2013| 08/31/2017 Teal, James 409 559 30% 120 489 80
43 M2 3 |01/10/2016| 01/31/2017 Jenkins, Deidre 444 601 30% 143 561 117
44 M2 | 4 |09/19/2015| 10/31/2017 Stone, Jessica 444 | 601 34% 143 444
45 M2 4 |08/01/2014| 07/31/2017 Thrash, Alyssa 444 601 30% 143 500 56
46 M2 | 2 ]09/23/2016| 09/30/2017| Turner, Shaquavian 444 | 601 45% 143 444
47 M2 2 |11/24/2006| 12/31/2016] Woodard Jr, Willie 444 601 30% 143 444
48 M2 2 |11/24/2009| 11/30/2016 Rutherford, Carol 444 601 30% 143 444 HUD
49 M2 2 |06/02/2016| 06/30/2017 Lodge, Kerry-Ann 444 601 58% 143 444
50 M2 2 |05/11/2016| 09/30/2017| Childress, Terricka 444 601 56% 143 444

TOTALS
16. 17. 18.
Total Assigned R/A Units
Maximum Number of R/A Units O
Available Number of R/A Units 0
88

*  Tenant's prefixed with an "*" have expired certifications.




Property #
Print Date: 12/09/2016

FORSYTH LTD.
Proiect Worksheet for Interest Credit and Rental Assistance Part 11
Effective Date: 11/01/2016

Total Assigned R/A Units

Maximum Number of R/A Units 0

Available Number of R/A Units

%

0

Tenant's prefixed with an "*" have expired certifications.

89

1. 2. 3. 4. 5. 6. 7. 8. 9. 10. 11. 12. 13. 14. 15.
Apt. Type | Nbr. Initial Cert. Leased To: Basic Note Amt.Due Rental Overage
No. In Occu- Exp. Rent Rate HUD | GTC Utility NTC | Tenant to Assistance and/or

Unit pancy Date Rent Rent Allowance Cover Due Sur-
Date Util Borrower charge

51 M2 1 ]10/17/2014 10/31/2017 Duman, Larry 444 601 25% 143 601 157

52 M2 2 |11/06/2014| 11/30/2016 Brown, Deborah 444 601 103% 143 444
TOTALS 20,448 6,588 21,257 809
16. 17. 18.
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PIEDMONT HILLS: HISTORICAL OPERATING EXPENSES

Maintenance & Repairs

R & M Payroll

R & M Supply

R & M Contract

Decorating / TO Painting

Snow Removal

Elevator Maintenance

Grounds

Services / Extermination

Capital Improvements (Operations)

Other - R&M Expenses (DESCRIBE)
Subtotal

Utilities

Electricity

Water

Sewer

Fuel

Trash Removal

Other - Utilities (DESCRIBE)
Subtotal

Administrative

Site Management Payroll

Management Fee

Accounting

Audit

Legal

Advertising

Telephone

Office Supplies

Office Furniture & Equipment

Training

Health Insurance & Other Benefits

Payroll Taxes

Workman's Compensation

Other - Administrative (DESCRIBE)
Subtotal

Taxes & Insurance

Real Estate Taxes

Special Assessments

Misc Taxes, Licenses & Permits

Property & Liability Insurance

Fidelity Coverage Insurance

Other - Insurance (DESCRIBE)
Subtotal

TOTAL OPERATING EXPENSES

17,140.05 16,604.29 15,754.50 18,321.33 23,151.00
18,230.41 16,544.70 14,486.74 14,793.33 8,211.00
1,140.47 2,031.79 1,948.91 533.33 975.00
1,069.60 2,568.23 1,093.41 1,500.00 789.00
- 64.62 1,272.00 996.63 1,566.67 1,150.00
- 5,385.76 5,755.21 9,318.20 7,116.00 7,810.00
- 4,883.54 9,875.02 500.00
- 47,914.45 54,651.24 43,598.39 43,830.67 42,586.00
6,217.66 7,898.78 6,242.61 7,320.00 6,786.00
1,204.63 1,382.82 901.11 1,200.00 1,200.00
1,051.12 1,259.77 909.95 1,200.00 1,200.00
1,070.89 953.88 871.41 1,080.00 1,080.00
9,488.00 11,668.90 10,758.84 11,312.00 11,220.00
- 20.24 - - -
19,032.30 23,184.39 19,683.92 22,112.00 21,486.00
15,987.08 17,510.68 14,375.26 18,746.00 20,503.00
23,674.00 24,831.00 25,898.00 27,636.00 28,812.00
4,300.00 4,300.00 4,875.00 7,700.00 6,075.00
1,295.00 (103.50) 794.50 720.00 720.00
1,358.00 638.33 904.64 996.00 996.00
1,666.15 1,888.38 1,217.54 1,360.00 1,591.00
2,556.58 1516.16 2,264.46 2,013.33 2,264.00
297.64 416.50 340.00 773.33 600.00
1,793.38 2,176.44 6,544.96 10,894.05 6,545.00
3,117.31 3,002.42 2,913.84 3,368.98 3,690.00
1,019.04 1,480.02 846.87 944.85 1,504.00
2,616.13 1,159.59 3,100.12 2,013.33 2,600.00
59,680.31 58,816.02 64,075.19 77,165.88 75,900.00
10,817.85 9,520.41 9,697.36 11,424.00 11,594.00
2,459.22 844.47 471.90 666.67 530.00
456.10 788.97 541.31 600.00 600.00
8,307.00 9,261.00 9,255.04 10,084.80 11,495.00
- 22,040.17 20,414.85 19,965.61 22,775.47 24,219.00
148,667.23  157,066.50 147,323.11 165,884.02 164,191.00
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PIEDMONT HILLS: HISTORICAL OPERATING STATEMENT

1. Rental Income

2. RHS Rental Assist. Received
3. Application Fees

4. Laundry and Vending Income
5. Interest Income

6. Tenant Charges

7. Other - Project Sources

8. Less (Veney @ Cntgney Allw)
9. Less (Agncy Aprvd Incentv)
10. Sub-Ttl [(1 thru 7) - (8@9)]
11. Cash - Non Project

12. Authorized Loan (Non-RHS)
13. Transfer From Reserve

14. Sub-Total (11 thru 13)

15. Total Cash Sources (10+14)
16. Total O&M Exp (From Part Il)
17. RHS Debt Payment

18. RHS Payment (Overage)

19. RHS Payment (Late Fee)

20. Reductn In Prior Yr Pybles
21. Tenant Utility Payments

22. Transfer to Reserve

23. RTN Owner / NP Asset Mgt Fee
24. Sub-Total (16 thru 23)

25. Authzd Debt Pymnt (NonRHS)
26. Capital Budget (1l 4-6)

27. Miscellaneous

28. Sub-Total (25 thru 27)

29. Total Cash Uses (24+28)
30. Net (Deficit) (15-29)

31. Beginning Cash Balance

32. Accrual To Cash Adjustment
33. Ending Cash Balance

2012 Actual 2013A | 2014 Actual | 2015 Actual | 2016 Actual [ 2016 Budget
(YTD)
216,760.20 | 227,687.83 | 227,127.42 231,732.00
705.00 620.00 990.00 720.00
1,390.25 977.00 931.00 1,080.00
16.08 1032 8.60 20.00
5,640.64 5,489.62 5,001.00 3,040.00
2,019.69 1,033.37 799.72 266.67
22653195 23581814  234,857.74 236,858.67
824630 |  15181.69 20,280.00
824630  15181.69 20,280.00
23477825  250999.83  234,857.74 257,138.67
148,667.23 15706650  147,323.11 165,884.02
3753060 | 3753060 | 23,628.35 37,530.60
8,491.00 8,813.00 9,877.00
1477390 | 14,730.99
6,200.00 6,200.00 8,266.67
21566273  224341.09  180,828.46 211,681.28
824630 |  15181.69 20,280.00
824630 1518169 20,280.00
22390003 23952278  180,828.46 231,961.28
1086922  11,477.05  54,029.28 25,177.38
16,796.68 |  33,905.62
6,239.72|  (5604.36)
3390562 | 3977831 |  54,020.28 25,177.38
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USDA :

United States Department of Agriculture

NOTICE OF APPROVED RENT AND UTILITY ALLOWANCE
October 31,2014

Mr. Martin H. Pétérsen

Hallmark Management Inc,

3111 Paces Mill Road, Suite A250
Aflanta, GA 30339

Dear Mr, Petersen:

You are hereby nofified that Rural Development has reviewed the request for a change in shelter
costs for Fiedmont Hills Apatments, and ¢ensidered all justifications provided by project
management [and comments provided by tenants].. The Rural Development has approved the
following rent and utllify rates listed below. The changes for all units will become effective on
January 1, 2017 or later effective date in accordance with state orlocal laws. The change is
needed for the following reasons:

The change is needed for increase maintenance expenses.

