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512 North One Mile Road * Dexter, Missouri 63841 Ph: 573-624-6614 * Fax: 573-624-2942
January 22, 2018

Mr. Karl Edmonson

Bellwether Enterprise Real Estate Capital, LLC
1360 East 9th Street, Suite 300

Cleveland, Ohio 44114

RE: Douglass Village Apartments
6549 Brown Street
Douglasville, Georgia 30134
"As Is" and "As Complete" Appraisal Report
As of December 8, 2017

Dear Mr. Edmonson:

In accordance with your request, | have personally appraised the existing Section 8 and Rural Development
property targeted towards families known as Douglass Village Apartments. The site contains approximately
10.798 acres. The subject is improved with 10 two-story buildings containing 88 units and one accessory
building.

The purpose of the Appraisal Report is to estimate the market value, subject to restricted rents, within 7 CFR
Part 3560.752(b)(1)()) as defined in the USDA-RD guidelines; the market value, within 7 CFR Part
3560.752(b)(1)(ii) as defined in the USDA-RD guidelines; the market value within 7 CFR Part 3560.752(b)(1)(ii),
premised upon a hypothetical condition as-if conventional housing as defined in the USDA-RD guidelines; the
prospective market value, subject to restricted rents, within 7 CFR Part 3560.752(b)(1)(i) as defined in the
USDA-RD guidelines; the value of interest credit subsidy from the existing 515 loan as defined in the USDA-RD
guidelines; the value of interest credit subsidy from the assumed 515 loan as defined in the USDA-RD
guidelines; the value of favorable financing for the 538 loan; and the value of the Low Income Housing Tax
Credits as defined in the USDA-RD guidelines. Additional values required by Georgia Department of
Community Affairs include the value of the land; as is market value; the prospective market value upon
stabilization - restricted rents; the prospective market value upon stabilization — market rents; and the
prospective market value at loan maturity — market rents. The property interest being appraised is the fee
simple interest. The function of this appraisal is to aid the client, Bellwether Enterprise Real Estate Capital, LLC,
United States Department of Agriculture, Rural Development and Georgia Department of Community Affairs in
the decision-making process involved in evaluating the value of the subject property. The intended users of the
appraisal are Bellwether Enterprise Real Estate Capital, LLC, United States Department of Agriculture, Rural
Development and Georgia Department of Community Affairs. The appraisal is assignable to other lenders or

participants in the transaction. In addition to this appraisal, Gill Group, Inc., has also completed a market study.

*Prior to the 2014-2015 USPAP, this report would have been considered a complete self-contained appraisal report.
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A description of the property, together with information providing a basis for estimates, is presented in the
accompanying report. This appraisal is subject to the definitions, assumptions, conditions and certification
contained in the attached report. During the fieldwork, it has been determined the appraised property has no
natural, cultural, scientific or recreational value. Samuel T. Gill, State Certified General Real Estate Appraiser, is
the signing appraiser on this report. He completed valuation and analysis as indicated in the Scope of Work of
this report. Samuel T. Gill, State Certified General Real Estate Appraiser, provided professional assistance to
Samuel T. Gill. Samuel T. Gill inspected the interior and exterior of the subject property, and Samuel T. Gill

inspected the exterior of the property.

The market value of the fee simple estate, unrestricted or conventional, subject to short-term leases, was
determined under the hypothetical condition that the subject was a conventional property and not subject to any
rent restrictions.

The subject has been operating under a five-year Section 8 HAP contract that ended in 2017. The property has
received preliminary approval for a new HAP contract. Currently, some of the Section 8 contract rents are
higher than the market rents determined in this appraisal. The market value of the fee simple estate, subject to
restricted rents, was determined under the hypothetical condition that the property will receive final approval of

the Section 8 HAP contract and the rents will not be decreased to the market rents determined in the analysis.

The "prospective” values upon stabilization were determined under the extraordinary assumption that the
rehabilitation is completed as detailed in the scope of work and that the proposed rents indicated in the report

are approved.

The following values are determined for the Clients and Intended Users:

Based on the data, analyses and conclusions presented in the attached report, it is my opinion the Market
Value, within 7 CFR part 3560.752(b)(1)(ii), Premised Upon a Hypothetical Condition as-if Conventional

Housing, as of December 8, 2017, is as follows.

EIGHT MILLION EIGHT HUNDRED FIFTY THOUSAND DOLLARS
$8,850,000

Based on the data, analyses and conclusions presented in the attached report, it is my opinion the Market
Value, Subject to Restricted Rents, within 7 CFR part 3560.752(b)(1)(i), as of December 8, 2017, is as follows.

TEN MILLION EIGHT HUNDRED FIFTEEN THOUSAND DOLLARS
$10,815,000
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Based on the data, analyses and conclusions presented in the attached report, it is my opinion the Market
Value, within 7 CFR part 3560.752(b)(1)(ii), as of December 8, 2017, is as follows.

TEN MILLION EIGHT HUNDRED FIFTEEN THOUSAND DOLLARS
$10,815,000

Based on the data, analyses and conclusions presented in the attached report, it is my opinion the Prospective
Market Value within 7 CFR Part 3560.752(b)(1)(ii), Premised Upon A Hypothetical Condition As-If Conventional

Housing as of April 1, 2019, is as follows.

ELEVEN MILLION FOUR HUNDRED FORTY FIVE THOUSAND DOLLARS
$11,445,000

Based on the data, analyses and conclusions presented in the attached report, it is my opinion the Prospective
Market Value, Subject to Restricted Rents, within 7 CFR part 3560.752(b)(1)(i), as of April 1, 2019, is as follows.

TWELVE MILLION SEVEN HUNDRED SIXTY THOUSAND DOLLARS
$12,760,000

Based on the data, analyses and conclusions presented in the attached report, it is our opinion that the Value of
the Interest Credit Subsidy from the Existing USDA RD Section 515 Loan of the subject property, as of
December 8, 2017, is as follows:

SEVEN HUNDRED SEVENTY THREE THOUSAND DOLLARS
$773,000

Based on the data, analyses and conclusions presented in the attached report, it is our opinion that the Value of
the Interest Credit Subsidy from the Proposed USDA RD Section 515 Loan of the subject property, as of

December 8, 2017, is as follows:

ONE MILLION FIVE THOUSAND DOLLARS
$1,005,000
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Based on the data, analyses and conclusions presented in the attached report, it is our opinion that the Value of

Favorable Financing of the 538 Loan of the subject property, as of December 8, 2017, is as follows:

FOUR MILLION TWO HUNDRED THIRTY TWO THOUSAND DOLLARS
$4,232,000

Based on the data, analyses and conclusions presented in the attached report, it is our opinion that the value of

the Low Income Housing Tax Credits, as of April 1, 2019, is as follows:

FOUR MILLION EIGHT HUNDRED SEVENTY FIVE THOUSAND DOLLARS
$4,875,000

Based on the data, analyses and conclusions presented in the attached report, it is our opinion that the As Is
Market Rent (CRCU) of the 850 square feet two-bedroom units of the subject property, as of December 8, 2017,

is as follows:

NINE HUNDRED SIXTY FIVE DOLLARS
$965.00

Based on the data, analyses and conclusions presented in the attached report, it is our opinion that the As Is
Market Rent (CRCU) of the 897 square feet three-bedroom units of the subject property, as of December 8,

2017, is as follows:

ONE THOUSAND ONE HUNDRED TWENTY FIVE DOLLARS
$1,125.00

Based on the data, analyses and conclusions presented in the attached report, it is our opinion that the As Is
Market Rent (CRCU) of the 1,299 square feet four-bedroom units of the subject property, as of December 8,

2017, is as follows:

ONE THOUSAND THREE HUNDRED SIXTY FIVE DOLLARS
$1,365.00
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Based on the data, analyses and conclusions presented in the attached report, it is our opinion that the As
Complete Market Rent (CRCU) of the 850 square feet two-bedroom units of the subject property, as of April 1,
2019, is as follows:

ONE THOUSAND FIFTEEN DOLLARS
$1,015.00

Based on the data, analyses and conclusions presented in the attached report, it is our opinion that the As
Complete Market Rent (CRCU) of the 897 square feet three-bedroom units of the subject property, as of April 1,
2019, is as follows:

ONE THOUSAND ONE HUNDRED SEVENTY FIVE DOLLARS
$1,175.00

Based on the data, analyses and conclusions presented in the attached report, it is our opinion that the As
Complete Market Rent (CRCU) of the square 1,299 feet four-bedroom units of the subject property, as of April

1, 2019, is as follows:

ONE THOUSAND FOUR HUNDRED FIFTEEN DOLLARS
$1,415.00

The following values are determined for the DCA:

Based on the data, analyses and conclusions presented in the attached report, it is my opinion the market value
of the land, as of December 8, 2017, is as follows.

SEVEN HUNDRED FIVE THOUSAND DOLLARS
$705,000

Based on the data, analyses and conclusions presented in the attached report, it is my opinion the “As Is”

market value of the subject property, subject to market rents, as of December 8, 2017, is as follows.

EIGHT MILLION EIGHT HUNDRED FIFTY THOUSAND DOLLARS
$8,850,000
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Based on the data, analyses and conclusions presented in the attached report, it is my opinion the “As |s”

market value of the subject property, subject to restricted rents, as of December 8, 2017, is as follows.

TEN MILLION EIGHT HUNDRED FIFTEEN THOUSAND DOLLARS
$10,815,000

Based on the data, analyses and conclusions presented in the attached report, it is my opinion the
“Prospective” market value upon stabilization — market rents, of the subject property, as of April 1, 2019, is as

follows.

ELEVEN MILLION FOUR HUNDRED FORTY FIVE THOUSAND DOLLARS
$11,445,000

Based on the data, analyses and conclusions presented in the attached report, it is my opinion the

“Prospective” market value, upon stabilization — restricted rents, as of April 1, 2019, is as follows.

TWELVE MILLION SEVEN HUNDRED SIXTY THOUSAND DOLLARS
$12,760,000

Based on the data, analyses and conclusions presented in the attached report, it is my opinion the
“Prospective” market value at loan maturity — market rents, of the subject property, as of April 1, 2019, is as

follows.

TWENTY THREE MILLION TWO HUNDRED FIFTY THOUSAND DOLLARS
$23,250,000.00

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

The accompanying prospective financial analysis is based on estimates and assumptions developed in
connection with the appraisal. However, some assumptions inevitably will not materialize, and unanticipated
events and circumstances will occur. The actual results achieved during the holding period will vary from my
estimates and these variations may be material. | have not been engaged to evaluate the effectiveness of

management, and | am not responsible for management’s actions such as marketing efforts.
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This appraisal report sets forth only the appraiser’s conclusions. Supporting documentation is retained in the

appraiser’s file. A copy of this report, together with the field data from which it was prepared, is retained in my
files. This data is available for your inspection upon request.

Respectfully submitted,

Samuel T. Gill

State Certified General Real Estate
Appraiser

GA# 258907
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Name of the Property
Location

Current Owner

Type of Report

Total Land Area

Floodplain Hazard

Zoning

Property Description

Real Estate Taxes
Property Type

Date of Inspection

Sales History of Subject

EXECUTIVE SUMMARY

Douglass Village Apartments

6549 Brown Street, Douglasville, Douglas County, Georgia 30134
Douglass Village, Ltd.

"As Is" and "As Complete" Appraisal Report

10.798 acres, or 470,361+/- square feet

According to RiskMeter, Flood Map Number 13097C0063D, dated March 4,
2013, the subject is zoned X, an area determined to be outside the 100- and
500-year floodplains. Federal flood insurance is available but is not required.
According to City of Douglasville, the subject is zoned R-6, Single-Family
Attached Apartment Residential District. The subject is a legal, conforming
use.

The subject is improved with 10 two-story buildings containing 88 units and
one accessory building. The net rentable area is approximately 89,633
square feet. The gross building area, according to the Douglas County

Assessor’s Office, is 104,441 square feet.

Unit Type # of Units Square Footage  Total Square Footage
2/1.5 29 850 24,650
3/1.5 29 897 26,013
4/1.5 30 1,299 38,970

I - s o

$57,272.77 for 2017

Parcel Number 0738-013-0003

Apartment Complex Highest and Best Use  Apartment Complex

December 8, 2017 Date of Report January 22, 2018

According to the Douglas County Assessor’s Office, the property is owned by
Douglass Village, Ltd. The property has not transferred ownership within the
past five years. The property is currently under contract for sale. The seller is
Douglas Village, Ltd., and the buyer is Stratford Asset Acquisition, LLC. The
sales price is $7,200,000. A copy of the contract is included in the addenda.
The sales price is based on the income and rent restrictions currently in place

at the properties and is not indicative of an unrestricted market value.
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EXECUTIVE SUMMARY VALUES

Cost Approach

Income Approach

Sales Comparison Approach

Value of Land

Value of Existing 515 Loan

Value of Proposed 515 Loan

Value of Low Income Housing Tax Credits

Insurable Value

Market Value at Loan Maturity — Market

As Is Market Rent (CRCU)
Two-Bedroom with 850 SF
Three-Bedroom with 897 SF
Four-Bedroom with 1,299 SF

As Complete Market Rent (CRCU)
Two-Bedroom with 850 SF

Three-Bedroom with 897 SF
Four-Bedroom with 1,299

$9,970,000 (As Is Restricted)
$8,870,000 (As Is Market)

$11,080,000 (As Stabilized Restricted)
$11,080,000 (As Stabilized Market)

$10,815,000 (As Is Restricted)
$8,850,000 (As Is Market)

$12,760,000 (As Stabilized Restricted)
$11,445,000 (As Stabilized Market)
Not Developed (As Is Restricted)
$7,570,000 (As Is Market)

Not Developed (As Stabilized Restricted)
$8,710,000 (As Stabilized Market)
$705,000

$773,000

$1,005,000

$4,875,000

$8,900,000

$23,250,000

$965.00

$1,125.00
$1,365.00

$1,015.00
$1,175.00
$1,415.00

Gill Group
Page 12



CERTIFICATION

| certify that to the best of my knowledge and belief:

*

*

The statements of fact contained in this report are true and correct.

The reported analyses, opinions and conclusions are limited only by the reported assumptions
and limiting conditions and is my personal, impartial and unbiased professional analyses,
opinions and conclusions.

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

| 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.

| have no bias with respect to the property that is the subject of the 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 a stipulated result or the occurrence of a
subsequent event directly related to the intended use 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.

Samuel T. Gill inspected the interior and exterior of the subject property and inspected the
exteriors of the properties used as comparables in this report.

No one provided significant professional assistance to the person signing this report.

The appraiser retained by the lender inspected the subject property.

Samuel T. Gill
State Certified General Real Estate Appraiser
GA# 258907
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SCOPE OF WORK

The appraisal development and reporting process required gathering and analyzing information about

those assignment elements necessary to property identify the appraisal problem to be solved. The scope

of work decision must include the research and analyses that are necessary to develop credible

assignment results given the intended use of the appraisal. Sufficient information includes disclosure of

research and analyses performed and might also include disclosure of research and analyses not

preformed. The scope of work of this appraisal assignment is outlined below:

*

Samuel T. Gill analyzed the regional and local area economic profiles including employment,
population, household income and real estate trends. The local area was further studied to
assess the general quality and condition and emerging development trends for the real estate
market. The immediate market area was inspected and examined to consider external influences
on the subject.

Samuel T. Gill confirmed and analyzed legal and physical features of the subject property
including sizes of the site and improvements, floodplain data, zoning, easements and
encumbrances, access and exposure of the site and construction materials and condition of the
improvements. This process also includes estimating the remaining economic life of the
improvements, analysis of the subject’s site coverage compared to market standards, a process
to identify deferred maintenance and a conclusion of the subject’s overall functional utility.
Samuel T. Gill completed an apartment market analysis that included market and sub-market
overviews. Conclusions were drawn regarding the subject property’s competitive position given its
physical and locational characteristics, the prevailing economic conditions and external
influences.

Samuel T. Gill conducted a Highest and Best Use analysis, if required, determining the highest
and best use of the subject property As-Vacant and As-Proposed. The analysis considered legal,
locational, physical and financial feasibility characteristics of the subject property. Development of
the Highest and Best Use As-Improved explored potential alternative treatments of the property
including demolition, expansion, renovation, conversion and continued use “as-is”.

Samuel T. Gill confirmed and analyzed financial features of the subject property including
budgeted income/expense data, if available and tax and assessment records. This information as
well as trends established by confirmed market indicators was used to forecast performance of
the subject property.

The appraisal report is intended to satisfy the scope of work and requirements agreed upon by
Bellwether Enterprise Real Estate Capital, LLC and the engaged appraiser. The client requested
a full narrative appraisal in the engagement letter.

| understand the Competency Rule of USPAP and the author of this report meets the standards.
No one provided significant real property appraisal assistance to the appraiser signing this

certification, except as noted on the following page.
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¢ Samuel T. Gill, a State Certified General Real Estate Appraiser, oversaw and supervised all data

collection and analysis and performed the research. The following actions were taken to complete

this appraisal.

o

On December 8, 2017, Samuel T. Gill, a State Certified General Real Estate Appraiser,
conducted an interior and exterior inspection of the subject property to determine the
property’s physical and functional characteristics. Samuel T. Gill inspected all common
areas and at least one unit of each varying type.

Samuel T. Gill or one of his associates researched comparable apartment rental activity
in the subject market and competing locations. The research retrieve data from several of
the following: internet sites, local newspapers and rental publications, town records,
owners and managers of local apartment properties, local real estate brokers, fellow
appraisers and the appraiser’s office files.

During the week of December 8, 2017, Samuel T. Gill inspected the exterior of each
comparable property used in the analysis.

During the verification process, Samuel T. Gill or one of his associates talked with the
managers or leasing agents of the comparable properties, to confirm all data and to
collect additional information about each comparable, including size, age, amenities,
occupancy rates and general market information. Whenever possible, floor plans and
brochures were obtained, which describe the comparable properties unit size, feature
and amenities.

Samuel T. Gill completed all data and adjustments on the analysis and determined all

value conclusions determined in the appraisal.
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Identification of the Subject Property
The property appraised is the land and improvements known as Douglass Village Apartments. The site is

located at 6549 Brown Street, Douglasville, Douglas County, Georgia.

Legal Description
See Addendum A.

Past Five Years Sales History of the Subject

According to the Douglas County Assessor’s Office, the property is owned by Douglass Village, Ltd. The
property has not transferred ownership within the past five years. The property is currently under contract
for sale. The seller is Douglas Village, Ltd., and the buyer is Stratford Asset Acquisition, LLC. The sales
price is $7,200,000. A copy of the contract is included in the addenda. The sales price is based on the
income and rent restrictions currently in place at the properties and is not indicative of an unrestricted

market value.

Property Rights Appraised
For this appraisal, | have valued the property rights inherent in the Fee Simple Estate which is defined in

the definitions section of this report.

Purpose of the Appraisal

The purpose of the Appraisal Report is to estimate the market value, subject to restricted rents, within 7
CFR Part 3560.752(b)(1)(i) as defined in the USDA-RD guidelines; the market value, within 7 CFR Part
3560.752(b)(1)(ii) as defined in the USDA-RD guidelines; the market value within 7 CFR Part
3560.752(b)(1)(ii), premised upon a hypothetical condition as-if conventional housing as defined in the
USDA-RD guidelines; the prospective market value, subject to restricted rents, within 7 CFR Part
3560.752(b)(1)(i) as defined in the USDA-RD guidelines; the value of interest credit subsidy from the
existing 515 loan as defined in the USDA-RD guidelines; the value of interest credit subsidy from the
assumed 515 loan as defined in the USDA-RD guidelines; the value of favorable financing for the 538
loan; and the value of the Low Income Housing Tax Credits as defined in the USDA-RD guidelines.
guidelines. Additional values required by Georgia Department of Community Affairs include the value of
the land; as is market value; the prospective market value upon stabilization - restricted rents; the
prospective market value upon stabilization — market rents; and the prospective market value at loan
maturity — market rents. The date of the inspection and the effective date of the as is value are both

December 8, 2017. The effective date of the as complete value is April 1, 2019.
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Function of the Appraisal
The function of this appraisal is to aid the client, Bellwether Enterprise Real Estate Capital, LLC, United
States Department of Agriculture, Rural Development and Georgia Department of Community Affairs in

the decision-making process involved in evaluating the value of the subject property.

Intended Use of Report
This appraisal report is intended for the sole purpose of assisting the client in the decision-making

process involving financing.

Intended Users of Report
The intended users of the appraisal are Bellwether Enterprise Real Estate Capital, LLC, United States

Department of Agriculture, Rural Development and Georgia Department of Community Affairs.

Extent of the Investigation (Scope)

As part of this appraisal, the appraiser made a number of independent investigations and analyses. The
investigations undertaken and the major data sources used are as follows: City of Douglasville, the
Douglas County Recorder; the Douglas County Assessor; United States Bureau of Labor Statistics;
United States Census Bureau; Walkscore; ESRI Business Information Solutions; and Nielsen Claritas and
Ribbon Demographics.

Area and Neighborhood Analyses

Primary data was gathered pertaining to the subject neighborhood and the area during the week of
December 4, 2017, to December 8, 2017. This information was analyzed and summarized in this report.
Area data was obtained from the City of Douglasville; the Douglas County Recorder; the Douglas County
Assessor; United States Bureau of Labor Statistics; United States Census Bureau; ESRI Business
Information Solutions; Walkscore; and Nielsen Claritas and Ribbon Demographics. The neighborhood

analysis was based on the observations made by the appraiser as well as the sales in the neighborhood.

Improvement and Description Analyses
Detailed descriptions of the site are included in this report. Interior and exterior photographs of the
buildings at the subject are included in this report. Exterior photos of the rent comparables are also

included in this report.
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Statement of Competency
We have the knowledge and experience to complete the assignment competently based upon having
completed appraisals of properties of a similar type throughout the United States for the past several

years.

Market Data

Market data on land sales were obtained from the subject neighborhood in Douglasville and the
surrounding area. Market data on improved sales and leased properties were obtained from Douglasville
and the surrounding area. The improved sales were obtained from parties involved with the sales.

Summaries of the sales and leases are included in this report.

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

report.

Reasonable Exposure Time

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

the attributes of the property.

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

1 Historical evidence.

2 Supply and demand relationships including vacancy and occupancy rates.
3. Revenue and expense changes.
4

Future market conditions.

Historical Evidence
Generally, the sales in the Sales Comparison Approach were on the market for one to two years. Since
current supply and demand relationships are similar to historical relationships, there is justification for

some reliance on historical evidence.

Supply and Demand Relationships
A survey of apartment complexes in Douglasville, Georgia, and the surrounding area indicate that they
are not owner-occupied. The Income Approach discusses similar apartment complexes in Douglasville,

Douglas County, Georgia, which were leased.
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Revenue and Expense Changes and Future Market Conditions

The revenue from apartment complexes has increased corresponding to increases in expenses at
generally the same rate. A survey completed by PwC indicated that the change rate of apartment
complexes ranges from -1.00 to 5.00 percent, with an average of 2.58 percent for the fourth quarter of
2017. During the same period a year ago, the market rent change rate ranged from 0.00 to 5.00 percent,

with an average of 2.85 percent.

The changes in expenses range from 2.00 to 3.00 percent, with an average of 2.72 percent (fourth
quarter of 2017). The survey for a year ago indicated a range of expenses from 2.00 to 4.00 percent, with

an average of 2.78 percent.

Summary

For the purpose of this report the reasonable exposure time is estimated at one to nine months based on
the previous discussion and the length of time the comparables were on the market. The 2017 Fourth
Quarter National Apartment Market Survey conducted by PwC Real Estate Investor Survey indicated a
range of one to nine months for marketing time. In accordance with the Uniform Standards of
Professional Appraisal Practice, special financial arrangements and related special situations were not
used in estimating the value of the property. In accordance with the Uniform Standards of Professional
Appraisal Practice; the appraisal was completed using the current or anticipated use of the property as an

apartment complex without regard to the highest and best use.

Estimated Marketing Time

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

estimated marketing time is estimated at one to nine months.
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Definition of Terms
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 are the consummation of a
sale as of a specified date and the passing of title from seller to buyer under conditions whereby:
e Buyer and seller are typically motivated,;
e Both parties are well informed or well advised, and acting in what they consider their best
interests;
e Areasonable time is allowed for exposure in the open market;
¢ Payment is made in terms of U.S. cash dollars or in terms of financial arrangements comparable
thereto; and
e The price represents the normal consideration for the property sold unaffected by special or

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

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

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

It considers any rent limits, rent subsidies, expense abatements or restrictive-use conditions imposed by
any government or non-government financing sources but does not consider any favorable financing

involved in the development of the property.?

1 Appraisal Institute, The Dictionary of Real Estate Appraisal, 5th ed. (Chicago: Appraisal Institute), 2010. and Attachment 7-A of
Chapter 7 of the USDA RD Handbook HB-1-3560.

2 attachment 7-A of Chapter 7 of the USDA RD Handbook HB-1-3560
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“As-Is” Value
The value of specific ownership rights to an identified parcel of real estate as of the effective date of the
appraisal; relates to what physically exists and is legally permissible and excludes all assumptions

concerning hypothetical market conditions or possible rezoning.3

Prospective Value

A value opinion effective as of a specified future date. The term does not define a type of value. Instead, it
identifies a value opinion as being effective at some specific future date. An opinion of value as of a
prospective date is frequently sought in connection with projects that are proposed, under construction, or
under conversion to a new use, or those that have not yet achieved sellout or a stabilized level of long-

term occupancy.*

Investment Value

The specific value of an investment to a particular investor or class of investors based on individual
requirements; as distinguished from market value, which is impersonal and detached.5 Investment value
of the leased fee estate is determined utilizing the subject’s contract rents, historical and projected subject

expenses and an overall capitalization rate based on the subject’'s mortgage terms.

Fee Simple Estate
Absolute ownership unencumbered by any other interest or estate, subject only to the limitations imposed

by the governmental powers of taxation, eminent domain, police power, and escheat.

Leased Fee Estate

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

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

occupancy for a stated term under certain conditions.

3 Appraisal Institute, The Dictionary of Real Estate Appraisal, 5th ed. (Chicago: Appraisal Institute), 2010. and Attachment 7-A of
Chapter 7 of the USDA RD Handbook HB-1-3560.

4 Appraisal Institute, The Dictionary of Real Estate Appraisal, 5th ed. (Chicago: Appraisal Institute), 2010. and Attachment 7-A of
Chapter 7 of the USDA RD Handbook HB-1-3560.

5 Appraisal Institute, The Dictionary of Real Estate Appraisal, 5th ed. (Chicago: Appraisal Institute), 2010.
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Replacement Cost
The estimated cost to construct, at current prices as of the effective appraisal date, a building with utility
equivalent to the building being appraised, using modern materials and current standards, design, and

layout.

Reproduction Cost

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

obsolescence of the subject building.

Contract Rent

The actual rental income specified in a lease.

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

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

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

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

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

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

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

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

Special Purpose Property
A limited market property with a unique physical design, special construction materials or layout that

restricts its utility to the use for which it was built; also called special-design property.
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Special Limited Conditions and Assumptions

1. Limit of Liability

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

2. Copies, Publications, Distribution, Use of Report

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

sales or other media for public communication without prior written consent of the appraiser.

3. Confidentiality

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

The Appraiser may not divulge the material (evaluation) contents of the report, analytical findings or
conclusions or give a copy of the report to anyone other than the client or his designee as specified in

writing except by a court of law or body with the power of subpoena.

4. Information Used

No responsibility is assumed for accuracy of information furnished by or from others, the client, his
designee or public records. | am not liable for such information or the work of possible subcontractors. Be
advised that some of the people associated with the consultant and possibly signing the report are
independent contractors. The comparable data relied upon in this report have been confirmed with one or
more parties familiar with the transaction or from affidavit or other source thought reasonable; all are

considered appropriate for inclusion to the best of my factual judgment and knowledge. An impractical
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and uneconomic expenditure of time would be required in attempting to furnish unimpeachable
verification in all instances, particularly as to engineering and market-related information. It is suggested
that the client consider independent verification within these categories as a prerequisite to any
transaction involving sale, lease or other significant commitment of subject property and that such

verification be performed by the appropriate specialists.

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

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

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

6. Exhibits

The sketches and maps in this report are included to assist the reader in visualizing the property and are
not necessarily to scale. Various photos, if any, are included for the same purpose as of the date of the
photos. Site plans are not surveys unless shown as being prepared by a professional surveyor. As noted
in the Scope of Work section of the report, the appraiser inspected the exterior of the comparable
properties. Our comparable database automatically includes pictures we have recently taken. The only
time a comparable picture is replaced is when the inspection shows a material change. Otherwise, the

pictures shown in the report are representative of how the comparables looked during the inspection.

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

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

property lines of the property described.

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

Please note that no advice is given regarding mechanical equipment or structural integrity or adequacy or
soils and potential for settlement, drainage, etc., (seek assistance from qualified architect and/or

engineer) nor matters concerning liens, title status and legal marketability (seek legal assistance). The
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lender and owner should inspect the property before any disbursement of funds; further, it is likely that the
lender or owner may wish to require mechanical or structural inspections by qualified and licensed

contractor, civil or structural engineer, architect or other expert.

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

arising from soil conditions.

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

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

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

improvements or equipment.

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

concerning obtaining the above-mentioned items.

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

contacted to determine the actual need for Flood Hazard Insurance.

8. Legality of Use

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

otherwise stated in the report; further, it is assumed that all required licenses, consents, permits or other
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legislative or administrative authority, local, state, federal and/or private entity or organization have been

or can be obtained or renewed for any use considered in the value estimate.

9. Component Values
The distribution of the total valuation in this report between land and improvements applies only under the
existing program of utilization. The separate valuations for land and building must not be used in

conjunction with any other appraisal and are invalid if so used.

10. Auxiliary and Related Studies

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

becoming known to him.

11. Dollar Values, Purchasing Power
The market value estimated and the costs used are as of the date of the estimate of value. All dollar
amounts are based on the purchasing power and price of the value estimate.

12. Inclusions

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

estate interests and values are combined.

13. Proposed Improvements, Conditioned Value

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

the date shown, as proposed, as if completed and operating at levels shown and projected.

14. Value Change, Dynamic Market, Influences
The estimated market value is subject to change with market changes over time; value is highly related to

exposure, time, promotional effort, terms, motivation and conditions surrounding the offering. The value
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estimate considers the productivity and relative attractiveness of the property physically and economically

in the marketplace.

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

naturally dynamic.

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

appraised.

The Appraiser reserves the right to alter the opinion of value on the basis of any information withheld or

not discovered in the original normal course of a diligent investigation.

15. Management of the Property
It is assumed that the property which is the subject of this report will be under prudent and competent

ownership and management neither inefficient nor super-efficient.

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

report.

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

unauthorized and may have been altered.

18. Insulation and Toxic Materials

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

reappraisal an additional cost necessary to estimate the effects of such.
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19. Hypothetical Conditions*

The market value of the fee simple estate, unrestricted or conventional, subject to short-term leases, was
determined under the hypothetical condition that the subject was a conventional property and not subject
to any rent restrictions. The market value of the fee simple estate, subject to restricted rents, was
determined under the hypothetical condition that the property will receive final approval of the Section 8
HAP contract and the rents will not be decreased to the market rents determined in the analysis. The use

of a hypothetical condition might have affected the assignment results.

20. Extraordinary Assumptions*
The "prospective" value upon stabilization was determined under the extraordinary assumption that the
rehabilitation is completed as detailed in the scope of work and that the proposed rents indicated in the

report are approved. The use of an extraordinary assumption might have affected the assignment results.

21. Americans with Disabilities Act (ADA)

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

value of the property.

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

comparable properties.

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

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

Acceptance Of And/Or Use Of This Appraisal Report

Constitutes Acceptance of the Above Conditions
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Regional and Area Data and Area Maps

The following data on the City of Douglasville and Douglas County are included to give the reader an
insight into the social, economic, governmental and environmental factors which provide the setting and
ultimate stability for the subject neighborhood and the property which is the subject of this appraisal. The
various social, economic, governmental and environmental factors within any locality are the underlying

forces which create, modify or destroy real property values.

Location

The City of Douglasville is in Douglas County which is located in the northwestern portion of Georgia. The
nearest city with a population of over 50,000 is Marietta, Georgia, which is approximately 18 miles
northeast of Douglasville. The nearest city with a population of over 200,000 is Atlanta, Georgia, which is
approximately 18 miles east of Douglasville. The nearest cities are Villa Rica, Lithia Springs, Austell,
Palmetto, Carrollton and Atlanta. Douglas County has the following boundaries: North — Paulding and
Cobb Counties; East — Cobb and Fulton Counties; South — Fulton and Carroll Counties; and West —

Carroll County.

Utilities

The City of Douglasville provides water and sewer services to the residents of the city. Electricity service
is provided by Georgia Power or GreyStone Power Corporation. Natural gas service is provided by
Atlanta Gas Light, Gas South or SCANA. Basic telephone service is provided by AT&T

Health Care

WellStar Douglas Hospital is a health care facility located in Douglasville that serves the residents of the
city and the surrounding area. Additional health care and medical facilities nearby include WellStar Cobb
Hospital in Austell, approximately eight miles from Douglasville; Tanner Medical Center in Villa Rica,
approximately 12 miles from the city; and WellStar Paulding Hospital, approximately 17 miles away in
Dallas.

Transportation

Major highways in the County of Douglas include Interstate 20; U.S. Highways 78 and 278; and State
Highways 5, 6, 8, 61, 70, 92, 154, 166 and 402. Hartsfield-Jackson Atlanta International Airport is
approximately 32 miles away in Atlanta. Amtrak is available in the area for passenger rail service. The
Georgia Regional Transportation Authority (GRTA) offers express bus service between Douglas County

and downtown and midtown Atlanta Monday through Friday.
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Population and Employment Statistics
CENSUS: 2016

City \ County State
Population 32,317 138,283 10,099,320
Households 11,913 47,534 3,611,706
Renter Occupied 6,893 16,306 1,345,295
LABOR STATISTICS
CITY

Labor Force  Employment Unemployment Unemployment Rate
2010 15,719 13,874 1,845 11.7
2015 16,064 15,013 1,51 6.5
October 2017 17,155 16,326 829 4.8

COUNTY

Labor Force Employment Unemployment Unemployment Rate
2010 66,575 59,108 7,467 11.2
2015 68,318 63,998 4,320 6.3
October 2017 72,834 69,592 3,242 4.5

STATE

Labor Force Employment Unemployment Unemployment Rate
2010 4,696,676 4,202,052 494,624 10.5
2015 4,787,364 4,502,021 285,343 6.0
October 2017 5,075,140 4,853,499 221,641 4.4

Major Employers

Major employers and number of employees for the area are as follows:

Silver Line Building Products 1,200
Douglas County Government 875
American Red Cross Blood Services 450
APL Logistics 400
WellStar Douglas Hospital 313
Benton Georgia 300
Staples Customer Fulfillment Center 258
Medline Industries 250
Douglasville Government 243
Seasons 4 225

Summary and Conclusions
Douglasville is a city located in the southeastern portion of Georgia. The unemployment rate has
consistently decreased since 2010. Therefore, the economic outlook for future growth and development

appears to be stable.
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Neighborhood Data

Location

The subject property is located in the northern portion of the City of Douglasville, Georgia. The
neighborhood has good attractiveness and appeal. The neighborhood has the following boundaries:
North — Malone Road; South — U.S. Highway 78; East - Huey Road; and West — Dallas Highway/State
Highway 92

Access

The neighborhood is accessed by Malone Road, U.S. Highway 78, Huey Road and Dallas Highway/State
Highway 92. There are additional roads running north to south and west to east that provide access to the
neighborhood as well. Street widths and patterns appear to be adequate for the surrounding uses.

Proximity to Services

Restaurants Schools Banks
0.5 mi Chef Rick 0.5 mi Stewart Middle School 0.9 mi ATM (Regions Bank)
0.7 mi Lil Mammas Soul Food 1 mi St Rose Academy 0.9 mi BB&T
0.8 mi Marva's Place 1 mi Burnett Elementary School 0.9 mi United Community Bank
0.8 mi Munchies Burger & Bar 1mi Eastside Elementary School 1 mi Hamilton State Bank
0.8 mi Irish Bred Pub & Restaurant 1 mi Montessori School Of Douglas County 1.2 mi BestBank
0.9 mi Fabiano's Deli & Pizzeria 1.1 mi Heirway Christian Academy 1.3 mi ATM
0.9 mi Gumbeaux's A Cajun Cafe 1.4 mi Douglas County High School 1.6 mi SunTrust Bank
1mi Gabe's Downtown 1.5 mi Majestic Leadership Academy 1.7 mi PNC Bank
1 mi Hunan Chinese Restaurant 2.1mi Performance Learning Center Facility 1.9 mi Bank of the Ozarks - Douglasville
1.1 mi Waffle House 2.3 mi North Douglas Elementary School 2.4 mi Servisist Bank
1.1 mi El Don Tequilas 2.5 mi Beulah Elementary School 2.4 mi Christopher & Banks
1.1 mi Bankhead Diner 3 mi Douglasville Sda Elementary School 2.4 mi Community & Southern Bank
1.1 mi Church's Chicken 3.1 mi Hal Hutchens Elementary School 2.5 mi GEMC Federal Credit Union
1.1 mi Wendy's 3.4 mi Bright Star Elementary School 2.5mi Wells Fargo Bank
1.1 mi DQ GRILL & CHILL RESTAURANT 3.5mi Chestnut Log Middle School 2.7 mi SunTrust Bank
Groceries Shopping Police
0.9 mi Harvest General Store 0.7 mi Enchanted Boutique 0.9 mi Douglasville Administration
1.1 mi J ] Corbian Market Place 0.8 mi The Burlap Rose 1 mi Douglasville Police Dept - Precinct
1.1 mi El Ta Comiendo 0.9 mi SB Boutique 1.7 mi Douglas County Sheriff's Office
1.2 mi Kroger 0.9 mi The Trophy Den 2.5mi Douglasville Police Department
1.4 mi La Monta Supermarket 0.9 mi Una Vida Boutique 2.8 mi DMS GEAR
2.2 mi Food Depot 1mi Creative Thoughts And Fashions
2.3 mi T's Country Store 1 mi Gable Sporting Goods Medical Facilities
2.3 mi Walmart Supercenter 1 mi Tuoia 2.5mi Get Well Urgent Care
2.3 mi Choice Meat & Fish Inc 1.1 mi Family Dollar #350 2.5mi Prime Immediate Care
2.5mi Big Lots 1.2 mi The Destini Collection 2.5mi Physicians Immediate Med
2.5mi Edible Arrangements 1.2 mi Plus Zhem Plus Size 2.5mi Prime Immediate Care
2.8 mi ALDI 1.3 mi Cheryls Closet Inc 15 mi Emory Dialysis Center at Greenbriar
1.4 mi Carousel Designs
1.4 mi Benefitz Apparels
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Land Use Pattern

The subject neighborhood is comprised primarily of residential properties and commercial properties and
is 70 percent built up. Approximately 30 percent of the land use is made up of single-family residences.
About 25 percent is comprised of multifamily properties. Another 15 percent of the land use is made up of

commercial properties. The remaining 30 percent is vacant land. The area is mostly suburban.

Neighborhood Characteristics

Most of the properties in the neighborhood maintain an acceptable level of property maintenance and
condition. The ages of buildings in the area generally range from new to 100 years. The subject
neighborhood is in good condition with good appeal. There are no rent controls affecting the marketability

of the subject.
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Neighboring Property Use
The neighborhood is comprised primarily of residential properties and commercial properties. Vacant land
is located north of the site. Vacant land is located south of the site. Vacant land is located east of the

subject. Single-family residences are located west of the subject.

Crime

According to www.neighborhoodscout.com, the crime index for the subject neighborhood is 9. There
are 446 total crimes annually in the neighborhood, 48 of which are violent crimes and 398 of which are
property crimes. The annual violent crime rate is 7.32 per 1,000 residents, while the property crime rate is
60.70 per 1,000 residents. The total annual crime rate is 68.02 per 1,000 residents. The chances of
becoming a victim of a violent crime are 1 in 137 which is lower than for the state which is 1 in 273. The
chances of becoming a victim of a property crime are 1 in 16which is lower than the rate for the state
which is 1 in 30.

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

surrounding area.

Utilities

Utilities generally available in the neighborhood include water, electricity, sewer and telephone.
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Demographics

The population for the subject’s neighborhood for 2017, according to ESRI, is 13,140, an increase of
1,348 people from the 2010 population of 11,792. The population is expected to increase at an annual
rate of 0.0 percent between 2017 and 2022. Therefore, the 2022 population is projected at 13,140. The

median age for the neighborhood is 31.4.

The total number of households increased from 3,954 in 2010 to 4,364 in 2017. Household totals are

expected to increase, with a projected 4,682 households in 2022.

The median household income for the neighborhood in 2017 is $44,643. It is expected to increase to
$50,325 by 2022. The per capita income is $18,108.

The median home value for the neighborhood in 2017, according to ESRI, is $111,181. According to
ESRI, the average amount spent for owner-occupied households in the subject’s neighborhood is
$7,477.83, or $623 per month. The average amount spent for renter-occupied households is $3,354.98,
or $280 per month.

Analysis/Comments

In conclusion, the subject is located in the northern portion of Douglasville, Georgia. The subject is
considered to be compatible with the adjacent properties. Based on the current and projected population
and household data, the neighborhood appears to be stable. There have been no significant changes in
the make-up of the neighborhood over the past few years. Properties in the neighborhood are generally
well maintained. Therefore, it is anticipated that the neighborhood will remain stable and in acceptable

condition.
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Defining the Market Area
The market area for the subject consists of the City of Douglasville, Georgia. The market area is generally

bound by the city limits.

Surveying existing apartment complexes helps to show what the competition is offering. Vacancy rates
are an indicator of current market strength. In a field survey, an attempt is made to survey 100 percent of
all units in the market area. This is not always possible. There are several apartments in the market area.
Information was gathered through interviews with owners and managers and through field inspection.
These sources appear to be reliable, but it is impossible to authenticate all data. The appraiser does not

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

The field/phone survey was conducted in December 2017. Ten market-rate properties responded to the
survey and seven restricted properties, including the subject, responded to the survey. Of the apartments
surveyed an overall vacancy rate of four percent was determined for the market-rate vacancy and two
percent was determined for the restricted vacancy. The subject is currently 100 percent occupied.
Historically, the subject’s occupancy rate has ranged from 98 to 99 percent since 2013. After considering
the vacancy rate of the subject and the comparables, a vacancy rate of five percent was deemed
appropriate for “as is” conventional housing; five percent was deemed appropriate for “as complete”
conventional housing; three percent was deemed appropriate for “as is” affordable housing; and three

percent was deemed appropriate for “as complete” affordable housing.

Market Area Vacancy by Development - Conventional

Vacancy
Property Name # of Units # of Vacant Units Percentage
Brookview Apartments 216 0 0%
Stewarts Mill Apartments 188 5 3%
Lakeside at Arbor Place 246 12 5%
Century Arbor Place 298 12 4%
Park West Apartments 250 14 6%
Arbor Terrace Apartments 300 15 5%
Countryside Manor 82 4 5%
Parkwood Village Apartments 135 4 3%
Brook Valley Apartments 210 12 6%
Brighton Manor Townhomes 34 5 15%
TOTALS 1,959 83 1%
Gill Group
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Market Area Vacancy by Development - Affordable

Vacancy
Property Name # of Units # of Vacant Units Percentage
Douglass Village Apartments (Subject) 88 0 0%
Millwood Park Apartments 72 7 10%
Columbus Gardens Apartments 128 0 0%
Highland Park Senior Apartments 50 0 0%
Conners Senior Village 120 4 3%
Douglas Village Proper 100 0 0%
Mill Creek Place Apartments 128 0 0%
TOTALS 686 11 2%

Absorption Period

The subject is an existing 88-unit complex that is currently 100 percent occupied. The proposed

rehabilitation of the development will not permanently displace residents. Therefore, no additional

absorption of units will be needed as the property typically maintains a stabilized occupancy.
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Subject Description

The area of the site and the site dimensions are based on the information provided by the Douglas

County Assessor’s Office. A survey was provided to the appraiser and is included in the addenda.