4

The approved changes are as follows:

Present Rent Approved Rent
Unit Size (Occupancy Charge) {Cccupdancy Charge)
Basic Note Rate _Basic Nole Rate
1-Bedroom $409 $559 $414 $564
2-Bedroom $444 $401 $449 $606
3-Bedroom

The approved ulility allowance changes are as follows;

Present Utility Approved Utility Allowance
Unit Size Allowance '
1-Bedroom 3120 S120
2-Bedroom $143 $143
3-Bedroom

Should you have any guestion or concerns, you may contact Rural Development. The Rural
Development Servicing Office address is USDA Rural Development, 231 Highway 41 North, Suite
D, Barnesville, GA 30204,

Rural Development » Barnesville Sub-Area Office
231 Highway 41 North-Suite D « Barnesville," GA 30204
Voice (770):358,0787+ TDD {708) 546-2034 « Fax (855) 501-2461

USDA is an equal opportunity provider, émployer, and lender.

To file a program discrimination complaint, complete the USDA Program Discrimination Complaint Form, AD-
13027, found online at hitp://www.ascr.usda.gov/comiplaint_filing_cust.html and at any USDA office or write a letter
addressed to USDA and provide in the lsttet all of the information requested in the form. To request a copy of the
complaint form, call (866) 632-9992. Submniit your completed form or lstter to USDA by; (1} mail: U.S,
Department of Agriculture, Office of the Assistant Secretary for Civil Rights , 1400 Tndependence Avenue, SW
Washington, D.C. 20250-9410; (2) fax: (202)1%20-7442; or (3} email:-program,intake@usda gov:




You must notify the tenants of Rural Development's approval of the rent (occupancy charge)
and vtllity allowance charges by posting this letter in the same manner as the “NOTICE TO"
TENANTS OR PROPOSED RENT (OCCUPANCY CHARGE) AND UTILITY ALLOWANCE CHANGE". This
nofification must be posted in a conspicuous place and cannot be substituted for the usual
written notice t6 each individual tenant.

This approval does not authorize you to violate the terms of any lease {occupancy agreement)
you currently have with your tenants,

For'those tenants receiving rental assistance (RA), their costs for rent (occupancy charge) and
utilitles will continue to be based on the higher of 30 percent of their adjusted monthly income or
10 percent of gross monthly income or if the household is recelving payments for public
assistance from a public agency, the portion of such payments which is specifically designated
by that agency to meet the household's sheller cost. If tenants are receiving Housing and Urban
‘Development (HUD) Seclion'8 subsidy assistance, their costs for rent and utilities will be
determined by the current HUD formula.

You may file an appedal regarding the rate and utility allowance charge as approved. An appeal
must be received in the Regional Office no later than 30 calendar days after receipt of the
adverse decision. The appeal should state what agency decision is being appealed and shouid
include, if possible, a copy. of the appeual request should be sent to the agency,

You must inform the tenants of their right to request an explanation of the rate and utility
allowance change approval decision within 45 days of the date of this notice by writing to State
Director, USDA Rural Development, 355 East Hancock Avenue, Athens, Georgia 30601, All
tenants are required o pay the changed amount of rent (occupancy charge).as indicated in
the nolice of approvai,

Any tenant who does not wish to pay the Rural Development approved rent changes may give
the owner a 30-day notice that they will vacate. The tenant will suffer no penaity as a result of
this declision to vacate, and will not be required to pay the changed rent. However, if the tenant
later decides to remain in the unit, the tenant will be required to pay the changed rent from
effective dale of the changed rent.

=

Sincerely,

Jeunmarle F. Deloa
Area Director
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Report: FIN10CE Multi-Family Information System {MFIS) Date:
Proposed Budget Page:
Project Name; PIEDMONT HILLS ¢/C HALLMARK MGMT
Borrower Name: ] FORSYTH BEV ITE C/0. BALLMARK MGMT
Borrower ID and Projeéct Noiy = 655729277 G1-1
Date of Cperation: . 10/25/199¢
Loaﬁ/Transfer Amount ;
Note ‘Rate Paywment:
IC Payment: $3,127.55
Reporting Budget Type Project Rental Profit Type
PETic
mriod Initial ype Full Profit
X Annual Regular Report X  Family %_ Limlted Profit
Quarterly X Rent Change Elderly Non-Profit-
Monthly ) SMR Congregate
Othér Servicing Group Home
) Mixed TH
I hereby reguest unite of RA, Current tiumber of RA units 0

| | b

Gas
Electricity
Waker

Sewer
Trash

Qther’

The following utilitieés are
master mekered:

Sensitive but Unclmssified/Senaitive Sacurity Information - Disseminate on a Need-To-Know Basig Only

Borrower Accounting Methed

-‘Cash
.. Adcrual
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Report: FIN10OO

Mulbi-Pamily Information System [MFIS)

Proposed Budget

Pate: 10/26/201
6
Page: 2 of 9

18, RHS Payment (Overage}

19, RHS Payment (Liate Fee)

.20, Reductn In Prior ¥Yr Pybles

21, Tenant Utility .Payments

22, Transfer to Regerve

“U14,724.96

23, RTN Owner/NP Assel MgL Fee

6,200.00

24, Sub-Total (16 thru 237

Non-Opexational Cash Uses

235,656,921

25, ‘Auchzd Debt Pymnt (NonRHS) O;OQ
26, Capital Budget (III 4- 6) 15,210,00
27, Misgellaneous 9.00
29, sub-Total (25 thru 27) 15,210.00
29. Total Cash Udes {24+28) 250,866,21
30. Wet (Deflait) (15-29) 1,208.75 |
Cash Balance

31, Beginning Cash Balance

30,123 o0

32. Accrual Te Cash Adjustment

33, Ending Casgh Bal {30+31+32)

sl
'&%ﬁi?ﬁﬁﬁ%ﬁ““'i!h'y
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Project Name: PIEDMONT HILLS C/C,HALLMARK MGMT State: 11 Servicing Office; 603 County:; 2
Borrower Name: FORSYTH DEV LTH C/0. HALIMARK: MGMT Borr ID: 655729277 Prj Nbxr: 01-1 Paid Code: Active
Classification;: ¢ Fiscal Year: 2017 Version:; 01/01/2017 RECEIVED _ Totals: By Project Analvzed: N
Item. Curient Proposed
_ Budget Actual Budget. Comment
Effective Dates: 0L/0:1/2016 01/01/2016 01/01/20617
Ending Dates: 12/31/2016 12/31/2016 12/31/2017
BART I - CASH FLOW STATEMENT
Opeérational Cash Sources
1, Rental Income
2. RHS Rental Assist. Received
3. Application Fee Received
4, Laundry And Vending 1, 080 oG .
5, Intérest Tncome 18.60 a.00
6. Tenant Charges 3,015,00 6,615,00
7. Qther -~ Proeject Sources. 1,020.00 900,00 | APP FE
8. Less (Vdnoy @ Cntgney Allw) -24,300,00 -20,712.00
9. Less (Agnoy Bprvd Incentv) 6;00 ¢.00
‘'10. Sub-Ttl [(1 thru 7}-{8@9)] 236,865.00 246,683.09
Non-Operational Cash Sources
13. Cash - Non Project 0.00 i c.00
12, Authorized Loan (Non-RHS}) 0.00 0.00
13, Transfer Fiom Reserve 15,220,000 22,087.00
13, 5ub-Total (i1 thra 13) 15,210.00 22,087.00
15, Total Cash Sources (10+14) 252,075:00 268,770.00
Operational Cash Uses
16, Ttl 0@M Exp (From Part II) 197 ,200.65 187,021.81
17. RH3 Debk Payment 37,530.60

14 724 96

6,500.00

245,477.37

0.00

2%2,087.00

0.00

22,087.00

267,564.37

1,205,63

34, 420 24

37,625 37

Sensitive but Unclagsified/Sensitive Security Information - Disssminate on a Need-To-Know Basig Only




Raport: FIN100O Multi-Family Information System (MFIS) Date: 10/26/201
[
Proposed Budget Page; 3 of 9
Project Nameé: PIEDMONT HILLS C/0 HALLMARK MAMT State: 11 Servicing Office; 603 County: 2
Borrower Name: FORSYTH DEV LTD C/0 HALLMARK MGMT Borr ID: 655729277 Prj Nbr: 01-1  Paid Code: Active

Clagsification: C

‘Flacal Year: 2017

Version: 01/01/2017 RECEIVED

Totals: By Project

Analyzed; W

41, Ttl O@M Exps {11+18+33+40}

177,200.65

. 107
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Item Current Proposed

_ - . Budget ____Actual Budget Comment .
EBffactive Datés: 01/01/2016 o1/01/2016 01/01/2017
Endirng Dates: 1273172016 1z/31/2016 12/31/2017

BART 1T - OGM EXPENSE SCHEDULE

1. Maint, @ Repairs Payroll TR, 127,50 1] 22,477.00
2. Maint, @ Repairs Supply 14,560,00 17,797.06
3. Maint., @ Repairs Contract 450,00 500.400
4. Painting 1,500.00 1,200.00
5. Snow Renoval 0.00 0.00
6. Elevator Maint./Comtract 0.00 0.60
7. Grounds 1,250.00 2,150,090
B, 8ervices 6,442,006 7.810.00
95 dptl Bgt{Part ¥V operating) 13,800.00 18,531,00
16, Other Operating Expenses g.00 c.o0
11, .Sub-Ttl 084 (1 thiu 10} 56,429.50 | 70,465.00
12, Elevtricity 7+320.00 § 6,000.00
13. Water 1,206, 00 [ 960,00
14, Sewer 1,2006.00 924,00
15, Fuel (011/Coal/Gas} 1,0806,00 [H 840,00
16, Garbage @ Trash Remowval 11,340,040 11,220,00
17. cther Utiligies 0.00 0,00
18, Sub-Ttl. Utils (12 thru 17) 22,140.00 Qi 19, 844,00
19, ‘8Site Man;géﬁént,?ayroll 18,839.73 ; 19,527,08
20. Management Fee- 27,636.00 28,812.00
21, Project Auditing Expense 5,775.00 T 5,775.00
22, Proj. Bookkeeping/Accnting 0.00 jieihal 0.0C
23, Legal ExXpénses 648.00 i 648,00
24, Advertising 968.00 400, 00
25. Phone ‘@ Answering Sgrvice 1,380.00 g5 1,524.900
26. GEfice Supplies 2,060.00 [ 3,306.00
27. Office, Furnitufe @ Bquip. 0.00 1 i 9.00
28. Training Expense 630400 é 515,00
29. HIth Ins. @ Other Benefits 11,695.10 [ 5,117.04
30. Payroll Taxes 3,266.24 [0 3,680,131
31, Werkmans Compensation 953,28 1,504,32
32, Other Admin.Expenses 3.895.00 2,570,00 | MILERGE, CREDIT CK, BANK CHG
33. Bub-Ttl Admin {19 thru 32) 75,746,35 72,388,585
34, Real Estate Taxes 11,424.00 11,553.63
35. Speclal Apsessments §05.00 pllithna 530,00
3%. Gthr Taxes, Lonses, Permbs £56.40 gmﬂﬁ** s 605.91 | SOFTWARE  BUSINESS LIC
37, Property @ Liakility Ins, 10,19%.40 11,494.72
38, Fidelit? Coverage Ins. 0. 00 R 0.00
35, Other Insurance 5,006 [ 0.00
40, BublTt1 Tx/In (34 thru 39} 22,884.80 24,224.26

187, 021,81




Report: FTN1000 Milti-:Family Information System (MFIS) Date:  10/26/201

Proposed Budget Page: e o s |
Project. Name: PIEDMONT HILLS C/C HALLMARK MGMT State: 11 Servicing O0ffice: 603 County:; 2- i
‘Borriwer Name: FORSYTH DEV LTD C/0 HALLMARK MGMT Bory ID: 655729277  Prj Nbr: 01-1 Paid Code:; Active |
Clasgsiflcation: ¢ Fiscal Year: 2017 Version: 01/01/2017 RECEIVED Totals: By Project Analyzedr N j
Item Current Proposed j
Budget actual Budget Comment: J
gffepllive Datas: 01/01/2016 01/01/2016 0L/01/2017 3
BEnding:Dateg;: 12/31/20%6 1273172016 12/33/2017 i
PART IIZ - ACGT BUDGET/STATUS
‘Reparve Account
1.Beginning Balance 15,039.24 27,713, 96
2. Transfer Lo Reserve 14,724.96 14,724.96
Transfer From Reserve
3. Opdrating Deficit ¢, 00 Q.00
i, Cptl Bgt (Part V resscve) 15,210,060 [ 22,087.00
5 Building @ EQuip Repair T 5.00 | 0.00
6, Othr Non-Qperating Exbenses 6.00 c.00
7. Total (3 thou 6) 15,240:00 22, 087,00
8, Ending Balance .[{1+2)-7)] i8,554.20 20,351.92
‘General OUperating Account
Beginning Balance
Enging Balance
Real Bstate Tax And Ins Hscrow
Begi'.nning Balance : R
Ending Balance i ; g.-i"%‘fﬁﬁ;] o
Tenant Security Daposit Acct
Beginning Balance [E Ei;gt’l’l’ Sk u] ‘
Ending Balance
‘Number: of Apblicants on Waiting List 0 | Reserve Acct, Req, Balance. -3,885.32
Number of Applicants Needing RA ) Amo:ﬁﬁb. Ahééd/.thin'd _ 33,124,42
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Report: FIN19DO Multi-Family Infodrmation System {(MFIS) Date: 10/26/201

&
Proposed Budget Page: 5 of 9
Project Namé: PIEDMONT HILLS C/0 HALLMARK MGMT State: 11 Sexrvicing Office: 603 County: 2
Borrower Name: FORSYTH.DEV LTD C/0 HALLMARK MGMT Borr ID: 655729277 Prj Nbr: 01-1 Paid Code: Active
Clagsification: C .Figcal Year: 2017 Version; .01/01/2017 RECEIVED Totals: By Proiject Analyzed: N

ART IV RENT SCHEDULE
A, CURRENT APPROVED RENTS/UTILITY ALLOWANCE: 01/0./2016

Unit Déscxiptian Rental Rates Potential Income From Each Rate Utility
Type |Sizei HC | Rev ! Unit | Number Basic Note HUD Basic Note EUD Allowance
N z |RIl 37 444 501 0 197,136 266,844 a
N 1 |all 1z 209 559 0 58,896 50,496 o
CURRENT RENT. TOTALS. 256,032 247,340 0

EFFECTIVE DATE OF RENTS/UTILITY ALLOWANCE; 01/01/2016

Unit bescription Totility Types
Tvpe | Size | HC Rev Unit Elect Gas Sewar Trash other Total Allow
N z ALL ' 113 0 15 ¢ 0 123
N 1 All 90 1} 15 c o] 120

B. PROPOSED CHANGE OF RENTS/UTILITY ALLOWANCE: 01/01/2017

Unit Description Rental Rates Potential Income From Each Rate [Utility
Type {8ize| HC | Rev | Unit | Number { Basle Note HUD Basic Kote HUD Allowance
N 2 All 37 449 606 o] 199,356 269,064 0 143
N 1 All 12 414 564 [¢] 59',616l 81,216 .
PROPQSED RENT TOTALS 258,972 350,280

EFFECTIVE DATE. OF RENTS/UTILITY ALLOWANCE: 01/01/2017

Unit Description Utility Types
Type | 8izé | HC Rev Unit Elect Gas Bewer Trash Cthear Total Allow
5 z ALl 106 | 5 I o 0 1a3
N L All 89 Q i5 14 [t} 120
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Sengitive but Unclassified/Senmitive HSecurity Information - Disseminate on a Need-To-Know Basig Only