Total Land Area

Shape/Dimensions

Access & Exposure

Topography/Drainage

Flood Plain

Environmental Issues

Encroachments

Easements

10.798 acres, or 470,361+/- square feet

Irregular

The subject property is located on Brown Street. The site is at or
near pavement grade with Brown Street. The site has ingress and

egress on Brown Street.

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

prevent development.

According to RiskMeter, Flood Map Number 13097C0063D, dated
March 4, 2013, the subject is zoned X, an area determined to be
outside the 100- and 500-year floodplains. Federal flood insurance

is available but is not required.

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

inspection.

No encroachments were observed. A survey was provided with this
assignment. The appraisers are not qualified to determine whether

or not the adjacent properties encroach on the subject site.

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

easements are known.
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Site Ratios

Utilities

Zoning

Building to Land Ratio: 1 to 9.01;

Site Coverage Ratio - 11.10 percent

There is limited room for expansion of the existing facility as the
current buildings do not occupy 100 percent of the site. The size of
the buildings when compared to the total lot size does not preclude
expansion of the facility and, therefore, does not negatively affect
the estimated market value of the subject. The site coverage ratio
indicates the available land around the buildings has been utilized

at the subject to preclude a “cramped” feel to the property.

Water, sewer and electricity are provided by city utilities along the
site boundaries. These services appear to be adequate for

commercial use.

According to City of Douglasville, the subject is zoned R-6, Single-
Family Attached Apartment Residential District. The subject is a
legal, conforming use Therefore, it is unlikely that a zoning change
will occur. The subject appears to meet site and setback
requirements and appears to conform to the current zoning
restrictions. The subject could be re-built if it were destroyed. The
current zoning is consistent with the Highest and Best Use of the
subject. A copy of the zoning ordinances was not available. Since
there are no obvious conflicts between the subject property and the
zoning of the property, there is no negative impact on the market

value by the zoning classification.
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Subject Map
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Improvement Description
Number of Buildings The subject contains 10 two-story buildings containing 88

units and one accessory building.

Net Rentable Building Area 89,633 square feet
Gross Building Area 104,441 square feet
Year Built/Year Renovated 1983

Economic Life 55 Years

Effective Age 10 Years (As Is)

5 Years (As Complete)

The subject contains 10 two-story buildings containing 88 units. The property also contains one
accessory one housing the clubhouse, meeting room, leasing office, laundry facility and maintenance
area. According to the Douglas County Assessor, the gross building area of the property is 104,441

square feet. A copy of the plans was not available.

The following table shows the unit mix for the subject property. The unit sizes shown in the table are

based on inspector measurements taken the date of inspection.

Unit Type # of Units Square Footage Total Square Footage
2/1.5 29 850 24,650
3/1.5 29 897 26,013
4/1.5 30 1,299 38,970
88 1 89,633
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The property includes the following amenities:

Unit Amenities Included Fee Project Amenities Included Fee
Refrigerator X Clubhouse X
Range/Oven X Meeting Room X
Garbage Disposal Swimming Pool
Dishwasher Spa/Hot Tub
Microwave Exercise Room
Washer/Dryer Picnic Area
Washer/Dryer Hook-Ups X Playground X
Carpet X Tot Lot
Vinyl X Volleyball Court
Hardwood Basketball Court
Blinds X Tennis Court
Drapes Exterior Storage
Shades Business Center
Ceiling Fans Neighborhood Network
Vaulted Ceilings Transportation
Fireplace Service Coordinator
Walk-In Closet X Concierge Services
Coat Closet X Computer Room
Balcony Car Wash Area
Patio Laundry Facility X
Pull Cords On-Site Management X
Safety Bars On-Site Maintenance X

Parking Included Intercom/Electronic Entry
Parking Lot X Limited Access Gate
Carport Perimeter Fencing
Garage Security Patrol
Parking Garage/Underground Video Surveillance X
Library
Gazebo

The subject is 100 percent Section 8 and Rural Development. The unit types, current rents, utility

allowances and square footages for the units are shown in the table below:

Unit Type # of Units Square Footage Current Rent Utility Allowance
2/1.5 29 850 $1,105 $107
3/1.5 29 897 $1,241 $128
4/1.5 30 1,299 $1,285 $153

The subject entered into its last Section 8 HAP contract on January 1, 2013. The contract term is five
years and ran through December 31, 2017. The property has received temporary approval on a new
Section 8 HAP contract that runs for one year. The rents and utility allowances shown in the above table

are based on the new HAP contract.

The property will undergo rehabilitation and will be in good condition. The proposed scope of work is

comprehensive and includes replacement of appliances, kitchen cabinets, bathroom vanities and
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medicine cabinets, windows, interior and exterior doors, hot water heaters, air conditioning units, toilets
and baths, flooring and structural elements such as exterior brick and wall supports, roofing and re-
grading and striping of the parking lots. The rehabilitation is anticipated to begin in April 2018 and end in
April 2019.

The unit types, proposed rents after completion of the rehabilitation, utility allowances and square

footages for the units are shown in the table below:

Unit Type # of Units Square Footage Proposed Rent  Utility Allowance
2/1.5 29 850 $1,105 $126
3/1.5 29 897 $1,241 $129
4/1.5 30 1,299 $1,285 $148

The rents indicated in the table are assuming LIHTC restrictions, but the subject will retain its Section 8
HAP contract for all units. The subject is currently a Rural Development and Section 8 property that, after
rehabilitation, will remain a Rural Development and Section 8 property as well as be a Low Income
Housing Tax Credit property at 60 percent of the area median income. As a result of the HAP contract,
tenants will never be asked to pay more than 30 percent of their gross annual income for rent. Under the
Section 538 Guaranteed Rural Rental Housing Program (GRRHP), the gross rent for any unit at intimal
occupancy cannot exceed 30 percent of 115 percent of the area median income, adjusted for family size,
and the average gross rent for all units in a project cannot exceed 30 percent of 100 percent of the area
median income. In addition, the units are only available to families or persons whose income at the time

of initial occupancy does not exceed 115 percent of the area median income.

CONSTRUCTION SUMMARY

Foundation Concrete Slab on Grade

Construction Frame

Exterior Walls Brick/Vinyl Siding

Floors Carpet/Tile

Roof Asphalt Shingle

UTILITIES

UTILITY SCHEDULE
Utility Type Who Pays

Heat Forced Air Gas Tenant
Air Conditioning Central Electric Tenant
Hot Water Gas Tenant
Cooking Gas Tenant
Other Electric N/A Tenant
Cold Water/Sewer N/A Landlord
Trash Collection N/A Landlord
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APPEAL

Landscaping Grass, Trees, Shrubs

Age, Life and Condition

The subject was constructed in 1983 using both residential and commercial industry standard
workmanship and materials. At the time of the inspection, the facility was observed to be in good physical
condition. The subject will be in good condition after the rehabilitation is complete. The remaining
estimated useful life is calculated by subtracting the effective age of a property as determined by the
appraiser from the total economic life as determined by Marshall and Swift Cost Valuation Services. The
effective age of a property is its age as compared with other properties performing like functions. It is the
actual age less the age which has been taken off by face-lifting, structural reconstruction, removal of
functional inadequacies, modernization of equipment, etc. It is an age which reflects the true remaining
life for the property, taking into account the typical life expectancy of buildings or equipment of its class
and its usage. It is a matter of judgment, taking all factors, current and those anticipated in the immediate

future, into consideration.

In evaluating the remaining economic life, consideration of the following points was included:

a. The economic make-up of the community or region and the on-going demand for accommodations of

the type represented.

As noted in the Neighborhood Data section of this report, the subject is considered to be compatible with
the adjacent properties in its neighborhood. The median home value for the neighborhood in 2017,
according to ESRI, is $111,181. According to ESRI, the average amount spent for owner-occupied
households in the subject’s neighborhood is $7,477.83, or $623 per month. The average amount spent
for renter-occupied households is $3,354.98, or $280 per month. This data indicates that the cost to rent
is significantly lower than the cost to own, thereby increasing the demand for rental housing. Therefore,
the demand for rental units continues to be strong.

b. The relationship between the property and the immediate environment. Older properties may have
legally non-conforming use if they pre-dated real property zoning for the neighborhood. Observations
within the neighborhood in which the subject is situated may reveal a conflicting relationship. This should

be fully explored to determine any potential external obsolescence.
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In selecting an appropriate effective age for the subject, the property’s compatibility within the
neighborhood was considered. The property is a compatible use in the neighborhood and remains in
demand by residents as exhibited by the stable occupancy rate of the property. The existing multifamily
use of the subject does not conflict with adjacent property uses. Therefore, the property’s compatibility
does not have a detrimental impact on the property’s remaining economic life. Surrounding and nearby
land uses are not detrimental to the subject property. There is no evidence of external obsolescence

arising from undesirable or non-conforming properties within the subject district.

c. To the extent possible, the appraiser should analyze architectural design, style and utility from a
functional point of view and the likelihood of obsolescence attributable to new inventions, new materials,

changes in building codes, and changes in tastes.

The property’s architectural design is typical for the local rental market and is generally similar to rental
projects in the area. In addition, the functional utility of the subject is similar to rental projects in the area,

and the property does not suffer from functional obsolescence.

d. The trend and rate of change in the characteristics of the neighborhood that affect property values and

their effect on those values.

Essential goods and services are readily accessible. Access to primary transportation routes is average
to good, with ready linkage to both north-south and east-west highways. These neighborhood
characteristics have resulted in a stable environment where occupancy rates are strong. No significant

changes to the market area characteristics are anticipated.

e. Workmanship and durability of construction and the rapidity with which natural and man-made forces

may cause physical deterioration.

The physical aspects reflect Class D construction which is viewed as having good durability.

f. Physical condition and the practice of owners and occupants with respect to maintenance, the use or
abuse to which the improvements are subjected, the physical deterioration and functional obsolescence

within the subject property.

The property is well-maintained, exhibits no evidence of deferred maintenance and is functionally
adequate. The subject property is not anticipated to experience physical deterioration at a higher rate

than projected for similar properties in the area.
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The buildings are classified as Good Class D Multiple Residences, according to the Marshall & Swift Cost
Manual. Based on the life expectancy tables found in the Marshall & Swift Cost Manual, the economic life
of the building is approximately 55 years. Therefore, the effective age is 10 years. The subject will
undergo a substantial rehabilitation. Upon completion of the rehabilitation the subject will be in good

condition, and the effective age of the subject will be five years.
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Subject Photos

View of Sign
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View of Exterior

View of Exterior
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View of Exterior

Viewof Exterior
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View of Exterior

View of Exterior
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View of Exterior

View of Exterior
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View of Exterior

View of Exterior
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View of Playground

View of Clubhouse
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View of Meeting Room

View of Leasing Office
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View of Maintenance Area
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View of Living Area - Two-Bedroom Unit

View of Kitchen - Two-Bedroom Unit
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View of Bedroom - Two-Bedroom Unit

View of Bath - To-Bedroom Unit
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View of Utility Area - Two-Bedroom Unit

View of Living Area - Three-Bedroom Unit
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View of Kitchen - Three-Bedroom Unit

View of Bedroom - Three-Bedroom Unit
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View of Bath - Three-Bedroom Unit

View of Utility Area - Three-Bedroom Unit
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View of Kitchen - Four-Bedroom Unit
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View of Bedroom - Four-Bedroom Unit

View of Bath - Four-Bedroom Unit

Gill Group
Page 67



View of Utility Area - Four-Bedroom Unit

View of Mail Center
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View of Street

View of Street
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Assessments and Current Real Estate Taxes

The tax rate for Douglas County is 31.718 per $1,000 of assessed value, and the tax rate for Douglasville
is 8.261 per $1,000 of the assessed value. The property has a total appraised value of $3,581,424, with
$150,355 allocated to land and $3,431,069 allocated to improvements. The assessor uses 40 percent of
the appraised value to determine the assessed value. As a result, the assessed value was $1,432,570.
The 2017 real estate taxes for the subject were $57,272.77: $45,438.30 for the county and $11,834.47 for
the city. The taxes have not been paid.

In order to determine the reasonableness of the real estate taxes when considering the Market Value
within 7 CFR part 3560.752(b)(1)(ii), Premised Upon a Hypothetical Condition As-If Unsubsidized
Conventional Housing, real estate tax comparables were verified. These comparables are shown in the

following table:

No. of Real Estate Taxes Per
Property Units Year Built Parcel # Assessed Value Taxes Unit
Brookview Apartment Homes 216 1968 00500150006 $2,810,400 $112,356.98 $520.17
8460 Hospital Drive
Douglasville, Douglas County, GA

Stewarts Mill Apartments 188 1988 01290250015 $3,888,240 $155,447.94 $826.85
3421 West Stewarts Mill Road
Douglasville, Douglas County, GA

Lakeside at Arbor Place 246 1988 01290250176 $4,471,880 $178,781.29 $726.75
3000 State Highway 5
Douglasville, Douglas County, GA

Countryside Manor 82 1984 00150150165 $918,880 $36,735.91 $448.00
8800 Countryside Way
Douglasville, Douglas County, GA

Brook Valley Apartments 210 1990 01270250229 $5,580,600.00 | $150,454.65 $716.45
3492 State Highway 5
Douglasville, Douglas County, GA

These comparables are all market-rate facilities in Douglas County. The comparables indicated a range
of $448.00 per unit to $826.85 per unit. The subject’s actual real estate taxes are $651.00 per unit. The
subject’s real estate taxes are higher than all of the comparables. Therefore, no adjustment was made to

the real estate taxes for the market scenario.
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Highest and Best Use Analysis
Highest and Best Use is defined in The Dictionary of Real Estate Appraisal, sponsored by the Appraisal
Institute (Fifth Edition 2015), as follows:

The reasonably probable and legal use of vacant land or an improved property, which is

physically possible, appropriately supported, financially feasible and that result in the highest value.

Implied in this definition is that the determination of highest and best use takes into account the
contribution of specific use to the community and community development goals as well as the benefits of
that use to individual property owners. Hence, in certain situations, the highest and best use of land may

be for parks, greenbelt, preservation, conservation, wildlife habitat, etc.

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

estate.

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

1. Physically Possible

2. Legally Permissible

3. Financially Feasible

4. Maximally Productive

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

permissible and financially feasible; and only a single use which meets all four criteria.

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

1. Existing land use regulations

2. Reasonably probable modifications of such regulations

3.Economic demand

4.The physical adaptability of the property

5.Neighborhood trends
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The previous sections of this report were used to render a judgment as to the highest and best use of the

site as though vacant and as though improved.

Highest and Best Use as though Vacant
Highest and best use of land or a site as though vacant assumes that a parcel of land is vacant or can be
made vacant by demolishing any improvements. With this assumption, uses that create value can be
identified, and the appraiser can begin to select comparable properties and estimate land value. The
guestions to be answered in this analysis are as follows:

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

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

Physically Possible Use as Vacant

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

influence on its ultimate development.

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

highways (access/visibility), etc.

As noted in the Site Data section of this report, the subject site has a land area of 10.798 acres.
Topographically, the site is nearly level. The subject is not located in a flood hazard area. No subsoil or
drainage conditions are known that would adversely affect the development of the site. Public utilities
available to the subject include electricity, water, sewer and telephone. The size of the subject and the

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

Legally Permissible Use As Vacant

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

the development of this site.

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

development.

MAXIMALLY PRODUCTIVE AS VACANT
Based on the analysis of the previous elements, it is reasonable to assume, if the site were vacant and
available for development on the date of valuation, the highest and best use would be for multifamily

development, most likely a multifamily use which could produce a higher return.

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

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

This part of highest and best use analysis is structured to answer the following problems:
1. Should the building be maintained as is?

2. Should the building be renovated, expanded, or demolished?

3. Should the building be replaced with a different type or intensity of use?

PHYSICALLY POSSIBLE AS IMPROVED
The subject site supports an existing multifamily development with a gross building area of approximately
104,441 square feet. The subject does not appear to suffer from functional or external obsolescence. The

subject is in good condition.

LEGALLY PERMISSIBLE AS IMPROVED

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

and residential properties.

" The Appraisal Institute. The Appraisal of Real Estate. 14" ed. (Chicago, 2013), 345
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FINANCIALLY FEASIBLE AS IMPROVED

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

feasible as they exist.

MAXIMALLY PRODUCTIVE AS IMPROVED

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

development.

Gill Group
Page 76



Appraisal Procedures

The Cost Approach

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

The Income Approach

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

The Sales Comparison Approach

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

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



Cost Approach
The Cost Approach is a method in which the value of a property is derived by estimating the replacement
cost of the improvements, deducting the estimated depreciation, and adding the market value of the land.

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

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

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

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

in an estimate of market value for land.

An investigation revealed several sales of similar sites in the area around the subject. The comparables

found are summarized on the following pages.
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Land Sale No. 1

Property Identification

Record ID
Property Type
Property Name
Address

Tax ID
Market Type

Sale Data

Grantor

Grantee

Sale Date

Deed Book/Page
Property Rights
Conditions of Sale
Financing
Verification

Sale Price
Cash Equivalent
Adjusted Price

3613

Multifamily

West Fayetteville Road

West Fayetteville Road, College Park, Clayton County, Georgia
30349

13-091D-00A-001

Land

Poplar Pointe Atlanta, LLLP
REO Funding Solutions, LLC
May 04, 2015

10805/513

Fee Simple

Normal

Conventional

Assessor; December 8, 2017

$200,000
$200,000
$200,000
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Land Data
Zoning
Topography
Utilities
Shape

Land Size Information
Gross Land Size
Allowable Units

Front Footage

Indicators

Sale Price/Gross Acre
Sale Price/Gross SF

Sale Price/Allowable Unit

Land Sale No. 1 (Cont.)

RM, Multiple Family Residential District

Nearly Level
E,G,S,\W
Irregular

1.500 Acres or 65,340 SF
21
West Fayetteville Road

$133,333
$3.06
$9,524
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Property Identification

Record ID
Property Type
Property Name
Address

Tax ID
Market Type

Sale Data

Grantor

Grantee

Sale Date

Deed Book/Page
Property Rights
Conditions of Sale
Financing
Verification

Sale Price
Cash Equivalent
Adjusted Price

Land Data
Zoning
Topography
Utilities
Shape

Land Sale No. 2

3615

Multifamily

2016 Powers Ferry Road Northwest

2016 Powers Ferry Road Northwest, Atlanta, Fulton County,
Georgia 30339

17-1008-0-008-0

Land

Park Point Land, LLC
Broadstonw Windy Ridge, LLC
November 18, 2015
15295-2789

Fee Simple

Normal

Conventional

Assessor; December 8, 2017

$2,500,000
$2,500,000
$2,500,000

OHR, Office High Rise District
Nearly Level

E,GW,S

Irregular
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Land Sale No. 2 (Cont.)

Land Size Information

Gross Land Size 3.140 Acres or 136,778 SF
Planned Units 300

Front Footage Powers Ferry Road Northwest
Indicators

Sale Price/Gross Acre $796,178

Sale Price/Gross SF $18.28

Sale Price/Planned Unit $8,333

Remarks

The land will be used to develop Point Park Apartments which will have five stories and contain
300 units. Construction on the complex started in January 2016.
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Property Identification

Record ID
Property Type
Property Name
Address

Tax ID
Market Type

Sale Data

Grantor

Grantee

Sale Date

Deed Book/Page
Property Rights
Conditions of Sale
Financing
Verification

Sale Price
Cash Equivalent
Adjusted Price

Land Sale No. 3

N
I

8
b,
o4
j:
|l
L

S

3616

Multifamily

Cumberland Boulevard Southeast

Cumberland Boulevard Southeast, Atlanta, Cobb County,
Georgia 30339

17-0978-0-045-0

Land

Pope & Land Enterprises Inc
Cumberland Residential LLC
April 22, 2016

15332-0490

Fee Simple

Normal

Conventional

Assessor; December 8, 2017

$2,648,000
$2,648,000
$2,648,000

Gill Group
Page 84



Land Sale No. 3 (Cont.)

Land Data

Zoning 0&l, Office and Industrial District
Topography Nearly Level

Utilities E,GW,S

Shape Irregular

Land Size Information

Gross Land Size 2.350 Acres or 102,366 SF
Planned Units 300

Front Footage Cumberland Boulevard Southeast
Indicators

Sale Price/Gross Acre $1,126,809

Sale Price/Gross SF $25.87

Sale Price/Planned Unit $8,827

Remarks

The land will be developed into a new eight-story apartment complex with 300 units. .
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Land Sale No. 4

Property Identification

Record ID
Property Type
Property Name
Address

Tax ID
Market Type

Sale Data

Grantor

Grantee

Sale Date

Deed Book/Page
Property Rights
Conditions of Sale
Financing
Verification

Sale Price
Cash Equivalent
Adjusted Price

Land Data
Zoning
Topography
Utilities
Shape

Land Size Information

Gross Land Size
Allowable Units

3623

Multifamily

954 James Jackson Parkway Northwest

954 James Jackson Parkway Northwest , Atlanta, Fulton
County, Georgia 30318

17-0249-LL-018

Land

Hightower Road Apartments
TBG Remington Senior LP
June 21, 2016

56283-0140

Fee Simple

Normal

Conventional

Assessor; December 8, 2017

$1,200,000
$1,200,000
$1,200,000

RG-3, General Multifamily Residential District
Nearly Level

E,G,W,S

Irregular

9.320 Acres or 405,979 SF
160
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Land Sale No. 4 (Cont.)

Front Footage James Jackson PArkway North West
Indicators

Sale Price/Gross Acre $128,755

Sale Price/Gross SF $2.96

Sale Price/Allowable Unit $7,500
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Analysis Grid
Address
City]
State
Date
Price
No. of Units
Price Per Unit|
Transaction Adjustments
Property Rights
Financing
Conditions of Sale
Adjusted Price Per Unit

6549 Brown Street

Douglasville
GA
12/8/2017

88

Fee Simple
Conventional
Normal

Market Trends Through|12/08/17

Adjusted Price Per Unit
Location
% Adjustment

Comp 1 Comp 2
West Fayetteville Road 2016 Powers Ferry Road
Northwest
College Park Atlanta
GA GA
5/4/2015 11/18/2015
$200,000 $2,500,000
21 300
$9,524 $8,333
Fee Simple 0.0% Fee Simple 0.0%
Conventional 0.0% Conventional 0.0%

Normal 0.0% Normal 0.0%

Similar Superior
0% -5%

Comp 3

Cumberland Boulevard

Southeast
Atlanta
GA
4/22/2016
$2,648,000

Fee Simple
Conventional
Normal

Superior
-5%

0.0%
0.0%
0.0%

Comp 4

954 James Jackson
Parkway Northwest
Atlanta
GA
6/21/2016
$1,200,000

0.0%
0.0%
0.0%

Fee Simple
Conventional
Normal

Superior
-5%

$ Adjustment

No. of Units
% Adjustment

$ Adjustment

Visibility/Access
% Adjustment

$ Adjustment

Topography
% Adjustment

$ Adjustment

Zoning
% Adjustment

$ Adjustment

Utilities
% Adjustment

$0 -$417 -$441 -$375
88 21 300 300 160
0% 0% 0% 0%
$0 $0 $0 $0
Good Superior Similar Similar Similar
-15% 0% 0% 0%
-$1,429 $0 $0 $0
Nearly Level Nearly Level Nearly Level Nearly Level Nearly Level
0% 0% 0% 0%
$0 $0 $0 $0
R-6 RM OHR o0&l RG3
0% 0% 0% 0%
$0 $0 $0 $0
E.G,W,S E G, S, W E.G,W,S E,G,W,S E,G,W,S
0% 0% 0% 0%

$ Adjustment

Acres
% Adjustment

$0 $0

$0

$0

$ Adjustment

Density/Acre
% Adjustment

$ Adjustment

Adjusted Price Pi
Net adjustments
Gross adjustments

-15.0%

-15.0% -5.0%

-5.0%

-5.0%

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

Market Value of the subject site as of December 8, 2017, is as follows:

Rounded $705,000

88 units x $8,000 per unit = $704,000
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Address Sale Date Sale Price Price Per Unit No. of Units Zoning

1 WestFayettevile Road ~ 5/4/2015  $200,000 $9,523.81 1.50 21 RM
2016 Powers Ferry
2 Road Northwest  L1/18/2015  $2,500,000 $8,333.33 3.14 300 OHR
3 Cumberland Boulevard 55,6 $2,648,000 $8,826.67 2.35 300 o&l
Southeast
954 James Jackson
4 Parkuay Norhwest | 0/21/2016  $1,200,000 $7,500 9.32 160 RG3
Adjustments

The prices of the comparable land sales range from $7,500 to $9,524 per unit before adjustments. Each
of the comparables was adjusted for differences from the subject site. The adjustments are based on the

following characteristics.

Location

The location of the subject property and the comparables relative to residential population, population
wealth, traffic patterns, centers of employment, economic levels and other locational attributes was
analyzed. Location comparisons were made based on the appraiser's judgment as to the relative
desirability of the property to a potential commercial or multifamily investor. These factors also include
degree and quality of surrounding development and view. The subject is located in Douglasville.
Comparable 1 is located in College Park. Comparable 2 is located in Atlanta. Comparable 3 is located in
Atlanta. Comparable 4 is located in Atlanta. There is little difference in economic levels for the subject and
the comparables. However, the comparables in Atlanta do have a slightly greater access to services.
Therefore, these comparables were adjusted downward five percent. College Park is considered similar

to the subject in terms of services and was not adjusted.

Size

Consideration was given to the size of the subject as compared to the comparables. Size can have an
impact on site value based on the premise that smaller parcels often sell for a higher price per unit than
larger parcels with equal utility. The subject site contains 88 units and consists of a total area of 10.798
acres. The comparables range in number of units from 21 to 300 and in size from 21 acres to 300 acres.
The density of the subject is 8.22 units per acre which is less than the comparables which range from
14.00 to 127.66 units per acre. However, the market did not indicate a need for adjustment due to size.

Therefore, no adjustments were made.

Visibility/Access
Consideration was given to the subject’s visibility/access. The subject has good visibility/access.

Comparable 1 is superior to the subject. It is located in a highly visible area with very good access.
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Therefore, this comparable was adjusted downward 15 percent after comparison with the other

comparables. The remaining comparables were considered similar to the subject.

Topography
Consideration was given to the subject’s topography. The subject is nearly level. All comparables are

similar. No adjustment was needed.

Zoning

The adjustment for zoning reflects not only the zoning of the comparables relative to the subject property
but also the potential utility of the sites. The subject is zoned R-6. Comparable 1 is zoned RM.
Comparable 2 is zoned OHR. Comparable 3 is zoned O&I. Comparable 4 is zoned RG3. All comparables
have multifamily zoning or were sold with the intent to build multifamily units. Therefore, no adjustments

were needed.

Utilities
Consideration was given to the subject’s utilities. The subject has electric, gas, water and sewer utilities.

All comparables are similar. No adjustment was needed.

Summary Conclusions

The land sales analysis indicates the quantitative or qualitative adjustments. The comparable land sales
range from $7,125 to $8,385 per unit after adjustments. All comparables were given consideration. The
comparables indicated a reconciled value of $8,000 per unit. These were considered to be the best

comparables available after researching sales with local realtors and the county assessor’s office.

10.798 acres x $8,000 per Unit = $704,000

Rounded $705,000
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Improvement Valuation

The next step in the Cost Approach is to estimate the replacement cost new of the improvements.

Replacement cost new (RCN) is defined as follows:
The estimated cost to construct, at current prices as of the effective date of the appraisal, a
building with utility equivalent to the building being appraised, using modern materials and current

standards, design and layout.?

A description of the improvements was presented in the Improvement Data section. The costs estimated
were made based on the developer’s plans. Cost estimates were made based on the replacement cost
new of the improvements using the Marshall Valuation Service Cost Manual. Soft costs are included in

the base cost determined by the Marshall Valuation Service Cost Manual.

Depreciation Analysis

Depreciation may be defined as any loss of value from any cause. There are three general areas of
depreciation: physical deterioration, functional obsolescence and external obsolescence. Depreciation
may be curable or incurable, the test being that money spent to cure the depreciation be gained in value.
If the depreciation costs more to fix than will be gained in value, then the depreciation is considered

incurable.

Physical Deterioration
This results from deterioration from aging and use. This type of depreciation may be curable or incurable.

Depreciation Accrued To The Subject
The buildings have an effective age of 10 years. Properties of this type are anticipated to have a total
economic life of 55 years. Based upon the concept of age/life depreciation, the overall depreciation

applicable to the subject is 10/55, or 18 percent.

The subject will undergo a substantial rehabilitation. Upon completion of the rehabilitation, the buildings
will have an effective age of five years. Properties of this type are anticipated to have a total economic
life of 55 years. Based upon the concept of age/life depreciation, the overall depreciation applicable to the

subject will be 5/55, or 9 percent.

8Appraisal Institute, The Dictionary of Real Estate Appraisal, 5th ed. (Chicago: Appraisal Institute), 2010
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External Obsolescence
External obsolescence is due to circumstances outside the property itself, such as industry, demographic
and economic conditions or an undesirable proximate use. This type of depreciation is rarely curable. The

subject does seem to suffer from external obsolescence in the “as is” market scenario.

Deferred Maintenance
There were no visible signs of deferred maintenance at the subject.
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Cost Analysis - Restricted As Is - Section 1 of 1

Marshall & Swift

Cost Source: Marshall & Swift # 12: Dwellings, Duplexes & Motels
No. of Stories Multiplier: 1.0000 Local Multiplier: 0.9300
Height/Story Multiplier: 1.0000 Current Cost Multiplier: 1.0300
Perimeter Multiplier: 1.0000 Combined Multipliers: 0.9579

Building Improvements

ltem Unit Type Cost Quantity Multiplier Total

Good Class D Multiple Residences Sq. Ft. $100.60 104,441 0.958 $10,064,430
Built-Ins Per Unit $1,925.00 88 0.958 $162,268

Total Building Improvement Costs $10,226,698

Price per SF Gross Building Area $97.92

Site Improvements

Iltem Unit Type Cost  Quantity Multiplier Total

Paving Lump Sum  $75,000.00 1 0.958 $71,843

Recreation Area  Lump Sum $2,500.00 1 0.958 $2,395

Total Site Improvement Costs $74,237

Subtotal: Building & Site Costs $10,300,935

Price per SF Gross Building Area $98.63

Subtotal: Building, Site & Soft Costs $10,300,935

Developer's Profit  10.0% $1,030,094

Total Cost $11,331,029

Price per SF Gross Building Area $108.49

Component Eff. Age Life Percent Amount

Physical Depreciation: Building 10 55 18% $2,024,886
Physical Depreciation: Site 10 20 50% $40,830
Functional Obsolescence Building ..............ccoooiiiiiiiiin, 0% $0
External Obsolescence Building ..............ccocoiviiiiiiineninnnn. 0% $0
Total Depreciation $2,065,717

Depreciated Value of Improvements $9,265,312

Cost Per Square Foot Gross Building Area $88.71

COSt SECHON 2 ...t $0

(00 Ty Y= 1T o 1 T $0

LanNd VaAlUE ... $705,000

OFNEI et $0

Cost Approach Value Indication $9,970,312

Rounded $9,970,000

Price per SF Gross Building Area $95.46

The costs in the preceding charts were derived by using the "Marshall Swift Valuation Service" and by
conversations with local builders and comparable sales data. The total Estimated Value indicated by the

Cost Approach for the subject “as is”:

Restricted Value As Is = $9,970,000



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

External Obsolescence - As Is Market

Total Construction Cost of Structures

Plus: Entrepreneur's Profit

Depreciation

Cost of Structures before External Obsolescence
Value of Land

Plus: Entrepreneur's Profit

Cost before External Obsolescence

Current Capitalization Rate

Economic Net Operating Income (RCN x CR)

Net Operating Income from the Subject

Net Loss Due to Economic Obsolescence

Ratio of Improvements Total Property Value

Year Actual NOI Loss Overall Cap Rate
1 ($68,530) 5.75%

Times ratio of Improvements to Total Property

Total External Obsolescence

$10,300,935
$1,030,094
($2,065,717)

$9,265,312
$705,000
$70,500

$10,040,812
5.75%

$577,347
$508,817

($68,530)
0.9228
Capitalized NOI Loss
($1,191,827)
0.9228

($1,099,777)
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Cost Analysis - Market As Is - Section 1 of 1

Marshall & Swift

Cost Source: Marshall & Swift # 12: Dwellings, Duplexes & Motels
No. of Stories Multiplier: 1.0000 Local Multiplier: 0.9300
Height/Story Multiplier: 1.0000 Current Cost Multiplier: 1.0300
Perimeter Multiplier: 1.0000 Combined Multipliers: 0.9579

Building Improvements

ltem Unit Type Cost  Quantity Multiplier Total

Good Class D Multiple Residences Sq. Ft. $100.60 104,441 0.958 $10,064,430
Built-Ins Per Unit $1,925.00 88 0.958 $162,268

Total Building Improvement Costs $10,226,698

Price per SF Gross Building Area $97.92

Site Improvements

Iltem Unit Type Cost  Quantity Multiplier Total

Paving Lump Sum  $75,000.00 1 0.958 $71,843

Recreation Area  Lump Sum $2,500.00 1 0.958 $2,395

Total Site Improvement Costs $74,237

Subtotal: Building & Site Costs $10,300,935

Price per SF Gross Building Area $98.63

Subtotal: Building, Site & Soft Costs $10,300,935

Developer's Profit  10.0% $1,030,094

Total Cost $11,331,029

Price per SF Gross Building Area $108.49

Component Eff. Age Life Percent Amount

Physical Depreciation: Building 10 55 18% $2,024,886
Physical Depreciation: Site 10 20 50% $40,830
Functional Obsolescence Building .............cccoooiiiiiiiii., 0% $0
External Obsolescence Building ............cccoviiiiiiiiiininnns 0% $1,099,777
Total Depreciation $3,165,494

Depreciated Value of Improvements $8,165,535

Cost Per Square Foot Gross Building Area $78.18

COSt SECHON 2 ... $0

(00 Ty Y=o 1T o 1 T T $0

LanNd VaAlUE ..o $705,000

OFNEI e $0

Cost Approach Value Indication $8,870,535

Rounded $8,870,000

Price per SF Gross Building Area $84.93

The costs in the preceding charts were derived by using the "Marshall Swift Valuation Service" and by
conversations with local builders and comparable sales data. The total Estimated Value indicated by the

Cost Approach for the subject “as is™:

Market Value As Is = $8,870,000



Cost Analysis - Restricted As Complete - Section 1 of 1

Marshall & Swift

Cost Source: Marshall & Swift # 12: Dwellings, Duplexes & Motels
No. of Stories Multiplier: 1.0000 Local Multiplier: 0.9300
Height/Story Multiplier: 1.0000 Current Cost Multiplier: 1.0300
Perimeter Multiplier: 1.0000 Combined Multipliers: 0.9579

Building Improvements

ltem Unit Type Cost  Quantity Multiplier Total

Good Class D Multiple Residences Sq. Ft. $100.60 104,441 0.958 $10,064,430
Built-Ins Per Unit $2,825.00 88 0.958 $238,134

Total Building Improvement Costs $10,302,564

Price per SF Gross Building Area $98.64

Iltem Unit Type Cost  Quantity Total

Paving Lump Sum  $75,000.00 1 0.958 $71,843

Recreation Area  Lump Sum $2,500.00 1 0.958 $2,395

Total Site Improvement Costs $74,237

Subtotal: Building & Site Costs $10,376,801

Price per SF Gross Building Area $99.36

Subtotal: Building, Site & Soft Costs $10,376,801

Developer's Profit  10.0% $1,037,680

Total Cost $11,414,481

Price per SF Gross Building Area $109.29

Component Eff. Age Life Percent Amount

Physical Depreciation: Building 5 55 9% $1,019,954
Physical Depreciation: Site 5 20 25% $20,415
Functional Obsolescence Building .............cccoooiiiiiiiii., 0% $0
External Obsolescence Building ..............cccocovviiiiiineiinnnn. 0% $0
Total Depreciation $1,040,369

Depreciated Value of Improvements $10,374,112

Cost Per Square Foot Gross Building Area $99.33

COSt SECHON 2 ... $0

(00 Ty Y=o 1T o 1 T T $0

LanNd VaAlUE ..o $705,000

OFNEI e $0

Cost Approach Value Indication $11,079,112

Rounded $11,080,000

Price per SF Gross Building Area $106.09

The costs in the preceding charts were derived by using the "Marshall Swift Valuation Service" and by
conversations with local builders and comparable sales data. The total Estimated Value indicated by the

Cost Approach for the subject “as complete”:

Restricted Value As Complete = $11,080,000



Cost Analysis - Market As Complete - Section 1 of 1

Marshall & Swift

Cost Source: Marshall & Swift # 12: Dwellings, Duplexes & Motels
No. of Stories Multiplier: 1.000 Local Multiplier: 0.930
Height/Story Multiplier: 1.000 Current Cost Multiplier: 1.030
Perimeter Multiplier: 1.000 Combined Multipliers: 0.958

Building Improvements

ltem Unit Type Cost  Quantity Multiplier Total

Good Class D Multiple Residences Sq. Ft. $100.60 104,441 0.958 $10,064,430
Built-Ins Per Unit  $2,825.00 88 0.958 $238,134

Total Building Improvement Costs $10,302,564

Price per SF Gross Building Area $98.64

Iltem Unit Type Cost  Quantity Multiplier Total

Paving Lump Sum $75,000.00 1 0.958 $71,843

Recreation Area Lump Sum  $2,500.00 1 0.958 $2,395

Total Site Improvement Costs $74,237

Subtotal: Building & Site Costs $10,376,801

Price per SF Gross Building Area $99.36

Subtotal: Building, Site & Soft Costs $10,376,801

Developer's Profit  10.0% $1,037,680

Total Cost $11,414,481

Price per SF Gross Building Area $109.29

Component Eff. Age Life Percent Amount

Physical Depreciation: Building 5 55 9% $1,019,954
Physical Depreciation: Site 5 20 25% $20,415
Functional Obsolescence Building .............cccoooiiiiiiiii., 0% $0
External Obsolescence Building ..............cccocovviiiiiineiinnnn. 0% $0
Total Depreciation $1,040,369

Depreciated Value of Improvements $10,374,112

Cost Per Square Foot Gross Building Area $99.33

COSt SECHON 2 ... $0

(00 Ty Y=o 1T o 1 T T $0

LanNd VaAlUE ..o $705,000

OFNEI e $0

Cost Approach Value Indication $11,079,112

Rounded $11,080,000

Price per SF Gross Building Area $106.09

The costs in the preceding charts were derived by using the "Marshall Swift Valuation Service" and by
conversations with local builders and comparable sales data. The total Estimated Value indicated by the

Cost Approach for the subject “as complete”:

Market Value As Complete = $11,080,000



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

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

Analyze the income the property is capable of generating.
Estimate the rental loss from vacancy and uncollected rents.
Estimate the amount of expense that will be incurred in operating the property.

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

a > 0w DD PE

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

Income Analysis

The first step in forming an opinion of reasonable net income expectancy is the estimation of market rent.
Market rent is defined as the rental warranted by a property in the open real estate market based upon
current rentals being paid for comparable space.
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HUD-Forms 92273 — As Is
Two-Bedroom Units (850 SF) — As Is

Estimates of Market Rent U.S. Department of Housing and Urban Development OMB Approval No. 2502-0029
. Office of Housing (exp. 09/30/2016)
by Comparison - As Is Federal Housing Commissioner

Public reporting burden for this collection of information is estimated to average 1 hour 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. This information is required by the
Housing Appropriation Act of 9/28/1994. The information is needed to analyze the reasonableness of the Annual Adjustment Factor formula, and will be used where rent levels for a specific unit type, in a Substantial Rehabilitation or New Construction Contract, exceed the existing FMR rent. The information is considered
nonsensitive and does not require special protection. This agency may not collect this information, and you are not required to complete this form, unless it displays a currently valid OMB control number.

1. Unit Type 2. Subject Property (Address) A. C Property No. 1 B.C Property No. 2 C.C Property No. 3 D.C Property No. 4 (address) E. Comparable Property No. 5 (address)
Douglass Village Apartments Brookview Apartment Homes Park West Apartments Century Arbor Place Stewart Mills Apartments Lakeside at Arbor Place
Two-Bedroom 6549 Brown Street 8460 Hospital Drive 7250 Arbor Vista Drive 5832 Stewart Parkway 3421 West Stewarts Mill Road 3000 State Highway 5
Douglasville, Douglas, GA Douglasville, Douglas, GA Douglasville, Douglas, GA Douglasville, Douglas, GA Douglasville, Douglas, GA Douglasville, Douglas, GA
Characteristics Data Data -Adjustmenli Data _Ad]uslmenli Data _Adjuslmemi Data _Ad]uslmemi Data _Ad]uslmemi
3. Effective Date of Rental 12/2017 12/2017 12/2017 12/2017 12/2017 12/2017
4. Type of Project/Stories T2 wWu/2 Wu/3 wu/3 Wu/3 Wu/3
5. Floor of Unit in Building First Varies Varies VAries Varies Varies
6. Project Occupancy % 100% 100% 94% 96% 97% 95%
7. Concessions N N N N N N
8. Year Built 1983 1968 $100 2002 ($50) 2003 ($50) 1988 1988
9. Sq. Ft. Area 850 862 1,149 ($70) 1,105 ($60) 880 ($5) 986 ($35)
10. Number of Bedrooms 2 2 2 2 2 2
11. Number of Baths 15 1.0 $25 2.0 ($25) 2.0 ($25) 1.0 $25 1.0 $25
12. Number of Rooms 4 4 4 4 4 4
13. Balc./Terrace/Patio N N Y ($5) Y ($5) Y ($5) Y ($5)
14. Garage or Carport L/o L/o L/0, G/80 L/o L/o L/o
15. Equipment a. A/C C Cc C C C C
b. Range/Refrigerator RF RF RF RF RF RF
c. Disposal N Y Y Y Y Y
d. Microwave/Dishwasher N D ($10) D ($10) MD ($15) D ($10) D ($10)
e. Washer/Dryer HU HU HU WD ($20) HU HU
f. Carpet C (e} \% $5 C C
g. Drapes B B N B B B
h. Pool/Rec. Area R PR ($10) PR ($10) PR ($10) PR ($10) PR ($10)
16. Services a. Heat/Type N/G N/E N/E N/E N/E N/E
b. Cooling N/E N/E N/E N/E N/E N/E
c. Cook/Type N/G N/E N/E N/E N/E N/E
d. Electricity N N N N N N
e. Hot Water N/G N/E N/E N/E N/E N/E
f. Cold Water/Sewer Y Y N $44] N $44 N $44 N $44
g. Trash Y Y N $22 N $22 N $22 N $22
17. Storage N N Y ($5) N N N
18. Project Location Good Similar Similar Similar Similar Similar
19. Security Y N $5 Y ($5) Y ($5) N $5 Y ($5)
20. Clubhouse/Meeting Room CMR N $10 CMR C $5 (e} $5 C $5
21. Special Features N N N N N N
22. Business Center / Nbhd Netwk N N BC ($5) BC ($5) BC ($5) BC ($5)
23. Unit Rent Per Month $759 $1,050 $1,100 $938 $950
24. Total Adjustment $120 ($114) ($124) $66 $26
25. Indicated Rent $879 $936 $976 $1,004 $976
26. Correlated Subject Rent $965 I:l If there are any Remarks, check here and add the remarks to the back of page.
high rent $1,004 low rent $879 ‘ 60% range $904 to $979
Note: In the adjustments column, enter dollar amounts by which subject property varies from comparable Appraiser's Signature Date (mm/ddl/yy) Reviewer's Signature Date (mm/dd/yyyy)
properties. If subject is better, enter a “Plus” amount and if subject is inferior to the comparable, enter a “Minus”
amount. Use back of page to explain adjustments as needed. 12/08/17
Previous editions are obsolete form HUD-92273 (07/2003)
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Three-Bedroom Units (897 SF) — As Is

Estimates of Market Rent

by Comparison - As Is

U.S. Department of Housing and Urban Development
Office of Housing
Federal Housing Commissioner

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

Public reporting burden for this collection of information is estimated to average 1 hour 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. This information is required by the Housing
Appropriation Act of 9/28/1994. The information is needed to analyze the reasonableness of the Annual Adjustment Factor formula, and will be used where rent levels for a specific unit type, in a Substantial Rehabilitation or New Construction Contract, exceed the existing FMR rent. The information is considered nonsensitive
and does not require special protection. This agency may not collect this information, and you are not required to complete this form, unless it displays a currently valid OMB control number.