Report: FIN1000 Mu'lti—'Famil‘y Information System (MFIS) Dateé: 10/26/201
1y

Proposed Budget Page: & Of g
Project Name: BTEDMONT HILLS C/O HALLMARK MGMT State: 11 Servicing Office: 603  County: 2
Borrower Name: FORSYTR DEV LTD €/C HALLMARK MGMT Borr ID: 655729277 Prd Nbr: 01-1 Pald Code: Active
Clagsification: ¢ Fiscal Year: 2017 Veraion: 01/017/2017 RECEIVED Totals: By Project Analyzed: N
Item Proposed Proposed Actual Proposged Actual Actual Total
’ Number Frém From From From Total Actual
i Units/Ttems Reserve Reserve Cperating Operating Cast Units/Itéts
Effective Dates: i 01/01/2016 01/01/2017 |01/01/2016  101/01/2017 101/01/2016 [01/01/2016 |01/01/2016
‘Ending Dates: 12/31/2016 12/31/2016 12/31/2056 |L12/31/2016 [12/31/2016
ANNGAL CAPITAL BUDGET
Appliances ' ;
Appliances - Range 1 384,00 G.00 T,152.00 0. 60 0.00 0 |
appliances - Refrigerator 4 550,00 C.00 1,650.00 g.co 0.00 0
Appliances - Range Hood 0 0.6 G.00 0.00 T 0.00 0.00 )
Appliances - Washers @ 0 0.00 0.00 0.00 0.00 0.00 0 |
Drvars |
Appliances - Cther 0 6,00 0.00 0.00 0.00 0.00 0
Carpet and Vvinyl ‘
Carpet @ Vinyl - 1 Br. 8 1,351.00 0.00 1,769.00 0,00 0,00 0 !
Carpet @ Vinyl - 2 BF, 9 1;042.00 0.00 3,440, 00 ¢.00 0.00 0
Carpet @ Vinyl - 3 Br. 0 0,00 0.00 0,00 ¢.00 0.¢0 0
Carpet @ Vinyl - 4 Br. Q a.00 0.60 c.00 .00 0,00 0
Carpet @ Vimyl - Ocher ) 3.00 0.00 G.00 G.00 .00 3
Cabinats
Cabinets - Kitchens 8 09.00 0.00 ©.00 ¢.00 0.00 i}
Cahinets - Bathroom 4 0.00 0.00: 0.09 ¢,00 ‘0.00
Cabinets - Other [} Q.00 0.00 | 0.00 0.00 0.00
Doots . :
Deors - Exterior ' 0 0.00 0,00 0.00 0.00 0,00
Dogors ~ Ipnterier ) ol .00 ¢.0Q 4.00. 0.00. 0.,00:
Docra. - Qther O 0 0.00 0,00 0.00 0.00° 0.00
Window Coverings ’ o
Window Coverings - Betall o 0,00 0.00 0.00 9,00 ) 0.00 0
Window Coverings - Otheér 0 0.00C 0.00 0.00 0.00 0.00 Q
Heat and Air Conditioning
Heéat @ Alr - Heating ) 4 3,_200.00. 0.00Q 3,200.00 0.c00 0.900 0.
Heat @ aAlx - Aalx ' B 3,260.00 0,00 4,800, 00 9,00 0.00 o
Conditioning -
Heat @ Aix - Qther 0 0.00 0.0C 0.00 0.00 0.00 0
Plumbing ' .
Plumbing - Water Heater 8 360:00 0.00 2,_520.d0 0,00 0.00 G
Plumbing - Bath Sinks [ 0..00 0.00 .00 0.00 0.00 ]
Plumbing - Kitchen Sinks [} 8.00 0.90- .00 0.00 0., 00 ¢
Plimbing - Faucets i} 0.00 0,00 000 0.00 0,00 ¢
Plumbing - Toilets G 0.00 0.00 0,00 0.00 0.00 o]
Plumbing - oOther 5l 0.00 0.00 0,00 0.00 0.00 0
Maior Electrical ' _
Major Electrical - Detail [} 0.00 0.60 0.00 0.00 0.00 0
Major Electrical - Other 0 0,00 0.00 0,00 0.00 .00 0
Bttuctq’rea
§tructures - Wipndows 0 0,00 ¢.060 0.00 g.o¢ 0.00 0
Srructures - Sqreans 0 0.00 .00 0.00 0.00 0.00 0
's_ma;gr_e_s - Walls 0 0.00 6.00 0.900 0,00 0.00 0
‘Structures - Roefing 0| diz,000.00 T 0.00 0.00 0,00 0,00 0
Structures - Siding 0 0,00 ) 0.00 0,00 0.0¢ 0.00 0
Structures - Exterior 0 0.00 ;.00 0.00 | ~0.00 0,00 o]
Painting
Stxuctures - Other ] 0,00 0.00 0,00 0,00 0.00 0
110
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Report: FIN1ODO Mulci-Family Information System (MFIS) Dake: 10/26/201

6
Preoposed Budget Page: 7 of 9
Project Wame: PIEDMONT HILLS C/0O HALLMARK MGMT Stakte: 11 Servicing Office: 603 County: 2
Borrower Name: -FORSYTH DEV LTD C/0O HALLMARK MGMT Borr ID: 655729277 Prj Nbr: 01-1 Paid Code: Active
Clagsification: ¢ Fiscal Year: 2017 Version: Gl/01/2017 RECEIVED Totals: By Project Arialyzed; N
Ttem Proposed Proposed Actual Proposed Actual Agtual ‘Total
HNumbexz From From From From Total Actual
. . Unita/Itesis Regerve Reserva | Operating Cperating - Cost Units/Itenis
Lffective .Dates: 01/01/2016 ©1/01/2017 |01./01/2016 |01/01/2017 |03/01/2016 |01/01/2016 |01/01/2016
Ending Dates: TTN12/31/2016 12/31/2016 12/31/2016. |12/31/2016 |12/31/2016
Paving
Paving - Asphalt [ .00 ) 0.00 0.00 0.00 0.00 G
Paving - Congrete Q G, 00 0.00 0.00 0.00 .00 [+
Paving - Seal and Stripe 0 0:00 0.09 0.00 0,00 ¢.00 o |
Paving - Other T 0 G.00 0. 09 0.00 0.00 0.00 o
Landacape and Grounds
Indscp@3inds - Landscaping 0 G.00 0.00 0.00 D,00 0,00 0 ;
LndscpeGrnds - Lawn 0 0,00 0,00 0. 00 0.00 0.00 [ |
Bgquipment .. . . 1
Lndscp@Grnds - Fencin 0 0.00 ¢.00 0.00 0,00 0,00 [
Lndscp@CGrnds - Recreation o 090 0.00 0.00 0:00° 0.00 ¢
Area .
Lndscp@Grnds - Signs .0 0.00 0.00 G.00 0.00 0.00 [i}
-Lndsép@Grnds - Other 1] 0,900 0.00 ¢.00 0.00 Q.00 [ 1
Accessibility Featuras 1
Accessibility Features - 0 0.00 0.00 ¢.00 0.00 g.00 0
Détail : .
Accessibility Featuresg - o 0.00 0.00 0.00 0.00 0,00 0
Other
Automation Equipment
Automation Eguip. -8ite - 0 0,00 0.06 0.00 0.00 0.00 0
Mngt . . . _
Automation Equip. -Common 0 0.060 0.90 0.0C 0,00 0.00 0
Area
Automation Bquip., -Othér 0 9.00 0,90 ' 0,06 0,00 0,00 1}
Other
Tighk: 7 0 0.060 0,00 0.00 0.00 0.00 o]
Lists; ? Q 0.069 0.0¢ U.bG 0.00 0.00 0
List: 7 0 0.00 0.0G 0.00 §.00 0. 00 0
Total Capital Expenses [i] 22,087.00 0.00 18,531.00 0.00 0.00 [+}
|
|
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Report: FIN1000 Multi-Family Informacion System (MFIS) Date: 10/26/201

6
Propoesed Budget Page 8 of 9
Projeat Name: PIEDMCNT HILLS C/C HALLMARK MGMT State: 11 Servicing Office: 603  County: 2
Borrowér Name: FORSYTH DEV LTD C/0O. HALLMARK MGMT Borr ID: 655729277 Prj Nbr; 01-1 pPald Cecde; Active
Clagsification: ¢ Fiscal Year:; 2017 Versicn: 01/01/2017 RECEIVED Totals: By Project Analyzed: N

Part VI — SIGNATURES, DATES AND COMMENTS

Warning . Sec¢tign 1001 of Title 18, United States Code provides: "Whoever, in any matter within the
jurisdiction of any department or dgency of the United States knowingly and willfully

falgifies; conceals or covers up by -any trick, scheme, or device a material £act, or makes any
false, ficgfitious or fraudulent statements or representation, or makes or uses any false writing or
dooument knowing the same to cortain any false, fictitiousg or fraudulent statement of entry, shall
be fined under Lhis title or imprisoned not more than five years, or beth,

1 HAVE READ THE ABOVE WARNING STATEMENT AND I HEREBY CERTIFY THAT THE FOREGOING INFORMATION IS COMPLETE AND ACCURATE
TO THE BEST OF MY KNOWLEDGE.