1. Unit Type

Three-Bedroom

6549 Brown Street

2. Subject Property (Address)
Douglass Village Apartments

Douglasville, Douglas, GA

A. Comparable Property No. 1

B.C Property No. 2

C.C Property No. 3 (address)

Brookview Apartment Homes
8460 Hospital Drive
Douglasville, Douglas, GA

Park West Apartments
7250 Arbor Vista Drive
Douglasville, Douglas, GA

Century Arbor Place
5832 Stewart Parkway
Douglasville, Douglas, GA

D. Comparable Property No. 4 (address)
Stewart Mills Apartments
3421 West Stewarts Mill Road
Douglasville, Douglas, GA

E. Comparable Property No. 5 (address)

Lakeside at Arbor Place
3000 State Highway 5
Douglasville, Douglas, GA

Characteristics Data Data Adjuslmenti Data Adjustments Data Adjustments N Data Adjustments Data Adjustments
3. Effective Date of Rental 12/2017 12/2017 12/2017 - 12/2017 12/2017 - 12/2017 :
4. Type of Project/Stories T2 WuU/2 Wu/3 Wu/3 Wu/3 Wu/3
5. Floor of Unit in Building First Varies Varies VAries Varies Varies
6. Project Occupancy % 100% 100% 94% 96% 97% 95%
7. Concessions N N N N N N
8. Year Built 1983 1968 $100 2002 ($50) 2003 ($50) 1988 1988
9. Sq.Ft. Area 897 1,102 ($45) 1,435 ($120) 1,460 ($125) 1,253 ($80) 1,555 ($145)
10. Number of Bedrooms 3 3 3 3 3 3
11. Number of Baths 15 15 20 ($25) 2.0 ($25) 2.0 ($25) 2.0 ($25)
12. Number of Rooms 5 5 5 5 5 5
13. Balc./Terrace/Patio N N Y ($5) Y ($5) Y ($5) Y ($5)
14. Garage or Carport L/0 L/o L/0, G/80 L/o L/0 L/o
15. Equipment a. A/C C Cc C [} [} C
b. Range/Refrigerator RF RF RF RF RF RF
c. Disposal N Y Y Y Y Y
d. Microwave/Dishwasher N ($10) D ($10) MD ($15) D ($10) D ($10)
e. Washer/Dryer HU HU HU WD ($20) HU HU
f. Carpet $5 C
g. Drapes B N B B B
h. Pool/Rec. Area PR ($10) PR ($10) PR ($10) PR ($10) PR ($10)
16. Services a. Heat/Type N/G N/E N/E N/E N/E N/E
b. Cooling N/E N/E N/E N/E N/E N/E
c. Cook/Type N/G N/E N/E N/E N/E N/E
d. Electricity N N N N N N
e. Hot Water N/G N/E N/E N/E N/E N/E
f. Cold Water/Sewer Y Y N $59) N $59 N $59) N $59
g. Trash Y Y N $22 N $22 N $22 N $22
17. Storage N N Y ($5) N N N
18. Project Location Good Similar Similar Similar Similar Similar
19. Security Y N $5 Y ($5) Y ($5) N $5) Y ($5)
20. Clubhouse/Meeting Room CMR N $10 CMR C $5) C $5 C $5
21. Special Features N N N N N N
22. Business Center / Nbhd Netwk N N BC ($5) BC ($5) BC ($5) BC ($5)
23. Unit Rent Per Month $969 $1,250 $1,408 $1,320 $1,260
24. Total Adjustment $50 ($149) ($174) ($44) ($119)
25. Indicated Rent $1,019 $1,101 $1,234 $1,276 $1,141
26. Correlated Subject Rent $1,125 l:l If there are any Remarks, check here and add the remarks to the back of page.
high rent $1,276 low rent $1,019 ‘ 60% range  $1,070 to $1,225
Note: In the adjustments column, enter dollar amounts by which subject property varies from comparable Appraiser's Signature Date (mm/dd/yy) Reviewer's Signature Date (mm/dd/yyyy)
properties. If subject is better, enter a “Plus” amount and if subject is inferior to the comparable, enter a “Minus”
amount. Use back of page to explain adjustments as needed. 12/08/17

Previous editions are obsolete

form HUD-92273 (07/2003)
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Four-Bedroom Units (1,299 SF) — As Is

Estimates of Market Rent

by Comparison - As Is

Public reporting burden for this collection of information is estimated to average 1 hour per response, including the time for reviewing instructions, searching existing data sources, gathering and maintaining the data needed, and

U.S. Department of Housing and Urban Development
Office of Housing
Federal Housing Commissioner

and reviewing the

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

of information. This information is required by the Housing

Appropriation Act of 9/28/1994. The information is needed to analyze the reasonableness of the Annual Adjustment Factor formula, and will be used where rent levels for a specific unit type, in a ion or New C ion Contract, exceed the existing FMR rent. The information is considered nonsensitive
and does not require special protection. This agency may not collect this information, and you are not required to complete this form, unless it displays a currently valid OMB control number.
1. Unit Type 2. Subject Property (Address) A. Comparable Property No. 1 B. Ci Property No. 2 C. C Property No. 3 D. Ct Property No. 4 (address) E. Comparable Property No. 5 (address)
Douglass Village Apartments Brookview Apartment Homes Park West Apartments Century Arbor Place Stewart Mills Apartments Lakeside at Arbor Place
Four-Bedroom 6549 Brown Street 8460 Hospital Drive 7250 Arbor Vista Drive 5832 Stewart Parkway 3421 West Stewarts Mill Road 3000 State Highway 5
Douglasville, Douglas, GA Douglasville, Douglas, GA Douglasville, Douglas, GA Douglasville, Douglas, GA Douglasville, Douglas, GA Douglasville, Douglas, GA
Characteristics Data Data _Adjuslments; Data _Adjustmemi Data _Adjustmenls+ Data _Adjus\memi Data _Adjustmemi
3. Effective Date of Rental 12/2017 12/2017 12/2017 12/2017 12/2017 12/2017
4. Type of Project/Stories T2 WuU/2 Wu/3 wWu/3 WuU/3 Wu/3
5. Floor of Unit in Building First Varies Varies VAries Varies Varies
6. Project Occupancy % 100% 100% 94% 96% 97% 95%
7. Concessions N N N N N N
8. Year Built 1983 1968 $100| 2002 ($50) 2003 ($50) 1988 1988
9. Sqg.Ft. Area 1,299 1,102 $45 1,435 ($30) 1,460 ($35) 1,253 $10 1,555 ($55)
10. Number of Bedrooms 4 3 $125 3 $125 3 $125 3 $125 3 $125
11. Number of Baths 2.0 15 $25 2.0 2.0 2.0 2.0
12. Number of Rooms 6 5 5 5 5
13. Balc./Terrace/Patio N N Y ($5) ($5) Y ($5) Y ($5)
14. Garage or Carport L/0 L/0 L/0, G/80 L/0 L/0 L/0
15. Equipment a. A/C C C C C C
b. Range/Refrigerator RF RF RF RF RF RF
c. Disposal N Y Y Y Y
d. Microwave/Dishwasher D ($10) D ($10) MD ($15) D ($10) D ($10)
e. Washer/Dryer HU HU HU WD ($20) HU HU
f. Carpet C [} \ $5 C Cc
g. Drapes B B N B B B
h. Pool/Rec. Area R PR ($10) PR ($10) PR ($10) PR ($10) PR ($10)
16. Services a. Heat/Type N/G N/E N/E N/E N/E N/E
b. Cooling N/E N/E N/E N/E N/E N/E
c. Cook/Type N/G N/E N/E N/E N/E N/E
d. Electricity N N N N N N
e. Hot Water N/G N/E N/E N/E N/E N/E
f. Cold Water/Sewer Y Y N $73 N $73 N $73 N $73
g. Trash Y Y N $22 N $22 N $22 N $22
17. Storage N N Y ($5) N N N
18. Project Location Good Similar Similar Similar Similar Similar
19. Security Y N $5 Y ($5) Y ($5) N $5 Y ($5)
20. Clubhouse/Meeting Room CMR N $10 CMR [} $5 C $5 Cc $5
21. Special Features N N N N N N
22. Business Center / Nbhd Netwk N N BC (35) BC ($5) BC ($5) BC ($5)
23. Unit Rent Per Month $969 $1,250 $1,408 $1,320 $1,260
24. Total Adjustment $290 $105 $80 $210 $135
25. Indicated Rent $1,259 $1,355 $1,488 $1,530 $1,395
26. Correlated Subject Rent $1,365 l:l If there are any Remarks, check here and add the remarks to the back of page.
high rent $1,530 low rent $1,259 60% range  $1,313 to $1,476
Note: In the adjustments column, enter dollar amounts by which subject property varies from comparable Appraiser's Signature Date (mm/dd/yy) Reviewer's Signature Date (mm/dd/yyyy)

properties. If subject is better, enter a “Plus” amount and if subject is inferior to the comparable, enter a “Minus”

amount. Use back of page to explain adjustments as needed.

12/08/17

Previous editions are obsolete

form HUD-92273 (07/2003)
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Explanation of Adjustments and Market Rent Conclusions — As Is

Douglass Village Apartments

Primary Unit Types — Two-Bedroom Units (850 SF), Three-Bedroom Units (897 SF) and Four-
Bedroom Units (1,299 SF)

Rent comparability grids were prepared for the primary unit types with 850, 897 and 1,299 square feet.
Comparable apartments used include the following: Brookview Apartment Homes (Comparable 1), Park
West Apartments (Comparable 2), Century Arbor Place (Comparable 3), Stewart Mills Apartments
(Comparable 4) and Lakeside at Arbor Place (Comparable 5).

Structure/Stories — The subject is located in townhouse two-story buildings. All comparables are located
in walk-up two- or three-story buildings. No complex in the market area shows a rent difference based on

this particular item. No adjustment was needed.

Project Occupancy — The subject is currently 100 percent occupied. The occupancy rates of the

comparables range from 94 to 100 percent. No adjustment was needed.

Concessions — The subject is not currently offering concessions. None of the comparables are currently

offering concessions. No adjustment was needed.

Year Built/Year Renovated — The subject was constructed in 1983. Comparable 1 was built in 1968, and
Comparable 2 was constructed in 2002. Comparable 3 was built in 2003, and Comparable 4 was
constructed in 1988. Comparable 5 was also constructed in 1988. Comparables 4 and 5 are similar to the
subject’s current condition. Comparable 1 is inferior, and Comparables 2 and 3 are superior in condition.
In order to determine the appropriate adjustments for condition (year built/year renovated), the appraiser
utilized paired analysis to compare the comparables. Comparable 5 was deemed the most similar to the
subject. Therefore, this comparable was considered the subject in the paired analysis calculation. When
performing the analysis, the appraiser compared the units at Comparables 1, 2 and 3 individually to the
units at Comparable 5. As can be seen in the following tables, the appraiser adjusted the street rent of
each comparable for all differences between the subject and comparables to come up with a net adjusted
rent for each comparable. The differences that warranted adjustments included # of baths, unit size,
balcony/patio, microwave/dishwasher, washer/dryer, floor coverings, extra storage, security,
clubhouse/meeting room, business center, cold water/sewer and trash/recycling. Once the net adjusted
rents were determined, these rents were compared to the street rent at Comparable 5. The differences

between the rents indicate the appropriate adjustments for condition.
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Paired Analysis - Two-Bedroom Units

Comparable 1

Comparable 2

Comparable 3

Street Rent $759 $1,050 $1,100
# Baths $0 -$50 -$50
Unit Interior Sq. ft. $30 -$40 -$30
Balcony/Patio $5 $0 $0
Microw ave/Dishwasher $0 $0 -$5
Washer/Dryer $0 $0 -$20
Floor Coverings $0 $5 $0
Extra Storage $0 -$5 $0
Security $10 $0 $0
Clubhouse/Meeting Room $5 -$5 $0
Business Ctr/Nbhd Netwk $5 $0 $0
Cold Water/Sewer -$44 $0 $0
Trash/Recycling -$22 $0 $0
Net Rent $748 $955 $995
Comparable 5 Street Rent $950 $950 $950
Indicated Adjustment $202 -$5 -$45

Paired Analysis - Three-Bedroom Units

Comparable 1

Comparable 2

Comparable 3

Street Rent $969 $1,250 $1,408
# Baths $25 $0 $0
Unit Interior Sq. ft. $100 $25 $20
Balcony/Patio $5 $0 $0
Microw ave/Dishwasher $0 $0 -$5
Washer/Dryer $0 $0 -$20
Floor Coverings $0 $5 $0
Extra Storage $0 -$5 $0
Security $10 $0 $0
Clubhouse/Meeting Room $5 -$5 $0
Business Ctr/Nbhd Netwk $5 $0 $0
Cold Water/Sewer -$59 $0 $0
Trash/Recycling -$22 $0 $0
Net Rent $1,038 $1,270 $1,403
Comparable 5 Street Rent $1,260 $1,260 $1,260
Indicated Adjustment $222 -$10 -$143

As can be seen on the analysis, the amount of adjustments indicated was different for each bedroom

type. The paired analysis for Comparable 2 does not indicate a significant difference between it and
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Comparable 5. However, Comparable 2 is considered similar in condition to Comparable 3, and both are
visually superior to Comparable 5. Therefore, the adjustment determined for Comparable 3 was also
applied to Comparable 2. Due to the nature of the adjustment and the fact that all of the difference may
not be attributable entirely to differences in condition, the results were averaged and then divided in half.
The comparables were adjusted as follows: Comparable 1 - $100; Comparable 2 - $50; and Comparable

3 - $50. All remaining comparables were considered similar to the subject and were not adjusted.

SF Area — For the purpose of this report, a range of comparable rents per square foot was derived. To
determine this adjustment, each comparable’s dollar per square foot rental rate was determined. This
number was then multiplied by 25 percent for each comparable to derive an adjusted dollar per square
foot rental rate. The median dollar per square foot rental rate is determined. Next, the difference in square
footage between the subject and each comparable is determined. The difference is multiplied by the
determined adjusted dollar per square foot rate to arrive at the adjustment for each comparable. The
selected dollar per square foot for the two-bedroom comparison is $0.24, for three-bedroom comparison
is $0.22 and for the four-bedroom comparison is $0.22. No adjustments were made to comparables within
25 square feet of the subject. The adjustments were rounded to the nearest $5. These adjustments are
reflected on the HUD-Forms 92273, which are attached.

# of Bedrooms — The subject contains two-, three- and four-bedroom units. All comparables have two-
and three-bedroom units. However, no conventional four-bedroom units could be verified within the
market area. Each comparable with a differing number of bedrooms than the subject was adjusted
upward $125 per month. The majority of the difference in number of bedrooms is accounted for in the unit
square footage adjustment. However, an adjustment is made here to consider the added convenience of
additional bedrooms. The extra room(s) will enhance marketability of a unit even if the square footage
remains the same. The amount selected was chosen after a paired rental analysis was used to determine
a range for the adjustment. As can be seen in the following table, a paired analysis range of $113 to $286

was determined for the additional bedroom. An adjustment within the low end of the range was selected.

Compl Comp2 Comp3 Comp4 Comp5

2 BR Rent $759 $1,050 $1,100 $970 $1,039
2 BR Size 862 1,149 1,105 960 1,065
3 BR Rent $969 $1,250 $1,408 $1,320 $1,260
3 BR Size 1,102 1,435 1,460 1,253 1,555
Size Adj Factor $0.22 $0.22 $0.22 $0.22 $0.22
Size Difference 240 286 355 293 490
Indicated Size Adj. $53 $63 $78 $64 $108
Adjusted 3 BR Rent $916 $1,187 $1,330 $1,256 $1,152
Indicated BR Adj. $157 $137 $230 $286 $113

Gill Group
Page 105



# of Baths — Each complex with a differing number of baths than the subject was adjusted $25 per half-
bath. The majority of the difference in number of baths is accounted for in the unit square footage
adjustment. However, an adjustment is made here to consider the added convenience of additional baths.
The extra room(s) will enhance the marketability of a unit even if the square footage remains the same.
The amount selected was chosen after a paired rental analysis was used to determine a range of $13 to

$70 per bath, as can be seen in the table below.

Countryside Parkwood

Comp 4 Comp 5 Manor Village
Small 2 BR Rent $938 $950 $755 $715
Small 2 BR Size 880 986 976 864
Large 2 BR Rent $970 $1,039 $805 $750
Large 2 BR Size 960 1,065 976 764
Size Adj Factor $0.24 $0.24 $0.24 $0.24
Size Difference 80 79 0 -100
Indicated Size Adj. $19 $19 $0 -$24
Adjusted 2 BR Rent $951 $1,020 $805 $774
Indicated Bath Adj. $13 $70 $50 $59

All of the differences in the paired analysis table are based on one full bath difference as the comparables
did not contain half-bath differences that could be used to calculate paired analysis. The paired rental
analysis range is determined by comparing comparables with differing numbers of baths and factoring out
any other differences (amenities, utilities provided, etc.). The resulting difference is assumed to be
attributable to the differing number of baths. The results are grouped together in a range. The adjustment
is selected based on where the majority of the results fall within the range. If there is no majority, a
conservative adjustment at the low end of the range is selected. The majority for the paired analysis fell
within the range of $50 to $70. However, as this was for a full bath difference, the adjustments were
divided in half to determine the adjustments for half-bath. Once divided in half, the range would be $25 to

$35. An adjustment of $25 per month was considered appropriate when considering this range.

Balcony/Patio — The subject does not contain either amenity. Comparable 1 is similar to the subject. The
remaining comparables have one or both features and were adjusted downward $5 per month. Although
the comparables do not indicate a rent differential for units with these features versus units without these
features, the added amenity is an enhancement. Therefore, a nominal $5 adjustment was selected for

these features.

Parking — The subject and all comparables contain open parking lots for no monthly fee. Comparable 2
also contains garage parking for $80 per month. No adjustment is needed as the subject and

comparables have similar parking available for no fee.
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AC: Central/Wall — The subject contains central air conditioning as do all comparables. No adjustments

were needed.

Range/Refrigerator — The subject contains both features in all units. All comparables contain these

features in the units. No adjustment was needed.

Garbage Disposal — The subject does not contain a garbage disposal in the units. All of the comparables
contain garbage disposals. Since there is no market data concerning units with this feature, no

adjustment was given.

Microwave/Dishwasher — The subject does not contain microwaves or dishwashers. All comparables
contain dishwashers in the units. Comparable 3 also contains microwaves. Although there is little market
data available concerning units with these features versus those without these features, the added
amenities are an enhancement to the unit. Therefore, all comparables with dishwashers were adjusted
downward $10 per month, and the comparable with both features was adjusted downward $15 per

month.

Washer/Dryer — The subject and all comparables except Comparable 3 contain washer/dryer hook-ups
in the units. Comparable 3 contains washers and dryers in each unit. Although there is little market data
available concerning units with these features versus those without these features, the added amenity is

an enhancement to the unit. Therefore, Comparable 3 was adjusted downward $20 per month.

Carpet — The subject contains carpet floor coverings in the units. All comparables except Comparable 2
contain carpet floor coverings in the units. Comparable 2 contains tile flooring and was adjusted upward
$5 per month. Although, there is not much market data concerning units with carpet floor coverings, the

amenity is generally considered an enhancement to the unit. Therefore, a nominal adjustment was made.

Drapes — The subject and all comparables contain window coverings. No adjustment was needed.

Pool/Recreation Areas — The subject contains a playground. All comparables contain swimming pools.
Comparable 1 also contains a playground. Comparable 2 also contains a fitness center, playground,
tennis court and courtyard. Comparable 3 also contains a spa/hot tub, fithess center, picnic area and
tennis court. Comparable 4 also contains a picnic area and playground. Comparable 5 also contains a
fithess center, picnic area, playground, tennis court and lake. No complex in the market area shows a rent
differential based on this particular item; however, the added amenity is an enhancement. Therefore, the

comparables were adjusted downward $10 per month.
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Heat — The subject does not have this utility provided. None of the comparables have this utility provided.

No adjustment was needed.

Cooling — The subject does not have this utility provided. None of the comparables have this utility

provided. No adjustment was needed.

Cooking — The subject does not have this utility provided. None of the comparables have this utility

provided. No adjustment was needed.

Electricity — The subject does not have this utility provided. None of the comparables have this utility

provided. No adjustment was needed.

Hot Water — The subject does not have this utility provided. None of the comparables have this utility

provided. No adjustment was needed.

Cold Water/Sewer — The subject and Comparable 1 have these utilities provided. The remaining
comparables do not provide these utilities and were adjusted upward $44 for two-bedroom units, $59 for
three-bedroom units and $73 for four-bedroom units as indicated on the Utility Allowance Schedule

provided by the local housing authority.

Trash — The subject and Comparable 1 have this utility provided. None of the remaining comparables
provide this utility. Comparables 2, 3, 4 and 5 were adjusted upward $22 per month. The adjustment was

determined based on the Ultility Allowance Schedule provided by the local housing authority.

Extra Storage — The subject does not contain this feature. Comparables 1, 3, 4 and 5 are similar to the
subject. Comparable 2 does contain extra storage and was adjusted downward $5 per month. No
complex in the market area shows a rent differential based on this particular item; however, the added

amenity is an enhancement. Therefore, a nominal adjustment was selected and utilized.

Location — The subject’s location is good. All comparables are located in similar areas as the subject. No

adjustment was needed.

Security — The subject contains video surveillance. Comparables 1 and 4 do not contain security
features. Comparable 2 contains intercom entry and limited access gate. Comparable 3 contains limited
access gate. Comparable 5 also contains limited access gate. No complex in the market area shows a
rent differential based on this particular item; however, the added amenity is an enhancement, particularly

security that limits access to the property. Therefore, Comparables 2, 3 and 5 were adjusted downward
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$5 per month as the security features at these comparables limits access to the building and/or grounds.

Comparables 1 and 4 were adjusted upward $5 per month for the lack of security features.

Clubhouse/Meeting Room — The subject contains both clubhouse and meeting room. Comparable 1
does not contain either feature and was adjusted upward $10 per month. Comparable 2 is similar to the
subject. Comparables 3, 4 and 5 all contain clubhouses and were adjusted upward $5 per month. No
complex in the market area shows a rent differential based on this particular item; however, the added

amenity is an enhancement. Therefore, a $5 adjustment was selected for each feature.

Special Features — The subject does not contain special features in the units. All comparables are
similar to the subject. No adjustment was needed.

Business Center/Neighborhood Network — The subject does not contain either amenity. Comparable 1
is similar to the subject. The remaining comparables contain business centers. No complex in the market
area shows a rent differential based on this particular item; however, the added amenity is an

enhancement. Therefore, a $5 adjustment was selected.

Conclusion of Market Rents — As Is

The adjusted rents range from $879 to $1,004 for the two-bedroom comparison; from $1,019 to $1,276
for the three-bedroom comparison; and from $1,259 to $1,530 for the four-bedroom comparison. All
comparables were given consideration. The appraiser concluded the market rent for the units at the
subject as follows:

e 850 SF Two-Bedroom Units - $965
e 897 SF Three-Bedroom Units - $1,125
e 1,299 SF Four-Bedroom Units - $1,365

The following table shows the current rents at the subject. The estimated market rents are below the
current rents for the two- and three--bedroom units and above the current rent for the four-bedroom units.
However, the subject’s current HAP contract guarantees the contract rents, and residents are not

required to pay more than 30 percent of their gross annual income toward rent and utilities.

Maximum Net

Unit Type # of Units  Square Footage LIHTC Rent Current Rent Utility Allowance
2/1.5 29 850 $816 $1,105 $107
3/1.5 29 897 $958 $1,241 $128
4/1.5 30 1,299 $1,065 $1,285 $153
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HUD-Forms 92273 — As Complete
Two-Bedroom Units (850 SF) — As Complete

Estimates of Market Rent U.S. Department of Housing and Urban Development OMB Approval No. 2502-0029
. Office of Housing (exp. 09/30/2016)

by Com parison - As Com plete Federal Housing Commissioner

Public reporting burden for this collection of information is estimated to average 1 hour per response, including the time for reviewing instructions, searching existing data sources, gathering and maintaining the data needed, and and ing the of ir This ir ion is required by the Housing

Appropriation Act of 9/28/1994. The information is needed to analyze the reasonableness of the Annual Adjustment Factor formula, and will be used where rent levels for a specific unit type, in a Substantial Rehabilitation or New Construction Contract, exceed the existing FMR rent. The information is considered nonsensitive
and does not require special protection. This agency may not collect this information, and you are not required to complete this form, unless it displays a currently valid OMB control number.

1. Unit Type 2. Subject Property (Address) A. Comparable Property No. 1 (address) B. C Property No. 2 C. C Property No. 3 D. Ci Property No. 4 (address) E. Comparable Property No. 5 (address)
Douglass Village Apartments Brookview Apartment Homes Park West Apartments Century Arbor Place Stewart Mills Apartments Lakeside at Arbor Place
Two-Bedroom 6549 Brown Street 8460 Hospital Drive 7250 Arbor Vista Drive 5832 Stewart Parkway 3421 West Stewarts Mill Road 3000 State Highway 5
Douglasville, Douglas, GA Douglasville, Douglas, GA Douglasville, Douglas, GA Douglasville, Douglas, GA Douglasville, Douglas, GA Douglasville, Douglas, GA
Characteristics Data Data VAdjustments; Data f\djuslments; Data f\d}ustmemi Data {\djustments; Data f\d]uslmenti
3. Effective Date of Rental 12/2017 12/2017 12/2017 12/2017 12/2017 12/2017
4. Type of Project/Stories T2 wu/2 wu/3 Wu/3 Wu/3 Wu/3
5. Floor of Unit in Building First Varies Varies VAries Varies Varies
6. Project Occupancy % 100% 100% 94% 96% 97% 95%
7. Concessions N N N N N N
8. Year Built 1983/Proposed 1968 $150] 2002 2003 1988 $50 1988 $50
9. Sq. Ft. Area 850 862 1,149 ($70) 1,105 ($60) 880 ($5) 986 ($35)
10. Number of Bedrooms 2 2 2 2 2 2
11. Number of Baths 1.5 1.0 $25 2.0 ($25) 2.0 ($25) 1.0 $25 1.0 $25
12. Number of Rooms 4 4 4 4 4 4
13. Balc./Terrace/Patio N N Y ($5) Y ($5) Y ($5) Y ($5)
14. Garage or Carport L/0 Lo L/0, G/80 L0 L/0 L/0
15. Equipment a. A/C C C C C [¢]
b. Range/Refrigerator RF RF RF RF RF RF
c. Disposal N Y Y Y Y
d. Microwave/Dishwasher N D ($10) D ($10) MD ($15) D ($10) D ($10)
e. Washer/Dryer HU HU HU WD ($20) HU HU
f. Carpet C [} \% $5 [} C C
g. Drapes B B N B B B
h. Pool/Rec. Area R PR ($10) PR ($10) PR ($10) PR ($10) PR ($10)
16. Services a. Heat/Type N/G N/E N/E N/E N/E N/E
b. Cooling N/E N/E N/E N/E N/E N/E
c. Cook/Type N/G N/E N/E N/E N/E N/E
d. Electricity N N N N N N
e. Hot Water N/G N/E N/E N/E N/E N/E
f. Cold Water/Sewer Y Y N $44 N $44 N $44 N $44
g. Trash Y Y N $22 N $22 N $22 N $22
17. Storage N N Y ($5) N N N
18. Project Location Good Similar Similar Similar Similar Similar
19. Security Y N $5) Y ($5) Y ($5) N $5 Y ($5)
20. Clubhouse/Meeting Room CMR N $10 CMR (o} $5 [} $5 Cc $5
21. Special Features N N N N N N
22. Business Center / Nbhd Netwk N N BC ($5) BC ($5) BC ($5) BC ($5)
23. Unit Rent Per Month $759 $1,050 $1,100 $938 $950
24. Total Adjustment $170 ($64) ($74) $116 $76
25. Indicated Rent $929 $986 $1,026 $1,054 $1,026
26. Correlated Subject Rent $1,015 |:| If there are any Remarks, check here and add the remarks to the back of page.
high rent $1,054 low rent $929 \ 60%range  $954  to $1,029
Note: In the adjustments column, enter dollar amounts by which subject property varies from comparable Appraiser's Signature Date (mm/dd/yy) Reviewer's Signature Date (mm/dd/yyyy)
properties. If subject is better, enter a “Plus” amount and if subject is inferior to the comparable, enter a “Minus”
amount. Use back of page to explain adjustments as needed. 12/08/17
Previous editions are obsolete form HUD-92273 (07/2003)
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Three-Bedroom Units (897 SF) — As Complete

Estimates of Market Rent
by Comparison - As Complete

U.S. Department of Housing and Urban Development

Office of Housing
Federal Housing Commissioner

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

Public reporting burden for this collection of information is estimated to average 1 hour 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. This information is required by the Housing
Appropriation Act of 9/28/1994. The information is needed to analyze the reasonableness of the Annual Adjustment Factor formula, and will be used where rent levels for a specific unit type, in a Substantial Rehabilitation or New Construction Contract, exceed the existing FMR rent. The information is considered nonsensitive
and does not require special protection. This agency may not collect this information, and you are not required to complete this form, unless it displays a currently valid OMB control number.

1. Unit Type 2. Subject Property (Address) A. Cc Property No. 1 B. Cc Property No. 2 C. Cc Property No. 3 D. Cc Property No. 4 (address) E. Comparable Property No. 5 (address)
Douglass Village Apartments Brookview Apartment Homes Park West Apartments Century Arbor Place Stewart Mills Apartments Lakeside at Arbor Place
Three-Bedroom 6549 Brown Street 8460 Hospital Drive 7250 Arbor Vista Drive 5832 Stewart Parkway 3421 West Stewarts Mill Road 3000 State Highway 5
Douglasville, Douglas, GA Douglasville, Douglas, GA Douglasville, Douglas, GA Douglasville, Douglas, GA Douglasville, Douglas, GA Douglasville, Douglas, GA
Characteristics Data Data 7Adjustments+ Data f\djus(menti Data f\djus(ments+ Data 7Adjus|rnen|s+ Data f\djus(menti
3. Effective Date of Rental 12/2017 12/2017 12/2017 12/2017 12/2017 12/2017
4. Type of Project/Stories T2 Wu/2 Wu/3 Wu/3 Wu/3 Wu/3
5. Floor of Unit in Building First Varies Varies VAries Varies Varies
6. Project Occupancy % 100% 100% 94% 96% 97% 95%
7. Concessions N N N N N N
8. Year Built 1983/Proposed 1968 $150 2002 2003 1988 $50 1988 $50
9. Sq. Ft. Area 897 1,102 ($45) 1,435 ($120) 1,460 ($125) 1,253 ($80) 1,555 ($145)
10. Number of Bedrooms 3 3 3 3 3 3
11. Number of Baths 15 15 2.0 ($25) 2.0 ($25) 2.0 ($25) 2.0 ($25)
12. Number of Rooms 5 5 5 5 5 5
13. Balc./Terrace/Patio N N Y ($5) Y ($5) Y ($5) Y ($5)
14. Garage or Carport L/0 L/o L/0, G/80 L/o L/0 Lo
15. Equipment a. A/C C Cc C C [}
b. Range/Refrigerator RF RF RF RF RF RF
c. Disposal N Y Y Y Y
d. Microwave/Dishwasher N ($10) D ($10) MD ($15) D ($10) D ($10)
e. Washer/Dryer HU HU HU WD ($20) HU HU
f. Carpet C C \Y $5 C C C
g. Drapes B B N B B B
h. Pool/Rec. Area R PR ($10) PR ($10) PR ($10) PR ($10) PR ($10)
16. Services a. Heat/Type N/G N/E N/E N/E N/E N/E
b. Cooling N/E N/E N/E N/E N/E N/E
c. Cook/Type N/G N/E N/E N/E N/E N/E
d. Electricity N N N N N N
e. Hot Water N/G N/E N/E N/E N/E N/E
f. Cold Water/Sewer Y Y N $59 N $59 N $59 N $59
g. Trash Y Y N $22 N $22 N $22 N $22
17. Storage N N Y ($5) N N N
18. Project Location Good Similar Similar Similar Similar Similar
19. Security Y N $5 Y ($5) Y ($5) N $5) Y ($5)
20. Clubhouse/Meeting Room CMR N $10 CMR C $5 (e} $5 C $5
21. Special Features N N N N N N
22. Business Center / Nbhd Netwk N N BC ($5) BC ($5) BC ($5) BC ($5)
23. Unit Rent Per Month $969 $1,250 $1,408 $1,320 $1,260
24. Total Adjustment $100 ($99) ($124) $6 ($69)
25. Indicated Rent $1,069 $1,151 $1,284 $1,326 $1,191
26. Correlated Subject Rent $1,175 l:l If there are any Remarks, check here and add the remarks to the back of page.
high rent $1,326 low rent $1,069 ‘ 60%range  $1,120 to $1,275

Note: In the adjustments column, enter dollar amounts by which subject property varies from comparable
properties. If subject is better, enter a “Plus” amount and if subject is inferior to the comparable, enter a “Minus”
amount. Use back of page to explain adjustments as needed.

Appraiser's Signature

Date (mm/dd/yy)

12/08/17

Reviewer's Signature

Date (mm/dd/yyyy)

Previous editions are obsolete

form HUD-92273 (07/2003)
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Four-Bedroom Units (1,299 SF) — As Complete

Estimates of Market Rent
by Comparison - As Complete

U.S. Department of Housing and Urban Development
Office of Housing
Federal Housing Commissioner

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

Public reporting burden for this collection of information is estimated to average 1 hour 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. This information is required by the Housing
Appropriation Act of 9/28/1994. The information is needed to analyze the reasonableness of the Annual Adjustment Factor formula, and will be used where rent levels for a specific unit type, in a Substantial Rehabilitation or New Construction Contract, exceed the existing FMR rent. The information is considered nonsensitive
and does not require special protection. This agency may not collect this information, and you are not required to complete this form, unless it displays a currently valid OMB control number.

1. Unit Type 2. Subject Property (Address)
Douglass Village Apartments
6549 Brown Street

Douglasville, Douglas, GA

Four-Bedroom

A. Cc Property No. 1

D. Ci

Brookview Apartment Homes
8460 Hospital Drive
Douglasville, Douglas, GA

B. C Property No. 2 (add
Park West Apartments
7250 Arbor Vista Drive
Douglasville, Douglas, GA

C. C Property No. 3
Century Arbor Place
5832 Stewart Parkway
Douglasville, Douglas, GA

Property No. 4 (address)
Stewart Mills Apartments

3421 West Stewarts Mill Road
Douglasville, Douglas, GA

E. Comparable Property No. 5 (address)
Lakeside at Arbor Place
3000 State Highway 5
Douglasville, Douglas, GA

Characteristics Data Data Adjuslments+ Data Adjustments Data Adjustments+ Data Adjustments Data Adjustments
3. Effective Date of Rental 12/2017 12/2017 12/2017 : 12/2017 12/2017 : 12/2017 *
4. Type of Project/Stories T2 WuU/2 Wu/3 Wwu/3 wu/3 WuU/3
5. Floor of Unit in Building First Varies Varies VAries Varies Varies
6. Project Occupancy % 100% 100% 94% 96% 97% 95%
7. Concessions N N N N N N
8. Year Built 1983/Proposed 1968 $150) 2002 2003 1988 $50 1988 $50
9. Sq. Ft. Area 1,299 1,102 $45 1,435 ($30) 1,460 ($35) 1,253 $10 1,555 ($55)
10. Number of Bedrooms 4 3 $125 3 $125 3 $125| 3 $125 3 $125
11. Number of Baths 2.0 15 $25 2.0 2.0 2.0 2.0
12. Number of Rooms 6 5 5 5 5 5
13. Balc./Terrace/Patio N N Y ($5) Y ($5) Y ($5) Y ($5)
14. Garage or Carport L/0 L/0 L/0, G/80 L/0 L/0 L/0
15. Equipment a. A/C C C C C C C
b. Range/Refrigerator RF RF RF RF RF RF
c. Disposal Y Y Y Y
d. Microwave/Dishwasher N D ($10) D ($10) MD ($15) D ($10) D ($10)
e. Washer/Dryer HU HU HU WD ($20) HU HU
f. Carpet C \ $5 C C C
g. Drapes B B N B B B
h. Pool/Rec. Area R PR ($10) PR ($10) PR ($10) PR ($10) PR ($10)
16. Services  a. Heat/Type N/G N/E N/E N/E N/E N/E
b. Cooling N/E N/E N/E N/E N/E N/E
c. Cook/Type N/G N/E N/E N/E N/E N/E
d. Electricity N N N N N N
e. Hot Water N/G N/E N/E N/E N/E N/E
f. Cold Water/Sewer Y Y N $73 N $73 N $73 N $73
g. Trash Y Y N $22 N $22 N $22 N $22
17. Storage N N Y ($5) N N N
18. Project Location Good Similar Similar Similar Similar Similar
19. Security Y N $5 Y ($5) Y ($5) N $5 Y ($5)
20. Clubhouse/Meeting Room CMR N $10 CMR [} $5 C $5) c $5
21. Special Features N N N N N N
22. Business Center / Nbhd Netwk N N BC ($5) BC ($5) BC ($5) BC ($5)
23. Unit Rent Per Month $969 $1,250 $1,408 $1,320 $1,260
24. Total Adjustment $340 $155 $130 $260 $185
25. Indicated Rent $1,309 $1,405 $1,538 $1,580 $1,445
26. Correlated Subject Rent $1,415 l:l If there are any Remarks, check here and add the remarks to the back of page.
high rent $1,580 low rent $1,309 60% range  $1,363 to $1,526

Note: In the adjustments column, enter dollar amounts by which subject property varies from comparable
properties. If subject is better, enter a “Plus” amount and if subject is inferior to the comparable, enter a “Minus”

amount. Use back of page to explain adjustments as needed.

Appraiser's Signature

Date (mm/dd/yy)

12/08/17

Reviewer's Signature

Date (mm/ddlyyyy)

Previous editions are obsolete

form HUD-92273 (07/2003)
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Explanation of Adjustments and Market Rent Conclusions — As Complete

Douglass Village Apartments

Primary Unit Types — Two-Bedroom Units (850 SF), Three-Bedroom Units (897 SF) and Four-
Bedroom Units (1,299 SF)

Rent comparability grids were prepared for the primary unit types with 850, 897 and 1,299 square feet.
Comparable apartments used include the following: Brookview Apartment Homes (Comparable 1), Park
West Apartments (Comparable 2), Century Arbor Place (Comparable 3), Stewart Mills Apartments
(Comparable 4) and Lakeside at Arbor Place (Comparable 5).

Structure/Stories — The subject is located in townhouse two-story buildings. All comparables are located
in walk-up two- or three-story buildings. No complex in the market area shows a rent difference based on

this particular item. No adjustment was needed.

Project Occupancy — The subject is currently 100 percent occupied. The occupancy rates of the

comparables range from 94 to 100 percent. No adjustment was needed.

Concessions — The subject is not currently offering concessions. None of the comparables are currently

offering concessions. No adjustment was needed.

Year Built/Year Renovated — The subject was constructed in 1983 and will be rehabilitated. Comparable
1 was built in 1968, and Comparable 2 was constructed in 2002. Comparable 3 was built in 2003, and
Comparable 4 was constructed in 1988. Comparable 5 was also constructed in 1988. After the subject’s
rehabilitation, all comparables will be inferior to the subject to varying degrees. Based on the scope of
rehabilitation, an anticipated difference of approximately $50 per month was determined for the
comparison between the “as is” and “as renovated” condition of the subject. This amount was applied to
the adjustments determined in the “as is” paired analysis, and the comparables were adjusted as follows:
Comparable 1 - $150; Comparable 2 - $0; Comparable 3 - $0; Comparable 4 - $50; and Comparable 5 -

$50. All remaining comparables were considered similar to the subject and were not adjusted.

SF Area — For the purpose of this report, a range of comparable rents per square foot was derived. To
determine this adjustment, each comparable’s dollar per square foot rental rate was determined. This
number was then multiplied by 25 percent for each comparable to derive an adjusted dollar per square
foot rental rate. The median dollar per square foot rental rate is determined. Next, the difference in square
footage between the subject and each comparable is determined. The difference is multiplied by the
determined adjusted dollar per square foot rate to arrive at the adjustment for each comparable. The

selected dollar per square foot for the two-bedroom comparison is $0.24, for three-bedroom comparison
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is $0.22 and for the four-bedroom comparison is $0.22. No adjustments were made to comparables within
25 square feet of the subject. The adjustments were rounded to the nearest $5. These adjustments are
reflected on the HUD-Forms 92273, which are attached.

# of Bedrooms — The subject contains two-, three- and four-bedroom units. All comparables have two-
and three-bedroom units. However, no conventional four-bedroom units could be verified within the
market area. Each comparable with a differing number of bedrooms than the subject was adjusted
upward $125 per month. The majority of the difference in number of bedrooms is accounted for in the unit
square footage adjustment. However, an adjustment is made here to consider the added convenience of
additional bedrooms. The extra room(s) will enhance marketability of a unit even if the square footage
remains the same. The amount selected was chosen after a paired rental analysis was used to determine
a range for the adjustment. As can be seen in the following table, a paired analysis range of $113 to $286

was determined for the additional bedroom. An adjustment within the low end of the range was selected.

Compl Comp2 Comp3 Comp4 Compb5

2 BR Rent $759 $1,050 $1,100 $970 $1,039
2 BR Size 862 1,149 1,105 960 1,065
3 BR Rent $969 $1,250 $1,408 $1,320 $1,260
3 BR Size 1,102 1,435 1,460 1,253 1,555
Size Adj Factor $0.22 $0.22 $0.22 $0.22 $0.22
Size Difference 240 286 355 293 490
Indicated Size Adj. $53 $63 $78 $64 $108
Adjusted 3 BR Rent $916 $1,187 $1,330 $1,256 $1,152
Indicated BR Adj. $157 $137 $230 $286 $113
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# of Baths — Each complex with a differing number of baths than the subject was adjusted $25 per half-
bath. The majority of the difference in number of baths is accounted for in the unit square footage
adjustment. However, an adjustment is made here to consider the added convenience of additional baths.
The extra room(s) will enhance the marketability of a unit even if the square footage remains the same.
The amount selected was chosen after a paired rental analysis was used to determine a range of $13 to

$70 per bath, as can be seen in the table below.

Countryside Parkwood

Comp 4 Comp 5 Manor Village
Small 2 BR Rent $938 $950 $755 $715
Small 2 BR Size 880 986 976 864
Large 2 BR Rent $970 $1,039 $805 $750
Large 2 BR Size 960 1,065 976 764
Size Adj Factor $0.24 $0.24 $0.24 $0.24
Size Difference 80 79 0 -100
Indicated Size Adj. $19 $19 $0 -$24
Adjusted 2 BR Rent $951 $1,020 $805 $774
Indicated Bath Adj. $13 $70 $50 $59

All of the differences in the paired analysis table are based on one full bath difference as the comparables
did not contain half-bath differences that could be used to calculate paired analysis. The paired rental
analysis range is determined by comparing comparables with differing numbers of baths and factoring out
any other differences (amenities, utilities provided, etc.). The resulting difference is assumed to be
attributable to the differing number of baths. The results are grouped together in a range. The adjustment
is selected based on where the majority of the results fall within the range. If there is no majority, a
conservative adjustment at the low end of the range is selected. The majority for the paired analysis fell
within the range of $50 to $70. However, as this was for a full bath difference, the adjustments were
divided in half to determine the adjustments for half-bath. Once divided in half, the range would be $25 to

$35. An adjustment of $25 per month was considered appropriate when considering this range.

Balcony/Patio — The subject does not contain either amenity. Comparable 1 is similar to the subject. The
remaining comparables have one or both features and were adjusted downward $5 per month. Although
the comparables do not indicate a rent differential for units with these features versus units without these
features, the added amenity is an enhancement. Therefore, a nominal $5 adjustment was selected for

these features.

Parking — The subject and all comparables contain open parking lots for no monthly fee. Comparable 2
also contains garage parking for $80 per month. No adjustment is needed as the subject and

comparables have similar parking available for no fee.
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AC: Central/Wall — The subject contains central air conditioning as do all comparables. No adjustments

were needed.

Range/Refrigerator — The subject contains both features in all units. All comparables contain these

features in the units. No adjustment was needed.

Garbage Disposal — The subject does not contain a garbage disposal in the units. All of the comparables
contain garbage disposals. Since there is no market data concerning units with this feature, no

adjustment was given.

Microwave/Dishwasher — The subject does not contain microwaves or dishwashers. All comparables
contain dishwashers in the units. Comparable 3 also contains microwaves. Although there is little market
data available concerning units with these features versus those without these features, the added
amenities are an enhancement to the unit. Therefore, all comparables with dishwashers were adjusted
downward $10 per month, and the comparable with both features was adjusted downward $15 per

month.

Washer/Dryer — The subject and all comparables except Comparable 3 contain washer/dryer hook-ups
in the units. Comparable 3 contains washers and dryers in each unit. Although there is little market data
available concerning units with these features versus those without these features, the added amenity is

an enhancement to the unit. Therefore, Comparable 3 was adjusted downward $20 per month.

Carpet — The subject contains carpet floor coverings in the units. All comparables except Comparable 2
contain carpet floor coverings in the units. Comparable 2 contains tile flooring and was adjusted upward
$5 per month. Although, there is not much market data concerning units with carpet floor coverings, the

amenity is generally considered an enhancement to the unit. Therefore, a nominal adjustment was made.

Drapes — The subject and all comparables contain window coverings. No adjustment was needed.

Pool/Recreation Areas — The subject contains a playground. All comparables contain swimming pools.
Comparable 1 also contains a playground. Comparable 2 also contains a fithess center, playground,
tennis court and courtyard. Comparable 3 also contains a spa/hot tub, fitness center, picnic area and
tennis court. Comparable 4 also contains a picnic area and playground. Comparable 5 also contains a
fithess center, picnic area, playground, tennis court and lake. No complex in the market area shows a rent
differential based on this particular item; however, the added amenity is an enhancement. Therefore, the

comparables were adjusted downward $10 per month.
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Heat — The subject does not have this utility provided. None of the comparables have this utility provided.

No adjustment was needed.

Cooling — The subject does not have this utility provided. None of the comparables have this utility
provided. No adjustment was needed.

Cooking — The subject does not have this utility provided. None of the comparables have this utility
provided. No adjustment was needed.

Electricity — The subject does not have this utility provided. None of the comparables have this utility
provided. No adjustment was needed.

Hot Water — The subject does not have this utility provided. None of the comparables have this utility
provided. No adjustment was needed.

Cold Water/Sewer — The subject and Comparable 1 have these utilities provided. The remaining
comparables do not provide these utilities and were adjusted upward $44 for two-bedroom units, $59 for
three-bedroom units and $73 for four-bedroom units as indicated on the Utility Allowance Schedule
provided by the local housing authority.

Trash — The subject and Comparable 1 have this utility provided. None of the remaining comparables
provide this utility. Comparables 2, 3, 4 and 5 were adjusted upward $22 per month. The adjustment was

determined based on the Ultility Allowance Schedule provided by the local housing authority.

Extra Storage — The subject does not contain this feature. Comparables 1, 3, 4 and 5 are similar to the
subject. Comparable 2 does contain extra storage and was adjusted downward $5 per month. No
complex in the market area shows a rent differential based on this particular item; however, the added

amenity is an enhancement. Therefore, a nominal adjustment was selected and utilized.

Location — The subject’s location is good. All comparables are located in similar areas as the subject. No
adjustment was needed.

Security — The subject contains video surveillance. Comparables 1 and 4 do not contain security
features. Comparable 2 contains intercom entry and limited access gate. Comparable 3 contains limited
access gate. Comparable 5 also contains limited access gate. No complex in the market area shows a
rent differential based on this particular item; however, the added amenity is an enhancement, particularly

security that limits access to the property. Therefore, Comparables 2, 3 and 5 were adjusted downward
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$5 per month as the security features at these comparables limits access to the building and/or grounds.

Comparables 1 and 4 were adjusted upward $5 per month for the lack of security features.

Clubhouse/Meeting Room — The subject contains both clubhouse and meeting room. Comparable 1
does not contain either feature and was adjusted upward $10 per month. Comparable 2 is similar to the
subject. Comparables 3, 4 and 5 all contain clubhouses and were adjusted upward $5 per month. No
complex in the market area shows a rent differential based on this particular item; however, the added

amenity is an enhancement. Therefore, a $5 adjustment was selected for each feature.

Special Features — The subject does not contain special features in the units. All comparables are
similar to the subject. No adjustment was needed.

Business Center/Neighborhood Network — The subject does not contain either amenity. Comparable 1
is similar to the subject. The remaining comparables contain business centers. No complex in the market
area shows a rent differential based on this particular item; however, the added amenity is an

enhancement. Therefore, a $5 adjustment was selected.

Conclusion of Market Rents — As Complete

The adjusted rents range from $929 to $1,054 for the two-bedroom comparison; from $1,069 to $1,326
for the three-bedroom comparison; and from $1,309 to $1,580 for the four-bedroom comparison. All
comparables were given consideration. The appraiser concluded the market rent for the units at the

subject as follows:

e 850 SF Two-Bedroom Units - $1,015
e 897 SF Three-Bedroom Units - $1,175
e 1,299 SF Four-Bedroom Units - $1,415

The following table shows the proposed rents at the subject. The estimated market rents are below the
proposed rents for the two- and three--bedroom units and above the current rent for the four-bedroom
units. However, the subject’'s current HAP contract guarantees the contract rents, and residents are not
required to pay more than 30 percent of their gross annual income toward rent and utilities. Therefore, the

proposed rents were considered achievable.

Maximum Net

Unit Type # of Units Square Footage LIHTC Rent Proposed Rent  Utility Allowance
2/1.5 29 850 $759 $1,105 $126
3/1.5 29 897 $912 $1,241 $129
4/1.5 30 1,299 $1,053 $1,285 $148
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Rent Comparables

Multi-Family Lease No. 1

Property Identification

Record ID
Property Type
Property Name
Address

Market Type

Verification

Unit Type
1/1

2/1
3/1.5

Occupancy
Rent Premiums
Total Units

Physical Data
No. of Buildings

Construction Type
HVAC

Stories

Utilities with Rent

13673

Walk-Up

Brookview Apartment Homes

8460 Hospital Drive, Douglasville, Douglas County, Georgia
30134

Market

Sabrina; 770-949-8988, December 08, 2017

Unit Mix
No. of Mo.
Units Size SF Rent/Mo. Rent/SF
701 $659 $0.94
862 $779 $0.90
1,102 $979 $0.89
100%
None
216
26
Brick
Central Elec/Central Elec
2

Water, Sewer, Trash Collection
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Multi-Family Lease No. 1 (Cont.)

Parking L/0
Year Built 1968
Condition Good
Gas Utilities None
Electric Utilities All
Amenities

Refrigerator, Range/Oven, Garbage Disposal, Dishwasher, Washer/Dryer Hook-Ups, Carpet,
Vinyl, Blinds, Ceiling Fans, Walk-In Closet, Swimming Pool, Playground, Laundry Facility, On-Site
Management, On-Site Maintenance

Remarks
The property does not maintain a waiting list. The annual turnover rate was not disclosed.
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Property Identification

Record ID 13681
Property Type Walk-Up
Property Name Park West Apartments
Address 7250 Arbor Vista Drive, Douglasville, Douglas County, Georgia
30134
Market Type Market
Verification Tiffany; 770-577-0070, December 08, 2017
Unit Mix
No. of Mo.
Unit Type Units Size SF Rent/Mo. Rent/SF
11 24 859 $875 $1.02
11 42 865 $890 $1.03
11 24 887 $905 $1.02
22 36 1,149 $995 $0.87
2/2 36 1,185 $1,015 $0.86
2/2 58 1,273 $1,030 $0.81
32 24 1,435 $1,100 $0.77
Occupancy 94%
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Multi-Family Lease No. 2 (Cont.)

Rent Premiums None
Total Units 244

Unit Size Range 859 - 1435
Avg. Unit Size 1,109
Avg. Rent/Unit $978

Avg. Rent/SF $0.88

SF 270,532
Physical Data

No. of Buildings 11
Construction Type Siding
HVAC Central Elec/Central Elec
Stories 3

Utilities with Rent None
Parking L/0, G/80
Year Built 2002
Condition Good

Gas Utilities None
Electric Utilities All

Amenities

Refrigerator, Range/Oven, Garbage Disposal, Dishwasher, Washer/Dryer Hook-Ups, Vinyl,
Ceiling Fans, Balcony, Patio, Clubhouse, Swimming Pool, Exercise Room, Playground, Tennis
Court, Extra Storage, Business Center, Laundry Facility, On-Site Management, On-Site
Maintenance, Intercom/Electronic Entry, Limited Access Gate, Dog Park, Courtyard

Remarks
The property does not maintain a waiting list. The annual turnover rate is approximately 50

percent.
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Property Identification

Record ID 13682

Property Type Walk-Up

Property Name Century Arbor Place Apartments

Address 5832 Stewart Parkway, Douglasville, Douglas County, Georgia

30135
Market Type Market
Verification Leslie; 770-577-7710, December 08, 2017
Unit Mix
No. of Mo.
Unit Type Units Size SF Rent/Mo. Rent/SFE
1/1 48 797 $966 $1.21
1/1 797 $1,043 $1.31
1/1 56 844 $862 $1.02
1/1 844 $1,060 $1.26
2/2 60 1,105 $1,130 $1.02
2/2 1,105 $1,397 $1.26
2/2 104 1,205 $1,175 $0.98
2/2 1,205 $1,439 $1.19
3/2 30 1,460 $1,408 $0.96
3/2 1,853 $1,853 $1.00
Occupancy 97%
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Multi-Family Lease No. 3 (Cont.)

Rent Premiums None
Total Units 298

Unit Size Range 797 - 1853
Avg. Unit Size 1,077
Avg. Rent/Unit $1,097
Avg. Rent/SF $1.02

SF 320,940
Physical Data

No. of Buildings 13
Construction Type Siding
HVAC Central Elec/Central Elec
Stories 3

Utilities with Rent None
Parking L/0

Year Built 2003
Condition Good

Gas Utilities None
Electric Utilities All

Amenities

Refrigerator, Range/Oven, Garbage Disposal, Dishwasher, Microwave, Washer, Dryer, Carpet,
Vinyl, Blinds, Ceiling Fans, Walk-in Closet, Balcony, Patio, Clubhouse, Swimming Pool, Spa/Hot
Tub, Exercise Room, Picnic Area, Tennis Court, Business Center, Limited Access Gate

Remarks
The property does not maintain a waiting list. The annual turnover rate was not disclosed.
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Property Identification

Record ID 13684
Property Type Walk-Up
Property Name Stewart Mills Apartments
Address 3421 West Stewarts Mill Road, Douglasville, Douglas County,
Georgia 30135
Market Type Market
Verification Alba; 770-942-1192, December 18, 2017
Unit Mix
No. of Mo.
Unit Type Units Size SF Rent/Mo. Rent/SFE
1/1 60 689 $850 $1.23
1/1 689 $894 $1.30
2/1 60 880 $938 $1.07
2/1 880 $988 $1.12
2/2 40 960 $970 $1.01
2/2 960 $977 $1.02
3/2 28 1,253 $1,320 $1.05
Occupancy 97%
Rent Premiums None
Total Units 188
Unit Size Range 689 - 1253
Avg. Unit Size 892
Avg. Rent/Unit $936
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Avg. Rent/SF

SF

Physical Data
No. of Buildings

Construction Type
HVAC

Stories

Utilities with Rent
Parking

Year Built
Condition

Gas Utilities
Electric Utilities

Amenities

Multi-Family Lease No. 4 (Cont.)
$1.05

167,624

11

Siding

Central Elec/Central Elec
3

None

L/O

1988

Average

None

All

Refrigerator, Range/Oven, Garbage Disposal, Dishwasher, Washer/Dryer Hook-Ups, Carpet,
Vinyl, Wood, Blinds, Fireplace (Select), Walk-In Closet, Balcony, Patio, Clubhouse, Swimming
Pool, Picnic Area, Playground, Business Center, On-Site Management, On-Site Maintenance

Remarks

The property does not maintain a waiting list. The annual turnover rate was not disclosed. The
higher rents are for units with fireplaces, stainless steel appliances and floor upon which the unit
was located. Units on the third floor rent for a higher rate than units on the other two floors.
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Multi-Family Lease No. 5

Property Identification

Record ID
Property Type
Property Name
Address

Market Type

Verification
Unit Type

1/1
1/1
2/1
2/1
2/2
2/2
3/2

Occupancy

Rent Premiums

Total Units

Unit Size Range

Avg. Unit Size

Avg. Rent/Unit

13739

Walk-Up

Lakeside at Arbor Place Apartments

3000 State Highway 5, Douglasville, Douglas County, Georgia
30135

Market

Lisa; 770-942-2656, December 18, 2017

Unit Mix
No. of Mo.
Units Size SF Rent/Mo. Rent/SF
50 678 $855 $1.26
50 830 $945 $1.14
54 986 $950 $0.96
7 1,090 $985 $0.90
50 1,065 $1,039 $0.98
14 1,225 $1,060 $0.87
21 1,555 $1,260 $0.81
95%
N
246
678 - 1555
973
$981

Gill Group
Page 127



Multi-Family Lease No. 5 (Cont.)

Avg. Rent/SF $1.01
SF 239,329
Physical Data

No. of Buildings 13
Construction Type Siding
HVAC Central Elec/Central Elec
Stories 3
Utilities with Rent None
Parking L/0
Year Built 1988
Condition Average
Gas Utilities None
Electric Utilities All
Amenities

Refrigerator, Range/Oven, Garbage Disposal, Washer (Select), Dryer (Select), Washer/Dryer
Hook-Ups, Carpet, Vinyl, Blinds, Ceiling Fans, Fireplace (Select), Vaulted Ceilings (Third Floor
Only), Walk-In Closet, Balcony, Patio, Clubhouse, Swimming Pool, Exercise Room, Picnic Area,
Playground, Tennis Court, Extra Storage (Select), Business Center, On-Site Management, On-
Site Maintenance, Limited Access Gate, Six-Acre Lake

Remarks

The property does not maintain a waiting list. The annual turnover rate was not disclosed. The
rents range based upon amenities within the units. Rents with washers and dryers, vaulted
ceilings and storage have higher rents.
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Rent Comparable Map
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Summary and Conclusion

Comparable apartment complexes were analyzed as shown on the attached HUD-Forms 92273.
Adjustments were based on market rates for individual items as discussed on the previous pages. After
analyzing the aforementioned data, market rates were established with special emphasis placed on the
best comparables for each unit type to arrive at the estimated market rents as shown in the chart below.
After all adjustments, the comparables with the least amount of adjustments for each bedroom type were
considered to determine market rates. These rates were used throughout the report as the “Market
Rates” for all subject apartment types. Under the Section 538 Guaranteed Rural Rental Housing Program
(GRRHP), the gross rent for any unit at intimal occupancy cannot exceed 30 percent of 115 percent of the
area median income, adjusted for family size, and the average gross rent for all units in a project cannot
exceed 30 percent of 100 percent of the area median income. In addition, the units are only available to
families or persons whose income at the time of initial occupancy does not exceed 115 percent of the

area median income.

Potential Gross Rental Income

Total Potential Gross Rental Income (Restricted Rent As Is)

Total Potential Gross Income

Total Potential Gross Rental Income (Market Rent As Is)

# of Units

Unit Type

Market Rent

# of Units Unit Type Unit SF Current Rent Potential Gross Income
29 2/1.5 $1,105 $32,045
29 3/1.5 897 $1,241 $35,989
30 4/1.5 $1,285 $38,550
Total Potential Monthly Rental Income $106,584
x 12
Total Potential Gross Rental Income $1,279,008
Miscellaneous Income $4,500

$1,283,508

Potential Gross Income

Total Potential Gross Income

29 2/1.5 850 $965 $27,985
29 3/1.5 897 $1,125 $32,625
30 4/1.5 $40,950
Total Potential Monthly Rental Income $101,560
X 12
Total Potential Gross Rental Income $1,218,720
Miscellaneous Income $4,500

$1,223,220
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Total Potential Gross Rental Income (Restricted Rent As Complete)

# of Units

Unit Type

Unit SF

Proposed
Rent

Potential Gross Income

Total Potential Gross Income

Total Potential Gross Rental Income (Market Rent As Complete)

29 2/1.5 850 $1,105 $32,045
29 3/1.5 897 $1,241 $35,989
30 4/1.5 $38,550
Total Potential Monthly Rental Income $106,584
X 12
Total Potential Gross Rental Income $1,279,008
Miscellaneous Income $4,500

$1,283,508

# of Units Unit Type Unit SF Market Rent Potential Gross Income
29 2/1.5 $29,435
29 3/1.5 897 $1,175 $34,075
30 4/1.5 $42,450
Total Potential Monthly Rental Income $105,960
x 12
Total Potential Gross Rental Income $1,271,520
Miscellaneous Income $4,500

Total Potential Gross Income $1,276,020

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

not leased or rents that are due cannot be collected.

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

projected supply and demand relationships, and general and local economic conditions.

The field/phone survey was conducted in December 2017. Ten market-rate properties responded to the
survey and seven restricted properties, including the subject, responded to the survey. Of the apartments
surveyed an overall vacancy rate of four percent was determined for the market-rate vacancy and two
percent was determined for the restricted vacancy. The subject is currently 100 percent occupied.
Historically, the subject’s occupancy rate has ranged from 98 to 99 percent since 2013. After considering
the vacancy rate of the subject and the comparables, a vacancy rate of five percent was deemed
appropriate for “as is” conventional housing; five percent was deemed appropriate for “as complete”
conventional housing; three percent was deemed appropriate for “as is” affordable housing; and three

percent was deemed appropriate for “as complete” affordable housing.
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Expenses

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

expenses.

Management

Building size determines the type of management. Generally, buildings of more than 25 units are of
sufficient size to bear the additional burden of professional property management; larger high-rise or
garden apartment projects of over 40 units often require the additional services of a site or resident

manager. Lenders generally prefer that properties be professionally managed.

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

and advertising.

Tax and Assessment Information

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

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

the benefit derived, the value of the property is diminished.

Insurance

The insurance expense is the responsibility of the landlord.

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

outside contractors.

Utilities and Service

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

utilities and services at competing buildings in relation to rents with the costs incurred by the subject.

Reserves for Replacement

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

reserves should be included in the income forecast if the appraiser believes the situation warrants it.

Because possible differences in the way accountants and property managers enter line-item expenses,
the appraiser should ensure the subject property’s operating statement is reconstructed to provide that
the expense items recorded correspond to proper appraisal practice. In the reconstruction of the

operating statement 1) nonrecurring past items are not repeated, 2) any deductions taken for non-
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operating expenses (personal expenses) are eliminated, 3) ambiguous, repetitive or atypical expense

items are recategorized and 4) line items are appropriately grouped to facilitate analysis.

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

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

buildings that employ a permanent workforce to look after maintenance.

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

storage rooms, laundry, parking and exterior lighting) as well as water and sewer charges.

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

* Administration and management

* Utilities

* Repairs and maintenance

* Real estate taxes and insurance

* Payroll (salaries for maintenance and administrative staff)

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

report.
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Market Rent and Contract Rent

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

sought by the landlord or property manager or 3) the market rent estimated by the appraiser.

Other Miscellaneous Income

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

concession income from coin telephones, vending machines and laundry room equipment.

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

from various tenant charges.

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

the interest on company bank accounts.
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Operating Expenses & Restricted Projections

Property:
# of Rental Units:

Revenue and Expense Analysis

Historical and Proforma

9% change compared to preceding year.

Douglass Village Apartments
88

2015 is base year for % changes for YTD current year annualized and projections.

REVENUE - Annual

REVENUE - Annual

11 months
2013 PUPA 2014 PUPA % 2015 PUPA %| Dec16 PUPA % YTD 2017 Annualized  PUPA %|  Budget PUPA %
Residential & Ancillary Income Residential & Ancillary Income
Annual Gross Potential Rental Income 1,174,752 13,349 1,206,456 13,710 3%| 1,229,352 13,970 2%| 1,250,005 14,206 29%) 1170121 1,276,496 14,506 4% 1,279,008 14,534 4% Annual Gross Potential Rental Income
[Annual Ancillary Income 5419 62 5150 59 5% 5223 59 19%) 3714 22 -29% 3,848 4,198 48 -20% 3,840 24 -26% Annual Ancillary Income|
[Annual Gross Potential Income 1,180,171 13,411 1,211,606 13,768 3| 1234575 14,029 2%| 1,253,809 14,248 29| 1173969 1,280,693 14553 4% 1,282,848 14578 4% Annual Gross Potential Income
Occupancy 99.16% 113 99.11% 122 0%| 98.36% 230 1% 98.05% 278 0%) 97.85% 1 213 19| 9751% 363 0% Occupancy|
Effective Gross Income (EGI) 1,170,236 13,208 1,200,841 13,646 3%| 1214347 13,799 19%| 1220373 13970 19%] 1148734 1,253,164 14,241 3% 1,250,873 14,214 3% Effective Gross Income (EGI)|
ITEMIZED EXPENSES - Annual ITEMIZED EXPENSES - Annual
Estimate of Annual Expense Estimate of Annual Expense|
1 months
2013 PUPA 2014 PUPA % 2015 PUPA % Dec-16 PUPA % YD 2017 Annualized PUPA % Budget PUPA %

Administrative Administrative
Advertising 1,189 14 1,201 15 9% 1231 14 5% 575 7 -53% 307 335 4 73% 1,400 16 14% Advertising|
Management Fee 44,583 507 44,583 507 0% 44,073 501 1% 45,153 513 2% 40,764 44,470 505 1% 51,744 588 17% Management Fee
Other (Specify) 29,522 335 37,770 429 8% 32,369 368 -14% 38,117 433 18% 34,774 37,935 431 17% 35,582 404 10% Other (Specify)
Total Administrative 75,294 856 83,644 951 1% 77,673 883 % 83,845 953 8% 75,845 82,740 940 7% 88,726 1,008 14% Total Administrative
Operating Operating
Elevator Maintenance Exp. 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 Elevator Maintenance Exp.
Fuel 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 Fuel - Heating
Fuel - Domestic Hotwater 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 Fuel - Domestic Hotwater|
Lighting and Misc. Power 13,684 156 13,525 154 1% 13,020 148 -a% 14,704 167 13% 12,281 133907 152 3% 15,660 178 20% Lighting and Misc. Power|
Water 88,803 1,009 101,523 1154 14% 115,800 1316 14% 114,385 1,300 1% 5510 6,011 68 -95% 116,952 1,329 1% Water|
Gas 4,688 53 5,208 59 1% 3815 43 27% 3385 38 1% 3,712 4,049 46 6% 4476 51 17% Gas
Garbage and Trash Removal 11,684 133 13,799 157 18% 12,799 145 7% 13185 150 % 11,664 12,724 145 1% 13,200 150 % Garbage and Trash Removal
Payroll 117,924 1,340 114,542 1302 3% 113,724 1,202 1% 116,887 1,328 3% 93,940 102,480 1165 -10% 127,085 1444 12% Payroll
Other (Specify) 29,460 335 25,604 201 -13% 16,677 190 -35% 14,469 164 -13% 38,326 41,810 475 151% 39516 449 137% Other (Specify)
Total Operating 266,243 3,025 274,201 3116 3% 275,835 3134 1% 277,015 3,148 0% 165,433 180,472 2,051 -35% 316,889 3,601 15% Total Operating
Maintenance Maintenance
Decorating 10,269 17 17,392 198 69% 17573 200 1% 8412 9% -52% 18,009 19,646 223 12% 14,100 160 -20% Decorating
Repairs 203,783 2316 179,234 2,037 -12% 138,564 1575 23% 138,057 1,569 0% 72,652 79,257 901 -43% 43,350 493 -69% Repairs
Exterminating 0 0 0 0 0 0 0 0 0 0 0 2,830 3,087 35 0 0 0 0 Exterminating
Insurance 30,054 342 28,374 322 6% 27,000 308 5% 30,097 342 1% 52,989 57,806 657 113% 29,724 338 10% Insurance
Ground Expense 39,017 443 34,924 307 -10% 34,546 303 1% 31,981 363 7% 29,370 32,040 364 7% 38,836 441 12% Ground Expense
Other (specify) 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 Other (specify)
Total Maintenance 283,123 3217 259,924 2,954 8% 217,773 2475 -16% 208,547 2370 -4% 175,850 191,836 2,180 -12% 126,010 1432 -42% Total Maintenance
Taxes Taxes
Real Estate Tax 77,256 878 67,080 762 -13% 72535 824 8% 80,443 914 11% 103,059 112,428 1,278 55% 77424 880 % Real Estate Tax
Personal Property Tax 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 Personal Property Tax
Employee Payroll Tax 11,182 127 10975 125 2% 10877 124 1% 10930 124 0% 9,273 10116 115 7% 13,151 149 21% Employee Payroll Tax|
Employee Benefits 16,413 187 22,673 258 38% 21,361 243 6% 16,652 189 -22% 16,224 17,699 201 7% 35,727 406 67% Employee Benefits|
Other 1,062 12 2,463 28 132% 1,240 14 -50% 1441 16 16% 406 443 5 -64% 1072 12 -14% Other|
Total Taxes 105,913 1,204 103,191 1173 3% 106,013 1,205 3% 109,466 1,244 3% 128,962 140,686 1,599 33% 127,374 1,447 20% Total Taxes
Operating Exp. before RFR 730,573 8,302 720,960 8193 1% 677,204 7,697 6% 678,873 7714 0% 546,090 595,735 6,770 -12% 658,999 7,489 3% Operating Exp. before RFR
Reserve For Replacement 0 0 0 0 0 0 0 0 365,141 4,149 0 0 0 0 0 60,000 682 0 Reserve For Replacement
Operating Exp. Incl. RFR 730,573 8,302 720,960 8193 1% 677,204 7,697 -6% 1,044,014 11,864 54% 546,090 595,735 6,770 -12% 718,999 8170 6% Operating Exp. Incl. RFR
NOI 439,663 4,996 479,881 5453 9% 537,053 6103 12% 185,359 2,106 65% 602,644 657,430 7471 22% 531,874 6,044 1% NOI
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Property:
# of Rental Units:

Revenue and Expense Analysis

Historical and Proforma

% change compared to preceding year.

Douglass Village Apartments

REVENUE - Annual As Is As Complete REVENUE - Annual

Restricted Restricted

Projections PUPA %| Projections PUPA %|
Residential & Ancillary Income Residential & Ancillary Income
Annual Gross Potential Rental Income 1,279,008 14,534 2% 1,279,008 14,534 2% Annual Gross Potential Rental Income
Annual Ancillary Income 4,500 51 21% 4,500 51 21% Annual Ancillary Income
Annual Gross Potential Income 1,283,508 14,585 2% 1,283,508 14,585 2% Annual Gross Potential Income
Occupancy 97.00% 438 -1% 97.00% 438 -1%| Occupancy
Effective Gross Income (EGI) 1,245,003 14,148 1% 1,245,003 14,148 1%| Effective Gross Income (EGI)
ITEMIZED EXPENSES - Annual ITEMIZED EXPENSES - Annual
Estimate of Annual Expense As Is As Complete Estimate of Annual Expense

Restricted Restricted

Projections PUPA %| Projections PUPA %|
Administrative Administrative
Advertising 1,320 15 130% 1,320 15 130%
Management Fee 45,408 516 1% 45,408 516 1% Management Fee
Other (Specify) 39,600 450 4% 39,600 450 4% Other (Specify)
Total Administrative 86,328 981 3% 86,328 981 3% Total Administrative
Operating Operating
Elevator Maintenance Exp. 0 0 0| 0 0 0| Elevator Maintenance Exp.
Fuel 0 0 0| 0 0 ] Fuel - Heating
Fuel - Domestic Hotwater 0 0 0 0 0 0| Fuel - Domestic Hotwater
Lighting and Misc. Power 14,960 170 2% 14,960 170 2%| Lighting and Misc. Power|
\Water 116,600 1,325 2% 116,600 1,325 2% Water
Gas 4,400 50 30%| 4,400 50 30%| Gas
Garbage and Trash Removal 13,200 150 0% 13,200 150 0% Garbage and Trash Removal
Payroll 123,200 1,400 5% 123,200 1,400 5% Payroll
Other (Specify) 15,840 180 9% 15,840 180 9% Other (Specify)
Total Operating 288,200 3,275 4% 288,200 3,275 4% Total Operating
Maintenance Maintenance
Decorating 13,200 150 57% 13,200 150 57% Decorating
Repairs 138,600 1,575 0% 44,000 500 -68% Repairs
Exterminating 0 0 0| 0 0 0| )
Insurance 30,800 350 2% 30,800 350 2% Insurance
Ground Expense 37,400 425 17% 37,400 425 17% Ground Expense
Other (specify) 0 0 0| 0 0 0 Other (specify)
Total Maintenance 220,000 2,500 5% 125,400 1,425 -40%!| Total Maintenance
Taxes Taxes
Real Estate Tax 80,520 915 0% 82,720 940 3% Real Estate Tax
Personal Property Tax ) 0 0| 0 ) 0 Personal Property Tax|
Employee Payroll Tax 11,000 125 1% 11,000 125 1% Employee Payroll Tax
Employee Benefits 17,600 200 6% 17,600 200 6% Employee Benefits
Other 1,320 15 -8%| 1,320 15 -8% Other|
Total Taxes 110,440 1,255 1% 112,640 1,280 3% Total Taxes
Operating Exp. before RFR 704,968 8,011 4% 612,568 6,961 -10% Operating Exp. before RFR
Reserve For Replacement 26,400 300 -93% 26,400 300 -93%| Reserve For Replacement
Operating Exp. Incl. RFR 731,368 8,311 -30% 638,968 7,261 -39% Operating Exp. Incl. RFR
NOI 513,635 5,837 177% 606,035 6,887 227%) NOI
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Estimating Restricted Expenses Per Unit

Estimating Restricted Expenses Per Unit
Subject Subject Comparable | Comparable | Comparable | Comparable IREM
As Is Expenses As Complete One Two Three Four Region IV
$15 Advertising $15 $2 $0 $60 $1 $0
$516 Management $516 $519 $522 $305 $530 $631
$450 Other Administrative Expenses $450 $556 $767 $579 $737 $1,118
$0 Elevator Maintenance Expense $0 $0 $0 $0 $0 $0
$0 Fuel $0 $0 $0 $0 $0 $123
$170 Lighting & Misc. Power $170 $97 $117 $118 $143 $144
$1,325 Water/Sewer $1,325 $939 $31 $818 $82 $392
$50 Gas $50 $0 $0 $4 $0 $27
$150 Garbage/Trash Removal $150 $149 $68 $116 $156 $0
$1,400 Payroll $1,400 $236 $374 $352 $184 $551
$180 Other Operating Expenses $180 $254 $249 $14 $374 $350
$150 Decorating $150 $25 $13 $251 $35 $116
$1,575 Repairs $500 $0 $0 $177 $0 $364
$0 Exterminating $0 $43 $73 $35 $72 $0
$350 Insurance $350 $198 $198 $195 $190 $247
$425 Ground Expenses $425 $156 $280 $139 $313 $172
$0 Other Maintenance $0 $3 $5 $0 $4 $0
$915 Real Estate Taxes $940 $244 $351 $507 $339 $350
$125 Payroll Taxes $125 $58 $77 $60 $93 $0
$200 Employee Benefits $200 $18 $18 $145 $24 $0
$15 Other Taxes $15 $2 $14 $0 $3 $16
$300 Replacement Reserves $300 $300 $704 $0 $1,253 $0
$8,311  |Total Per Unit $7,261 $3,799 $3,861 $3,875 $4,533 $4,601
Comments:
Subject expenses were estimated based on comparable apartments and industry norms. Comparable apartment expenses were
estimated after discussions with area apartment managers. The comparable estimates were substantiated by the 2017 Income/Expense
Analysis: Federally Assisted Apartments printed by the Institute of Real Estate Management. No major fluctuations from the total
expenses per unit are anticipated from the expenses provided above, although itemized expenses may deviate on the specific factors
affecting the individual properties.
The expenses for the comparable apartments vary per unit but are consistently between 51 and 87 percent of the gross rent potential.
The subject's expenses were estimated at 50 percent of the gross rent potential which is slightly lower than the comparable range.
Market expenses for the subject were categorized similar to the actual expenses as different properties categorize expenses in different
ways. Explanations of specific itemized expenses are indicated on the following pages.
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Itemized Expense Explanations - Restricted

Expense Numbers per Unit

Expense As s As Complete Comp Range
Advertising $15 $15 $0- $60

An advertising expense of $15 per unit was projected for the subject. A comparable range of $0 to
$60 per unit was determined. The expense was projected considering the subject’s historical
financials, the comparable range and the 2017 Income/Expense Analysis: Federally Assisted

Apartments printed by Institute of Real Estate Management.

Management $516 $516 $305-$530

A management expense of $516 per unit was projected for the as is scenario, and a management
expense of $516 per unit was projected for the as complete scenario. A comparable range of $305
to $530 was determined. The comparables indicate a range of four to seven percent of the effective
gross income is typical for management fees of restricted properties. The historical financial data
and the budget indicate a fee of $43 per occupied unit for the management fee. The management

fee was projected based on the historical and budget data.

Other Administrative $450 $450 $556- $767

An other administrative expense of $450 per unit was projected. A comparable range of $556 to
$767 was determined. The expense was projected considering the subject’s historical financials,
the comparable range and the 2017 Income/Expense Analysis: Federally Assisted Apartments

printed by Institute of Real Estate Management.

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

expense was projected.

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

expense was projected.

Lighting & Misc. Power $170 $170 $97-$143

A lighting and miscellaneous power expense of $170 was projected for the subject. A comparable
range of $97 to $143 per unit was determined. Due to properties having unique utility
characteristics, the subject’s historical data was determined to be the most accurate indicator of this

expense. The expense was projected using the subject’s historical financials.
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10.

11.

12

Water/Sewer $1,325 $1,325 $31- $939

A water/sewer expense of $1,325 per unit was projected for the subject. A comparable range of $31
to $939 per unit was determined. Due to properties having unique utility characteristics, the
subject’s historical data was determined to be the most accurate indicator of this expense. The

expense was projected using the subject’s historical financials.

Gas $50 $50 $0-$4

A gas expense of $50 per unit was projected for the subject. A comparable range of $0 to $4 per
unit was determined. Due to properties having unique utility characteristics, the subject’s historical
data was determined to be the most accurate indicator of this expense. The expense was projected

using the subject’s historical financials.

Garbage/Trash Removal $150 $150 $68- $156

A garbage/trash removal expense of $150 per unit was projected for the subject. A comparable
range of $68 to $156 per unit was determined. Due to properties having unique utility
characteristics, the subject’s historical data was determined to be the most accurate indicator of this

expense. The expense was projected using the subject’s historical financials.

Payroll $1,400 $1,400 $184-$374

The payroll expense of $1,400 per unit was projected. A comparable range of $184 to $374 was
determined. The expense was projected considering the subject’s historical financials, the
comparable range and the 2017 Income/Expense Analysis: Federally Assisted Apartments printed

by Institute of Real Estate Management.

Other Operating Expenses $180 $180 $14-$374

An other operating expense of $180 per unit was projected for the “as is” scenario and $180 was
projected for the “as complete” scenario. A comparable range of $14 to $374 was determined. The
expense was projected considering the subject’s historical financials, the comparable range and the
2017 Income/Expense Analysis: Federally Assisted Apartments printed by Institute of Real Estate
Management.

Decorating $150 $150 $13- $251

A decorating expense of $150 was projected. A comparable range of $13 to $251 was determined.
The expense was projected considering the subject’s historical financials, the comparable range
and the 2017 Income/Expense Analysis: Federally Assisted Apartments printed by Institute of Real

Estate Management.
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13.

14,

15.

16.

17.

Repairs $1,575 $500 $0- $177

A repairs expense of $1,575 was projected for the as is scenario. A comparable range of $0 to
$177 was determined. The expense was projected considering the subject’s historical financials,
the comparable range and the 2017 Income/Expense Analysis: Federally Assisted Apartments
printed by Institute of Real Estate Management. The subject will undergo a substantial
rehabilitation. Upon completion of the rehabilitation, fewer repairs will be required. Therefore, the as

complete expense was projected lower than the as is expense.

Exterminating $0 $0 $35- $73

An exterminating expense of $0 per unit was projected. A comparable range of $35 to $73 was
determined. The expense was projected considering the subject's historical financials, the
comparable range and the 2017 Income/Expense Analysis: Federally Assisted Apartments printed

by Institute of Real Estate Management.

Insurance $350 $350 $190- $198

An insurance expense of $350 per unit was projected for the subject’s as is scenario, and $350 per
unit for the subject's as complete scenario. A comparable range of $190 to $198 per unit was
determined. Expenses such as insurance are typically based on unique property characteristics.
Therefore, the subject’s historical data was determined to be the most accurate indicator of this

expense. The expense was projected using the subject’s historical financials.

Ground Expenses $425 $425 $139-$313

A ground expense of $425 per unit was projected. A comparable range of $139 to $313 was
determined. The expense was projected considering the subject’s historical financials, the
comparable range and the 2017 Income/Expense Analysis: Federally Assisted Apartments printed

by Institute of Real Estate Management.

Other Maintenance $0 $0 $0- $5

Other maintenance expenses of $0 per unit were projected for the subject. A comparable range of
$0 to $5 per unit was determined. The expense was projected considering the subject’s historical
financials, the comparable range and the 2017 Income/Expense Analysis: Federally Assisted

Apartments printed by Institute of Real Estate Management.
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18. Real Estate Taxes $915 $940 $244- $507
A real estate tax expense of $915 per unit was projected for the subject based on the information
obtained by the Douglas County Assessor’'s Office. It is likely that this expense will increase after
completion of the rehabilitation. Therefore, the as complete expense was projected higher than the

as is expense.

19. Payroll Taxes $125 $125 $58- $93
Payroll taxes were projected at $125 per unit. A comparable range of $58 to $93 was determined.
The expense was projected considering the subject’s historical financials, the comparable range
and the 2017 Income/Expense Analysis: Federally Assisted Apartments printed by Institute of Real

Estate Management.

20. Employee Benefits $200 $200 $18-$145
Employee benefits were projected at $200 per unit. A comparable range of $18 to $145 was
determined. The expense was projected considering the subject’s historical financials, the
comparable range and the 2017 Income/Expense Analysis: Federally Assisted Apartments printed

by Institute of Real Estate Management.

21. Replacement Reserves $300 $300 $0-$1,253
A replacement reserves expense $300 per unit was projected. This reserves expense is typical for
restricted apartment complexes such as the subject. As the appraiser was not provided a Condition

Needs Assessment report to review, the reserves expense of $300 per unit was selected.

Expenses Analysis

The subject’s projected expenses per unit are $8,011 “as is” and $6,961 “as complete”. This is four
percent higher and 10 percent lower, respectively, than the 2016 data. The comparables range from
$3,799 to $4,533 per unit. Comparables 1, 2 and 4 are Rural Development properties located in Georgia,
and Comparable 3 is a Low Income Housing Tax Credit property in Georgia. The subject is higher than
the comparable range. However, the primary differences are the payroll expense and the real estate
taxes. The 2017 Income/Expense Analysis: Federally Assisted Apartments published by the Institute of
Real Estate Management indicates an overall expense per unit of $4,601. Comparable 1 contains 48
units and has total overall expenses of $3,799 per unit. Comparable 2 contains 50 units and has total
overall expenses of $3,861 per unit. Comparable 3 has 225 units and total overall expenses of $3,875 per
unit. Comparable 4 has 25 units and total overall expenses of $4,533 per unit. The subject was
constructed in 1983 and is an 88-unit stabilized Rural Development and Section 8 property. Historically,
the subject’'s overall expenses have ranged from $7,535 to $8,302 per unit. Therefore, the subject’s

expenses were deemed reasonable.
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Operating Expenses & Market Projections

Property:
Project #:
# of Rental Units:

Revenue and Expense Analysis

Historical and Proforma
9% change compared to preceding year.

Douglass Village Apartments

2015 is base year for % changes for YTD current year annualized and projections.