09/29/2016 BALLMARK GRQUEP REAL ESTATE : MA202860
(Date Submikbted) {Management Agency} (MRt}
. {Daté) . -(Sighature of Borrowezr or Borrowex'p Representative)
{Title)

ot Approval Official}:

Q-2 1

{Date)
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Report: FIN100O Mulbi-Family Information System (MFIS) Date: 10/26/201

) 6
Propogsed Budgel Page: 9 of 9
Project tame: PIEDMONT HILLS C/Q HALLMARK MGMT State: 11 Servicing Office: 603 County: 2
Borrower Name: FORSYTH DEV LTD C/0 HALLMARK MGMT Borr ID: 655729277 Prj Nbr: 0i-1 Paid Code: Active
Classification: € Fiscal Year: 2017 Version: 01/01/2017 RECEIVED Toktals: By Projeckt Analyzed: W

SPVS Comment ;
Batéhed/ IT 092916

Narrative:

BUDGET NARRATIVE  PRGJECT NAME Piedmont Hille Apartments BORROWER NAME  Forsyth Ltd. HORRCWER ID AND PROJECT NO
11-003-655729277-011 DPiedmont Hills Apartments is a 50 unit Ffamily community located in Forsyth, Georgia. In 2016
theproperty has maintained a %4% average occupancy, -As this community has no R/A, at times it has been difficult te
maintain occupancy during chadllenging economictimes. Additionaily, we saw a new tax credit communlty’opened in
Forsyth during2013 whereby compatltlon for affording housing and options are being explored bygualified applicants,
LiThe property has né outstandlng findings that have notbeer addreased by the management ccmpany. OThe property
exceads the tolerancethreshold in Maintenance dnd Operating as due to paying for more regerve eligible items from the
operating account in order to position the reserve account forthe future replacement of major capital iktems such as
roof replacements: O Wepudgeted significantly more replacement from the Operating Reserve while we tryto bulld the
Replacement Reserve. Administrative exceeds the 23% threshold as aresult of the! rising audit feea to comply with
annual requirements educationalreguirements for employees. OWe will continue to replace carpets, gtoves,
refrigerators, etc. on an as needed basis. It is expected the following will be replaced in 2016 - § 15,210 will be
paid from the reserve account to replace 1 roof.$13,800 will be paid from the operating adcount and includes 2
refrigerators, 2stoves, -4 cdtpéte, 2 complete HVAC Gnite, 1 bed bug tredtment, 2 water heaters,and 2. vinyls,
Replacements for 2017 thru 2019 are as follows [12017 O lroof, 1 réfrigerators, 1 stove, 3 carpets, 2 vinyls, 2 HVAC
units andl, water heatér..201% [} 1 roof, parking area concrete replacement, 2 stoveg, 2. réfrideratérs, -1 washer, 3
carpets; 3 vinyls; -2 HVAC units, =2 water heaters, and 2 poly pipe replacements. M2015 N 1 roof, fencing, 3
refrigerators,1 dtove, 4 carpets; 2 vinyls; 3 HVA
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FORM RD 3560-13 FORM APPROVED
(Rev. 03-11) OMB NO 0575-0189

MULTI-FAMILY PROJECT BORROWER'S/MANAGEMENT AGENT'S
MANAGEMENT CERTIFICATION

Borrowers of multifamily housing loans are required by 7 C.F.R. §3560.102 (j) to submit certain data for review by the Servicing
Official for approval of a new management agent. These requirements apply to all: multlfamﬂy projects,

Effective Date (ix-xx-20xx);  01-01-2017 .
Project Nanie: _I'orsyth Developiment Limited Parmership Borrower Caseff /Project ID; _

11-002-655729277 . City/State Torsyth, GA
Acting on behalf of Forsyth Development Limited Parthership , the-project borrower (Borrower), and
Hallmark Management, Inc. » the management agent (Agent), make the following certifications and agreements to the

United States Department of Agriculture regarding management of the above project.

1. We certify that;
a, We will comply with Rural Development requirements and contract ob]zganons, and agree that no payments have been made
to the Botrower in return for awarding the management contract to the Agent, and that no such payments will be made in the
future,

b. We have exccuted of will execute, within 30 days a management agreement (Agreement) for this project. The Agreement
provides that the Agent will manage the project for the term and for the Per Unit Per Month (PUPM) managernent fee
described below, Changes in the management fee will be implemented only in accordance with Rural Development's . |
requirements, |

{1} Term of Agreement.(xx-xx-20xx through ¥x:xx-20xx): 01-01-2017 until nullified
(2) Fees: ) .
a) (M PUPM fee as specified in HB-2-3560, Attachinent 3-F, as revised, for the term specified above
(applied to revenue producing occupied units-only).

b) [] PUPM feeis below the PUPM fee specified in HB-2-3560, Attachment 3-F, as revised, for the tétm
specified above {(applied lo-revenue producing oceupied units only)
Fee Amount; § .

¢} [J Add-On Fees as specified in HB-2-3560, Check al] that apply. Include total add-on fees below,
(applied to all revenue produciug units regardless of occupancy)

] Management of properties with 15 units or less,

L] One project that has buildings located on different noncontiguous parcels of
land {i.e. across town or in another town).

[0 Management of properties in a remote location,

[] Troubled properties with workout plans and new management only.

¢. We will disburse management fees from projéct income only afier:
(1) We have submitted this cettification to Rural Development:
(2) Rural Development has approved the Agent to mabage this project
d. We understand that no fees may be earned or paid afier Rural Development has terminaied the Agreement
e, If Rural Development notifies me of a management fee above that listed In HB-2-3560;. Attachment 3-F the Agent will
within 30 days of thie notice either;

(1) Reduce the compensation to an amount Rural Developmient determines to bé feasonable and

(2) Require-the Apent to refund to the project all excessive fees collected, or

(3)-Appeal the decision and abide by the results of the appeal process, making any réquired reductions and refunds within
30 days after the date of the decision letter on the appeal.

2. We will seleet and admit tenants, compuie tenant rénts and assistance payments, recertify tenants and corry out other subsidy
contract administrative responsibilities in accordance with HB-2-3560 and Rural Development regulations,

‘Accarding to.the Paperwork -Reduction Ael of 1995, ai agency niay not condict or sponser, and a person s rol reguiied o respond ta, o collection of information
unless it displays a valid OMB control-number.: The:valid OMB control number for this information collection Is 0575-0180. The time wqwmd fo camplete this
information collection is estimated {o wyerage 30.minutes per response, eluding the time for reviewing nstructions, searching exisiing data saurces, gathering and
maiitaining the dota eedetd, and completing and reViewing th: coliection af information.
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3. We agree to:

Cs

8.

a. Comply with this project's Mortgage and Promissory Note, and Lodn Agreement/Resolution or Workout Agrecment.
b. Comply with Rural Devclopment Handbooks and other policy direciives that relate to the management of the
project.
c. Comply with Rural Development requirements regarding payment and reasonableness of the managemient fee and the
project account.

d, Refrain from purchasing goods or services from entities that have identity of interest with us unless the requirements of
7C.F.R. §3560.102(g) are met.

The Agent agiees to!

a. Ensure that all expenses of the project arc reasonable and necessary.

b. Exert reasonable effort to maximizé project income and to tike advantage of discouils, rebates and siiilar money-saving
technigques,

¢, Obtain contracts, matefiais?‘suppiies and services including the preparation of the annual financial reports on terms most
advatitageous to the project.