REVENUE - Annual

REVENUE - Annual

11 months
2013 PUPA| 2014 PUPA % 2015 PUPA % Dec-16 PUPA % YTD 2017 Annualized PUPA % Budget PUPA %
Residential & Ancillary Income Residential & Ancillary Income
Annual Gross Potential Rental Income 1,174,752 13,349 1,206,456 13,710 3% 1,229,352 13,970 2%) 1,250,095 14,206 2% 1,170,121 1,276,496 14,506 4% 1,279,008 14,534 4%) Annual Gross Potential Rental Income|
[Annual Ancillary Income 5,419 62 5,150 59 -5%)| 5,223 59 1%| 3,714 42 -29%)| 3,848 4,198 48 -20%)| 3,840 a4 -26%| ‘Annual Ancillary Income|
Annual Gross Potential Income 1,180,171 13,411 1,211,606 13,768 3% 1,234,575 14,029 2%) 1,253,809 14,248 2% 1,173,969 1,280,693 14,553 4% 1,282,848 14,578 4%) Annual Gross Potential Income
Occupancy 99.16% 113 99.11% 122 0% 98.36% 230 19| 98.05% 278 0% 97.85% 1 313 1% 97.51% 363 0% Occupancy|
Effective Gross Income (EGI) 1,170,236 13,298 1,200,841 13,646 3%| 1214347 13,799 1%  1,220373 13,970 1% 1148734 1,253,164 14,241 3% 1,250,873 14,214 3% Effective Gross Income (EGI)|
ITEMIZED EXPENSES - Annual ITEMIZED EXPENSES - Annual
Estimate of Annual Expense Estimate of Annual Expense
11 months
2013 PUPA 2014 PUPA % 2015 PUPA % Dec-16 PUPA % YTD 2017 Annualized PUPA % Budget PUPA %
[Administrative Administrative
Advertising 1189 14 1,201 15 9% 1,231 14 5% 575 7 -53% 307 335 4 73% 1,400 16 14% Advertising|
Management Fee 44,583 507 44,583 507 0% 44,073 501 1% 45,153 513 2% 40,764 44,470 505 1% 51,744 588 17% Management Fee
Other (Specify) 29522 335 37,770 429 28% 32,369 368 -14% 38,117 433 18% 34,774 37,935 431 17% 35,582 404 10% Other (Specify)
Total Administrative 75,294 856 83,644 951 1% 77,673 883 7% 83,845 953 8% 75,845 82,740 940 7% 88,726 1,008 14% Total Administrative
Operating Operating|
Elevator Maintenance Exp. 0 0 0 0 0 0 4 0 0 0 0 0 0 0 0 4 0 0 Elevator Maintenance Exp.
Fuel 0 0 0 0 0 0 4 0 0 0 0 0 0 0 0 0 0 0 Fuel - Heating
Fuel - Domestic Hotwater 0 0 0 4 4 0 4 0 4 0 4 0 0 0 4 4 0 0 Fuel - Domestic Hotwater
Lighting and Misc. Power 13,684 156 13,525 154 1% 13,020 148 -4% 14,704 167 13% 12,281 13,397 152 3% 15,660 178 20% Lighting and Misc. Power
Water 88,803 1,009 101,523 1154 14% 115,800 1,316 14% 114,385 1,300 1% 5510 6,011 68 -95% 116,952 1,329 1% Water|
Gas 4,688 53 5208 59 11% 3815 43 27% 3,385 38 11% 3712 4,049 6 6% 4,476 51 17% Gas
Garbage and Trash Removal 11,684 133 13,799 157 18% 12,799 145 7% 13,185 150 3% 11,664 12,724 145 1% 13,200 150 3% Garbage and Trash Removal
Payroll 117,924 1,340 114,542 1,302 3% 113,724 1,202 1% 116,887 1,328 3% 93,9040 102,480 1,165 -10% 127,085 1,444 12% Payroll
Other (Specify) 29,460 335 25,604 201 -13% 16,677 190 -35% 14,469 164 -13% 38,326 41,810 475 1519 39516 449 137% Other (Specify)
Total Operating 266,243 3,025 274,201 3,116 3% 275,835 3,134 1% 277,015 3148 0% 165,433 180,472 2,051 -35% 316,889 3,601 15% Total Operating
Maintenance Maintenance)|
Decorating 10,269 117 17,392 198 69% 17573 200 1% 8,412 9% -52% 18,009 19,646 223 12% 14,100 160 -20% Decorating|
Repairs 203,783 2316 179,234 2,037 -12% 138,564 1575 23% 138,057 1,569 0% 72,652 79,257 901 -43% 43,350 493 -69% Repairs
Exterminating 0 0 0 0 4 4 0 4 4 0 4 2,830 3,087 35 0 0 0 0 Exterminating
Insurance 30,054 342 28,374 322 6% 27,00 308 5% 30,097 342 1% 52,989 57,806 657 113% 20724 338 10% Insurance|
Ground Expense 39,017 443 34,924 397 -10% 34,546 393 1% 31,981 363 7% 29,370 32,040 364 7% 38,836 441 12% Ground Expense
Other (specify) 0 0 0 4 4 4 4 0 4 0 4 0 0 0 0 4 0 0 Other (specify)
Total Maintenance 283,123 3217 259,924 2,954 8% 217,773 2475 -16% 208,547 2370 4% 175,850 191,836 2,180 12% 126,010 1,432 -42% Total Maintenance|
Taxes Taxes
Real Estate Tax 77,256 878 67,080 762 -13% 72,535 824 8% 80,443 914 119% 103,059 112,428 1,278 55% 77,424 880 7% Real Estate Tax
Personal Property Tax 0 0 o 0 0 0 0 0 0 0 0 0 o 0 0 0 0 0 Personal Property Tax
Employee Payroll Tax 11,182 127 10,975 125 2% 10,877 124 -1% 10,930 124 0% 9,273 10,116 115 7% 13,151 149 21% Employee Payroll Tax
Employee Benefits 16,413 187 22,673 258 38% 21,361 243 6% 16,652 189 22% 16,224 17,699 201 -17% 35,727 406 67% Employee Benefits|
Other 1,062 12 2,463 28 132% 1,240 14 -50% 1,441 16 16% 406 443 5 -64% 1,072 12 -14% Other|
Total Taxes 105,913 1,204 103,101 1173 3% 106,013 1,205 3% 109,466 1,244 % 128,962 140,686 1,599 3% 127374 1,447 20% Total Taxes
Operating Exp. before RFR 730573 8302 720,960 8193 1% 677,294 7,697 6% 678,873 7,714 0% 546,000 595,735 6,770 12% 658,999 7,489 3% Operating Exp. before RFR|
Reserve For Replacement 0 0 0 0 0 0 0 0 365,141 4,149 0 0 o [ 0 60,000 682 0 Reserve For Replacement
Operating Exp. Incl. RFR 730,573 8,302 720,960 8,193 -1% 677,294 7,697 -6% 1,044,014 11,864 54% 546,090 595,735 6,770 -12% 718,999 8,170 6% Operating Exp. Incl. RFR|
NOI 439,663 4,996 479,881 5453 % 537,053 6103 12% 185,359 2,106 -65% 602,644 657,430 7471 22% 531,874 6,044 1% NOI
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Property: Douglass Village Apartments

Project #:
# of Rental Units: 88

Revenue and Expense Analysis
Historical and Proforma

% change compared to preceding year.

REVENUE - Annual As Is As Complete REVENUE - Annual
Market Market
Projections PUPA %| Projections PUPA %
Residential & Ancillary Income Residential & Ancillary Income
Annual Gross Potential Rental Income 1,218,720 13,849 -3% 1,271,520 14,449 2% Annual Gross Potential Rental Income
Annual Ancillary Income 4,500 51 21% 4,500 51 21%| Annual Ancillary Income
Annual Gross Potential Income 1,223,220 13,900 -2% 1,276,020 14,500 2% Annual Gross Potential Income
Occupancy 95.00% 695 -3% 95.00% 725 -3% Occupancy
Effective Gross Income (EGI) 1,162,059 13,205 -5% 1,212,219 13,775 -1% Effective Gross Income (EGI)
ITEMIZED EXPENSES - Annual ITEMIZED EXPENSES - Annual
Estimate of Annual Expense As Is As Complete Estimate of Annual Expense|
Market Market
Projections PUPA %| Projections PUPA %)
Administrative Administrative
Advertising 1,320 15 130% 1,320 15 130% Advertising
Management Fee 46,482 528 3% 48,489 551 7% 4.000% Management Fee|
Other (Specify) 30,800 350 -19% 30,800 350 -19% Other (Specify)
Total Administrative 78,602 893 -6% 80,609 916 -4% Total Administrative
Operating Operating
Elevator Maintenance Exp. 0 0 0 0 0 0 Elevator Maintenance Exp.
Fuel 0 0 0 0 0 0 Fuel - Heating
Fuel - Domestic Hotwater 0 0 0 0 0 0 Fuel - Domestic Hotwater
Lighting and Misc. Power 14,960 170 2% 14,960 170 2% Lighting and Misc. Power
Water 116,600 1,325 2% 116,600 1,325 2% Water|
Gas 4,400 50 30% 4,400 50 30% Gas
Garbage and Trash Removal 13,200 150 0% 13,200 150 0% Garbage and Trash Removal
Payroll 66,000 750 -44% 66,000 750 -44%| Payroll
Other (Specify) 15,840 180 9% 15,840 180 9% Other (Specify)
Total Operating 231,000 2,625 -17%| 231,000 2,625 -17%| Total Operating
Maintenance Maintenance|
Decorating 13,200 150 57% 13,200 150 57% Decorating
Repairs 138,600 1,575 0% 35,200 400 -75%| Repairs|
Exterminating 0 0 0 0 0 0 Exterminating
Insurance 30,800 350 2% 30,800 350 2% Insurance
Ground Expense 37,400 425 17% 37,400 425 17% Ground Expense|
Other (specify) 0 0 0 0 0 0 Other (specify)
Total Maintenance 220,000 2,500 5% 116,600 1,325 -44% Total Maintenance|
Taxes Taxes|
Real Estate Tax 80,520 915 0% 82,720 940 3% Real Estate Tax|
Personal Property Tax 0 0 0 0 0 0 Personal Property Tax
Employee Payroll Tax 5,720 65 -48% 5,720 65 -48%| Employee Payroll Tax
Employee Benefits 9,680 110 -42% 9,680 110 -42%| Employee Benefits|
Other 1,320 15 -8% 1,320 15 -8% Other
Total Taxes 97,240 1,105 -11%| 99,440 1,130 -9%) Total Taxes
Operating Exp. before RFR 626,842 7,123 -8% 527,649 5,996 -22%)| Operating Exp. before RFR
Reserve For Replacement 26,400 300 -93% 26,400 300 -93% Reserve For Replacement
Operating Exp. Incl. RFR 653,242 7,423 -37% 554,049 6,296 -47% Operating Exp. Incl. RFR
NOI 508,817 5,782 175% 658,170 7,479 255%) NOI
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Estimating Market Expenses Per Unit

Estimating Market Expenses Per Unit

Subject Subject Comparable | Comparable | Comparable | Comparable IREM
As Is Expenses As Complete One Two Three Four Region IV
$15 Advertising $15 $506 $0 $128 $0 $0
$528 Management $551 $256 $290 $417 $235 $483
$350 Other Administrative Expenses $350 $128 $150 $341 $0 $987
$0 Elevator Maintenance Expense $0 $0 $0 $0 $0 $0
$0 Fuel $0 $0 $0 $0 $0 $0
$170 Lighting & Misc. Power $170 $197 $735 $300 $188 $108
$1,325 Water/Sewer $1,325 $0 $1,025 $463 $577 $346
$50 Gas $50 $0 $0 $0 $0 $0
$150 Garbage/Trash Removal $150 $0 $0 $0 $0 $0
$750 Payroll $750 $1,344 $75 $1,174 $777 $642
$180 Other Operating Expenses $180 $55 $0 $0 $0 $757
$150 Decorating $150 $285 $0 $0 $0 $207
$1,575 Repairs $400 $453 $500 $0 $243 $518
$0 Exterminating $0 $0 $150 $244 $0 $0
$350 Insurance $350 $416 $225 $378 $235 $295
$425 Ground Expenses $425 $117 $0 $116 $0 $174
$0 Other Maintenance $0 $0 $0 $0 $0 $0
$915 Real Estate Taxes $940 $417 $671 $638 $129 $737
$65 Payroll Taxes $65 $0 $0 $0 $0 $0
$110 Employee Benefits $110 $0 $0 $0 $0 $0
$15 Other Taxes $15 $0 $0 $0 $0 $9
$300 Replacement Reserves $300 $0 $300 $250 $0 $0
$7,423 Total Per Unit $6,296 $4,174 $4,121 $4,449 $2,384 $5,263
Comments:

Subject expenses were estimated based on comparable apartments and industry norms. Comparable apartment expenses were
estimated after discussions with area apartment managers. The comparable estimates were substantiated by the 2017 Income/Expense
Analysis: Conventional Apartments printed by the Institute of Real Estate Management. No major fluctuations from the total expenses
per unit are anticipated from the expenses provided above, although itemized expenses may deviate on the specific factors affecting the
individual properties.

The expenses for the comparable apartments vary per unit but are consistently between 42 and 53 percent of the gross rent potential.
The subject's expenses were estimated at 44 percent of the gross rent potential which is within the comparable range. Market expenses
for the subject were categorized similar to the actual expenses as different properties categorize expenses in different ways.
Explanations of specific itemized expenses are indicated on the following pages.
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Itemized Expense Explanations - Market

Expense Numbers per Unit

Expense As s As Complete Comp Range
Advertising $15 $15 $0- $506

An advertising expense of $15 per unit was projected for the subject. A comparable range of $0 to
$506 per unit was determined. The expense was projected considering the subject’s historical
financials, the comparable range and the 2017 Income/Expense Analysis: Conventional

Apartments printed by Institute of Real Estate Management.

Management $528 $551 $235-$417

A management expense of $528 per unit was projected for the as is scenario, and a management
expense of $551 per unit was projected for the as complete scenario. A comparable range of
$235t0 $417 was determined. The expense was projected using approximately four percent of the

effective gross income as indicated by the comparables.

Other Administrative $350 $350 $0-$341

An other administrative expense of $350 per unit was projected. A comparable range of $0 to $341
was determined. The expense was projected considering the subject’s historical financials, the
comparable range and the 2017 Income/Expense Analysis: Conventional Apartments printed by

Institute of Real Estate Management.

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

expense was projected.

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

expense was projected.

Lighting & Misc. Power $170 $170 $188-$735

A lighting and miscellaneous power expense of $170 was projected for the subject. A comparable
range of $188 to $735 per unit was determined. Due to properties having unique utility
characteristics, the subject’s historical data was determined to be the most accurate indicator of

this expense. The expense was projected using the subject’s historical financials.
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10.

11.

12.

Water/Sewer $1,325 $1,325 $0-$1,025

A water/sewer expense of $1,325 per unit was projected for the subject. A comparable range of $0
to $1,025 per unit was determined. Due to properties having unique utility characteristics, the
subject’s historical data was determined to be the most accurate indicator of this expense. The

expense was projected using the subject’s historical financials.

Gas $50 $50 $0-$0

A gas expense of $50 per unit was projected for the subject. A comparable range of $0 to $0 per
unit was determined. Due to properties having unique utility characteristics, the subject’s historical
data was determined to be the most accurate indicator of this expense. The expense was

projected using the subject’s historical financials.

Garbage/Trash Removal $150 $150 $0-$0

A garbage/trash removal expense of $150 per unit was projected for the subject. A comparable
range of $0 to $0 per unit was determined. Due to properties having unique utility characteristics,
the subject’s historical data was determined to be the most accurate indicator of this expense. The

expense was projected using the subject’s historical financials.

Payroll $750 $750 $75-$1,344

The payroll expense of $750 per unit was projected. A comparable range of $75 to $1,344 was
determined. The expense was projected considering the subject’s historical financials, the
comparable range and the 2017 Income/Expense Analysis: Conventional Apartments printed by

Institute of Real Estate Management.

Other Operating Expenses $180 $180 $0-$55

An other operating expense of $180 per unit was projected. A comparable range of $0 to $55 was
determined. The expense was projected considering the subject’s historical financials, the
comparable range and the 2017 Income/Expense Analysis: Conventional Apartments printed by

Institute of Real Estate Management.

Decorating $150 $150 $0-$285

A decorating expense of $150 was projected. A comparable range of $0 to $285 was determined.
The expense was projected considering the subject’s historical financials, the comparable range
and the 2017 Income/Expense Analysis: Conventional Apartments printed by Institute of Real

Estate Management.
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13.

14,

15.

16.

17.

Repairs $1,575 $400 $0-$500

A repairs expense of $1,575 was projected for the as is scenario. A comparable range of $0 to
$500 was determined. The expense was projected considering the subject’s historical financials,
the comparable range and the 2017 Income/Expense Analysis: Conventional Apartments printed
by Institute of Real Estate Management. The subject will undergo a substantial rehabilitation. Upon
completion of the rehabilitation, fewer repairs will be required. Therefore, the as complete expense

was projected lower than the as is expense.

Exterminating $0 $0 $0-$244

An exterminating expense of $0 per unit was projected. A comparable range of $0 to $244 was
determined. The expense was projected considering the subject’s historical financials, the
comparable range and the 2017 Income/Expense Analysis: Conventional Apartments printed by

Institute of Real Estate Management.

Insurance $350 $350 $225-$416

An insurance expense of $350 per unit was projected for the subject’s as is scenario, and $350 per
unit for the subject's as complete scenario. A comparable range of $225 to $416 per unit was
determined. Expenses such as insurance are typically based on unique property characteristics.
Therefore, the subject’s historical data was determined to be the most accurate indicator of this

expense. The expense was projected using the subject’s historical financials.

Ground Expenses $425 $425 $0-$117

A ground expense of $425 per unit was projected. A comparable range of $0 to $117 was
determined. The expense was projected considering the subject’s historical financials, the
comparable range and the 2017 Income/Expense Analysis: Conventional Apartments printed by

Institute of Real Estate Management.

Other Maintenance $0 $0 $0-$0

Other maintenance expenses of $0 per unit were projected for the subject. A comparable range of
$0 to $0 per unit was determined. The expense was projected considering the subject’s historical
financials, the comparable range and the 2017 Income/Expense Analysis: Conventional

Apartments printed by Institute of Real Estate Management.
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18. Real Estate Taxes $915 $940 $129-$671
A real estate tax expense of $915 per unit was projected for the subject based on the information
obtained by the Douglas County Assessor’s Office. It is likely that this expense will increase after
completion of the rehabilitation. Therefore, the as complete expense was projected higher than the

as is expense.

19. Payroll Taxes $65 $65 $0-$0
Payroll taxes were projected at $65 per unit. A comparable range of $0 to $0 was determined. The
expense was projected considering the subject’s historical financials, the comparable range and
the 2017 Income/Expense Analysis: Conventional Apartments printed by Institute of Real Estate

Management.

20. Employee Benefits $110 $110 $0-$0
Employee benefits were projected at $110 per unit. A comparable range of $0 to $0 was
determined. The expense was projected considering the subject’s historical financials, the
comparable range and the 2017 Income/Expense Analysis: Conventional Apartments printed by

Institute of Real Estate Management.

21. Replacement Reserves $300 $300 $0-$300
A replacement reserves expense of $300 per unit was projected. This reserves expense is typical
for market-rate apartment complexes. As the appraiser was not provided a Condition Needs

Assessment report to review, the reserves expense of $300 per unit was selected.

Expenses Analysis

The subject’s projected expenses per unit are $7,123 “as is” and $5,996 “as complete”. This is eight
percent and 22 percent lower, respectively, than the 2016 data. The comparables range from $2,384 to
$4,449 per unit. All comparables are market-rate properties located in the State of Georgia. The subject is
higher than the comparable range. The 2017 Income/Expense Analysis: Conventional Apartments
published by the Institute of Real Estate Management indicates an overall expense per unit of $5,263.
Comparable 1 contains 300 units and has total overall expenses of $4,174 per unit; Comparable 2
contains 209 units and has total overall expenses of $4,121 per unit; Comparable 3 contains 40 units and
has total overall expenses of $4,449 per unit. Comparable 4 contains 88 units and has total overall
expenses of $2,384 per unit. The subject was constructed in 1983 and is an 88-unit stabilized Rural
Development and Section 8 property. Historically, the subject's overall expenses have ranged from

$7,535 to $8,302 per unit. Therefore, the subject’'s expenses were deemed reasonable.
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Net Operating Income Conclusions

Expenses after Reserves for Replacement

The subject’'s expenses were projected considering the subject’s operating history, the expense data of
the comparables and the information contained in the 2017 Income/Expense Analysis: Federally Assisted
Apartments printed by the Institute of Real Estate Management and the 2017 Income/Expense Analysis:

Conventional Apartments printed by the Institute of Real Estate Management.

Direct Capitalization

Most apartment appraisers as well as buyers, sellers and lenders prefer value estimates derived from
direct capitalization rather than discounted cash flow analysis. Other than in cases where the client and
appraiser believe that the achievable income from an apartment property has not approximated its
stabilized income, the net operating income to the property can be directly capitalized as of the effective
date of the appraisal, based on the current yield to the property. In this situation, the discounting of
forecast cash flows on a yield-to-maturity basis is considered superfluous. The use of overall cash flow

analysis under other circumstances is discussed in the following section.

An overall capitalization rate (Ro) is the usual expression of the relationship between the net operating
income and the value of the property (the Ro is the reciprocal of a net income multiplier). Overall
capitalization rates are derived from the simple formula

Rate = Income/Value of Ro = I/V

A capitalization rate is typically expressed as a percentage. For example, if the net operating income to a
comparable property was $1.8 million and its value/price was $20 million, the overall capitalization rate

would be 9.0% (the reciprocal, 11.1, is the property’s net income multiplier).

An overall capitalization rate incorporates many considerations, including the likelihood that property
income will increase, the momentum and duration of such an increase, and the risk and timing of a
possible decrease. It reflects judgments regarding the recapture of investment and property depreciation.
An overall capitalization rate can be developed on the basis of the relative allocation between, or
weighting of, property components (e.g., mortgage and equity), and the respective capitalization rates of
both components. This procedure is known as the band of investment technique. The specific allocation
between financial components is supported by their relative risk rating based on which component has

the prior claim to payment; for example, mortgages are paid before equity investors.

Other ways to apportion NOI are among the physical and ownership components of the property. When
the property’s NOI, the value of one property component, and the capitalization rates of both property

components are known, a residual technique is applied to estimate the value of the property component
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of unknown value. The income to the property component of known value is deducted from the property’s
NOI, and the residual income attributable to the property component of unknown value is capitalized. In
many cases, however, it is not necessary to aportion an overall rate or net operating income to property

components.

Market Derived Capitalization Rates
Income and expense data from comparable properties were analyzed to derive the capitalization rate. To
derive the capitalization rate, the appraiser used the direct capitalization method, which consists of

dividing the net income by the value.

The direct capitalization method will both reflect the value of income at yields attractive to a prospective
investor and provide for the recapture of wasting purchase capital. The capitalization rate shows the rate
of return for land, as well as the rate of return for the buildings. It also reflects the relationship between

the income from the entire property and the value of the entire property.

Comparable Capitalization Rates

Indicated

Comparable # Comparable Address Number of Units Date of Sale Sales Price = Capitalization

1 1250 Powder Springs Road Southwest 468 8/17/2016 $3,113,640 $55,800,000 5.58%
Marietta, Georgia

2 1955 Bells Ferry Road 720 10/5/2017 $5,016,875 $87,250,000 5.75%
Smyrna, Georgia

3 2870 Personality Parkway 138 8/25/2017 $726,160 $12,520,000 5.80%
Marietta, Georgia

4 1351 Austell Road Southeast 20 5/15/2017 $59,963 $975,000 6.15%
Marietta, Georgia

5 1716 Terrell Mill Road Southeast 268 1/22/2016 $1,763,640 $27,600,000 6.39%
Marietta, Georgia

6 2330 Cobb Parkway Southeast 222 2/18/2016 $882,000 $18,000,000 4.90%
Smyrna, Georgia

7 2121 Windy Hill Road Southeast 654 11/15/2017 $3,416,000 $61,000,000 5.60%
Marietta, Georgia

8 640 Glendale Place 34 6/6/2016 $78,125 $1,250,000 6.25%
Smyrna, Georgia

9 13 Peaceful Path 58 4/27/2016 $129,024 $1,920,000 6.72%
Dallas, Georgia

10 2075 Powers Ferry Road Southeast 708 7/10/2017 $6,129,000 $113,500,000 5.40%
Marietta, Georgia

The comparables indicate a range of 4.90 to 6.72 percent for indicated capitalization rates, with a mean of

5.85 percent. The appraiser selected a weighted capitalization rate of 5.75 percent.
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Realty Rates Survey

The Realty Rates Market Survey was considered in this analysis. The RealtyRates.com Market Survey
Fourth Quarter 2017 found that investors in apartments in the South Atlantic Region which includes the
State of Georgia indicated an overall capitalization rate of 8.00 percent. The Realty Rates Investor Survey
was also considered in this analysis. The RealtyRates.com Investor Survey Fourth Quarter 2017 indicates

a range of 4.47 to 12.40 percent for capitalization rates, with a median capitalization rate of 7.61 percent.

PwC Real Estate Investor Survey
The PwC Real Estate Investor Survey was considered in this analysis. The National Apartment Market
survey for the fourth quarter of 2017 found that investors in apartments indicate overall capitalization

rates ranging from 3.50 percent to 7.50 percent, with an average of 5.32 percent.

Band of Investment — Conventional Terms

Another method of arriving at a capitalization rate is the Band of Investment Method. This method is
based on typical mortgage terms currently available and expected investment return. For the mortgage
component of the band of investment, mortgage brokers, current periodicals and rate sheets were
consulted relative to mortgage terms, interest rates and investor yield rates. Based on the subject’s

physical and economic characteristics, the following components were used in this analysis.

Capitalization Rate Analysis

Mortgage Interest Rate 5.00% Loan To Value Ratio 80%
Loan Term (Years) 30 Debt Coverage Ratio 1.20
Equity Dividend Rate 10.00%
Mortgage Constant Loan Ratio
0.06442 X 80% = 0.0515 Mortgage Component
Equity Dividend Rate Equity Ratio
10% X 0.20 = 0.02 Equity Component
Capitalization Rate 7.15%
Debt Coverage Ratio X LTV x Mortgage Constant
1.20 X 80% x 0.06442 = 0.061842
Capitalization Rate 6.18%

Mortgage financing from local lenders indicated that a typical interest rate is 5.00 percent. The typical
loan term is 30 years and the loan-to-value ratio is 80 percent. Therefore, a capitalization rate of 7.15

percent was determined.
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Determination of the Market Capitalization Rate

The PwC Real Estate Investor Survey indicated an average capitalization rate of 5.32 percent. From the
sales available in the area a capitalization rate of 5.75 percent was determined. The RealtyRates.com
Market Survey indicated an average capitalization rate of 8.00 percent. The RealtyRates.com Investor
Survey indicated a median capitalization rate of 7.61 percent. The band of investment indicated a
capitalization rate of 7.15 percent. The comparable sales were determined to be the most accurate
reflection of the market capitalization rate. Therefore, a capitalization rate of 5.75 percent was determined

to be appropriate for the market values.

Income Values

Market As Is $508,817 /5.75% = $8,848,985

Market As Complete $658,170 /5.75% = $11,446,439
Market Rate As Is Value = $8,850,000
Market Rate As Complete Value = $11,445,000
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Determination of Capitalization Rate Considering Subject’s Rental Assistance

Due to the presence of Rental Assistance, properties similar to the subject have guaranteed income
streams and typically have higher occupancy rates than market properties. As a result, the marketplace
shows a preference for these types of properties with Rental Assistance, and the market indicates a lower
capitalization rate as a result. Therefore, a slightly more aggressive capitalization rate of one half-point to
one full point is seen in the market. The capitalization rate was adjusted from the market-indicated rate of

5.75 percent to a capitalization rate one point lower at 4.75 percent for the property’s restricted

valuations.
Restricted Asls $513,635 /4.75% = $10,813,363
Restricted As Complete $606,035 /4.75% = $12,758,627
Restricted Rate As Is Value = $10,815,000
Restricted Rate As Complete Value = $12,760,000
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Prospective Market Value Upon Loan Maturity

$11,445,000 Prospective Market Value (As Complete and Stabilized)
38 Term of Loan (years)
2.00% Growth Rate

IMarket Value
$11,445,000 PV
38 [g] [n]

2.00 [g] [i]

Solve for FV $23,249,732.14

JUsing these factors, a prospective market value upon loan maturity of $23,249,732.14 was determined.
Prospective Market Value Upon Loan Maturity
$23,250,000.00

*The growth rate is based on the market trends. This includes data from population, unemployment factors, median
household income, median home values and capitalization rates. In addition, comparables within the State of Georgia were
analyzed to determine a growth rate.

Population

The population for the subject’s neighborhood for 2017, according to ESRI, is 13,140, an increase of
1,348 people from the 2010 population of 11,792. The population is expected to increase at an annual
rate of 0.0 percent between 2017 and 2022. Therefore, the 2022 population is projected at 13,140. The

median age for the neighborhood is 31.4.

Unemployment Trends
The unemployment rate has fluctuated from 3.0 percent to 11.2 percent over the past 15 years. These

fluctuations are in line with the unemployment rates for the State of Georgia.

LABOR FORCE AND EMPLOYMENT TRENDS FOR DOUGLAS COUNTY

CIVILIAN LABOR EMPLOYMENT UNEMPLOYMENT
ANNUALS FORCE* TOTAL % TOTAL %

2000 51,398 49,859 1,539
2001 52,086 50,387 96.7% 1,699 3.3%
2002 52,839 50,359 95.3% 2,480 4.7%
2003 53,789 51,241 95.3% 2,548 4.7%
2004 55,960 53,249 95.2% 2,711 4.8%
2005 59,500 56,134 94.3% 3,366 5.7%
2006 62,225 59,106 95.0% 3,119 5.0%
2007 64,829 61,815 95.4% 3,014 4.6%
2008 66,368 62,091 93.6% 4,277 6.4%
2009 65,190 58,135 89.2% 7,055 10.8%
2010 66,575 59,108 88.8% 7,467 11.2%
2011 66,989 59,707 89.1% 7,282 10.9%
2012 66,997 60,571 90.4% 6,426 9.6%
2013 67,365 61,567 91.4% 5,798 8.6%
2014 67,676 62,687 92.6% 4,989 7.4%
2015 68,274 64,050 93.8% 4,224 6.2%
2016 70,359 66,472 94.5% 3,887 5.5%
2017** 72,834 69,592 95.5% 3,242 4.5%

* Data based on place of residence.

**Preliminary - based on monthly data through October 2017

Source: U.S. Bureau of Labor Statistics Data
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Median Household Income

The median household income for the neighborhood in 2017 is $44,643. It is expected to increase to

$50,325 by 2022. The per capita income is $18,108.

Median Home Value

The median home value for the neighborhood in 2017, according to ESRI, is $111,181. According to

ESRI, the average amount spent for owner-occupied households in the subject’s neighborhood is

$7,477.83, or $623 per month. The average amount spent for renter-occupied households is $3,354.98,

or $280 per month.

Realty Rates Market Survey

The Realty Rates Market Survey was considered in this analysis. The following table indicates the

fluctuation of capitalization rates within the South Atlantic Region. Capitalization rates ranged from 8.10 to

8.20 percent in 2015, with an average of 8.13 percent.

REALTY RATES MARKET SURVEY — AREA CAPITALIZATION RATES

QUARTER 2014 2015 2016
15T Quarter 8.30% 8.10% 8.20%
2" Quarter 8.30% 8.10% 8.00%
3 Quarter 8.20% 8.20% 8.00%
4t Quarter 8.10% 8.10%
Source: RealtyRates.com: South Atlantic Region
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Comparable Sales Analysis

Comparable market sales that sold within the State of Georgia were analyzed to determine any trend in
the area. The following table lists the comparables used in this analysis. Capitalization rates ranged from
5.00 to 9.00 percent between 2001 and 2017.

Property Name Number of Units Sale Date NOI Sale Price Capitalization Rate
Jasmine Gardens 40 1/5/2005 $114,750 $1,350,000 8.50%
Knox Landing Apartments 40 1/31/2005 $83,928 $1,475,000 5.69%
Lauren Heights Apartments 48 3/25/2005 $188,100 $2,200,000 8.55%
Highland Springs Apartments 66 8/19/2005 $203,235 $2,550,000 7.97%
Auburn Place Apartments 28 9/30/2005 $89,565 $1,050,000 8.53%
Highland Glen Apartments 31 11/23/2005 $90,520 $1,550,000 5.84%
North Avenue Apartments 34 11/23/2005 $107,300 $1,850,000 5.80%
Washington Arms Apartments 40 1/13/2006 $115,130 $1,588,000 7.25%
Forest Grove Apartments 20 1/27/2006 $82,560 $960,000 8.60%
Somerset Apartments 40 6/30/2006 $148,800 $2,000,000 7.44%
Brighton Manor Apartments 40 8/9/2006 $131,840 $1,600,000 8.24%
Kirkwood Apartments 53 10/28/2007 $201,760 $2,600,000 7.76%
Waters Edge Apartments 48 1/25/2008 $149,850 $1,850,000 8.10%
Northside Apartments 22 2/22/2008 $81,035 $950,000 8.53%
Waldan Chase Apartments 60 4/7/2008 $273,192 $3,414,900 8.00%
Twin Keys Apartments 68 3/30/2009 $201,000 $3,350,000 6.00%
Praine Villas 22 1/1/2010 $57,600 $720,000 8.00%
Main Street Apartments 32 7/28/2010 $38,211 $470,000 8.13%
Park Gate Apartments 23 11/18/2010 $72,500 $1,000,000 7.25%
Clisby Towers 52 4/14/2011 $117,000 $1,300,000 9.00%
Inman Way Apartments 28 2/9/2012 $139,344 $1,592,500 8.75%
Rumson Court Apartments 20 11/5/2012 $56,375 $1,025,000 5.50%
Gardens on Gaston 20 4/10/2013 $131,070 $1,700,000 7.71%
Cedar Bluffs Apartments 31 4/16/2013 $132,600 $1,560,000 8.50%
Proctor Square Apartments 72 6/18/2013 $137,283 $2,225,000 6.17%
Oakwood Village Apartments 70 7/1/2013 $98,616 $1,680,000 5.87%
1045 on the Park Apartment Homes 30 7/9/2013 $592,515 $9,450,000 6.27%
Creekstone Apartments Il 72 7/16/2013 $150,900 $3,000,000 5.03%
Erwin North Apartments 32 7/22/2013 $72,450 $805,000 9.00%
Student Quarters Bay Tree 32 10/10/2013 $265,200 $3,900,000 6.80%
Brooks Trace Apartments 49 10/10/2013 $363,937 $4,363,750 8.34%
Sherwood Arms Apartments 44 10/30/2013 $31,980 $390,000 8.20%
Townhomes at Hapeville 34 1/23/2014 $77,900 $950,000 8.20%
Brick Pointe Apartments 56 2/1/2014 $1,569,500 $18,250,000 8.60%
Pine Ridge Apartments 29 2/18/2014 $71,775 $825,000 8.70%
Jefferson Ridge Townhomes 22 4/14/2014 $81,900 $975,000 8.40%
Waterbury Apartments 53 6/30/2014 $145,440 $1,818,000 8.00%
Woodbridge Apartments 28 4/2/2014 $123,750 $1,650,000 7.50%
Pecan Terrace 36 8/28/2014 $114,026 $1,420,000 8.03%
DeFoors Crossing 60 9/23/2014 $235,571 $4,610,000 5.11%
Pine Hill Places 73 10/27/2014 $169,200 $2,115,000 8.00%
West Gate Manor 48 12/4/2014 $93,500 $1,100,000 8.50%
Couryard on Kirwood 32 12/18/2014 $146,813 $2,175,000 6.75%
Azalea Place 42 1/5/2015 $100,300 $1,180,000 8.50%
Forest Ridge Apartments 75 1/20/2015 $168,560 $2,107,000 8.00%
University Crossing 48 1/23/2015 $284,925 $4,350,000 6.55%
Crown Mill Village Lofts 66 1/31/2015 $370,760 $5,200,000 7.13%
Pines at Lawrenceville Highway 66 3/31/2015 $254,200 $3,100,000 8.20%
Salem Chase 64 4/1/2015 $292,250 $4,175,000 7.00%
Willow Trace Apartments 54 4/30/2015 $294,800 $4,000,000 7.37%
Madison Townhomes 24 5/8/2015 $88,200 $980,000 9.00%
Maple Place Townhomes 20 5/15/2015 $34,867 $685,000 5.09%
Seventy Spruce Apartments 28 7/29/2015 $202,980 $2,985,000 6.80%
Parkway North Apartments 21 8/10/2015 $72,010 $950,000 7.58%
Magnolia Hall Apartments 48 8/14/2015 $274,992 $4,080,000 6.74%
Peachtree Battle Apartments 20 8/20/2015 $170,804 $2,000,050 8.54%
Stonebrook Apartments 21 12/1/2015 $74,880 $900,000 8.32%
Kelege Village 28 12/16/2015 $44,890 $757,000 5.93%
Woodland View Apartments 54 1/7/2016 $226,440 $3,400,000 6.66%
Chelsea Court 56 1/22/2016 $205,200 $2,700,000 7.60%
Meadowlark Apartments 56 3/15/2016 $236,758 $2,905,000 8.15%
Ridgewood Apartments 52 3/30/2016 $14,490 $230,000 6.30%
Dwell and Hollywood Apartments 64 3/31/2016 $68,153 $975,000 6.99%
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Property Name Number of Units Sale Date NOI Sale Price Capitalization Rate
Lanier Townhomes 40 4/5/2016 $159,120 $2,080,000 7.65%
Baldwin Village 56 6/1/2016 $281,517 $4,385,000 6.42%
Park Village Apartments 68 7/6/2016 $310,300 $5,350,000 5.80%
Northern Pines Apartments 48 9/30/2016 $203,808 $2,640,000 7.72%
Douglas Pines Apartments 48 10/21/2016 $135,142 $1,925,100 7.02%
Linkwood Manor Apartments 56 11/4/2016 $98,000 $1,400,000 7.00%
Pinewood Village Apartments 64 11/21/2016 $86,932 $1,496,250 5.81%
The Valley Apartments 32 1/31/2017 $112,000 $1,600,000 7.00%
Belwood Apartments 48 2/16/2017 $149,400 $1,800,000 8.30%
Briarcliff Apartments 32 2/22/2017 $162,500 $3,250,000 5.00%
Twelve Oaks Apartments 20 3/15/2017 $78,000 $975,000 8.00%
Bewerly Forest Apartments 42 5/17/2017 $130,500 $1,800,000 7.25%

The population is expected to increase at an annual rate of 0.0 percent between 2017 and 2022. The

median household income for the neighborhood in 2017 is $44,643. It is expected to increase to $50,325

by 2022. The per capita income is $18,108.

The unemployment rate has fluctuated from 3.0 percent to 11.2 percent, and due to the recent economic

trends, Douglas County, as well as the rest of the nation, increased in unemployment. However, the

unemployment rate has stabilized and is anticipated to decrease to at least the high end of the historical

range by the loan’s maturity date.

A growth rate of 2.00 percent is typically used in projections and Douglasville’s market represents this

percentage. Therefore, a 2.00 percent growth rate was used in determining the subject’s prospective

market value upon loan maturity.

Prospective Market Value Upon Loan Maturity = $23,250,000.00

Gill Group
Page 158



Value of Interest Credit Subsidy

Value of the Interest Credit Subsidy from the Existing USDA RD Section 515 Loan

$2,854,750 Original RD Loan Amount
$1,900,000 Balance of the Original Loan
600 Months for the Term of the Loan
159 Remaining Months for the Term of the RD Loan
5.00% Market Interest Rate
10.75% Note Rate of Interest
1.00% Base Rate of Interest

Interest Credit Subsidy
Difference in Payment $4,151.56
$4,151.56 [PMT]
0.0500 [i]
360 [n]
Solve for PV $773,359.48

Value of Subsidy from the Existing 515 Loan (Existing Terms) Rounded:
$773,000

Market Loan Original RD Loan
$1,900,000 PV $2,854,750 PV
0.0500 [i] 0.0100 [i]
360 [n] 600 [n]
Solve for PMT $10,199.61 per month Solve for PMT $6,048.05 per month
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Value of the Interest Credit Subsidy from the Assumed USDA RD Section 515 Loan

$1,900,000 Proposed Loan

480 Months for the Term of the Loan

480 Amortization Period
5.00% Market Interest Rate
3.75% Note Rate of Interest
1.00% Base Rate of Interest

Proposed Loan
$1,900,000 PV
0.0500 [i]
360 [n]

Solve for PMT $10,199.61 per month

With 1% interest
$1,900,000 PV
0.0100 [i]
480 [n]

Solve for PMT $4,804.26 per month

Interest Credit Subsidy
Difference in Payment $5,395.35
$5,395.35 [PMT]
0.0500 [i]
360 [n]
Solve for PV $1,005,053.78

Value of Subsidy from the Assumed 515 Loan (New Terms) Rounded:

$1,005,000.00
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$8,000,000 Proposed Loan

480 Amortization Period
5.00% Market Interest Rate
3.75% Note Rate of Interest
1.00% Base Rate of Interest

Proposed Loan

480 Months for the Term of the Loan

Value of Favorable Financing for 538 Loan

$8,000,000 PV

$8,000,000 PV
0.0500 [i] 0.0100 [i]
360 [n] 480 [n]
Solve for PMT $42,945.73 per month Solve for PMT  $20,228.48 per month
Interest Credit Subsidy

With 1% interest

Difference in Payment $22,717.25

$22,717.25 [PMT]
0.0500 [i]
360 [n]
Solve for PV $4,231,805.37

Value of Favorable Financing of 538 Loan Rounded:
$4,232,000.00

Gill Group
Page 161



Value of Tax Credits

For the purposes of this analysis, the likely market value of the tax credits allocated to the subject has
been estimated. The subject is a proposed rehabilitation. The following information is based on the
assumption that the development will receive tax credit allocations. The developer is assuming that the
property will receive an annual allocation of $507,768 from the Georgia Department of Community Affairs
for low-income housing tax credits. The total for the 10-year period will be $5,077,680. To determine the
value of the tax credits, the average price for tax credits in the area was established by utilizing interviews

with syndicators, developers and mortgage lenders as well as published sources.

Analysis of Tax Credits

The following analysis is used to develop a present value for the subject’'s tax credits. Percentages
utilized were based on similar transactions as well as interviews with state and federal authorities to arrive
at an accurate market value for the allocated tax credits.

Value of Tax Credits

$5,077,680
$4,874,573 $4,874,573

Assumed Federal Allocation:
Price x 0.96

Total Value Tax Credits = $4,875,000
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Insurable Value

USDA Rural Development
Insurable Value Calculation

Property Name: Douglass Village Apartments
Street Address: 6549 Brown Street
City, County, State, Zip: Douglasville, Douglas, Georgia 30134
BASE COST
Main Structure $100.60
Sprinkler
Other
Adjustments and/or Multipliers 0.93|Local
1.03|Current
TOTAL BASE COST PER SQ. FT $96.36
Building Area Square Footage 104,441
TOTAL REPLACEMENT COST NEW $10,064,430
EXCLUSIONS Per SF Percent
Excavations $0.10 0.1% $10,444
Foundations $5.78 6.0% $603,669
Site Work $2.41 2.5% $251,703
Site Improvements $3.18 3.3% $332,122
Architect's Fees $0.96 1.0% $100,263
Underground Piping $0.96 1.0% $100,263
TOTAL EXCLUSIONS $13.39 13.9% $1,398,464
INCLUSIONS
Appliance Packages $162,268
Patios/Balconies, etc.
Parking Lot $71,843
Other
TOTAL INCLUSIONS $234,111
CONCLUDED INSURABLE VALUE
Total Replacement Cost New $10,064,430
Less Total Exclusions $1,398,464
Plus Total Inclusions $234,111
CONCLUDED INSURABLE VALUE $8,900,077

Total Insurable Value = $8,900,000
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Sales Comparison Approach
The Sales Comparison Approach is based on the assumption that an informed purchaser will pay no
more for a property than the cost of acquiring an existing property of similar utility. Typically, one would
estimate the value of the subject property by comparing the sales prices of recent transactions involving
property similar to the subject. Adjustments are made to each sale for dissimilarities as compared to the
subject property. These adjustments may include the date of sale, location, age, floor plan, condition,
quality, size or external factors that may influence rents or occupancy levels. Typically, the reliability of the
sales comparison approach is based on a number of factors such as:

¢ Availability of comparable sales data

e Verification of sales data

e Degree of comparability to the extent that large or numerous adjustments are not necessary to

compensate for the differences between the subject property and the comparable sales used

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

e Location

e Condition

e Appeal

e Date of Sale

e Amenities

e Income and Expense Data

e Personal Property Included

e Financing Terms and Conditions

¢ Management Contracts Involved

There are obviously other differences that must be adjusted in the marketplace. For the purposes of this
report, the appraiser has analyzed a number of sales; however, only those believed to be most similar to
the subject were included. The information from the sales analyzed will be included. The information from
the sales analyzed will be used to determine a value estimate for the subject property by the sales
comparison approach. The unit of comparison considered will be the price paid per unit. The following

sales are offered as an indication of value of the subject property as of the date of this assignment.
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Comparable Sales Map
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Comparable Sales

Property Identification

Record ID
Property Type
Property Name
Address

Tax ID
Market Type

Sale Data

Grantor

Grantee

Sale Date

Deed Book/Page
Property Rights
Conditions of Sale
Financing
Verification

Sale Price
Cash Equivalent
Adjusted Price

Land Data
Land Size
Front Footage

A

|
18
1

2833

Walk-Up

Brighton Way Apartments

100 Parkway Avenue Southeast, Smyrna, Cobb County,
Georgia 30080

17-0707-0-023-0

Market

Brighton Way Apartments, Inc.
CCP-Brighton LLC.

August 01, 2016

15361/36911

Fee Simple

Normal

Conventional

Assessor; December 8, 2017

$9,000,000
$9,000,000
$9,000,000

6.290 Acres or 273,992 SF
Parkway Avenue Southwest
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Topography
Utilities
Shape

Unit Type
1/1

11
2/2.5
2/2.5

Total Units
Avg. Unit Size
Avg. Rent/Unit
Avg. Rent/SF

Net SF

General Physical Data
No. of Buildings
Construction Type
HVAC

Parking

Stories

Utilities with Rent
Year Built

Condition

Indicators
Sale Price/Net SF
Sale Price/Unit

Amenities

Multi-Family Sale No. 1 (Cont.)

Nearly Level
E.G,W,S
Irregular

Unit Mix
No. of
Units Size SF Rent/Mo.

Mo.
Rent/SF

50 842 $894
842 $1,099
50 1,222 $1,014
1,222 $1,199

100
1,032
$954
$0.92

103,200

10

Siding

Central Elec/Central Elec
L/O

3

None

1985

Good

$87.21
$90,000

$1.06
$1.31
$0.83
$0.98

Refrigerator, Range/Oven, Garbage Disposal, Dishwasher, Washer/Dryer Hook-Ups, Carpet,
Vinyl, Blinds, Ceiling Fans, Vaulted Ceilings (third floor only), Fireplace (select units), Walk-In
Closet, Balcony, Patio, Swimming Pool, Picnic Area, Playground, Intercom/Electronic Entry and

Limited Access Gate
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Multi-Family Sale No. 2

Property Identification

Record ID
Property Type
Property Name
Address

Tax ID

Market Type

Sale Data

Grantor

Grantee

Sale Date

Deed Book/Page
Property Rights
Conditions of Sale
Financing
Verification

Sale Price
Cash Equivalent
Adjusted Price

Land Data
Land Size
Front Footage
Topography
Utilities
Shape

2834

Walk-Up

Misty Creek Apartments

3145 Misty Creek Drive, Decatur, DeKalb County, Georgia 30033
18-098-09-001

Market

PGP Holdings WP, LLC & PGP
Misty Creek Investors, LLC.
August 16, 2016

25767/0294

Fee Simple

Normal

Conventional

Assessor; December 8, 2017

$8,250,000
$8,250,000
$8,250,000

6.990 Acres or 304,484 SF
Misty Creek Drive

Nearly Level

E, G W,S

Irregular
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Unit Type
1/1

2/2
2/2

Total Units
Avg. Unit Size
Avg. Rent/Unit
Avg. Rent/SF

Net SF

General Physical Data
No. of Buildings
Construction Type
HVAC

Parking

Stories

Utilities with Rent
Year Built

Condition

Indicators
Sale Price/Net SF
Sale Price/Unit

Amenities

Refrigerator, Range/Oven, Garbage Disposal, Dishwasher, Washer/Dryer Hook-Ups, Carpet,
Vinyl, Blinds, Ceiling Fans, Fireplace (select units), Walk-In Closet, Balcony, Clubhouse,

Multi-Family Sale No. 2 (Cont.)

Unit Mix
No. of Mo.
Units Size SF Rent/Mo. Rent/SF
32 820 $825 $1.01
60 1,160 $899 $0.78
1,160 $929 $0.80
92
1,042
$873
$0.84
95,840
6
Siding
Central Elec/Central Elec
L/0
2
Water, Sewer, Trash Collection
1988
Good
$86.08
$89,674

Swimming Pool, Picnic Area, Playground, Business Center and Cabana
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Property Identification

Record ID
Property Type
Property Name
Address

Tax ID
Market Type

Sale Data

Grantor

Grantee

Sale Date

Deed Book/Page
Property Rights
Conditions of Sale
Financing
Verification

Sale Price
Cash Equivalent
Adjusted Price

Land Data
Land Size
Front Footage

2835

Walk-Up

Epic Garden Apartments

3460 Buford Highway Northeast, Atlanta, DeKalb County,
Georgia 30329

18-202-01-055

Market

Epic VIII, LLC.

Epic Garden Apartments, LLC.
August 23, 2016

25758/0772

Fee Simple

Normal

Conventional

Assessor; December 8, 2017

$8,000,000
$8,000,000
$8,000,000

8.100 Acres or 352,836 SF
Buford Highway Northeast
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Topography
Utilities
Shape

Unit Type
1/1

2/2
3/2

Net SF

General Physical Data
No. of Buildings
Construction Type
HVAC

Parking

Stories

Utilities with Rent
Year Built

Condition

Indicators
Sale Price/Net SF
Sale Price/Unit

Amenities

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

Multi-Family Sale No. 3 (Cont.)

Nearly Level
E,G,W,S
Irregular
Unit Mix
No. of Mo.
Units Size SF Rent/Mo. Rent/SF
32 700
64 1,140
16 1,340
116,800
14
Brick
Central Elec/Central Elec
L/O
2
Water, Sewer, Trash Collection
1962
Good
$68.49
$71,429

Vinyl, Blinds, Ceiling Fans and Swimming Pool
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Multi-Family Sale No. 4

L R
LT L

o LRI

D

Property Identification

Record ID 2836

Property Type Walk-Up

Property Name Park Village Apartments

Address 4689 Roswell Road Northeast, Atlanta, DeKalb County, Georgia
30342

Tax ID 17-0094-0005-033

Market Type Market

Sale Data

Grantor Versailles Estates, LLC.

Grantee Netz Park Village, LLC.

Sale Date July 06, 2016

Deed Book/Page 56340/0147

Property Rights Fee Simple

Conditions of Sale Normal

Financing Conventional

Verification Assessor; December 8, 2017

Sale Price $5,350,000

Cash Equivalent $5,350,000

Adjusted Price $5,350,000

Land Data

Land Size 3.200 Acres or 139,392 SF

Front Footage Roswell Road Northeast

Topography Nearly Level

Utilities E, G W,S

Shape Irregular
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Unit Type
Efficiency

11
2/1
3/1.5

Net SF

General Physical Data
No. of Buildings
Construction Type
HVAC

Parking

Stories

Utilities with Rent
Year Built

Condition

Indicators
Sale Price/Net SF
Sale Price/Unit

Amenities

Refrigerator, Range/Oven, Carpet, Vinyl, Blinds, Walk-In Closet, Exterior Storage and Laundry

Facility

Multi-Family Sale No. 4 (Cont.)

Unit Mix
No. of
Units Size SF Rent/Mo.
8 590
16 890
38 1,090
6 1,190
67,520
12
Brick
Central Elec/Central Elec
L/O
3
Water, Sewer, Trash Collection
1964
Good
$79.24
$78,676
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Comparable Sales Chart — As Is

Sales Analysis Grid

Address
City|
State
Date
Price
Total No. of Units
Price per Unit|
Transaction Adjustments
Property Rights
Financing
Conditions of Sale
Adjusted Price per Unit

Adjusted Price per Unit
Location
% Adjustment

Market Trends Through 12/08/17

$ Adjustment

Total No. of Units
% Adjustment
$ Adjustment

YearBuilt/Renovated
% Adjustment
$ Adjustment

Condition/Street Appeal
% Adjustment
$ Adjustment

HVAC
% Adjustment
$ Adjustment

Parking
% Adjustment
$ Adjustment

Amenities

% Adjustment
$ Adjustment
Adjusted Price per Unit
Net adjustments
Gross adjustments

Comp 1 Comp 2 Comp 3 Comp 4
6549 Brown Street 100 Parkway Avenue 3145 Misty Creek Drive 3460 Buford Highway 4689 Roswell Road
Southeast Northeast Northeast
Douglasville Smyrna Decatur Atlanta Atlanta
GA GA GA GA GA
12/8/2017 8/1/2016 8/16/2016 8/23/2016 71612016
$9,000,000 $8,250,000 $8,000,000 $5,350,000
88 100 92 112 68
$90,000 $89,674 $71,429 $78,676
Fee Simple Fee Simple 0.0% Fee Simple 0.0% Fee Simple 0.0% Fee Simple 0.0%
Conventional Conventional 0.0% Conventional 0.0% Conventional 0.0% Conventional 0.0%
Normal Normal 0.0% Normal 0.0% Normal 0.0% Normal 0.0%
$90,000 $89,674 $71,429 $78,676
0% 0% 0% 0%
$90,000 $89,674 $71,429 $78,676
Good Similar Similar Superior Superior
0% 0% -5% -5%
$0 $0 -$3,571 -$3,934
88 100 92 112 68
0% 0% 0% 0%
$0 $0 $0 $0
1983 1985 1988 1962 1964
0% 0% 0% 0%
$0 $0 $0 $0
Good Similar Similar Inferior Inferior
0% 0% 20% 15%
$0 $0 $14,286 $11,801

Forced Air Gas/Central Electric

Central Elec/Central Elec

Central Elec/Central Elec

Central Elec/Central Elec

Central Elec/Central Elec

Refrigerator, Range/Oven,

Closet, Clubhouse, Meeting
Room, Playground, Laundry
Facility and Video Surveillance

Refrigerator, Range/Oven,

Washer/Dryer Hook-Ups, Carpet, Garbage Disposal, Dishwasher,
Tile, Blinds, Walk-In Closet, Coat

Washer/Dryer Hook-Ups,
Carpet, Tile, Blinds, Ceiling
Fans, Vaulted Ceilings (third
floor only), Fireplace (select

units), Walk-In Closet, Balcony,

Patio, Swimming Pool, Picnic
Area, Playground,
Intercom/Electronic Entry and

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

Fireplace (select units), Walk-

In Closet, Balcony,
Clubhouse, Swimming Pool,
Picnic Area, Playground,
Business Center and

0% 0% 0% 0%
$0 $0 $0 $0
L/o L/o Lo L/o Lo
0% 0% 0% 0%
$0 $0 $0 $0

Refrigerator, Range/Oven,
Garbage Disposal,
Dishwasher, Washer/Dryer
Hook-Ups, Carpet, Tile,
Blinds, Ceiling Fans and
Swimming Pool

Refrigerator, Range/Oven,
Carpet, Tile, Blinds, Walk-In
Closet, Exterior Storage and

Laundry Facility

Limited Access Gate Cabana
-4% -4% 4% 4%
-$3,600 -$3,587 $2,857 $3,147
$86,400 $86,087 $85,000 $89,691
-4.0% -4.0% 19.0% 14.0%
-4.0% -4.0% 19.0% 14.0%

Based on the preceding analysis, it

property, as of December 8, 2017, via the Sales Comparable Approach is as follows:

88 units x $86,000 per unit = $7,568,000

Indicated Value = $7,570,000

is the appraiser’'s opinion that the market value of the subject
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Comparable Sales Explanations & Value — As Is

) . .. Total No. Year
Comp Address Daie Price  PriceperUnit ¢ \jhits  Built/Renovated
1 100 Parkway Avenue 8/1/2016 $9,000,000 $90,000 100 1985
Southeast
2 3145 "I/'D'fi'\t/yecreek 8/16/2016  $8,250,000  $89,674 92 1988
g 34e0BulordHighway g532016  $8.000,000  $71.429 112 1962
Northeast
4 4689 Roswell Road 7/6/2016 $5.350,000 $78,676 68 1964
Northeast

Improved Sales Analysis

The sale prices of the comparables range from $71,429 to $90,000 per unit before adjustments. The
sales were analyzed in order to estimate their comparability to the subject based on the following
characteristics of value.

Location

The location of the subject property and the comparables relative to residential population, population
wealth, traffic patterns, centers of employment, economic levels and other locational attributes was
analyzed. Location comparisons were made based on the appraiser's judgment as to the relative
desirability of the property to a potential commercial or multifamily investor. These factors also include
degree and quality of surrounding development and view. The subject is located in Douglasville, Georgia.
Comparable 1 is located in Smyrna. Comparable 2 is located in Decatur. Comparable 3 is located in
Atlanta. Comparable 4 is located in Atlanta. There is little difference in economic levels for the subject and
the comparables. However, the comparables in Atlanta do have a slightly greater access to services.
Therefore, these comparables were adjusted downward five percent. Smyrna and Decatur are considered

similar to the subject in terms of services and was not adjusted.

Total No. of Units

Size can have an impact on value based on the premise that smaller facilities tend to sell for a higher
price per unit than larger facilities. The subject contains 88 units. The number of units of the comparables
range from 68 to 112. No adjustments were needed.

Year Built/Renovated
The subject was built in 1983. It is in good condition. Comparable 1 was built in 1985. Comparable 2 was
constructed in 1988. Comparable 3 was built in 1962. Comparable 4 was constructed in 1964. Any

necessary adjustment was utilized in the condition/street appeal adjustment.

Gill Group
Page 175



Condition/Street Appeal

The subject is in good condition overall. Comparables 1 and 2 are similar, and Comparables 3 and 4 are
inferior in condition. Comparables 3 and 4 were compared to Comparables 1 and 2 in order to determine
appropriate adjustments for condition. After considering the comparisons, Comparable 3 was adjusted 20
percent, and Comparable 4 was adjusted 15 percent.

HVAC

The subject contains Forced Air Gas/Central Electric heating and cooling. Comparable 1 contains Central
Elec/Central Elec heating and cooling. Comparable 2 contains Central Elec/Central Elec heating and
cooling. Comparable 3 contains Central Elec/Central Elec heating and cooling. Comparable 4 contains
Central Elec/Central Elec heating and cooling. No adjustment was needed.

Parking

The subject contains lot parking. All comparables are similar. No adjustment was needed.

Amenities

The subject contains a refrigerator, range/oven, washer/dryer hook-ups, carpet, tile, blinds, walk-in closet,
coat closet, clubhouse, meeting room, playground, laundry facility and video surveillance. Comparable 1
contains a refrigerator, range/oven, garbage disposal, dishwasher, washer/dryer hook-ups, carpet, tile,
blinds, ceiling fans, vaulted ceilings (third floor only), fireplace (select units), walk-in closet, balcony, patio,
swimming pool, picnic area, playground, intercom/electronic entry and limited access gate. Comparable 2
contains a refrigerator, range/oven, garbage disposal, dishwasher, washer/dryer hook-ups, carpet, tile,
blinds, ceiling fans, fireplace (select units), walk-in closet, balcony, clubhouse, swimming pool, picnic
area, playground, business center and cabana. Comparable 3 contains a refrigerator, range/oven,
garbage disposal, dishwasher, washer/dryer hook-ups, carpet, tile, blinds, ceiling fans and swimming
pool. Comparable 4 contains a refrigerator, range/oven, carpet, tile, blinds, walk-in closet, exterior storage
and laundry facility. Comparable 1 was adjusted downward four percent. Comparable 2 was adjusted
downward four percent. Comparable 3 was adjusted upward four percent. Comparable 4 was adjusted
upward four percent. The comparables were generally adjusted one percent per amenity for differences

with the subject.
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Summary and Conclusion
The comparables range from $85,000 to $89,691 per unit after adjustments. Based on the preceding
analysis, it is the appraiser’s opinion that the market value of the subject property, as of December 8,

2017, via the Sales Comparable Approach is as follows:

88 units x $86,000 per unit = $7,568,000

Indicated As Is Market Value = $7,570,000
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Comparable Sales Chart — As Complete

Sales Analysis Grid Comp 1 Comp 2 Comp 3 Comp 4
6549 Brown Street 100 Parkway Avenue Southeast 3145 Misty Creek Drive 3460 Buford Highway 4689 Roswell Road
Address Northeast Northeast
City, Douglasville Smyrna Decatur Atlanta Atlanta
State GA GA GA GA GA
Date 4/1/2019 8/1/2016 8/16/2016 8/23/2016 7/6/2016
Price $9,000,000 $8,250,000 $8,000,000 $5,350,000
Total No. of Units 88 100 92 112 68
Price per Unit $90,000 $89,674 $71,429 $78,676
Transaction Adjustments
Property Rights Fee Simple Fee Simple 0.0% Fee Simple 0.0% Fee Simple 0.0% Fee Simple 0.0%
Financing Conventional Conventional 0.0% Conventional 0.0% Conventional 0.0% Conventional 0.0%
Conditions of Sale Normal Normal 0.0% Normal 0.0% Normal 0.0% Normal 0.0%

Adjusted Price per Unit $90,000 $89,674 $71,429 $78,676
0% 0% 0% 0%
Adjusted Price per Unit $90,000 $89,674 $71,429 $78,676
Location Good Similar Similar Superior Superior
% Adjustment 0% 0% -5% -5%
$ Adjustment $0 $0 -$3,571 -$3,934

Total No. of Units 88 100 92 112 68
% Adjustment 0% 0% 0% 0%
$ Adjustment $0 $0 $0 $0

YearBuilt/Renovated 1983/Proposed 1985 1988 1962 1964
% Adjustment 0% 0% 0% 0%
$ Adjustment $0 $0 $0 $0

Condition/Street Appeal Good Inferior Inferior Inferior Inferior
% Adjustment 15% 15% 35% 30%
$ Adjustment $13,500 $13,451 $25,000 $23,603

L\Z\®) Forced Air Gas/Central Electric Central Elec/Central Elec Central Elec/Central Elec Central Elec/Central Elec Central Elec/Central Elec
% Adjustment 0% 0% 0% 0%
$ Adjustment $0 $0 $0 $0

Parking L/0 L/0 L/0 Lo L/0
% Adjustment 0% 0% 0% 0%
$ Adjustment $0 $0 $0 $0

Amenities Refrigerator, Range/Oven, Refrigerator, Range/Oven, Refrigerator, Range/Oven, Refrigerator, Range/Oven,  Refrigerator, Range/Oven,
Washer/Dryer Hook-Ups, Carpet, Garbage Disposal, Dishwasher, Garbage Disposal, Garbage Disposal, Carpet, Tile, Blinds, Walk-In
Tile, Blinds, Walk-In Closet, Coat Washer/Dryer Hook-Ups, Dishwasher, Washer/Dryer  Dishwasher, Washer/Dryer Closet, Exterior Storage and
Closet, Clubhouse, Meeting Carpet, Tile, Blinds, Ceiling Hook-Ups, Carpet, Tile, Hook-Ups, Carpet, Tile, Laundry Facility
Room, Playground, Laundry Fans, Vaulted Ceilings (third Blinds, Ceiling Fans, Blinds, Ceiling Fans and

Facility and Video Surveillance floor only), Fireplace (select ~ Fireplace (select units), Walk- Swimming Pool

units), Walk-In Closet, Balcony, In Closet, Balcony,
Patio, Swimming Pool, Picnic  Clubhouse, Swimming Pool,
Area, Playground, Picnic Area, Playground,

Intercom/Electronic Entry and  Business Center and Cabana
Limited Access Gate

% Adjustment -4% -4% 4% 4%
$ Adjustment -$3,600 -$3,587 $2,857 $3,147
Adjusted Price per Unit $99,900 $99,538 $95,714 $101,493
Net adjustments 11.0% 11.0% 34.0% 29.0%
Gross adjustments 11.0% 11.0% 34.0% 29.0%

Based on the preceding analysis, it is the appraiser's opinion that the market value of the subject

property, as of April 1, 2019, via the Sales Comparable Approach is as follows:

88 units x $99,000 per unit = $8,712,000

Indicated Value = $8,710,000
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Comparable Sales Explanations & Value — As Complete

Total No. Year
of Units Built/Renovated

Comp Address Price Price per Unit

, 100 Parkway Avenue 8/1/2016 $9,000,000 $90,000 100 1985
Southeast

, 34 '\g'j\t}"acreek 8/16/2016  $8,250,000  $89,674 92 1988

g de0BulordHighway g55016  $8.000000  $71,429 112 1962
Northeast

4 4689 Roswell Road 7/6/2016 $5,350,000 $78,676 68 1964
Northeast

Improved Sales Analysis
The sale prices of the comparables range from $71,429 to $90,000 per unit before adjustments. The
sales were analyzed in order to estimate their comparability to the subject based on the following

characteristics of value.

Location

The location of the subject property and the comparables relative to residential population, population
wealth, traffic patterns, centers of employment, economic levels and other locational attributes was
analyzed. Location comparisons were made based on the appraiser's judgment as to the relative
desirability of the property to a potential commercial or multifamily investor. These factors also include
degree and quality of surrounding development and view. The subject is located in Douglasville, Georgia.
Comparable 1 is located in Smyrna. Comparable 2 is located in Decatur. Comparable 3 is located in
Atlanta. Comparable 4 is located in Atlanta. There is little difference in economic levels for the subject and
the comparables. However, the comparables in Atlanta do have a slightly greater access to services.
Therefore, these comparables were adjusted downward five percent. Smyrna and Decatur are considered
similar to the subject in terms of services and was not adjusted.

Total No. of Units
Size can have an impact on value based on the premise that smaller facilities tend to sell for a higher
price per unit than larger facilities. The subject contains 88 units. The number of units of the comparables

range from 68 to 112. No adjustments were needed.

Year Built/Renovated
The subject was built in 1983. It is in good condition. Comparable 1 was built in 1985. Comparable 2 was
constructed in 1988. Comparable 3 was built in 1962. Comparable 4 was constructed in 1964. Any

necessary adjustment was utilized in the condition/street appeal adjustment.
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Condition/Street Appeal

The subject will be renovated and will be in good condition. All comparables will be inferior to varying
degrees. Comparables 3 and 4 were compared to Comparables 1 and 2 in order to determine appropriate
adjustments for condition between the comparables. After considering all factors, the comparables were
adjusted as follows: Comparable 1 — 15 percent; Comparable 2 — 15 percent; Comparable 3 — 35 percent;

and Comparable 4 — 30 percent.

HVAC

The subject contains Forced Air Gas/Central Electric heating and cooling. Comparable 1 contains Central
Elec/Central Elec heating and cooling. Comparable 2 contains Central Elec/Central Elec heating and
cooling. Comparable 3 contains Central Elec/Central Elec heating and cooling. Comparable 4 contains

Central Elec/Central Elec heating and cooling. No adjustment was needed.

Parking

The subject contains lot parking. All comparables are similar. No adjustment was needed.

Amenities

The subject contains a refrigerator, range/oven, washer/dryer hook-ups, carpet, tile, blinds, walk-in closet,
coat closet, clubhouse, meeting room, playground, laundry facility and video surveillance. Comparable 1
contains a refrigerator, range/oven, garbage disposal, dishwasher, washer/dryer hook-ups, carpet, tile,
blinds, ceiling fans, vaulted ceilings (third floor only), fireplace (select units), walk-in closet, balcony, patio,
swimming pool, picnic area, playground, intercom/electronic entry and limited access gate. Comparable 2
contains a refrigerator, range/oven, garbage disposal, dishwasher, washer/dryer hook-ups, carpet, tile,
blinds, ceiling fans, fireplace (select units), walk-in closet, balcony, clubhouse, swimming pool, picnic
area, playground, business center and cabana. Comparable 3 contains a refrigerator, range/oven,
garbage disposal, dishwasher, washer/dryer hook-ups, carpet, tile, blinds, ceiling fans and swimming
pool. Comparable 4 contains a refrigerator, range/oven, carpet, tile, blinds, walk-in closet, exterior storage
and laundry facility. Comparable 1 was adjusted downward four percent. Comparable 2 was adjusted
downward four percent. Comparable 3 was adjusted upward four percent. Comparable 4 was adjusted
upward four percent. The comparables were generally adjusted one percent per amenity for differences

with the subject.

Gill Group
Page 180



Summary and Conclusion
The comparables range from $95,714 to $101,493 per unit after adjustments. Based on the preceding
analysis, it is the appraiser’s opinion that the market value of the subject property, as of April 1, 2019, via

the Sales Comparable Approach is as follows:

88 units x $99,000 per unit = $8,712,000

Indicated As Complete Market Value = $8,710,000
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Restricted Value Determination

The sales comparison approach is applicable but not necessary for a credible appraisal and has not been
developed for the restricted value determination. The subject is a Rural Development property with
restricted rents. As a result, there are very few similar operating properties in the market area and none
that could be confirmed as having sold within the past five years. Research for sales comparables similar
to the subject was conducted with local realtors, MLS and CoStar, and none could be confirmed. As per
the scope of work for this assignment, the sales comparison approach is not required and was not

developed.

Gill Group
Page 182


http://www.loopnet.com/
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Conclusion of Value

Reconciliation involves the weighing of the three approaches in relation to their importance or their
probable influence on the reactions of typical uses and investors in the market. Consideration is given to
the quality and quantity of the data available for examination in each approach, to the inherent
advantages and disadvantages of each approach, and to the relevancy of each to the subject property.

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

validity of this approach decreases as the property’s age increases.

The Income Approach is typically used when the real estate is commonly developed, or bought and sold
for the anticipated income stream. Income and expense data of similar properties in Douglasville and the
surrounding area were used in this analysis. The most weight is accorded to the indication via the Income

Comparison Approach in the final value conclusion.

The Sales Comparison Approach is a reflection of the buying and selling public based on physical and/or
financial units of comparison. The market for properties similar to the subject has been active in the
subject’'s market area. As was noted in the improved sales analysis, the range of unit values after
adjustments was relatively narrow. Quantitative (percentage) adjustments for the differences between the

comparables and the subject were made to the comparables.

The indicated value of the subject would best be represented by a value within this range. The data
utilized and the value indicated by the three approaches is considered appropriate in estimating the value
of the subject property. Weight is given to the Income Comparison Approaches and this value is

considered to provide the best indication of value for the subject.

The market value of the fee simple estate, unrestricted or conventional, subject to short-term leases, was
determined under the hypothetical condition that the subject was a conventional property and not subject

to any rent restrictions.

The subject has been operating under a five-year Section 8 HAP contract that ended in 2017. The
property has received preliminary approval for a new HAP contract. Currently, some of the Section 8
contract rents are higher than the market rents determined in this appraisal. The market value of the fee

simple estate, subject to restricted rents, was determined under the hypothetical condition that the
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property will receive final approval of the Section 8 HAP contract and the rents will not be decreased to

the market rents determined in the analysis.

The "prospective" values upon stabilization of the fee simple estate were determined under the
extraordinary assumption that the rehabilitation is completed as detailed in the scope of work and that the

proposed rents indicated in the report are approved.

The following values are determined for the Clients and Intended Users:

Based on the data, analyses and conclusions presented in the attached report, it is my opinion the Market
Value, within 7 CFR part 3560.752(b)(1)(ii), Premised Upon a Hypothetical Condition as-if Conventional
Housing, as of December 8, 2017, is as follows.

EIGHT MILLION EIGHT HUNDRED FIFTY THOUSAND DOLLARS
$8,850,000

Based on the data, analyses and conclusions presented in the attached report, it is my opinion the Market
Value, Subject to Restricted Rents, within 7 CFR part 3560.752(b)(1)(i), as of December 8, 2017, is as

follows.

TEN MILLION EIGHT HUNDRED FIFTEEN THOUSAND DOLLARS
$10,815,000

Based on the data, analyses and conclusions presented in the attached report, it is my opinion the
Prospective Market Value within 7 CFR Part 3560.752(b)(1)(ii), Premised Upon A Hypothetical Condition
As-If Conventional Housing as of April 1, 2019, is as follows.

ELEVEN MILLION FOUR HUNDRED FORTY FIVE THOUSAND DOLLARS
$11,445,000

Based on the data, analyses and conclusions presented in the attached report, it is my opinion the
Prospective Market Value, Subject to Restricted Rents, within 7 CFR part 3560.752(b)(1)(i), as of April 1,
2019, is as follows.

TWELVE MILLION SEVEN HUNDRED SIXTY THOUSAND DOLLARS
$12,760,000
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Based on the data, analyses and conclusions presented in the attached report, it is our opinion that the
Value of the Interest Credit Subsidy from the Existing USDA RD Section 515 Loan of the subject property,

as of December 8, 2017, is as follows:

SEVEN HUNDRED SEVENTY THREE THOUSAND DOLLARS
$773,000

Based on the data, analyses and conclusions presented in the attached report, it is our opinion that the
Value of the Interest Credit Subsidy from the Proposed USDA RD Section 515 Loan of the subject

property, as of December 8, 2017, is as follows:

ONE MILLION FIVE THOUSAND DOLLARS
$1,005,000

Based on the data, analyses and conclusions presented in the attached report, it is our opinion that the
Value of Favorable Financing of the 538 Loan of the subject property, as of December 8, 2017, is as

follows:

FOUR MILLION TWO HUNDRED THIRTY TWO THOUSAND DOLLARS
$4,232,000

Based on the data, analyses and conclusions presented in the attached report, it is our opinion that the

value of the Low Income Housing Tax Credits, as of April 1, 2019, is as follows:

FOUR MILLION EIGHT HUNDRED SEVENTY FIVE THOUSAND DOLLARS
$4,875,000

Based on the data, analyses and conclusions presented in the attached report, it is our opinion that the
As Is Market Rent (CRCU) of the 850 square feet two-bedroom units of the subject property, as of

December 8, 2017, is as follows:

NINE HUNDRED SIXTY FIVE DOLLARS
$965.00
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Based on the data, analyses and conclusions presented in the attached report, it is our opinion that the
As Is Market Rent (CRCU) of the 897 square feet three-bedroom units of the subject property, as of

December 8, 2017, is as follows:

ONE THOUSAND ONE HUNDRED TWENTY FIVE DOLLARS
$1,125.00

Based on the data, analyses and conclusions presented in the attached report, it is our opinion that the
As Is Market Rent (CRCU) of the 1,299 square feet four-bedroom units of the subject property, as of

December 8, 2017, is as follows:

ONE THOUSAND THREE HUNDRED SIXTY FIVE DOLLARS
$1,365.00

Based on the data, analyses and conclusions presented in the attached report, it is our opinion that the
As Complete Market Rent (CRCU) of the 850 square feet two-bedroom units of the subject property, as of
April 1, 2019, is as follows:

ONE THOUSAND FIFTEEN DOLLARS
$1,015.00

Based on the data, analyses and conclusions presented in the attached report, it is our opinion that the
As Complete Market Rent (CRCU) of the 897 square feet three-bedroom units of the subject property, as
of April 1, 2019, is as follows:

ONE THOUSAND ONE HUNDRED SEVENTY FIVE DOLLARS
$1,175.00

Based on the data, analyses and conclusions presented in the attached report, it is our opinion that the
As Complete Market Rent (CRCU) of the square 1,299 feet four-bedroom units of the subject property, as
of April 1, 2019, is as follows:

ONE THOUSAND FOUR HUNDRED FIFTEEN DOLLARS
$1,415.00
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The following values are determined for the DCA:

Based on the data, analyses and conclusions presented in the attached report, it is my opinion the market
value of the land, as of December 8, 2017, is as follows.

SEVEN HUNDRED FIVE THOUSAND DOLLARS
$705,000

Based on the data, analyses and conclusions presented in the attached report, it is my opinion the “As Is”

market value of the subject property, subject to market rents, as of December 8, 2017, is as follows.

EIGHT MILLION EIGHT HUNDRED FIFTY THOUSAND DOLLARS
$8,850,000

Based on the data, analyses and conclusions presented in the attached report, it is my opinion the “As Is”

market value of the subject property, subject to restricted rents, as of December 8, 2017, is as follows.

TEN MILLION EIGHT HUNDRED FIFTEEN THOUSAND DOLLARS
$10,815,000

Based on the data, analyses and conclusions presented in the attached report, it is my opinion the
“Prospective” market value upon stabilization — market rents, of the subject property, as of April 1, 2019,

is as follows.

ELEVEN MILLION FOUR HUNDRED FORTY FIVE THOUSAND DOLLARS
$11,445,000

Based on the data, analyses and conclusions presented in the attached report, it is my opinion the

“Prospective” market value upon stabilization — restricted rents, as of April 1, 2019, is as follows.

TWELVE MILLION SEVEN HUNDRED SIXTY THOUSAND DOLLARS
$12,760,000
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Based on the data, analyses and conclusions presented in the attached report, it is my opinion the
“Prospective” market value at loan maturity - market rents, of the subject property, as of April 1, 2019, is

as follows.

TWENTY THREE MILLION TWO HUNDRED FIFTY THOUSAND DOLLARS
$23,250,000.00

Sources Used
Information used in the appraisal was obtained from various sources including; the U.S. Census Bureau,
Nielsen Claritas and Ribbon Demographics, U.S. Bureau of Labor Statistics, interviews with local city and

government officials and interviews with local property owners or managers.
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ADDENDUM A



B1522
B267

. RECORDING REQUESTED BY
AND WHEN RECORDED MAIL TO: BH Fa : D

1522 0261

HAINTENANCE WAREHCUSE /AMERICA CORP

we FEB-U A %35
©. BOX 609066

SANDIEGO, CA 82165 4602 SUPERIOR CCURT

DOUG I\S COUNTY. GA
ci (“' SHAFFIN, CLK.
Document prepared by: Kara Turner

1-800-798-8868 (ext 7691)
CUST# 195354 Space Above This Linc Reserved For Recorder's Use
MECHANIC'S LIEN
(CLAIM OF LIEN)
The undersigned, MAINTENANCE ﬂAREHQUSﬂAMERICA GORP refensu to In this Claim of Lien as the Claimant,
claims a mechanic's lien for the labor, i t andior i below, furnished for a2 work of

improvement upon the certain real property Iocated in the County of DOUGLAS State of Q_EORGI A and described as
follows: DOUGLASS VILLAGE APTS 6548 BROWN ST DOUGLASVILLE, GA 30134

: APNTS 10.8 ACRES + BROWN ST D LOT 738 OF THE 1ST & 3RD DISTRICT. PARCEL: 0738-013-0003

After deducting all just oredits and offsets, the sum of $2,367.84 together with interest thereon at the rate of 18 percent

per annum from DECEMBER 22, 2000 due Claimant for the following labor, services, equipment and/or materials furnished
by Claimant: MISCELLANEQUS HAI CTRICAL AND PLUMBING SUPPLIES PURCHASED BUT NOT PAID
FOR.

“The ) of the p ) or pany (ies) by whom Claimant was employed, or to whom Claimant

furnished the Iabor sewioes. squlpmenl and/or malerials is/are:
LANE COMPANY 6549 BROWN ST DOUGLASVILLE, GA 30134
The and address(s) of the or reputed (s) of the real property is/are:
DOUGLAS VILLAGE LTD ‘1050 CROWN POINTE PKWY ATLANTA, GECRGIA 30338
The first day of providing labot/malerials was: JANUARY 22, 2001
The last day of providing labor/materials was: APRIL 11, 2001

Name of Claimant: MAINTENAN IAMERI RP.

by Py (Sl

~ TONY WILLIAMS, CREDIT REPRESENTATIVE

|, the undersigned, declare: | am the CREDIT REPRESENTATIVE of MAINTENANCE
WAREHOUSE/AMERICA CORP., the Claimant named in the foregoing claim cf ic's fien; | am ized to make
this verification for the Claimant; | have read the foregoing claim of mechanic's lien and know the contents thereof, and the
same is true of my own ki

| declare under penaity of per)ury under the laws of the State of Califomia that the foregoing is true and correct.

Fony bl —
January 30, 2002 TON LLIAMS, CREDIT REPRESENTATIVE
MAINTENANCE WAREHOUSE/AMERICA CORP.

CALIFORNIA ALL PURPOSE ACKNOWLEDGMENT

State of CALIFORNIA
County of SAN DIEGO

anuary 30, 2002 before me, EDWIN MUNOZ, Notary Public, personaty appnred g&m&;
onally known tc me - OR - (3-psoved 10 me oot pursogw'wtme namqs)/
ls/a s ibed to the within i ) to me th:
\ 5

the same in hi i cﬂpnclty {
~#helcFhat by e4sT on the ¢ss. o ma enmy
‘ pon behalf of Which the acled, «9{

IRE OF THE NOTARY

RECOROED, APR 11 2002
CINDY W. CHAFFIN,
SUPERIOR COURT, DOUGLAS €0., 6A
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OneSite Rents v3.0

01/05/2018 8:40:13AM

Parameters: Properties - ALL; Show All Unit Designations or Filter by - ALL;Subjournals - ALL;Exclude Formers? - Yes;Sort by - Unit;Report Type - Details + Summary;Show Unit Rent as - Market + Addl.;

Ci ion - D
RENT ROLL DETAIL
As of 01/04/2018

Village

Page 10of 8

mgt-521-003

details
Other
unit Unit/Lease Move-In Lease Lease Market Sub  Trans Lease Charges/ Total Dep balance
Unit  Floorplan designation SQFT Status Name Move-Out Start End + Addl. Journal Code Rent Credits Billing  On Hand

1A aA N/A 0 Occupied  English, Angela 01/20/2012  01/20/2012  01/31/2013 1,285.00 RESIDENT RENT 408.00 0.00 408.00 475.00  376.00
SUBSIDY SUBRENT 877.00 0.00 877.00 000  905.00

1-18 4A N/A 0 Occupied  Ayub, Darlene 03/08/1991  03/01/2007  02/29/2008 1,285.00 RESIDENT RENT 82,00 0.00 82.00 50.00 54.00
SUBSIDY SUBRENT 1,203.00 0.00 1,203.00 000 1,172.00

11c 24 NA 0 Occupied  Wright, Lashanda  05/26/2011  05/26/2011  04/30/2012  1,105.00 RESIDENT UTILREIMB 0.00 (82.00) (82.00) 31600  (85.00)
SUBSIDY SUBRENT 1,105.00 0.00 1,187.00 0.00 1,187.00
SUBSIDY UTAC 0.00 82.00

11D 2A N/A 0 Occupied Clark, Erika 03/20/2017  03/20/2017  03/31/2018 1,105.00 RESIDENT RENT 242.00 0.00 242.00 424.00 234.00
SUBSIDY SUBRENT 863.00 0.00 863.00 000  863.00

1-1E 3A NA 0 Occupied  Abarca, Joanna 12/09/2016  12/09/2016  12/31/2017 ~ 1.241.00 RESIDENT RENT 172.00 0.00 172.00 20200  120.00
SUBSIDY SUBRENT 1,069.00 0.00 1,069.00 0.00 1,044.00

1-1F 3A N/A 0 Occupied Walker, Shadelle 01/27/2015  01/27/2015  01/31/2016 1,241.00 RESIDENT UTILREIMB 0.00 (32.00) (32.00) 231.00 68.00
SUBSIDY SUBRENT 1,241.00 0.00 1,273.00 0.00 1445.00
SUBSIDY uTAC 0.00 32,00

116 2A N/A 0 Occupied Ray, Brittany 09/24/2015  09/24/2015  09/30/2016 1,10500 RESIDENT UTILREIMB 0.00 (82.00) (82.00) 177.00 (82.00)
SUBSIDY SUBRENT 1,105.00 0.00 1,187.00 000 1,187.00
SUBSIDY UTAC 0.00 82.00

1-1H 2A N/A 0 Occupied FAVORS, 12/18/2000  12/01/2006  11/30/2007 1,105.00 RESIDENT RENT 236.00 0.00 236.00 53.00 220.00

ANTONIA

SUBSIDY SUBRENT 869.00 0.00 869.00 000  800.00

111 3A N/A 0 Occupied YOUNG, MELBA  11/24/1987  11/01/2006  10/31/2007 1,241.00 RESIDENT RENT 471.00 0.00 471.00 50.00 447.00
SUBSIDY SUBRENT 770.00 0.00 770.00 000  770.00

114 3A NIA 0 Occupied Bowen, Demecia  08/23/2017  08/23/2017  07/31/2018 1,241.00 RESIDENT UTILREIMB 0.00 (63.00) (63.00) 65.00 (63.00)
SUBSIDY SUBRENT 1,241.00 0.00 1,304.00 0.00 1303.00
SUBSIDY UTAC 0.00 63.00

227 4A N/A 0 Occupied EVANS, 10/01/2007 ~ 10/01/2007  08/31/2008 1,285.00 RESIDENT RENT 193.00 0.00 193.00 172.00 163.00

RAYMOND

SUBSIDY SUBRENT 1,092.00 0.00 1,092.00 0.00 109200

228 aA N/A 0 Occupied Hardy, Esther 01/31/2017  01/31/2017  01/31/2018 1,285.00 RESIDENT RENT 422.00 0.00 422.00 180.00 422.00
SUBSIDY SUBRENT 863.00 0.00 863.00 000  863.00

22¢ 3A NA 0 Occupied  Lumpkin, Angel 03/02/2017  03/02/2017  03/31/2018 1,241.00 RESIDENT RENT 72.00 0.00 72.00 408.00 20.00
SUBSIDY SUBRENT 1,169.00 0.00 1,169.00 000 1053.00

22D 3A Affordable 0 Occupied  Adams, Angel 01/30/2017  01/30/2017 ~ 01/31/2018  1,241.00 RESIDENT RENT 302.00 0.00 302.00 30600  298.00
SUBSIDY SUBRENT 939.00 0.00 939.00 000  939.00

22 2A NA 0 Occupied  Best, Kim 01/16/2013  01/16/2013 013172014 1110500 RESIDENT RENT 221.00 0.00 221.00 22800  205.00

* indicates amounts not included in detail totals.
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SUBSIDY SUBRENT 884.00 0.00 884.00 0.00 (70.00)
22F 2A NA 0 Occupied  Amold, Whitney ~ 11/03/2009  11/03/2009  11/30/2010  1,105.00 RESIDENT UTILREIMB 0.00 (82.00) (82.00) 13200 (82.00)
SUBSIDY SUBRENT 1,105.00 0.00 1,187.00 0.00 1,187.00
SUBSIDY UTAC 0.00 82.00
226 4A NA 0 Occupied ~ HEMBY, SHAKIA  10/19/2009  10/19/2009  10/31/2009 ~ 1.285.00 RESIDENT RENT 121.00 0.00 121.00 87.00 43.00
SUBSIDY SUBRENT 1,164.00 0.00 1,164.00 0.00 1,192.00
2-2H 4A N/A 0 Occupied Smith, Hanethia 09/26/2012  09/26/2012  09/30/2013 1,28500 RESIDENT RENT 886.00 0.00 886.00 78.00 505.00
SUBSIDY SUBRENT 399.00 0.00 399.00 000  399.00
33A aA NA 0 Occupied  Sampson,Angela  06/27/2014  06/27/2014  06/30/2015  1,285.00 RESIDENT RENT 71.00 0.00 71.00 25.00 52.00
SUBSIDY SUBRENT 1,214.00 0.00 1,214.00 0.00 1,183.00
3-38 aA Affordable 0 Occupied Jean-Louis, 03/16/2012  03/16/2012  03/31/2013 1,285.00 RESIDENT RENT 243.00 0.00 243.00 25.00 239.00
Magalie
SUBSIDY SUBRENT 1,042.00 000 1,042.00 000 1,042.00
33C 3A N/A 0 Occupied Beverly, Camille 10/01/2015  10/01/2015  10/31/2016 1.241.00 RESIDENT RENT 146.00 0.00 146.00 397.00 89.00
SUBSIDY SUBRENT 1,095.00 0.00 1,095.00 0.00  1,095.00
33D 3A N/A 0 Occupied  LINDLEY, 04/15/2010  04/15/2010  04/30/2010 1,241.00 RESIDENT RENT 120.00 0.00 120.00 214.00 112.00
CHIQUITA
SUBSIDY SUBRENT 1,121.00 0.00 1,121.00 000 112200
3-3E 2A N/A 0 Occupied Blackwell, Erica 1215/2017  12/15/2017  12/31/2018 1,105.00 RESIDENT RENT 37.00 0.00 37.00 144.00 37.00
SUBSIDY SUBRENT 1,068.00 0.00 1,068.00 0.00 1654.00
3-3F 2A N/A 0 Occupied Nation, Jessiqua 09/12/2014  09/12/2014  09/30/2015 1,10500 RESIDENT UTILREIMB 0.00 (52.00) (52.00) 55.00  (104.00)
SUBSIDY SUBRENT 1,105.00 0.00 1,157.00 0.00 1,157.00
SUBSIDY UTAC 0.00 52.00
336 A N/A 0 Occupied Wood, Angel 12122/2017  12/22/2017  12/31/2018 1,285.00 RESIDENT RENT 13.00 0.00 13.00 166.00 13.00
SUBSIDY SUBRENT 1,272.00 0.00 1,272.00 0.00 168200
3-3H 4A N/A 0 Oceupied Martin, 09/11/2017  09/11/2017  09/30/2017 1,285.00 RESIDENT RENT 142.00 0.00 142.00 97.00 142.00
Quennariel
SUBSIDY SUBRENT 1,143.00 0.00 1,143.00 0.00 1,142.00
4-4A 4A N/A 0 Occupied SAFFO,LONNIE ~ 01/14/2010  01/14/2010  02/28/2010 1,285.00 RESIDENT RENT 53.00 0.00 53.00 74.00 34.00
SUBSIDY SUBRENT 1,232.00 0.00 1,232.00 0.00 1201.00
448 o) NA 0 Occupied  Evans, Tracie 12/09/2016  12/09/2016  12/31/2017  1,285.00 RESIDENT RENT 741.00 0.00 741.00 73200  741.00
SUBSIDY SUBRENT 544.00 0.00 544.00 000  544.00
44C 28 NA 0 Occupied  Hall, Elonda 05/06/2016  05/06/2016  05/31/2017 110500 RESIDENT RENT 361.00 0.00 361.00 456.00  361.00
SUBSIDY SUBRENT 744.00 0.00 744.00 000 74400
4-4D 2A NA 0 Occupied  Duhart, Adjah 1211912017 12119/2017  12/31/2018 1,105.00 RESIDENT RENT 211.00 0.00 211.00 31800  211.00