‘d. Credit the housing project with all discounts, rebates or commissions including any sales or property tax relief granted by

the State ot focal government received.
¢. Obtain the necessary verbal or written cost estimates and document reasons for accepting other than the lowest bid. _
f. Maintain copies of the documeutation and make such documentation available for ingpection during nofmal business hours.

8- Invest project funds that Rural Development policies require to be invested:and take reasonable effort to invest other project
funds unless.the Borrower specifically directs ilic Agent not to invest those funds,

. We.cettify that the types of insurance policies checked below are enforceable and will be maintained {o the-best of our. abifiy-at

all times. Fidelity bonds and hazard insurance pohczes will name Rural Development as co- payce in'the event of loss, Nate: for
any box not checked, Rural Development may require an explanation as to why a certain type of insurance was not obtained,
a, [ZI; Fidelity bond or employee dishonesty coverage for:
(1) :ali principals of the Agent and
(2) all persons who participate diréctly or indirectly in the management or maintenance of the project and its assets,
accounts and-records.
b.[J Hazard insurance coverage required by 7 C.F.R. §3560.105,
¢ 7] Public liability insuranée-re'quired by 7 C.F.R. §3560.105.
d. OJ Oiher (specify) as may berequired by 7 C.F.R. §3560.105.

. The Agent agrees to:

2. Furnish a written response to. Rural Development's supervisory. visit review repouts,: physxcal inspection repotts, and written
inquiries regardmg the project’s:annual financial slatements or monthly accounting reports within 30 days after receipt of
the repott ot “inquiry.

b, Establish and maintain thie project's accounts, books and records in accordance with:

(1) Rural Development's administrative requirements; and
(2). ‘Accounting principles undei 7 C.F,R.-§3560,302(b).

: We agree that:
a, All records related to the operation of the project, regardless of where they are housed, shall be considered the propeity of

thé project.
b. Rural Development, the Office of Inspector General (OIG), and those agencies' representatives may inspect:
(1) Any.records which relate fo the project's purghase of goods. or services,
(2) The records of the Botrower and the Agent, and
(3) The records of companies having an identity-of-interest with the Borrower, Rural Dévelopment and the Agent,
. The Fol[owmg clause will be included in any contract entered into with-an identity-of-interest mdmdual or business for the
provision of goods or services to the project: .

"Upon request by Rural Development, the Borrower-or-Agent, the contractor-or the supplier will make available to Rural
Development at-a reasonable time and place, its records and records of identity-of-interést companies which relate to goods and
services charged to the project, Records and information will be:sufficient to permit Rural Development to determine the services
performed, the dates the services were performed, the location at which the services weie performed, the time consumed in
providing the services, the charges made for materials, and the per unit and total charges levied for said services," The Borrower
agrees to request from the contracter or supplier such records within seven (7) days of receipt of Rural Development's
request,

We agree to iriclude the following pi‘b\'iiéions in the Apgreement and to be bound by them:
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10.

12.

- Rural Development has the right to terminate the Agreement for failure to comply with the provisions of this Certification,
or othet good cause,

b. If Rural Deve[opment exercises this r1ght of tcrmmatlon I the erowcr, agree to promptly make arrangements for

e Ir t_herc isa conﬂ!ct-betwecn thc Aglccment and Rural Devalopmcnt‘s rights and tequirements, Rural Development's fights
and requirements will prevail.

d. 1 the Agleement is tcrmmatcd L the Agent, will givc.to the Borrower all of the project's cash, trust accounts, investments
and records.within 30 days of the date the Agreement is terminated.

+ 1, the Borrower, agrce to submit a new managemerit cettification to Rural Development before taking any of the following

actmns
a. Authorizing the agent to collect a fee different from the fees specified in Paragraph 1 of this Certlﬁcatlon

b. Changing the expiration datg-of the Agreement;
¢. Renewing the Agreement;
d. Permitting 2 new Agent to operate the projeet;

€. Permitting a new Agént fo collect a fee;

f. Undertaking selfmanagement of the projeci.

‘We agtee to:.

a:.. Comply with all Federal, Staté, or local laws prohibiting discrimination against any persons on grounds of race, color, creed,
‘familial status, handicap, sex or national origin, including Title V1 of the Civil Rights Act of 1964, Fair [Housing Act,
Executive Order' 11063 and il regulations implementing those laws.

b. When the head of houschold or spouse is otherwise cligible, give families with children equal consideration for admission.

Ll

.- Give handicapped-persons priority for subsidized units.that were built and equipped specifically for the handicapped.

d. The project will comply with the provisions of Section 504 of the Rehabilitation Act of 1973, as amended, the Age
Discrimination Act of 1975 and-all regulations and administrative instructions implémenting these laws. The Agent
understands-that these laws and regutations prohibit discrimination against applicants or tenants who are handicapped. or of
f certain age,

¢ TPurnish Rural Development any reports and biformation required to monitor the project's compliance with Rural

Dcvclopment s fair housing and-affirmative marketing requirements.

f. Not.discriminate against any. employee, applicant for employment or contractor because of race, color, handicap, religion,
s€x or national otigin,

& Provide minorities, women, and socially and-economicaily disadvantaged firms equal opportunity to pariicipate in thc
project's procutement and ¢ontracting activities.

. We certify that we have read and understand Rural Development's definition of "identity-of-interest” as defined in 7.C.F.R

$3560.11 and that the statement(s) checked and information entered below is true,

a..[] No identity-of-interest exists among the Borrower, the Agent and any individuals or companies that regutarly do business
with the project, or

b.[¥] Only the individuals-and companies listed on'Form RD 3560-31 have an identity-of-interest with the Borrower or the
Agent.

The itéms chécked below are dttached;

a. ] Mandgemént Plan

N Identity_-bf—lnterest (1o1) Disclosure Qualification Certificate or Certification of No Identity-of-Interest (10T)
¢. O Othet (Specify):
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‘Warnings:

There are fines and imprisonment for anyone who makes false, fictitious, or fraudulent statements or entries in any matter within the furisdiction

of the Federal Government (18 U.S.C. 1001,

There are fines and imprisonment for aryone who misuses:rents and proceeds in violation of Rural Development regulations relative to this

project. (Section 543 of the Housing Act of 1949):

Rural Development may $e¢é¢k a "double damages" civil money damages remedy forthe use of assets or income in violation of any Loan

Agreement/Resclution or:aty applicable Rural Devetopment regulations,

Rural Development may $eck additional civil money penalties to be paid by the morigagor through personat funds pursuant to 7 C.F.R,

§3560.461(b). The penaltiés could be as much as $50,000 per vialation (Section 543 (b} of the Housing Act of 1949),

By Project Borrower: Forsyth Development Limited Partnership
Hallmark Group Services of Georgia, LLC.
Name/Title: By: Martin H. Petersen, Managing Member

Signature: Date: 9/26/2016

By Management Agent: Hallmark Maagement; Inc.

Name/Title: Norine Lewis, Vice President

Signature: Date: 9/26/2016

By Servicing Official:

N_amefTit]e_.“_Q\\\\ Q Sq_)(;\“\ ONCo 0N SQJLA:. ANy

Signature: \m\g . é Qﬁ\@\ﬂ‘ \o - gr\ “( \o
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Form RD 1924-13 UNITED STATES DEPARTMENT OF AGRICULTURE FORM APPROVED
(Rev. 12-98) RURAL DEVELOPMENT OMB No. 0575-0042

ESTIMATE AND CERTIFICATE OF ACTUAL COST

This form is to be used by the contractor and borrower to estimate the cost of
construction and total PROJECT NUMBER (Borrower ID Number) development cost, or to
certify the actual cost of project construction and development.

BORROWER/OWNER-BUILDER CONTRACTOR

Hallmark Piedmont Hills, LLC Great Southern, LLC
NAME OF PROJECT LOCATION

Piedmont Hills Forsyth, GA

This certificate is made pursuant to existing regulations of the United States of America acting through the Rural Development in order to induce the Government to provide
or extend assistance. As part of that inducement, the following certifications are made:

Check and Complete Applicable Box:
[0] A.ESTIMATE
| certify that the estimates of costs as set forth through line 44 in the ESTIMATED COST column are true and correct as computed by me or

as given to me by the subcontractors or payees named, as general contractor or owner-builder for the development of the project described above, as determined from the plans and
specifications accepted, signed and dated by the Rural Development State Director of Rural Development or the State Directors's del egated representative, on

ZOL_ Asborrower or owner-builder for the development of the project described above, | certify that the estimates of cost as set forth from line 44 in the ESTIMATED COST
column are true and correct as computed by me or as given to me by the subcontractors or payees named. Subsequent to this estimate and prior to final payment, when directed by
Rural Development, | agree to furnish a certification of actual cost. The estimate and the final certification will be in accordance with Rural Development regulations requiring
estimates and certifications.

[ ] B. ACTUAL cosT

| certify that the actual cost of labor, materias, and necessary services for the construction of the physical improvements in connection with the project described above, after
deduction of all rebates, adjustments, or discounts made or to be made to the undersigned borrower or general contractor, or any corporation, trust partnership, joint venture, or
other legal or business entity in which the undersigned borrower or general contractor, or any of their members, stockholders, officers, directors, beneficiaries, or partners hold any
interest, is as represented herein. The deduction of such rebates, adjustments, or discounts from actual hard costs will not be used to increase builder's profit over and above the
final estimated amount. | further certify that all soft costs associated with construction of the project as set forth on lines 45 through 57 are correct as represented herein.

According to the Paperwork Reduction Act of] 995, an agency may not conductor sponsor, and a person is not required to respond to a collection of information unlessit displays a valid OMB control number The valid
OMB control number for this information collection is 0575-0042. The time required to complete this information collection is estimated to average 2 hours per response, including the time for reviewing instructions,
searching existing data sources, gathering and maintaining the data needed, and completing and reviewing the collection of information.

Po?ltgon 6 Form RD 1924-13 (Rev. 12-98)
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Page 2

Estimated Actual Cost Name of Subcontractor 101
Line | Div Trade Item Cost Paid To Be Paid Total or Payee *
1 " 3 [ Concrete
2 4 | Masonry $3,57000
3 5 | Metals
4 6 | Rough Carpentry $155,789.00
5 6 | Finish Carpentry $14,89200
6 7__| Waterproofing $26,60000
7 7 | Insulation $19,12500
8 7__| Roofing $141,61000
9 7 | Sheet Metal
10 8 | Doors $120,07575
11 8 | Windows $76,19000
12 8 | Glass $1,07000
13 9 | brywall $28,585.50
14 9 | Tile Work
15 9 | Acoustical
16 9 | Resilient Flooring $81,60000
17 9 | Painting and Decorating $71,96100
18 10 | Specialties $40,06597
19 11 | Special Equipment $80250
20 11 | Cabinets $128,64750
21 11 | Appliances $74,58969
22 12 | Blinds and Shades, Artwork $5151448
23 12 | Carpets
24 13 | Special Construction $37,00000
25 14 | Elevators
26 15 Plumbing and Hot Water $118,45904
27 15 Heat and Ventilation $131,49075
28 15 | Air Conditioning
29 16 | Electrical $87,00600
30 2 | Earth Work
31 2 | On-Site Utilities
32 2 | Roads and Walks
33 2 | On-Site Improvements $114,93595
34 2 Lawns and Planting $5,10000
35 2 | Unusual On-Site Conditions
36 2 | Off-Site Development
37 Miscellaneous (Labor and Materials)
38 Total Hard Costs $1.484,68013
39 1 | General Requirements $89,08081
40 General Overhead $29,69360
41 Other Fees Paid By Contractor $000
42 Total Costs $1,603,454.54

NOTE: (If additional space s required for these other items, append Rider thereto, with references and initial. When more than one subcontractor isé)gformi ng a trade item, the attached work sheet must he completed giving the information indicated.) Form RD 1924-13 (Rev. 12-98)

* Breakdown on page 4.




Page 3

CONTRACTOR'S AND BORROWER'S ESTIMATE AND CERTIFICATE OF ACTUAL COST
Estimated Actual Cost Name of Subcontractor

Line Trade Item Cost Paid To Be Paid Total or Payee

Balance Brwt. Forward (line 42) $1,603,454.54
43 Builder's Profit $89,080.81
44 Total Construction Cost $1,692,535.35
45 Architectural Fees
46 Survey and Engineering
47 Financing Costs Loan Fees
48 Interest During Construction
49 Closing Costs & Legal Fees
50 Land Cost or Value
51 Nonprofit O&M Capital
52 Tap and or Impact Fees
53 Tax Credit Fees
54 Environmental Fees
55 Market Study Cost
56
57
58 Total Development Cost $1,692,535.35

"Whoever, in any matter, with the jurisdiction of any department or agency of the United States knowingly and willfully falsifies, conceals or covers up by trick, scheme, or device a
material fact, or makes any false, fictitious or fraudulent statements or representations; or makes or uses any false writing or statement or entry, shall be fined under thistitle or
imprisoned not more than five years, or both."

WARNING: Section 1001 of Title 18, United States Code provides: Furthermore, submission of false information relating to the content of this Estimate and Certificate
of Actual Cost will subject the submitter to any and all administrative remedies available to USDA. Such remedies may include suspension and debar ment from
participating in any Rural Development or other Federal program.

Form RD 1924-13 (Rev. 12-98)
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Page 4

ITEMIZED BREAKDOWN - ESTIMATED COSTS

CONTRACTOR'S GENERAL REQUIREMENTS
(Job Overhead)

CONTRACTOR'S GENERAL OVERHEAD

OTHER FEES - PAID BY CONTRACTOR

ITEM TOTAL ITEM TOTAL ITEM TOTAL
Office  Expense s 13,362.12 Salaries & PR Taxes $ _ 29,693.60 $
Insurance ¢ 5,923.87 $ $
Phone/Temp Facilities s _ 4,454.04 $
Supervision $ 44,540.40 $
Travel/Per Diem ¢ 13,362.12 $
Other ¢ 7,438.26 $

$ $
$ $
$
$
$
TOTAL (Line 39) $ 89,080.81 TOTAL (Line 40) $ 29,69360 TOTAL (Line 41) $ 0.00
ITEMIZED BREAKDOWN - ACTUAL COST
CONTRACTOR'S GENERAL REQUIREMENTS CONTRACTOR'S GENERAL OVERHEAD OTHER FEEDS - PAID BY CONTRACTOR
(Job Overhead)
ITEM TOTAL ITEM TOTAL ITEM TOTAL
$ $ $
$ $ s
$ $
$ $
$ $
$ $
$ $
$ $
$
$
$
TOTAL (Line 39) $ TOTAL (Line 40) $ TOTAL (Line 41) .

Form RD 1924-13 (Rev. 12-98)
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Page 5

The undersigned hereby certifies that: (check as appropriate)

There has not been and is not now any identity of interest between or among the borrower and/or general contractor on the one hand and any subcontractor, material supplier,
equipment lessor, or payee on the other (including any of their members, officers, directors, beneficiaries, or partners).

Attached to and made part of this certificate is a signed statement fully describing any rebates, adjustments, discounts, or any other devices which may have or have had the effect
of reducing cost, and all amounts shown above as "to be paid in cash" will be so paid within forty-five (45) days.

ESTIMATES:
Date 02-28-2017 Dete
Lines | through 44 (Nane of Contractor) Li nes 44 through 58 (Nane of Mdrtgagor)
By: By:
(Sgnature) (Sgnature)
Title: Title:
ACTUAL
Date Date
Lines | through 44 (Nane of Contractor) Li nes 44 through 58 (Nane of Mdrtgagor)
By: By:
(Sgnature) (Sgnature)
Title: Title:

Form RD 1924-13 (Rev. 12-98)
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1. All installation, construction, aond materials shall be per z8 . ™
. specificotions (see separate documents). : @ r] - D:‘l Nw <
Iy o e
: ]
// e, See paving, grading, and drainage plan for site grading and finish § O < -
I grode elevations, &l = Z ™ E
/ ‘ 3. See profile drawing for sanitary sewer profiles. E ; % S
4. Water meters, boxes, and installation must ke approved by THE CITY OF . @) O g
FORSYTH. ' D-: -
) . ft . . o@ :1: Eﬂ
/ 5. Moanhole tops located in paved areas to match proposed pavement ‘ m S j
elevation. : ' o ;
/ . 6. Manhole tops located in grassed areas to be six (6) inches highe'k @ 2 mn
, e than finish grade. =
I/ | | ~ =9z
\ ’ ‘ }, ' ‘ 7. The horizontal seperation between sanitary sewer lines and water lines L—ﬂ I~ :E
) ,// “ shall be 10 feet minimum, 1o U
/ / ! , ;
/// ;" / 8. If the vertical clearance at crossing points .of water and sanitary sewer
' is less than 18 inches, the sanitary sewer pipe shall then be encased in
2500 psi concrete for 10 feet each side of the crossing point.
9. The existing topographic information Is based on a survey doted 2-24-89
as prepared by MERCER LAND SURVEYING, INC., Forsyth, Georgla. i
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GENERAL NOTES