* indicates amounts not included in detail totals.
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SUBSIDY SUBRENT 894.00 0.00 894.00 0.00 1269.00
4-4E 3A N/A 0 Occupied Moreland, 12/16/2014  12/16/2014  12/31/2015 1,241.00 RESIDENT RENT 157.00 0.00 157.00 290.00 59.00
Jennifer
SUBSIDY SUBRENT 1,084.00 0.00 1,084.00 000 82400
44F 3A NA 0 Occupied  PARKER, 09/12/2005  08/01/2006  07/31/2007 ~ 1,241.00 RESIDENT UTILREIMB 0.00 (103.00) (103.00) 10000 (103.00)
LONNIE
SUBSIDY SUBRENT 1,241.00 0.00 1,344.00 000 1344.00
SUBSIDY UTAC 0.00 103.00
4-4G 2A Affordable 0 Occupied  Benefield, Cheryl ~ 11/12/2014  11/12/2014  11/30/2015 1,105.00 RESIDENT RENT 215.00 0.00 215.00 327.00  225.00
SUBSIDY SUBRENT 890.00 0.00 890.00 000  890.00
4-4H 2A N/A 0 Occupied GADSDEN, 07/08/2004 ~ 07/01/2006  06/30/2007 1,105.00 RESIDENT RENT 90.00 0.00 90.00 0.00 90.00
LAKEISHA
SUBSIDY SUBRENT 1,015.00 0.00 1,015.00 0.00 1,015.00
44l 3A N/A 0 Occupied Benjamin, 02/22/2013  02/22/2013  02/28/2014 1,241.00 RESIDENT RENT 164.00 0.00 164.00 295.00 149.00
Laquiche
SUBSIDY SUBRENT 1,077.00 0.00 1,077.00 0.00 1,077.00
4-4) 3A N/A 0 Occupied Turay, Fatmata 10/28/2014  10/28/2014  10/31/2015 1,241.00 RESIDENT RENT 103.00 0.00 103.00 14200 (411.00)
SUBSIDY SUBRENT 1,138.00 0.00 1,138.00 0.00 1,138.00
5-5A aA NA 0 Occupied  Scott, Shatika 10/07/2016  10/07/2016  09/30/2017 1,285.00 RESIDENT RENT 67.00 0.00 67.00 219.00 62.00
SUBSIDY SUBRENT 1,218.00 0.00 1,218.00 000 1218.00
558 aA NA 0 Occupied  Dixon, Tiffany 1011412016 10/14/2016  10/31/2017  1,285.00 RESIDENT UTILREIMB 0.00 (128.00) (128.00) 25800  (130.00)
SUBSIDY SUBRENT 1,285.00 0.00 1,413.00 000 1413.00
SUBSIDY UTAC 0.00 128.00
55C 2 NA 0 Occupied  Ervin, De'nea 01/31/2017  01/31/2017 ~ 01/31/2018  1,105.00 RESIDENT RENT 260.00 0.00 260.00 32000  260.00
SUBSIDY SUBRENT 845.00 0.00 845.00 0.00 845.00
55D 2A N/A 0 Occupied Randall, Multtee 07/29/2013  07/29/2013  07/31/2014 1,105.00 RESIDENT RENT 88.00 0.00 88.00 78.00 3.00
SUBSIDY SUBRENT 1,017.00 0.00 1,017.00 000 1,017.00
5-5E 3A N/A 0 Occupied Dobbs, Dianna 06/10/2010  06/10/2010  06/30/2011 1,241.00 RESIDENT RENT 103.00 0.00 103.00 111.00 102.00
SUBSIDY SUBRENT 1,138.00 0.00 1,138.00 0.00 1,043.00
5-5F 3A N/A 0 Occupied Jones, Jennifer 11/20/2012  11/20/2012  11/30/2013 1,241.00 RESIDENT RENT 96.00 0.00 96.00 403.00 (3.00)
SUBSIDY SUBRENT 1,145.00 0.00 1,145.00 0.00 1,145.00
556 2A N/A 0 Occupied Washington, 10/09/2014  10/09/2014  10/31/2015 1,105.00 RESIDENT UTILREIMB 0.00 (71.00) (71.00) 33.00  (625.00)
Khalidda
SUBSIDY SUBRENT 1,105.00 0.00 1,176.00 0.00 1,176.00
SUBSIDY UTAC 0.00 71.00
5-5H 2A N/A 0 Occupied  Greene, Yashi 02/10/2016  02/10/2016  02/28/2017 1,105.00 RESIDENT UTILREIMB 0.00 (30.00) (30.00) 293.00 (38.00)

* indicates amounts not included in detail totals.
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SUBSIDY SUBRENT 1,105.00 0.00 1,135.00 0.00 1,135.00
SUBSIDY UTAC 0.00 30.00
551 3A N/A 0 Occupied Jarmon, Debra 10/08/2010  10/08/2010  10/31/2011 1,241.00 RESIDENT RENT 115.00 0.00 115.00 317.00 114.00
SUBSIDY SUBRENT 1,126.00 0.00 1,126.00 000 1,126.00
55 3A N/A 0 Occupied Belts, Tiara 10/27/2017  10/27/2017  10/31/2018 1,241.00 RESIDENT RENT 245.00 0.00 245.00 373.00 205.00
SUBSIDY SUBRENT 996.00 0.00 996.00 000  996.00
6-6A 3A N/A 0 Occupied Holifield, Qujaida 08/05/2016  08/05/2016  08/31/2017 1,241.00 RESIDENT RENT 330.00 0.00 330.00 555.00 330.00
SUBSIDY SUBRENT 911.00 0.00 911.00 0.00 911.00
668 3A NA 0 Occupied  WATKINS, 07/08/2013  07/08/2013  07/31/2013  1241.00 RESIDENT RENT 314.00 0.00 314.00 32000  305.00
SHANNON
SUBSIDY SUBRENT 927.00 0.00 927.00 000  927.00
6-6C 24 Affordable o Occupied  Conner, Demeika  07/07/2015  07/07/2015  07/31/2016  1,105.00 RESIDENT UTILREIMB 0.00 (52.00) (52.00) 24900  (54.00)
SUBSIDY SUBRENT 1,105.00 0.00 1,157.00 0.00 1,157.00
SUBSIDY UTAC 0.00 52.00
6-6D 2A N/A 0 Occupied Thompson, 05/29/2015  05/29/2015  05/31/2016 1,105.00 RESIDENT RENT 333.00 0.00 333.00 323.00 333.00
Lacresha
SUBSIDY SUBRENT 772.00 0.00 772.00 000 77200
6-6E 3A N/A 0 Occupied Hayes, Nicole 110172017 11/01/2017  10/31/2018 1,241.00 RESIDENT RENT 399.00 0.00 399.00 527.00 399.00
SUBSIDY SUBRENT 842.00 0.00 842.00 000 84200
6-6F 3A NA 0 Occupied  Gates,Rachelle  08/15/2017  08/15/2017 ~ 08/31/2018  1,241.00 RESIDENT UTILREIMB 0.00 (7.00) (7.00) 121.00 (7.00)
SUBSIDY SUBRENT 1,241.00 0.00 1,248.00 000 1,249.00
SUBSIDY UTAC 0.00 7.00
6-6G 2A N/A 0 Occupied Ellison, Nafraitis 05/19/2015  05/19/2015  05/31/2016 1,10500 RESIDENT RENT 259.00 0.00 259.00 175.00 252.00
SUBSIDY SUBRENT 846.00 0.00 846.00 000  846.00
6-6H 2A N/A 0 Occupied HENDRICKS, 07/16/1982  07/01/2006  06/30/2007 1,10500 RESIDENT RENT 104.00 0.00 104.00 105.00 104.00
CARRIE
SUBSIDY SUBRENT 1,001.00 0.00 1,001.00 0.00 1,001.00
661 4A NA 0 Occupied  Slade, Yolinda 102012010 10/20/2010  10/31/2011  1,285.00 RESIDENT RENT 601.00 0.00 601.00 167.00  573.00
SUBSIDY SUBRENT 684.00 0.00 684.00 000 53200
6-6J A Affordable 0 Occupied  SISTRUNK, 12128/2009 121282009  01/31/2010  1,285.00 RESIDENT RENT 528.00 0.00 528.00 2500  645.00
ROYCHELLE
SUBSIDY SUBRENT 757.00 0.00 757.00 000  757.00
7TA 4A N/A 0 Occupied Ponder, Tera 05/06/2013  05/06/2013  05/31/2014 1,285.00 RESIDENT UTILREIMB 0.00 (22.00) (22.00) 27.00 (22.00)
SUBSIDY SUBRENT 1,285.00 0.00 1,307.00 000 1307.00
SUBSIDY UTAC 0.00 22,00
778 A NA 0 Occupied  Muse, Betty 06/02/2008  06/02/2008  06/30/2009 1,285.00 RESIDENT RENT 52.00 0.00 52.00 191.00 51.00

* indicates amounts not included in detail totals.
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SUBSIDY SUBRENT 1,233.00 0.00 1,233.00 000 1233.00
77C 2A N/A 0 Occupied Nealy, Allyson 10/24/2014  10/24/2014  10/31/2015 1,105.00 RESIDENT UTILREIMB 0.00 (81.00) (81.00) 2500  (283.00)
SUBSIDY SUBRENT 1,105.00 0.00 1,186.00 0.00 1,186.00
SUBSIDY UTAC 0.00 81.00
77D 28 NA 0 Occupied  John, Kharizmah ~ 11/04/2008  11/04/2008  11/30/2009  1,105.00 RESIDENT RENT 1.00 0.00 1.00 57.00 1.00
SUBSIDY SUBRENT 1,104.00 0.00 1,104.00 0.00 1,104.00
7-7E 3A N/A 0 Occupied Dela Rosa, 08/31/2016  08/31/2016  08/31/2017 1,241.00 RESIDENT RENT 69.00 0.00 69.00 196.00 68.00
Natalie
SUBSIDY SUBRENT 1,172.00 0.00 1,172.00 000 1,172.00
7-TF 3A NA 0 Occupied  Pounds, Vivian 08/20/2013  08/20/2013  08/31/2014  1,241.00 RESIDENT RENT 313.00 0.00 313.00 35500  313.00
SUBSIDY SUBRENT 928.00 0.00 928.00 000  928.00
776 aA NA o Occupied  Mezier, 11/09/2010  11/09/2010  11/30/2011  1,285.00 RESIDENT UTILREIMB 0.00 (59.00) (59.00) 21400  (372.00)
Jacqueline
SUBSIDY SUBRENT 1,285.00 0.00 1,344.00 0.00 1,344.00
SUBSIDY yTAC 0.00 59.00
77H aA NA 0 Occupied  Sanchez, 1211212014 12/12/2014  12/31/2015  1.285.00 RESIDENT RENT 282.00 0.00 282.00 25300  282.00
Lissethe
SUBSIDY SUBRENT 1,003.00 0.00 1,003.00 0.00 1,003.00
8-8A 4A Affordable 0 Occupied Ray, Monica 1202002013  12/20/2013  12/31/2014 1.285.00 RESIDENT RENT 63.00 0.00 63.00 148.00 3.00
SUBSIDY SUBRENT 1,222.00 0.00 1,222.00 0.00 1.052.00
888 3A NA 0 Occupied  Navarro, Maria 10/18/2017  10/18/2017  10/31/2018 124100 RESIDENT RENT 69.00 0.00 69.00 197.00 69.00
SUBSIDY SUBRENT 1,172.00 0.00 1,172.00 0.00 1,172.00
8-8C 2A N/A 0 Occupied Mayers, Merissa 10/19/2012  10/19/2012  10/31/2013 1,105.00 RESIDENT RENT 104.00 0.00 104.00 429.00 81.00
SUBSIDY SUBRENT 1,001.00 0.00 1,001.00 0.00  1,001.00
88D A NA 0 Occupied  Crowder, Larina  09/01/2009  09/01/2009 ~ 09/30/2010  1,285.00 RESIDENT UTILREIMB 0.00 (128.00) (128.00) 2500  (138.00)
SUBSIDY SUBRENT 1,285.00 0.00 1,413.00 0.00 1427.00
SUBSIDY UTAC 0.00 128.00
8-8E 4A NA 0 Occupied  Johnson, Tyrita 12/08/2012  12/08/2012  12/31/2013  1,285.00 RESIDENT RENT 379.00 0.00 379.00 38600  379.00
SUBSIDY SUBRENT 906.00 0.00 906.00 000  966.00
9-9A 4A N/A 0 Occupied DOBBS, 07/31/2012  07/31/2012  08/31/2012 1,28500 RESIDENT RENT 50.00 0.00 50.00 279.00 (26.00)
REBEKAH
SUBSIDY SUBRENT 1,235.00 0.00 1,235.00 000 123200
998 4A N/A 0 Occupied Burkes, Natasha 01/03/2014  01/03/2014  01/31/2015 1,28500 RESIDENT UTILREIMB 0.00 (87.00) (87.00) 86.00 (87.00)
SUBSIDY SUBRENT 1,285.00 0.00 1,372.00 000 1373.00
SUBSIDY UTAC 0.00 87.00

* indicates amounts not included in detail totals.
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99C 2A N/A Occupied Williams, 03/18/2016  03/18/2016  03/31/2017 1,105.00 RESIDENT RENT 173.00 0.00 173.00 237.00 162.00
Kennicia

SUBSIDY SUBRENT 932.00 0.00 932.00 0.00 933.00

a0 24 NA Occupied  Evans, Arkell 06/24/2016  06/24/2016  06/30/2017  1,105.00 RESIDENT RENT 262.00 0.00 262.00 647.00  262.00
SUBSIDY SUBRENT 843.00 0.00 843.00 000  843.00

99E 3A NA Occupied  Fletcher, 111412008 11/14/2008  11/30/2009  1,241.00 RESIDENT RENT 755.00 0.00 755.00 5600  716.00

Monique

SUBSIDY SUBRENT 486.00 0.00 486.00 000  486.00

9-9F 3A NA Occupied  Cheatom,Maya  04/04/2016  04/04/2016  04/30/2017  1,241.00 RESIDENT RENT 276.00 0.00 276.00 335.00  262.00
SUBSIDY SUBRENT 965.00 0.00 965.00 000  965.00

99G 4A N/A Occupied Shanks, Tonya 09/18/2015  09/18/2015  09/30/2016 1,285.00 RESIDENT UTILREIMB 0.00 (128.00) (128.00) 66.00  (136.00)
SUBSIDY SUBRENT 1,285.00 0.00 1,413.00 0.00 1413.00
SUBSIDY UTAC 0.00 128.00

9-9H 4A NA Occupied  Santiago, Christy ~ 02/04/2014  02/04/2014  02/28/2015  1,285.00 RESIDENT UTILREIMB 0.00 (128.00) (128.00) 34200  (128.00)
SUBSIDY SUBRENT 1,285.00 0.00 1.413.00 000 1413.00
SUBSIDY UTAC 0.00 128.00

10104 4A NA Occupied  Stubbs,Natasha  04/10/2017  04/10/2017  04/30/2018  1,285.00 RESIDENT RENT 20.00 0.00 20.00 173.00 20.00
SUBSIDY SUBRENT 1,265.00 0.00 1,265.00 0.00 1265.00

10-108 aA N/A Occupied Tye, Cynethia 06/21/2017  06/21/2017  06/30/2018 1.285.00 RESIDENT RENT 111.00 0.00 111.00 264.00 104.00
SUBSIDY SUBRENT 1,174.00 0.00 1,174.00 0.00 1,174.00

10-10C 2A N/A Occupied Terry, Lucille 09/26/2003  09/01/2006  08/31/2007 1,105.00 RESIDENT RENT 112.00 0.00 112.00 200.00 103.00
SUBSIDY SUBRENT 993.00 0.00 993.00 000  993.00

100D 2A NA Occupied  Kelly, Hillary 06/16/2015  06/16/2015  06/30/2016  1,105.00 RESIDENT UTILREIMB 0.00 (82.00) (82.00) 36.00  (93.00)
SUBSIDY SUBRENT 1,105.00 0.00 1,187.00 0.00 1,187.00
SUBSIDY UTAC 0.00 82.00

10-10E 3A N/A Occupied Pezzano, Elena 11022017 11/02/2017  11/30/2018 1,241.00 RESIDENT RENT 108.00 0.00 108.00 236.00 104.00
SUBSIDY SUBRENT 1,133.00 0.00 1,133.00 0.00 3361.00

10-0F  3A NA Occupied  Patterson, Trudy ~ 04/04/2008  04/04/2008 ~ 04/30/2009  1,241.00 RESIDENT RENT 394.00 0.00 394.00 280.00  2,059.00
SUBSIDY SUBRENT 847.00 0.00 847.00 000  847.00

10-10G 2A N/A Occupied Grami, Emna 05/31/2017  05/31/2017  05/31/2018 1,105.00 RESIDENT RENT 309.00 0.00 309.00 416.00 309.00
SUBSIDY SUBRENT 796.00 0.00 796.00 0.00 796.00

10-10H 2A N/A Occupied Bligen, Linda 08/11/2008  08/11/2008  08/31/2009 1,105.00 RESIDENT RENT 108.00 0.00 108.00 162.00 107.00
SUBSIDY SUBRENT 997.00 0.00 997.00 000  997.00

10-101 3A NA Occupied  Franklin, Nekisha ~ 05/30/2008  05/30/2008 ~ 05/31/2009 ~ 1,241.00 RESIDENT RENT 58.00 0.00 58.00 50.00 49.00
SUBSIDY SUBRENT 1,183.00 0.00 1,183.00 0.00 1,183.00

* indicates amounts not included in detail totals.



OneSite Rents v3.0 Corp. ion - D Village Page 7 of 8
01/05/2018  8:40:13AM RENT ROLL DETAIL mgt-521-003
As of 01/04/2018
Parameters: Properties - ALL;Show All Unit Designations or Filter by - ALL;Subjournals - ALL;Exclude Formers? - Yes;Sort by - Unit;Report Type - Details + Summary;Show Unit Rent as - Market + Addl.;
details
Other
unit Unit/Lease Move-In Lease Lease Market Sub  Trans Lease arges/ Total Dep balance
Unit  Floorplan designation SQFT Status Name Move-Out Start End + Addl. Journal Code Rent Credits Billing  On Hand
10-10J 3A N/A 0 Occupied Wynn, Niketa 02/14/2017  02/14/2017  02/28/2018 1,241.00 RESIDENT RENT 125.00 0.00 125.00 311.00 86.00
SUBSIDY SUBRENT 1,116.00 0.00 1,116.00 0.00 1.155.00
10-10K 4A N/A 0 Occupied Manning, Ebony 01/29/2016  01/29/2016  01/31/2017 1,28500 RESIDENT RENT 223.00 0.00 223.00 167.00 90.90
SUBSIDY SUBRENT 1,062.00 0.00 1,062.00 0.00 1,062.00
totals: 106,584.00 106,584.00 0.00  106,584.00  19,309.00

* indicates amounts not included in detail totals



Page 8 of 8

OneSite Rents v3.0 Corp. ion - D Village
01/05/2018  8:40:13AM RENT ROLL DETAIL mgt-521-003
As of 01/04/2018
Parameters: Properties - ALL; Show All Unit Designations or Filter by - ALL;Subjournals - ALL;Exclude Formers? - Yes;Sort by - Unit;Report Type - Details + Summary;Show Unit Rent as - Market + Addl.;
Amt / SQFT: Market = 0 SQFT; Leased = 0 SQFT;
Average Average Market Average Leased Units Units
Eloorplan it Units SQFT Market + Addl Amt/SQFT Leased Amt/SQFT Occupied _ Occupancy % _ Available
2A 29 0 1,105.00 0.00 1,105.00 0.00 29 100.00 0
3A 29 0 1,241.00 0.00 1,241.00 0.00 29 100.00 0
4A 30 0 1,285.00 0.00 1,285.00 0.00 30 100.00 0
totals / averages: 88 0 1,211.18 0.00 1,211.18 0.00 88 100.00 0
occupancy and rents summary for current date
unit status Market + Addl. # units potential rent
Vacant Leased o -
Admin/Down 0 )
Vacant Not Leased 0 &
Occupied, no NTV 106,584.00 88 106,584.00
Occupied, NTV 0 -
Occupied NTV Leased 0 -
totals: 106,584.00 88 106,584.00
summary ing by sub journal for current date
sub journal amount
RESIDENT 13,454.00
SUBSIDY 93,130.00
total: 106,584.00
summary billing by transaction code for current date
code amount
RENT 14,953.00
SUBRENT 91,631.00
UTAC 1,499.00
UTILREIMB (1.499.00)
106,584.00

total:




DOUGLASS VILLAGE, LTD
¢/o CRI, Inc.
11200 Rockyville Pike, Suite 300
Rockville, MD 20814
Tel: 301-332-4486

December 1, 2017

Ms. Lisa Johnson

Assistant Director

Georgia Assel Management
National Housing Compliance
1975 Lakestde Parkway

Suite 310

Tucker, GA 30084

Re:  Douglass Village HAP Contract Renewal
Contract Number: GAO6R000008

Dear Ms. Johnson:

Enclosed is the owner signed HAP renewal submission for Douglass Village. The final contract

expiration occurs on 12/31/2017. The owner would like to renew the contract for a period of one
year under Option 4. We are requesting the budget amount of $1,256,993.00, which is a 0.469%
reduction.

Also enclosed is the Utility Adjustment Factor Summary.

If you have any questions, you may contact me, Matthew Bleier of Edgewood Management at
301-562-1600 or Richard Michael Price of Nixon Peabody at 202-5835-8716.

Sincerely,

%///[//ﬁx’% ///

Michael Murphy

Enclosures

4831-4472-4055 1



Contract Renewal U.S. Department of Housing OMB No. 2502-0587
Request Form and Urban Development (Exp. 04/30/2017)

., ; A Office of Housing
Multifamily Section 8 Contracts

Public reporting burden for this coll=ction of informatien is eslimated avecige 1 hour per response, inchuding the time far reviewing instauctions, searching existing.
data sources, getliering and naintaining the data needed, and completing und revicwing Lhe collection of infermation. This iaformation [s required to obioin bernefits.
HUD may not callect this information, and you are net required to complste this form, unless it displays 4 currently valid OM B control ngraber.

Title V of the Depariments of Veterns Affirs ond Houslng snd Urban Development and Independent Apencies Approprmms;‘\cl ol 1988 (P.L. 106-¢5, 11} Stat
13B4) authorizes the FHA Multifamily Hous:ng Mnngage and Housing Assisiance Restruciuring Progrom. HUD i a statutary | pregram direcied
at FHA-insured multifamily projecis that have project-based Section B contracts with above-market rents. The ml’onmt an collection is used to determine criteria
cligititity of FHA-insured multifamily properties for participation in the Mazk to Market program and the terms on which participation shauld occut, The purpese of the
program is to praserve low-income rental iousiag affordability while reducing the Jong-termn costs of Federal rental assi Whife no of confidexdali

arp. plrdged to respondzats, HUD generadly discloses this data only in response lo g Freedom of Information request.

Cover Sheet

DoJglass Viliage

'PROJECT NAME
8549 Brown Street, Douglassville, GA 30134

PROJECT ADDRESS

Douglass Vilage, LTD

PROJECT OWNER

N/A 780210477

FHA PROJECT NO DUNS NUMBER

88 83

TOTAL UNITS IN PROJECT TOTAL SECTION 8 UNITS IN PROJECT
11430/2017

DATE OF SUBMISSION DATE RECEIVED BY HUD

Section 8 contracts and stages in the project:
“Section 8 Contract Stage Number Combine # Expiration

Number. ~ (if,appli_cab!ey (Yes?) © Units = Date

GAO6R000008 88 12/31/2017 Yes

1 form HUD-9624 (7/2008)



I hereby elect to renew the above-indicated contracts under the following option {(Check the
appropriate box(es) below and provide the corr_esponding workshee((s)):

This is an ] Initial or [ Subsequent Renewal of a MAHRA contract,
] OPTION ONE - Request Renewal Under Mark-Up-To-Market Procedures
] Option One A Entitlement Mark-Up-To-Market

[JOption One B Discretionary Authority

1 hereby request a contract renewal for a -year term. (A five-year minimum term})
(] OpTiONTWO - Request Renewal With Rents At or Below Comparable Market Rents And
Without Restructuring
{ hereby request a contract renewal for a -year term. (A maximum 20-year term)

[[] OrTioN THREE - Request Referral to QAHP for: Choose One

[ ) OPTION THREE-A - Reduction of Section 8 Rents to Comparable Market Rents without
Restructuring (Lite)

"] OPTION THREE-B - Restructure of the mortgage and reduction of Section 8 Rents to
Comparable Market Rents (Full)

¥ OpTiON FOUR - Request Renewal of the Contract for Projects Exempt from or not Eligible for
Debt Restructuring

1 hereby request a contract renewal for a 20 -year terrm.
[T] OprioN FIVE - Portfolio Reengineering Demonstration and Preservation Contract Renewals

[T 1 request a contract renewal of my Demonstration Program Contract,
(Based on Use Agreement)

[[] Mortgage Restructuring Demonstration Use Agreement
[] Budget Based Without Mortgage Restructuring Demonstration Use Agreement

[]1 request a contract renewal of my Preservation Program Contract.

1 hereby request a contract rencwal for a -year term. (The term may not exceed
the remaining term of the recorded Use Agreement.)

[C] OorTioN s1x - Opt-Out of the Section 8 Contract

50 4 7 oA /.,
Owner’s signature; %’K@x%ﬁa?\, Date: f;//j:,///
. L
{

2 form HUD-9624 (7/2008)



RENEWAL WORKSHEET FOR OPTION FOUR
Request Renewal of Contract for Projects Exempted From OAHP

[ kereby request a RENEWAL of my contract under Option Four and [ am submitting an OCAF Worksheet and a
budget calculation to determine which adjusunents meets the “lesser of” tesL. My project is cligibls to rencw under
this option because it falls into one of the following categories (Please sefect one of the joilowing).
[] State or Local Government finencing, [ am submitting:
s Copies of the original financing documents;
o The underlying statutory authority which I believe conflicts with a Mark-To-Market restrucluring plan;
And
» My bond counsel’s opinion as to the conflict.

[ Section 202/8 and/or Section 515/8 Project; and/or a Section 202 loan refinanced pursuant to Section 811 of the American
Homeownership and Econamic Opportunity Act of 2000

[J SRO Moderate Rehabilitation Project; OR

[ Section 512(2) of MAHRA
[ am submitling a Rent Comparability Study that shaws rents are at or below market.

] Multifamily Fiousing Project not eligibic under Section 512(2) of MAHRA, or

[ Risk Sharing Loan provided by qualified state or local housing finance agency.

{1 understend that at Renewal, the rent is set a: the lesser of:
The Annual Adjusted Rent Potential of the Expiring Contracts
(based on the anached OCAF Worksheet), OR

The Section 8 Contract Ren; Potential (rom the budget-based
rent determination (retlected in the attached budget)

AND
T | have attached the completed QCAF Worksheet (Form HUD 9625):
7] 1 have inciuded a budget snd rent schedule completed in accordance wilh the requirements in HUD Handbook 4350.1,

[7] t have abided by the reguirenients in 24 CFR 245 regarding tenant notification ol a proposed rent increase, The
attached budget and rent schedule was available to tenants upon their request

1 hereby certify that:
Neither T, nar any of my affiliates, are suspended or debarred OR
[, or my affiliates, are suspended or debarred and are -equesting a contract renewal subject to HUD approval: AND

[} This information is trus and complete.

Projeet Name Douglass Viliags

Owner's Name Douglass Village, LTD
Yo oid 77 ~ o
Qwner’s Signature, “,7{/—’: Gopif, /é/f s Date /é/‘l;;//‘/’
2 ;

Warning: Any person who knowingly preseis & falle, ﬁ)Jtiliuu‘r, or frandulent statement or clain in a matter within
the jurisdiction of the U.S. Department of Housing aimi Urban Development is subject (o criminal peralties, civil
liability, and administrative sanctions, including but not fimited to: (i) fines and imprisonment under 18 U.S.C. §§
287, 1001, 1010 and 1012; (i) civil penaltizs and damages under 3) U.S.C. § 3729; and (il}) admiristralive
sanctions. claims, and penalties undey 24 C.F,R parts 24, 28 and 30,

11 i form HUD-9624 (7/2008}



U.5. Department of Housing
and Urban Development
Office of Housing

QOCAF Rent Adjustment
Worksheet

Multifamily Section 8 Contracts

Public reporting burden tor this cefection of informadion is estivated to 45 t Fasponse,

not colledt tis 1, and you are not r2g

OMB NO, 2602-0587 (exp. 11/30/2017)

bme for feviening instruchions, searching
axisling data sources, galhering and maintaining e data needed, ard oomplelingand lwmra the collcdmnohr\fnmuan This infosmatlon is zequired to obtain benefits. HUD may
malate L form, untess it displays 3 cunently valld OMB control number.

Tilte v ¢f the Departments of Vaterans Affairs and Mouslng and Urban Ok and Agencies Appl

Actof 1968 (P.L_ 106-65, 111 Stal.

1384) authosizes Ihe FHA Multifarrily Housing Mengage and Hpusing ing Program. HUD
1rents.

amnuuwy ogram directed al

FHA- msumdmulhram‘ly projects that ha» project-desed Sedion B contracls with aboy
ni FI-"' j

e i i 10
ion tn lrz Mark to Market program and the lerms on which parlicigation shomdow The purpask of (e program
Whia ara pledged Io

eigibliity

i rental hnus'ng le reducing the tang-term costs of Federal rental
uc:pondenu HUD generally disdoscs this data only In vesponss 10 a Fraadom of Informafian request.

Douglass Village

Project Name:
65439 Brown Street Douglasvills, GA 30134

Project Addrese:
Douglass Village, LTD

Project Owner

N/A 780210477

FHA Project No. DUNS Number

88 ag

Tatal Unils in Project: Tatal Section 8 Units in Project
10/30/2017

Date of Submissicn: Date Received by HUD:

Step 1:

Calculate the current Section 8 Rent Potential for EXPIRING contracts

3
Unit Type and # of Units Current Section 8 Current Section 8 Rent
Contract andfor Contract Rents Potential
Stage (BxC)
EFF 0 0 0.00
1BR 291 1105 32,045.00
2 BR 29 1241 35,989.00
3 BR 30 1285 38,550.00
4 BR a 1} 0.00
5BR ] 0 0.00
6 BR 0 0 0.00
(E) Monthly Expiring Section 8 Contract Rent Potential
{Total of column D) 106,584.00

(F) Annual Section 8 Rent Potential for Expiring Contracts
(Ex12)

1 279, 008 00

OCAF Worksheet 1

form HUD-9625 (10/2007)




Step 2:
Calculate Increase Factor Adjusted by OCAF for Expiring contracts

Aliachmeni 38

Total Annual Rent Potential For

Non-Expiring Section 8 Contracts 0.00
Total Annual Rent Potential .
For Non-Sec. 8 Units 0.00

Total Annual Project Rent Potential
{F+G+H) 1,279,008.00

Expiring Section 8 Portion of
Total Project Rent Potential (F + 1) 1.00
Total Annual Project Debt Service . 253,652.76
Annuat Expiring Section 8 Share of Debt Service
. {J x K} 253,652.76
Annual Expiring Section 8 Potential Less Expiring Sec. 8 i ]
Share of Debt Service (F -L) 1,025,355.24
QCAF Adjustment 1.020
Annual Expiring Section 8
Rent Potential Attributed to Operations
Multiplied by Published OCAF (M x N} 1,045,862,34
Adjusted Contract Rent Potential {L + O) 1,299,515.10
Lesser of (P) or Comparable Rent Potential From Rent

Camparability Study 1.288,515.10
Increase Factor {@ + F) 1.016

Step 3:

Calculate OCAF Adjusted contract Rent Potential for Expiring Section 8 contracts ONLY

§ Adjusted
Unit Type and Annual Annual Rent
Contract Current Contract OCAF Adjusted {Adjusted Rent|  Potential
and/or Stage # Units Rents Rent (R x U) (Vx12) {TxW)
EFF . 0 Q 0 0 0
1BR 29 1105 1123 13476 300804
2 BR 29 1241 1261 15132 438828
3BR 30] 1285 1306 15667 470002
4 BR 3 0 0 0 Y 0
5 BR 0 0 0 0 0
6 BR ) [ 0 0 0 0
(Y) Aunual Adjusted Rent Potential of the Expiring Contracts(s)

§ (total Column X): ..1,209.834

OCAF Worksheet 2

form HUD-9625 (10/2007)



Ahachment 38

1 (We) hereby certify that the statements and representations contained in or accompanying this instrument
are true, accurate and complete to the best of my (our) knowledge and belief.

Project Name: Douglass Village

Owner's Name: ‘Douglass Village, LTD

7 P > : Yy
Owner's signature: 57 ,:f;’z. /{% ﬁ(/ Date: ///:37/ 4
{ :

N

WARNING: Any person who knowingly presents a false, fictitious, or fraudulent statement or claim ina
matter within the jurisdiction of the U.S. Department of Housing and Urban Development is subject to criminal
penalties, civil liability, and administrative sanctions, including but not limited to: (i) fines and imprisonment under
18 U.S.C. §§ 287, 1001, 1010 and 1012; (i) civil penalties and damages under 31 U.S.C. § 3729; and (jii}
administrative sanctions, claims, and penalties under 24 C.F.R parts 24, 28 and 30.

OCAF Worksheet 3 form HUD-9625 (1012007)



Rent Schedule
Low Rent Housing

U.8. Department of Housing
and Urban Development
Ofiice of Housing

Federal Housing Commissioner
See page 3 for insinuclions, Public Burden Statement and Privacy Act requirements.

OME Approval No. 2502-0012
(exp. 07131/2017)

ProjactName FHA Projacl Numbar Daie Rents Wil Be Elfeclive (maviddyyyy)
Dougiass Village Apartments 02i01/2017
Part A - Apartmen( Rants )
Show Ihe actual renls you intend la &anrga, even if the total of Ihese rants [s less than the A ttomhiy Rent Potential.
0l. Cal, 5 Marke? Renls
Unit Type Conlract Aenis Utiity (Stc. 298 Projects Geky}
ColL 4 Allowances Col. & Col. 8
(laclude Non-revenve Cal. 2 Monlhly Gross Rent Col.7 Moatbly
Praducing Unils) Mumber Col. 3 Conlract Rent | (Effective Date { {Col. 3+ Col. 5} Remt Market Rent
af Units Rent Per Unit Palenllal (ﬂjl)ryﬂ? Fer unit Patential
(Col, 2 X Col. 3) ? 17 (Col. 2x Cot, 7)
2BR.Section 8 28 1.1.05 32.045 107 1,212 0
3 BR-Segtivi 8 2 ~1.241 35.989 128 1.369 ; 0
4 BR- Seclion § 30 1.285 38550, 153 1438 0
0 (] g
Q 4] [+
Q a a
[¢] 0 o]
Y] 0 ]
4] 0 Q
0 a 0
D ] 0
Monthly Cnntral:l Rent Potenlial Monihly Markel Rent Palential
gg |(Add Col. 4y (Add Col. 8)°
Total Units $106.584 $0
Yeaily Contracl fAent Patential Yaarly Market Hani Poteniial
(Cot. 4 Sum x 12)" {Col. 8 Sum x 12}*
$1.279,008 50

- These amounts may not exceed the Maximum Allowable Monlhly Ren} Potential approved on the last Rent Computation Worksheel or requested on the
Worksheel you are now submitting. Markel Rent Potential applies only to Sectlon 236 Projects.

Part B — tems Included In Rent Part D — Nen-Aeveniie Prqmcing Space
EquipmentiFurnishings in Unt {Check (hose inciuded in ranky j
Col. 1 Col.2 Col. 3
Range ) Dishwasher 7] Kilchen Exhaust e e Gty Renl
Refrigerator ] Camet BathExhaust i Type en
Air Conditioner []Crapes (4 WasheriDryar
D Digposal O E!
Utfiltles (check those inclictad [n rent, For each #teny, (even those not
dad In rent), enter E, F, o7 G an line beslde fhat item)
E_alecmc. G=gas; F=fuel ail br coal.
[ Heating [ Ho! Water G (] Ughs, et _E  |Towl RentLoss Due to Non-Reverwa Units s )
[JCoaling _ L& E |:| Cacking __ O[] WateSegwer _ 1PentE- G lal Spate (reteil, vitices, garages, ete)
Col. 4
— , Cal. 2 Cal. 3 Rental Rate
Services/Facitities {check those included in rent) Col.1 Mo;l ;‘;‘/l l:?nt E““{a" Gof‘“' fﬂi‘fg ;
. ol B o
(7] Parking O Nurslng Care e e aolage Qofra)g 4
Laundry _Plavaround . Maid Service
Swimming Pool 7] .Trash Removef | r_']
[[] Tennis Cours a (]
Past C = Charges In Addition to Rent (e.g., parking, cable TV, meals)
Purposs Monthly Charge
S ; Total Commercial Rent
s s 0 | Potential
$ Part F - M Rent Potential
S
Enter Monthly Rant f“‘“‘“ﬁ—l
s .| Potenttal From Rent $ fOfo §d
S Worksfiset {to §& compiated by HUD or isndar
Previous editions are cbsolete Page 1 af 3 m,mrsw-lgizhﬂ (4131.'{0051}



Part G — Information on Mortgagor Ent

Name of Entlty

Type of Entity
[ Individual
[Z1 Corporation

[l Genera! Farinership
Vi Limited Partnership

[JTrust

[} Joint Tenancy/Tenants in Common

[ Other (specify}

List all Principals Comprising Mortgagor Entity: provide name and title of each principal. Use extra sheets, if needed. If mortgagor is a:
« corporation, list: (1) all officers; (2) all directors; and (3) each stockholder having a 10% ar more interest.

« partnership, list: (1) all general partners; and (2) limited partners having a 25% or mara intersst in the partnership.

« trust, list: (1) all managers, directors or trustees and (2) each beneficiary having at least a 10% beneficial interest in the trust.

Name and Title

CRICO Ltd. Partnership of Douglasville, General Partner

Name and Tille

Capital Housing Partners CXXXI, Limited Partner

NameandTitle

CRICO Management Services, LLC (Management Agent)

Name and Thie

Name and Tille

Name and Title

Name and Thie

NameandTitla

Name and Title

Name nd Tile

Narne and Titie

Part H - Owner Certilication

To the best of my knowledge, all the informatior. statod R;rein. as well as an); nformation provided in the accor‘nﬁpmanir'mnt herewiih, is true and acourate.
Warning: HUD will proscoute false claims and statements. Conviction may resdlt in criminal and/or civil penalties. {18 U.S.C. 1001, 1010, 1612; 31 U.S.C. 3729, 3802)

Name and Tifle

Douglass Village, Ltd.

By: CRICO Lid. Parthership of Douglasviile

By: Michael Murphy, SVP C.R.H.W., Inc. its general partner

Authorized Official's Signature

V%W%ﬁ/

Datc (mmldd.ryyyy)
11/30/2017

Part | — HUD/Lender Approval

Addendum Number

Brancr. ChietiLender Official Signzture

HAP Contraci Number

Exhibil Number

Léan Sarvicer Signature Da{‘e( mm/ddfyyyy)

Date (mm/ddiyyyy)

Director, Housiﬁg Management Division Signature

Date {mm/dd/yyyy)

Previous editions are obsolete

form HUD-82458 (11/05)

Page 2 of 3 ref Handbook 4350,1
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Fom RD 3560-29

UNTTED STATES DEPARTMENT OF AGRICULTURE FORMAFPPROVED
[(1e203)) RURAL DEVELOPMENT OMB No, 0575-0189
21137373

7

NOTICE OF PAYMENT DUE REPORT _ﬂ_i_f,_?.-_d__ A G
$253 (52767 pesT S

1. BORROWER NAME 2, CASE NUMBER \ 3. PROJECT NO,

pouglasa Viliage, LTD 19-048-865501758: R 015
4. AUDIT RECEIVABLES | S, LATE FEES 6. COST ITEMS 7. OVG/SURG WY@

- $21.137.7 )

9. PAST DUE 10. UNITSONRA | §1. TOTALRA 12. RA CHECK 13. TOTAL PAYMENT

$0.00 0 2 $0.00 $0,00 $0.00

ONLY FOR SECTION 8 PROJECTS WHERLE HUD RENT EXCEEDS THE RHS NOTE RATE RENT
14.No.of Section Bunits __________ x 15. HUD Rent "6 0,00
17. Nu. of Secion 8 unirs % 18. RHSNoizRaleRent ______* 19 86,00
ADDITIONAL PAYMENT TO THE RESERVE ACCOUNT 2 g000
In aceordance with Rural Housing Serviee's (RUHS) formula and pracedures, all rental units are oscupied by households who have executed Form

RD 35608 "Tenant Ceytification," and for labor housing projects, farmworkers, or for renrtal housing projects, have incomes within the imits set
in Ageney regulatians or the praject has written permission from RHS to rent to inefigi pANts On B temporary basis.

I certify that the statements mude above and per attached Multi-Bamily (nformetion System Notice of Payment Due Report are true to the best of
my knowledge and belicf and are mude in good ith, »

*WARNING: Section 001 of title 48, United States Cede provides, "Whoever, in uny matter within the jurisdiction of the executive,
tegislative, or judiciz| branch of the Goverarment ofthe United States, knomngly and wlllfully msmu, conceals, ar cavers up by sny trick,
seheme, or device @ makevial fact, vakes any minsteriolly fislse, Hotitious, or frag it stat § or.r or tion, 0F makes or uses any false
wriing or dorument kitawing the same o contein uny materfaily talse, Getitious, or lent s ¢ or eniry, abell be fifted under shis tite
or imprisoned not more than 5 years, ar bath."

at. 7125'/(7 z

[ccOrdIng 10 thi PApers: . BG4 ERLy MUy RBT CONDAIGr SFORAOr. ONH G RLryon & AVE FEqUIred 0 W collection-of mjgrmation
untess it disployr o w}!d OME nmlrul mlmNr Tie valld OMB controf number for this informatian collechak i 5750139, Thedime requirsd fo canplee this
informntiow collection is estimoted to byeroge 15 aitncy per response, tncluding ihe time for tevicwing Instrecrions, seurching exiriing dota soveces, gashering
and matnruining the dura needed, and If and 7 g 9 ol of mformoiion.
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 Faz301-842-167)

Date: _/ / / OZ / 7
RESIDENT ONE YEAR NOTIFICATION LETYER

Dear Resident;

The Department of Housing and Urban Development subsidizes the rent of your apartment
through the project-based Section 8 program. Federal Law requires that the owners provide
tenants with a one-year notification before the expiration of a Section 8 contract. The Section 8
contract (#GAOG6R000-008) that pays the government’s share of your apartment rent at
DOUGLASS VILLAGE expires on [2/3172017.