ALL CONSTRUCTION AND MATERIALS SHALL BE PER SPECIFICATIONS FURNISHED
AS A SEPARATE DOCUMENT. ,

SEE WATER & SANITARY SEWER PLAN FOR UTILITY LOCATIONS.
SEE ARCHITECTUAL SITE PLAN FOR DIMENSIONS,
ALL EDGE OF PAVEMENT NOT ADJACENT TO CONCRETE SIDEWALK WILL BE CURB

- AND GUTTER, OR EXTRUDED CURB

EROSION CONTROL PROGRAM: CLEARING WILL BE MINIMIZED TO THE AREAS
REQUIRED FOR THE BUILDING AND PAVEMENT CONSTRUCTION, AND THE
INSTALLATION OF UTILITIES. TEMPORARY SEED AND MULCHING WILL BE ADDED
TO AREAS CLEARED WHEN IT IS NOT PRACTICAL TO ESTABLISH PERMANENT

~ VEGETATION.. TEMPORARY SEEDING AND MULCHING SHALL INCLUDE RYE GRASS

 ARCHITECT,

(WINTER 'MONTHS> OR MILLET (SUMMER MONTHS)> WITH MULCH. THE PERMANENT

_ VEGETATION SHALL BE CENTIPEDE SOD UNLESS DTHERWISE INSTRUCTED BY THE
~ ALL DISTURBED AREAS SHALL BE SODDED. LAND DISTURBED AREAS

SHALL BE SODDED. LAND DISTURBING WILL BE SCHEDULED TO LIMIT EXPOSURE
OF BARE SOILS TO EROSIVE ELEMENT, STAKED HAYBALES WILL BE USED TO
PREVENT EROSION IN AREAS OF CONCENTRATED FLOW (EXAMPLE: ALONG THE
'PROPOSED CURB AND GUTTER PRIDOR TO PAVEMENT CONSTRUCTION> ., EROSION AT
THE POINT OF OFF-SITE STORMWATER DISCHARGE WILL BE MINIMIZED BY THE -

. INSTALLATION OF PERMANENT SODDING AND A CONCRETE SPILLWAY.

STANDARDS &'SPECIFICATiﬂNS FOR ERDSIDN/SEDIMENTATIDN CONTROL :+ -~ ALL

SURVEYORS -  PLANNERS

NCE & CAUSSEAUX, INC.

q@ CHA

-
<
LY I
e
o
o8
R
wi
g
sz
4o
Z
€
(b

301 N.W. 8th AVENUE, SUITE A-2

ENGINEERS -

DESIGNS WILL CONFORM TO AND ALL WORK WILL BE PERFDRMED IN ACCORDANCE
WITH THE STANDARDS AND SPECIFICATIONS OF THE PUBLICATION ENTITLED
“MANUAL FOR EROSION AND SEDIMENT CONTROL IN GEORGIA”,
7. MAINTENANCE PROGRAM: SEDIMENT AND EROSION CONTROL MEASURES WILL BE
INSPECTED EACH WORKING DAY. ANY DAMAGES OBSERVED WILL BE REPAIRED BY
THE END DF THAT DAY TO RESTORE TO THE DESIGN SPECIFICATIONS., CLEANING
DUT OF SEDIMENT DR STRUCTURE REPLACEMENT WILL BE ACCOMPLISHED IN.
ACCORDANCE WITH THE SPECIFICATIONS. SEDIMENT BARRIERS WILL REMAIN IN
PLACE UNTIL SEDIMENT CONTRIBUTING AREAS ARE STABLIZED., TEMPORARY AND
PERMANENT VEGETATION WILL BE MAINTAINED IN ACCORDANCE WITH THE
SPECIFICATIONS,
8. SEDIMENT CONTROL PROGRAM: SEDIMENT CONTROL WILL BE ACCOMPLISHED BY THE
3 CONSTRUCTION OF A SILT BARRIER AS NOTED ON THE PAVING, GRADING, &
bo O DRAINAGE SHEET. THE SILT BARRIER SHALL REMAIN UNTIL ALL PAVEMENT
CONSTRUCTION IS COMPLETE. CONSTRUCTION TRAFFIC SHALL BE CONTROLLED BY
THE SITE SUPERINTENDENT TO PREVENT OR MINIMIZE THE TRANSPORT OF
SEDIMENT FROM THE SITE BY VEHICULAR TRAFFIC. -
9. SEE SHEET C-3a FOR ADDITIONAL CONSTRUCTION DETAILS.
10. SEE ARCHITECTUAL PLAN FOR RETAINING WALL DETAILS AND SPECIFICATIONS,
6" 1'—6"
s CONTRACTION JOINTS @ 20 0/C (SEAL JOINT)
o [T [ e EXPANSION JOINTS @ 100° 0/C
5 o . . . ' s
L A & W/W 5—-1/2" CONCRETE, 3000 PS|
“‘«'. : »‘. ms . N . ’ ‘ -
I P o 8" STABILIZED SUBGRADE,
L RS ~ L . : .
‘ 7 LBR 30 (MIN)
NOTE: CONCRETE PAVEMENT & JOINTS SHALL
2'=0" R - BE CONSTRUCTED TO P.C.A. STANDARDS. |
o N.T.S o C |
8" ' i
} wd e
. . L~ EXTRUDED CONCRETE CURB T T B .
ey 'EXISTING ELEVATION CONTOUR
SRR I, | CONTINUOUS 'PENCIL ROD’ A T R g
RN Sent REINFORCEMENT o e o
A\ PAVEMENT ROPOSED ELEVATION CONTOUR
, 7 SR T A R T
/(;j;%/ )//// ~ PROPOSED SPOT ELEVATION
CAAMANKEAANRN\ G T AR
SRR . PROPOSED DRAINAGE SWALE
AR ANKA R R
| " DIRECTIONAL FLOW ARROW
N.T.S. D b
| SEDIMENT BARRIER
CURB OFPTIONS | DT il . DISTURBED AREA STABILIZATION
— | | - |Ds2| - (WITH PERMANENT VEGETATION)

S
Fo gl

e SITE PLAN

SCALE: 1"= 40'—0" ' .

. ———UTL——  UNDERGROUND TELEPHONE LINE

__DATE:__

ARCHITECT

LEWIS BROWN JR.

PIEDMONT HILLS

FORSYTH, GA.

FOR

'PAVING, GRADING, &
"DRAINAGE PLAN

FINAL PLANS CHECKED BY:

SUITE 1307
(904) 372-1378

5700 SOUTHWEST 34th STREET
GAINESVILLE, FLORIDA 32608

" DRAFTSMAN: G.D.S. /CARY P.

PROJ. NO.:
DATE: AUGUST, 1989

REVISED DATES:

FORSYTH LIMITED

MOULTRIE,GA.
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NOTEs

L THE BEARNG AREAS GIVEM ARE BASED ON A MINIDAUNM OF 2000 UBS, PER SOGUVARE FOOT
SO BEATRING ACANGT ONDISTLRBED TRENOH WALL AND FOR IS0 LBS. PER. S0 W.

PRESSURE . THE FIGLRES SUOWN REPRESENT THE MIN. VERT, PROJECTED AREA
CF THE REACTION BLOCW.

2.0 2050 LBS. PER G INCH MIN. CONC. FOR, ALL BREACTION BLOCWKS.
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3. Attach the filter fabric to the wire fence 4, Backfill and compact the excavated soil.
and extend itinto the trench. ‘
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CONCRETE SPILLWAY | 3. Wedge loose straw between bales. 4. Backfilland compact the
OR PIPE. : excavated soil.
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CONSTRUCTION OF A STRAW BALE BARRIER
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SECTION 'B-T—B | | | ~ SEDIMENT BARRIER

NOTE
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8& SILT FENCE WHEN PARALLEL TO THE EXISTING CREEK.
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