White there will be no immediate change in your rental assistance, we are required to inform you
of our intended actions when the contract expires roughly onc year from now,

This letter is to notify you that we intend to renew the.corcent Section 8 Contract when it
expires. .

If Congress makes funds available, which it has in the past and is expected to in the future, we
will renew the Section 8 contract. However, in the unlikely circomstance that we cannot renew
our contract, it is our understanding that, subject to the availability of funds, HUD will provide
all eligible tenants currently residing in a Section 8 project-based assisted unit with tenant-based
assistance.

If you bave any questions please feel free to call your local HUD Field Office, at 404 331-5136,
your Community Manager, ar your coniract administrator: Lisa Johnson, Manager, National
Housing Compliance, at 770-939-3939 ext. 2023,

Sincerely,
Ed, g%vuod Management Corporation, Agent

Fred D. Mifflin, Vice President

C: Contract Adminisirator




United States Department of Agriculture

December 5, 2017
Sent Via Email

Mr. Michael Murphy

Executive Vice President

For General Partner

9711 Washingtonian Blvd., Suite 200
Gaithersburg, MD 20878

Subject: Douglass Village, Ltd.
Douglasville, Georgia

Dear Mr. Murphy:

Attached you will find the approved 2018 budget and utility allowance with no changes
for the 2017 year.

If additional information is needed, please feel free to contact Kayla Estes, Rural
Development Area Specialist at (770) 253-2555, Ext. 107.

Sincerely,
Koyl R. Edesy

EVETTE M. JONES
Area Director

ke

cc Edgewood Management

Rural Development » Newnan Sub Area Office
246 Bullshore Drive, Suite C » Newnan, GA 30263-3167
Voice (770) 253-2555 « TDD (706} 546-2011 + Fax (855) 606-4587

USDA is an equal opportunity provider and employer.

If you wish to file a Civil Rights program complaint of discrimination, complete the USDA Pragram Discrimination Complaint Form (PDF}, found enline at
hnp:l!www‘ascr.usda.gov/complaint_ﬁIing_cust.html, or at any USDA office, or call (B66) 632-8992 o request the ferm, You may also write a letter
containing all of the information requested in the form. Send your completed complaint form or letter to us by mail at U.S. Departmen: of Agriculture,
Directar, Office of Adjudication, 1400 Independence Avenue, S.W.. Washington, D.C. 20250-9410, by fax (202} 690-7442 or email at

program.intake@usda.gov.



Report: FIN1000 Multi-Family Tnformation System (MFIS} Date:
Proposed 3udget Page:
Project Nawme: DOUGLASS VILLAGE
Borrower Nane: DOUGLASS VILLAGE LTD
Borrower ID and Project No: 669501758 01-5
Date of Cparation: - 03/27/1887
Loan/Tranafer Amount:
Note Rate Payment: §
IC Payment: $21,137.73
Reperting Budget Type Project Rental Profit Type
Period % Type X
2 Iritial P Full Profit
¥ Annual Regular Report ¥  Family __ Limited Profit
Quarterly ___ Rent Change E.derly X Won-Profit
Monthly SMR Congrecate
Other Servicing Group fiome
__ Maxed LH

I rereby Cequest

anits of RA.

Current numbcxr of RA units Q g

rmastexr me

Gas

The following utilities are

EBElectricity
Water
Sewer
Trash
Other

tered:
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Report: FIN1QOD Milti-Family Information System (MFIS} Date: 11/16/201
B

Proposed Budget Page: 20f 9
Project Name: DOUGLRSS VILLAGE State: 10 Servicing Office: 601 County: 48
Borrower Name: DOUGLASS VILLAGE LTD Borr ID: 668501758 Prj Nbr: 01-3 Paid Code: Active
Classificatipn: € Fiscal Year: 2118 Verszion: 01/01/2018 TRANSMITD Totals: Bv Project Analyzed: N

Item Current Proposed
Budget Actual Budcet Comment

Effective Dates: 01/21/2317 CL/01/2017 01/02/2028
Ending Dates: 12/31/2217 12/31/2017 12/32./2028

PART I - CASE FLOW STATEMENT

Operational Cash Sources

1. Rental Inccme

1,273,003.00

Z. RHS Rental Assist. Received % TR

3. Bpplication Fee Received i

<. Laundry and Vending 0.00
5. Interest Income 4,580.00
6. Tenant Charges 4,290.00
7. Other - Project Sources 0.0 |23
8. Less (Vcncy @ Cntgney Allw) -25,030.C0 T
9. Less (Agncy Aprvd Incentv) 0.00

10, Sub-Ttl [(1 thru 7)-{8@9)]

1,263,248.00

HAP RENTS

1,279,008.00

0.00

6,120.00 | INTEREST ON SAVINGS ACCOUNTS
3,840.00 | RESIDENT DAM, LATE AND LEGAL
FEES
0.00
~-31,975.00 | BASED ON 5%
0.00

1,256,9383.00

Naon-Operational Cash Sources

-1, Cash - Nun Projezt

0.00 [k

~2. AButhorized Loan (Ncn—RE3)

0.00

13, Transfer From Reserve

0.00

14, sub-Total (11 thru 13)

0.00

15, Total Cash Sources (10+14}

1,263,248.00 |

0.0

0.00

0.00

0.00

1,256,993.00

Qperational Cash Uses

16. Ttl OEM Exp (From Part II)

767,690,00

17. RHS DJekt Payment

253,652.76

18. WS Payment (Qveragc)

19, HS Payment (Late Fcc)

20. Reductrn In Prior Yr Pybles

21. Tenant Utility Payments

22, Transfer to Reserve

€0,000.00

23. RTK Owner/NP Asset Mgt Ece

7, 5C0.0C

24, Sub-Total (16 thru 23)

1,088,842.76

704 ,663.00

253,652.76

ONLY SHOW P I HIRE RD
CORRECTED

50,000 00

7,500.00

WP ASSET FEE HAS TO BE PAID
PER LCAN AGREFMENT RD OPDATED

1,025,815.76

Non-Operational Cash Uses

25. Authzd Debt Pymnt [NONRHS) 0.00

26. Capital Budgat (III 4-6) 0.00

27. Miscellanecus 0.C0

28. Sub-Total (25 thru 27) 0.00

25, Total Cash Uses (24+28) 1,025,815,76

30. Net (Deficit) (15-29) 231,177.24

Cash Balance

31. Beginning Cash Balance 163,800.00 | EST.
32. Accrua: To Cash Adjustment = |

33. BEnding Cash Bal (30+31+32)

354,977.24 |

Sensitive but Unclassified/Sensitive Security Information - Disseminate on a Need-To-Know Basis Only



Report: FIN1000 Multi-Family Information System (MFIS) Date; 11/16/201
3
Proposed Budget Page: 3 0of 9
Proect Name: DOUGLASS VILLAGE State: 10 Servicing Office: 6C1 County: 48
Borrower Name: DOUGLASS VILLAGE LTD Borr ZD: 6€9501758 Prj Nbr: 01-5 Paid Code: Active

Classificaticn: ©

Fiscal Year: 201B

Version: 01/01/2018 TRANSNITD

Totals: By Project

Bnalyzed: W

I<em Current Eropcsed
3udget Bctual Budget Comment
Effective Dates: 01/01/2017 £€1/01/2017 01/91/2018
Ending Dates: 312/31/2017 12/31/2017 12/31/2018
PART IT - O@M EXPENSE SCHEDULE
1. Maint. @ Repairs Payroll 43,733.00 44,86C.00 | FOR ONE MAINT PERSON
2. Maint. @ Repa-rs Supply 27,002.00 3%,516.00 | TO PURCHASE PLUMB,ELEC GEN
SUPPT.TES
3, WMaint. @ Repairs Contract 15,800.00 17,790.00 | PLUNB, ELECT ROOFING ETC
4. Painting 24,480.00 14,300.00 | TO TURN VACANT UNITS AND
OCCUPIED PALNLS
5. Snow Removal 0.C0 0.00
6. =zlevatcr Maint./Contract 0.C0 0.00
7. Grounds 38,836,00 38,836.00 | MAINT OF GROUNDS
8. 3ervices 0.00 | 6,00
9. Cptl Bgt{Part V operating) 82,170.00 37,564.00
10. Other Operating Ixpenses 32,180.00 25,560.00 | EXTERMINATION, MONITORING,
JAN.CLEANING, ETC.
11. Sub-Ttl O¢M (1 tnru 10) 264,204.00 218,226,.00
12, Electricity 15, 600,00 15,660.00 | VACEANT AND PROPERTY LIGHTS
~3, Weter 67,200.00 58,296.00 | BASED ON CONSUMPTION
~4., Sewer 69, 600.00 5B, 656.00 | BASED ON CONSUMZTION
15. Fuel i(Cil/Coal/Gas) 4,280.00 4,476.00 | LAUNDRY AND VACANT UNITS
16. Garbage 3 Trast Removal 13,200.0C 13,200.00 | WEEKLY TRASY REMOVAL
17. Other Utilities 0.0C 0.00
18, Sub-Ttl Util. (12 thru 17) 165,880.00 |y 150,288.00 -
15. Site Management Payroll 78,623.00 ? a 87,225.00 | MANAGER AND ASST
20. Management Fee £1,568.00 - v 51,744.00 | MAX ALLOWABLE FEE
21. Prcjsct auditing Bxpeinse 8,500.00 jai 3,700.00 | ANNUAL AUDIT
22. Proj. bookkeeping/accaling 0.00 [ 0.C0
23. Legal kExpenses 6,750.00 ;_', 6,750.C0 | 70 FILE ON LATE PRYS
24. Advertising 2,560.00 [ 1,400.00 QECFOH FAIR HOUSING, EBUS CARDS
25. Phone @ Answering Service 8,556.20 8,364.00 | PHONE/FAX/INTERNET
26. OZfice Supplies 3,660.00 5,268.00 | GENERAL SUPPLIES
27. O-fice Furnitare @ Equip. 0.00 0.00
28. Training Ixpense 6,500.00 6,500,00 | 10 ATTEND GAZMA, CLASS U2DATZS
25, Hlth Ins. @ Other Bencfits 28,800.00 30,612.00
30. Payroll Tazes 12,803.00 | .z 13,151,400
31. Workwans Compensgation 4,7%4.00 5,115.00
32. Other Admin.Expenses 1C,800.00 8,100.00 | CREDIT/CRIMINAL REFORTE,
. "OPIER, POSTAGE, ETC
33, Sub-Ttl Admin {19 thxru 32) 223,914.00 227,928.00
34, peal Estate Taxes 76,936.00 r 77,424.0C
35. Special Assessments 0.00 i 0.0C
3%. Othr Taxes, Lcnses, Permts 3,000.00 : 1,072.00 | WIC FEES
T7. Property @ Liability Tns. 73,756.00 [ i 29, 724.00
38, Fidelity Coverage Ins. 0.00 Q.00
39, Other Insurance 0.00 0.00
40, Sub-Ttl Tx/In (34 thru 39} 109,692.00 108,220,00
21, Ttl O@M Exps {11+18+33+40) 767,690.00 704,663,000

Sensitive but Unclassified/Sensitive Security Informatic

n - Disseminate on a Need-To-Know Basis Only



Report: FIN1COO0 Minlti-Femily Information System (MEIS) Date: 11/16/201

7
pPrcposed Budget Page: 4 of 9
Projecs Name: JCUGLASS VILLAGE State: 10 Servicing Office: 601 Courty: 48
Borrower Name: DCUGLESS VILLAGE LTD Borr ID: 669501758 Pr) Wbr: 01-5 Paid Code: Active
Classification: C Fiscal Year: 2018 Version: 01/01/2018 TRANSMITD Totals: By Project Analyzed: N
Item Current Proposed
Budget Actual Budget comment

Effective Dates: 01./01/2017 01/01/2017 01/01/2018
Ending Dales: 12/31/2017 1273172017 12/31/2018

PART III - ACCT BUDGET/STATUS

Reserva Racount

1, Beginning Balance ’ 189, 480.00 2,576,199.00
2. Transfer to Reserve 60,000.00 " 60,200.00
Transfer From Reserve

3, Operaling Ceficit 0.00 C.00
4. Cptl Bgt (Part V reserve) 0.00 0.00
S, Building @ Egquip Repair 2,00 ™8 . ¢.00
6. Othr Nun-Cperating Expenses 0,00
7. Total (3 thru 6) ¢.00
§. Ending Balance [{1+2)-7)1] 249 ,480.00 2,736,15%.00

General Operating Account

Beginning Balance

Ending Balance

Real Estate Tax And Ins Escrow

Beginning Balance

Ending Balance

Tenant Security Deposit Acct

Beginning Balance

Erding Balance

Number of Applicants on Waiting List 0 | Reserve Acct. Rec. Balance 284,51%.89

Number of Applicarts Needing RA Emount Ahead/Behind . 4632,583.11

Sensitive but Unclassified/Sensitive Security Information - Disseminate on a Need-To-Know Basis Only



Report: FIN100D ¥ulti-Family Information System (MEIS} Date: 11/18/2¢C1
3

Proposed Budget Page:; 5 .0f 9
Eraject Name: DOUGLASS V.LLAGE State: 10 Servicing Office: 601 County: 48
Borrowes Name; DOUGLASS VILLAGE LTD Borz ID: 669501758 Prj Nbr: 01-5 Paid Code: Active
Classification: C Fiscal Year; 2018 Version: 91/01/2018 TRANSKITD Totals: By Project Bnalyzed: N
[PART IV RENT SCHEDULE
A. CURRENT APPROVED RENTS/UTILITY ALLCWANCE: 01/01/2017
Unit Description Rental Rates Potentizl Income From Each Ratz [CLilily
Typa |8ize{ HC | Rev{ Unit | Number Basic nNote . HID 3asic Nole HUD Ellowance
¥ 2 N 13 29 990 990 1,105 344,520 344,520 384,540 107
N E n \3 340 1,299 1,599 1,285 575,640 575, 640 462,600 153
N 3 N I3 29 1,299 1,299 1,241 452,052 452,052 431,868 128
L CURRENT RENT TOTALS 1,372,212 1,372,212 1,279,008 i 1
EFFECTIVE DATE OF RENTS/UTILITY ALLOWANCE: 01/01/2017
Unit Description Utility Types
Type |Size | HC Rev Unit Ilect Cas Sewer Trash Other Cctal Allcw
N 2 Iy 107 [ [ 0 [} 107
W 4 N 153 Q 0 0 0 183
N 3 N 128 0 0 il 0 128
[B. PROPOSED CHANGE OF RENTS/UTILITY ALLOWANCE: C1/01/2018 |
Unit Description Rental Rates Fotertial Income From Each Rate [otiiity |
Typc |Size| EC | Rev ] Unit | Number Rasic Note HOD Basic Noze HUD lbllowance
N 2 N 29 950 4990 1,105 344,520 344,520 384, 54C 107
N 3 N 29 1,299 1,299 1,241 452,052 452,052 431,868 128
N 4 o 30 1,599 1,599 1,285 575,640 575, 640 462,600 153
PROPOSED RENT TOTALS 1,372,212 1,372,212 1,279%,00E
EFFECTIVE DATE OF RENTS/UTILITY ALLOWANCE: 01/01/2018
_ Unit Dascription D-ility Types
Tyge | Size| HC Rev Unit Elect Gas Sewer Trash I Other Total 2llow
13 2 ] 107 ’ o ) 0 0 107
3 3, N ] 128 : 0 0 0 [0 128
N 4 " | 153 0 0 J 0 153

Sensitive but Unclassified/Sensitive Security Information - Disseminate on a Need-To-Know Basis Only



Report: FIN10QC Multi-Family Irfozmation System {MFIS) Date: 11/16/201
7

Proposed Budget Page: 6 of 9
Project Nane: DOUGLASS VILLAGE State: 10 Servicing Office: €01 County: 48
Rorrower Name: DOUGLASS VILLAGE LTD Borr ID: €69501758 Prj Whr: 01-5 Paid Cogde: Active
Clagsification: € Figcal Year: 2018 Version: 01/01/2013 TRAWSMITD Totals: By Project Analyzed: N

Item Proposed Procposed Actual froposed Actual Actual Total
Number From From From From Total Actual
Jnits/Items Rezerve Reserve Operating Ogerating Cost Unizs/Izens

Effective Dates: 01/C1/2C17 3./01/2018 |01,/01/2017 01/01/2018 0-/01/2017 [01/01/2037 j01,/01/2017
Ending Dates: 12/3v/2017 1273172017 12/31/2017 |12/3172017 [12/31/2017
ANNUAL CAPITAL BUDGET
appliances
Appliances - Range T 0.00 0.00 3,€40.00 0.00 0.00 | )
Appliances - Refrigerator 3 0.C0 0.00 1,896.00 1.00 0.00 | 0
Zppliances - Range Hood 0 0.C0 2.00 0,00 0.00 0.0C 4]
Apo.iances - Washers @ 3 0 0.00 0.00 0.00 0.0) 0.0C Q0
Lryers |
Pppliances - Cthcr | [#] 0.00 0.C0 Q.00 0.00 0.00 0
Carpet and Vinyl
Carpet @ Vinyl - 1 Br. [i] 0.00 0.400 0.00 0.00 06.00 0
Carpet @ Vinyl - 2 Br. 2 0.00 0.00 1,200.00 0.00 0.70 i
Carpet @ Viayl - 3 Brf. Z 0.00 0.00 2, 400,00 0.00 0.00 C
Carpet @ vinyl - £ Br. 3 0.00 | 0.00 3,6C0.0C 0.00 ¢.00 Q
Carset @ Vinyl - Other 0 0.0C I 0.00 0.00 n.00 c.oc 0
Cabinets
Cabinets - Kitchens 3 0.90 0.0C 9,000.00 0.00 0.00 [4]
Cabinets - Bathroom 0 0.00 0.00 0.00 0.00 0.00 0
Cabinets - Cther 0 0.00 0.00 0.30 0.L0 0.00 0
Doors
Doors - Extericr Z 0.00 0.00 800.00 0,00 Q.00 [i]
Docrs - Interior a 0.00 0.20 ¢.00 0.00 6.00 0
Doors - Uther 0 €.a0 0.00 0.00 0.00 0.00 ]

Window Coverings

=)
o
o
oS-

window Coverings - Detail C.00 .00 t 0,00 0.00 fi]
Wwindow Coverings Cther 0 0.00 0.00 0.00 | 0.0¢ 0,00 a
Heat and Air Conditioning

Heel @ Air - Heating 0 0.0 Q.00 0.00 0.00 0.00 0
Hect @ Air - Alr 2 0.00 0.00 1,600.00 0.00 0.00 [
Conditioning

Heat @ Air - Other Q 0.00 0,00 0.00 0.00 0.C0 0
Plumbing )

Plumbing - Water Heater 3 0.00 0.00 1,278.00 0.00 0.400 0
Plumbing - Bath Sinks Pl 0.00 .00 0.00 0.00 0.00 0
Plumbing - Kitchen Sinks 2 0.00 0.00 0.00 G.00 ©.00 0
Flumbing - Faucets 0 0.00 0.00 .00 ¢.00 0.00 0
Plumbing — Toilets 4] 3.00 0.00 0.00 .00 0.00 Q
Plumbing - Othex 0 0.00 0.00 0.C0 0.00 D.0C i 0
Major Blectrical

Major Eleclrical - Detail I a 0.00 0.00 0.00 0.03 0.00 l 0
Major E_ectrical - Other ] 0 0.c0 0.00 0.00 .00 0.00 | 0
Structures

SCtructures - Windows [ 0 0,00 0.00 0.00 0.00 0.30 0
Structurcs - Screens 36 0.00 0.00 1,050.00 b 0.00 0.00 Q
Structures - Walls 1] 0.00 0,00 0.0¢ 0.00 .00 <
Structures - Rooafing 0 0.00 Q.00 0.00C n.00 ¢.G0 1]
Structures - fidirg [q] 0,0¢C 0.00 0.00 0,00 Q.00 Q
Structures - Exterior 0 0.0C 0.0C 0.00 3.00 0.00 0
Painting

Structureg - Other 0 0.00 0,00 0.00 0.00 0.00 Q

Senagitive but Unclassified/Sensitive Security Information - Disseminate on a Need-To-Know Basis Only



Report: FIN1G0O Multi-Family Information System (MFIS) Date: 11/16/201
3

Proposed Budge: Page: 7 of 9
Project Wame: DOUGLASS VILLAGH state: 10 Servicing Office: 601 County: <8
Borrower Name: DOUGLASS VTTLAGE LTD Borxr ID: §6350.758 Prj Nbx: 01-5 Paid Code: Active
Classification: C Fiscal Year: 2018 Version; 01/01/203i8 TRANSMITD Totals: By Eroject Znalyzed: N
Item Proposed Propesed | Actual Proposed Actral Actual Total
Number Frem From From From Total Actual

uUnits/ltems Reserve Reserve Operating Operating Cost Units/Itsms
Effective Dates: 01/01/2317 01./01/2018 [01/01/2017 01/01/2018 01/01/2017 |01/01/2017 [01/01/2037
Bnding Dates: 12/31/2017 12/31/2017 12/31/2017 }12/31/2017 [12/31/2017
Paving
Paving - Asphalt 0 0.00 0.00 0.00 .00 0.00 [1]
Paving - Concrete 0 0.00 0.00 0.00 7.00 0.00 [1]
Paving - Seal and Stripe 0 0.00 0,00 0.00 J.00 0.00 [i]
Paving - Other 0 a,00 0.00 0.00 2.00 0.00 0]
Landscape and Grounds 2
Lndscp@Gznds - Landscaping [} Q.00 Q.00 4, 500,00 0.00 0.00 0
Lndscp@Grnds - Lawn G 0.00 0.0C 0.00 0.00 0.00 i)
Ecuipment
Lndscp@Gzndg - Fencin 0 0.90 0.0C 0.00 0.¢0 0.00 0
Lidscp@Grnds - Recreation 0 0.30 0,00 0.00 | 0.C0 0.00 0
Area
Lrdscp@Grnds - Signs 0 0.20 0.00 0.00 0.00 0.00 Q
Lrdscp@Grnds - Qther 0 Q.30 .00 0.00 0.00 0.02 [}
Accessibility Features
Accessibility Featuras - 0! 0.00 0,00 0.0 0.00 0.02 0
Detail
Accessibility Features - 0 0.00 0.00 0.00 0.00 0.00 0
Other |
Autonation Equipment
Aulomation Equip. -Site [4 0.00 0.00 0.00 0.00 0.00 [i]
Mngt.
AButomaticn Equip. ~Common C Q.00 0.00 0.00 0.00 0.00 [i]
Area -
Automation Eguip. —-Other [¥] 0.00 ¢.20 0.00 0.00 0,00 0
Other
List: ? ¢ c.00 0.00 1,600.00 0.00 0.00 0
List: ? [ c.00 0.00 5,00C.00 0.00 0.00 0
List: 2 Q .00 0.00 c.00 0.00 0.00 i
Total Capital Expenses Q 0.00 0.00 3%7,564.00 0.00 0.00 0

Sonsitive but Unclassified/Sensitive Security Information - Disseminate on a Need-To-Know Basis Only



Rzport: FIN100Q Multi-Family Information System (MFIS) Date: 11/16/201

H
Proposed Budgetl Pagce: B of 9
Praject Wame: DOUGLASS VILLAGE State: 10 Servicing Office: 601 County: 48
Borrowcr Name: DOUGLASS VILLAGE L1TD Borr ID: 659501758 Prj Nbr: 01-5 Paid Code: Active
_Classification: C Fisca_ Year: 2C1B yergion: 01/01/2018 TRANSMITOD Totals: By Project Analyzed: N

Part VI — SIGNATURES, DATES AND COMMENTS

Warning Sect.cn LCDL of Title 1B, United States Code provides: "Whoever, in any matter within the
jurisciction of any department or agency of the United States knowingly and willfally

falsifies, conceals or covers up by any trick, scheme, or device a material fact, or makes any
false, fictitious or fraudulent statewenls or representation, or makes or uses any false writing or
decument knowing the same to contain any false, f:ctitious or fraudulent statement oc enlry, shall
be fired undcr this title or imprisoned not xmore than five years, or both.

I HAVE READ THZ ABOVE WARNING STATEMENT AND I NEREBY CERTIFY THAT THE FOREGOING INFORMATION IS COMPLEZTE ANC RCCURATE
TO THAR BEST OF MY KNGWLEDGE. 3

EDGEWOOD MANGEMENT MA272182
(Date Submitted) (Maragement Agency! (MA4)
(Date) {Signazure of Borrower or Borrower's Rapreser.tative)

(Title}
Ageacy aApproval (Rural Developmcnt Approval Official;: {Date)

Sensitive but Unclassified/Sensitive Security Information - Disseminate on & Need-To-Know Bagis Only



Report: FINi000 Multi-Farily Infermatisn System (MFIS) Date: 11/16/201
3

Provosed Budget Page: 5 0f 8
Projest Name: NOUGLASS VILLAGE State; 1€ Servicing Office: 601 County: 48
Borrower Name: DOUGLASS VILLAGZ LTD Borr TN: 669501758 Prj Nbz: 01-5 Paid Code: Active
Classitication: C Fiscal Year: 2{18 Version: 01/01/2018 TRANSMITD Totals: By Fraject Analyzed: N

82VS Comment:
Batched/ II 100317

Narrative:
The property is maintaining with the understanding that it is curreatly under contract for sale and pending closing
by the end of 2017.

Sensitive but Unclassified/Sensitive Security Information - Disseminate on a Need-To-Know Basis Only



FormRD 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 ( ID Number) develof t cost, or to
certify the actual cost of project construction and development.

BORROWER/OWNER-BUILDER CONTRACTOR
Douglass Village Apartments, LP Great Southern, LLC

NAME OF PROJECT LOCATION
Douglas Village Apartments 6549 Brown Street, Douglasville, GA 30134

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:
[v] A ESTIMATE

I 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_ Rhett Holmes 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 delegated representative,on
20____ Asborrower or owner-builder for the development of the project described above, I 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, I 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

I certify that the actual cost of labor, materials, 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. I 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 unless it displays a valid OMB control number The valid
OMB control number for this information collection is 0575-0042. The time required to complcle Ihr.v uy’ormalmn 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 g the of i

s

Position 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 *
t |3 | conente $4,400.00 ‘
3 4| brasonny $63,750.00
3 5 | metsls $60,044.00
4 & | Rough Campentry $69,400.00
5 & | Finish Carpentry $163,935.20
5 7| weterproating $41,501.00
|7 | 7 | oo ~ $33,000.00 L I
s 7 | Roofing $140,481.00 I~ T
] 7 | SheetMetsl $313,504.00
0 8 | Doors $161,256.00
a1 8| vindows $172,900.00 |
2 5 | Giass $0.00
3 o | Dywal $169,004.00
T3 9 | Tile work $17,500.00
15 o | Acoustical $0.00
1 9| Resilent Fiooring $206,800.00 |
17 9| Painting and Decorating $233,940.00 |
18 10| Speciatios $107,600.00 |
9 11_| Special Equipment $0.00 |
2 11| Cabinets $256,652.00 ‘
21 1| Appliances $199,200.00 |
2 12| Blings s1d Shades. Arwork $19,800.00
2 12| Carpets $52,801.00 |
24 14| Special Canstruction $750,000.00
% 14| Elevators $0.00
% 15| Plumbing and Hot YWater $370,209.00
2r 15 | Heat and Ventlation $308,002.00 |
% |15 | ArCondtioning $0.00 ‘
2 16| Elactncal $210,005.00 |
a0 2| Earth work $24,451.00 |
31 2 | On-Ste Uiilities $12,000.00
32 2 | Roads and Walks $145,500.00 |
33 2 | On-Ste morovemerts $113,250.00
34 2| Lawns and Pianting $80,003.00
35 2| Unusual On-Sits Conditions $389,480.00
38 2 | off-Ste Development
a7 (L atior and Materia’s) |
38 Totel Herd Costs $4,890,368.20 ]
EX] 1| General Requirements s $293,422.00
4 General Cuerheat t $97,807.00 |
4 Other Fees Paid By Contracior a $0.00
42 Total Costs $5,281,597.20
WOTE: (1 s regqured other stems, append ) with et When h atrade tem, the cheet must he completed grving th mation indicated) Form RD 1924-13 (Rev. 12-98)

* Breakdown on page 4.
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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) $5,281,597.20
23 Builder's Profit $293,422.00
2 Total Construction Cost $5,575,019.20
a5 Architectural Fees $278,750.00
45 Survey and Engineering $55,000.00
47 Financing Costs Loan Fees $580,000.00
48 Interest During Construction $680,000.00
42 Closing Costs & Legal Fees 480,000.00
50 Land Cost or Value $7,200,000.00
51 Nonprofit O8M Capital $0.00
52 Tap and or Impact Fees 25,000.00
53 Tax Credit Fees 55,000.00
54 Environmental Fees 50,000.00
S8 Market Study Cost 20,000.00
Developer Fee $2,357,000.00
57 Other Soft Costs $2,580,000.00
58 Total Development Cost ™ $19,935,769.20

*excludes O&M Reserve

"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 this title 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 debarment from
participating in any Rural Development or other Federal program.

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

General Requirements § 293,422.00 Builder's Overhead s _97.,807.00 s

$ $ $
$ $

$ $ =
$ S
$ $
$ s
$ $
s
$
$
TOTAL (Line 39) § 293,422.00 TOTAL (Line 40 ¢ 27,807.00 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 S
$ $
$ $
$ $
$ $
$ $
$ $
$ s
s
$
S

TOTAL (Line 38) S TOTAL (Line 40) $ TOTAL (Line 41) (N

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




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.

ESTIMAT

Date

Date

Lines I tarcugh 44 (Name of Contractor)

Lines 44 through 58 (Name of Mortgagor)

By By:

(Signature) (Signature)
Title: Title:

Managing General Partner of Douglass Village Apartments, LP
ACTUAL

Date Date
Lines I through 44 (Name of Contractor) Lines 44 through 58 (Name of Mortgagor)
By: By:

(Signature) (Signature)
Title: Title:

Form RD 1924-13 (Rev. 12-98)
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Douglass Village Apartments
Douglasville, Georgia

Expense Year

Row Labels
Advertising
Advertising
Annual Ancillary Income
Laundry and Vending Revenue
Miscellaneous Revenue
Tenant Charges
Application Fees
Annual Gross Potential Rental Income
Rental Income from Current Year Budget
Annual Income (Commercial)
Rent Revenue - Stores and Commercial
Decorating
Painting
Elevator Maintenance Expense
Elevator Maint./Contract
Employee Benefits
Hith Ins. @ Other Benefits
Workmans Compensation
Employee Payroll Tax
Payroll Taxes
Excluded Income
Interest Reduction Payments Revenue
Retained Excess Income
Special Claims Revenue
Rental Income from Current Year Actual
RHS Rental Assist. Received from Actual
Interest Income
Exterminating
Services
Fuel
Fuel (Oil/Coal/Gas)
Garbage and Trash Removal
Garbage @ Trash Removal
Gas
Fuel (Oil/Coal/Gas)
Ground Expense
Snow Removal
Grounds
Insurance
Property @ Liability Ins.
Fidelity Coverage Ins.

December-13

Sum of Amount
$1,189
$1,189
$5,419

$225

S0

$5,194

S0
$1,174,752
$1,174,752
$0

S0

$10,269
$10,269

$0

S0

$16,413
$10,876
$5,537
$11,182
$11,182
$1,168,382
S0

S0

S0

$79,065
$1,085,752
$3,565

$0

S0

S0

SO

$11,684
$11,684
$4,688
$4,688
$39,017

S0

$39,017
$30,054
$30,054

S0



Other Insurance S0

Lighting and Miscellaneous Power $13,684
Electricity $13,684
Management Fee $44,583
Management Fee $44,583
Misc. Taxes/Licenses $1,062
Special Assessments S0
Other Taxes, Lcnses, Permts $1,062
Other Administrative $29,522
Office Supplies $10,056
Project Auditing Expense $7,309
Proj. Bookkeeping/Accounting S0
Legal Expense $2,437
Phone @ Answering Service $5,148
Office Furniture @ Equip. S0
Training Expense S0
Other Admin. Expenses $4,572
Other Maintenance $0
Other Maintenance S0
Other Operating $29,460
Maint. @ Repairs Supply $29,460
Other Operating Expense S0
Other Utilities S0
Payroll $117,924
Site Management Payroll $79,001
Maint. @ Repairs Payroll $38,923
Personal Property Tax 1]
Personal Property Taxes S0
Real Estate Tax $77,256
Real Estate Taxes $77,256
Repairs $203,783
Maint. @ Repairs Contract $203,783
Reserves for Replacement $0
Transfer to Reserve S0
Service Coordinator $0
Service Coordinator Expenses S0
Service Coordinator Income S0
Vacancy (Apartments) -$9,935
Vacancies - Apartments -$9,935
Vacancies - Concessions S0
Vacancy (Commercial) $0
Vacancies - Stores and Commercial S0
Water/Sewer $88,803
Sewer $44,583
Water $44,220
(blank) $8,464,451

Net Rental Revenue $2,329,634



Operating Expenses
Total Operating Expenses
Total Other Revenue
Total Rent Revenue
Total Revenue
Total Taxes and Insurance
Total Vacancies
(blank)
Subtotal
Excluded Expense
Cptl Bgt (Part V Operating
Grand Total

$730,573
$5,419
$2,339,569
$2,338,618
$108,372
-$9,935

$622,201

$0

$0
$11,533,642



Douglass Village Apartments
Douglasville, Georgia

Expense Year

Row Labels
Advertising
Advertising
Annual Ancillary Income
Laundry and Vending Revenue
Miscellaneous Revenue
Tenant Charges
Application Fees Received
Annual Gross Potential Rental Income
Rental Income from Current Year Budget
Annual Income (Commercial)
Rent Revenue - Stores and Commercial
Decorating
Painting
Elevator Maintenance Expense
Elevator Maint./Contract
Employee Benefits
Hith Ins. @ Other Benefits
Workmans Compensation
Employee Payroll Tax
Payroll Taxes
Excluded Income
Interest Reduction Payments Revenue
Retained Excess Income
Special Claims Revenue
Rental Income from Current Year Actual
RHS Rental Assist. Received from Actual
Interest Income
Exterminating
Services
Fuel
Fuel (Oil/Coal/Gas)
Garbage and Trash Removal
Garbage @ Trash Removal
Gas
Fuel (Oil/Coal/Gas)
Ground Expense
Snow Removal
Grounds
Insurance
Property @ Liability Ins.
Fidelity Coverage Ins.

December-14

Sum of Amount
$1,291
$1,291
$5,150

$88

S0

$5,062

S0
$1,206,456
$1,206,456
S0

N]

$17,392
$17,392
S0

S0

$22,673
$17,467
$5,206
$10,975
$10,975
$1,200,086
S0

S0

S0

$76,833
$1,118,858
$4,395

S0

S0

S0

S0

$13,799
$13,799
$5,208
$5,208
$34,924

S0

$34,924
$28,374
$28,374

S0



Other Insurance
Lighting and Miscellaneous Power
Electricity
Management Fee
Management Fee
Misc. Taxes/Licenses
Special Assessments
Other Taxes, Lcnses, Permts
Other Administrative
Project Auditing Expense
Proj. Bookkeeping/Accounting
Legal Expense
Phone @ Answering Service
Office Supplies
Office Furniture @ Equip.
Training Expense
Other Admin. Expenses
Other Maintenance
Other Maintenance
Other Operating
Maint. @ Repairs Supply
Other Operating Expense
Other Utilities
Payroll
Maint. @ Repairs Payroll
Site Management Payroll
Personal Property Tax
Personal Property Taxes
Real Estate Tax
Real Estate Taxes
Repairs
Replacement Reserves Releases Included as Expense
Maint. @ Repairs Contract
Reserves for Replacement
Transfer to Reserve
Service Coordinator
Service Coordinator Expenses
Service Coordinator Income
Vacancy (Apartments)
Vacancies - Apartments
Vacancies - Concessions
Vacancy (Commercial)
Vacancies - Stores and Commercial
Water/Sewer
Sewer
Water
(blank)

S0
$13,525
$13,525
$44,583
$44,583

$2,463

S0

$2,463
$37,770
$7,459

S0

$8,353
$5,617
$9,991

S0

S0

$6,350
$0

S0
$25,604
$25,604

S0

S0

$114,542
$39,012
$75,530
$0

S0
$67,080
$67,080

$179,234

S0

$179,234
$0

S0

$0

S0

S0

-$10,765
-$10,765

S0

$0

S0

$101,523
$50,911
$50,612
$8,630,761



Net Rental Revenue
Operating Expenses
Total Operating Expenses
Total Other Revenue
Total Rent Revenue
Total Revenue
Total Taxes and Insurance
Total Vacancies
(blank)
Subtotal
Excluded Expense

Cptl Bgt (Part V Operating

Grand Total

$2,391,382

$720,960
$5,150
$2,402,147
$2,400,927
$97,917
-$10,765

$623,043

$0

S0
$11,752,648



Douglass Village Apartments
Douglasville, Georgia

Expense Year

Row Labels
Advertising
Advertising
Annual Ancillary Income
Laundry and Vending Revenue
Miscellaneous Revenue
Tenant Charges
Annual Gross Potential Rental Income
Rental Income from Current Year Budget
Annual Income (Commercial)
Rent Revenue - Stores and Commercial
Decorating
Painting
Elevator Maintenance Expense
Elevator Maint./Contract
Employee Benefits
Hith Ins. @ Other Benefits
Workmans Compensation
Employee Payroll Tax
Payroll Taxes
Excluded Income
Interest Reduction Payments Revenue
Retained Excess Income
Special Claims Revenue
Rental Income from Current Year Actual
RHS Rental Assist. Received from Actual
Interest Income
Exterminating
Services
Fuel
Fuel (Oil/Coal/Gas)
Garbage and Trash Removal
Garbage @ Trash Removal
Gas
Fuel (Oil/Coal/Gas)
Ground Expense
Snow Removal
Grounds
Insurance
Property @ Liability Ins.
Fidelity Coverage Ins.
Other Insurance

December-15

Sum of Amount
$1,231
$1,231
$5,223

$65

S0

$5,158
$1,229,352
$1,229,352
$0

S0

$17,573
$17,573

S0

S0

$21,361
$16,149
$5,212
$10,877
$10,877
$1,213,822
S0

S0

S0

$82,886
$1,126,238
$4,698

S0

S0

$0

S0

$12,799
$12,799
$3,815
$3,815
$34,546

S0

$34,546
$27,090
$27,090

S0

S0



Lighting and Miscellaneous Power
Electricity
Management Fee
Management Fee
Misc. Taxes/Licenses
Special Assessments
Other Taxes, Lcnses, Permts
Other Administrative
Project Auditing Expense
Proj. Bookkeeping/Accounting
Legal Expense
Phone @ Answering Service
Office Supplies
Office Furniture @ Equip.
Training Expense
Other Admin. Expenses
Other Maintenance
Other Maintenance
Other Operating
Maint. @ Repairs Supply
Other Operating Expense
Other Utilities
Payroll
Maint. @ Repairs Payroll
Site Management Payroll
Personal Property Tax
Personal Property Taxes
Real Estate Tax
Real Estate Taxes
Repairs
Maint. @ Repairs Contract
Reserves for Replacement
Transfer to Reserve
Service Coordinator
Service Coordinator Expenses
Service Coordinator Income
Vacancy (Apartments)
Vacancies - Apartments
Vacancies - Concessions
Vacancy (Commercial)

Vacancies - Stores and Commercial

Water/Sewer
Sewer
Water
(blank)
Net Rental Revenue
Operating Expenses

$13,020
$13,020
$44,073
$44,073
$1,240
S0
$1,240
$32,369
$7,708
S0
$4,188
$6,246
$9,649
$0

S0
$4,578
$0

S0
$16,677
$16,677
S0

$0
$113,724
$40,311
$73,413
$0

S0
$72,535
$72,535
$138,564
$138,564
$0

S0

$0

S0

S0
-$20,228
-$20,228
S0

$0

S0
$115,800
$57,932
$57,868

$8,624,476
$2,418,248



Total Operating Expenses
Total Other Revenue
Total Rent Revenue
Total Revenue
Total Taxes and Insurance
Total Vacancies
(blank)
Subtotal
Excluded Expense

Cptl Bgt (Part V Operating

Grand Total

$677,294
$5,223
$2,438,476
$2,428,169
$100,865
-$20,228

$576,429

$0

SO
$11,729,939



Douglass Village Apartments
Douglasville, Georgia

Expense Year

Row Labels
Advertising
Advertising
Annual Ancillary Income
Laundry and Vending Revenue
Miscellaneous Revenue
Tenant Charges
Annual Gross Potential Rental Income
Rental Income from Current Year Budget
Annual Income (Commercial)
Rent Revenue - Stores and Commercial
Decorating
Painting
Elevator Maintenance Expense
Elevator Maint./Contract
Employee Benefits
Hith Ins. @ Other Benefits
Workmans Compensation
Employee Payroll Tax
Payroll Taxes
Excluded Income
Interest Reduction Payments Revenue
Special Claims Revenue
Rental Income from Current Year Actual
RHS Rental Assist. Received from Actual
Retained Excess Income
Interest Income
Exterminating
Services
Fuel
Fuel (Oil/Coal/Gas)
Garbage and Trash Removal
Garbage @ Trash Removal
Gas
Fuel (Oil/Coal/Gas)
Ground Expense
Snow Removal
Grounds
Insurance
Property @ Liability Ins.
Fidelity Coverage Ins.
Other Insurance

42735

Sum of Amount
$575
$575

$3,714

$32

S0

$3,682
$1,250,095
$1,250,095
$0

S0

$8,412
$8,412

S0

S0

$16,652
$12,405
$4,247
$10,930
$10,930
$1,230,944
S0

S0
$104,571
$1,121,088
S0

$5,285

S0

S0

$0

S0

$13,185
$13,185
$3,385
$3,385
$31,981

S0

$31,981
$30,097
$30,097

S0

S0



Lighting and Miscellaneous Power
Electricity
Management Fee
Management Fee
Misc. Taxes/Licenses
Special Assessments
Other Taxes, Lcnses, Permts
Other Administrative
Project Auditing Expense
Proj. Bookkeeping/Accounting
Legal Expense
Phone @ Answering Service
Office Supplies
Office Furniture @ Equip.
Training Expense
Other Admin. Expenses
Other Maintenance
Other Maintenance
Other Operating
Maint. @ Repairs Supply
Other Operating Expense
Other Utilities
Payroll
Maint. @ Repairs Payroll
Site Management Payroll
Personal Property Tax
Personal Property Taxes
Real Estate Tax
Real Estate Taxes
Repairs
Maint. @ Repairs Contract
Reserves for Replacement
Transfer to Reserve
Service Coordinator
Service Coordinator Expenses
Service Coordinator Income
Vacancy (Apartments)
Vacancies - Apartments
Vacancies - Concessions
Vacancy (Commercial)

Vacancies - Stores and Commercial

Water/Sewer
Sewer
Water
(blank)
Net Rental Revenue
Operating Expenses

$14,704
$14,704
$45,153
$45,153
$1,441
S0
$1,441
$38,117
$8,200
S0
$2,782
$7,546
$11,815
S0

S0
$7,774
$0

S0
$14,469
$14,469
S0

S0
$116,887
$42,913
$73,974
$0

S0
$80,443
$80,443
$138,057
$138,057
$365,141
$365,141
$0

S0

S0
-$24,436
-$24,436
S0

$0

S0
$114,385
$57,356
$57,029
$5,047,436
$1,225,659



Total Operating Expenses
Total Other Revenue
Total Rent Revenue
Total Revenue
Total Taxes and Insurance
Total Vacancies
(blank)
Subtotal
Excluded Expense

Cptl Bgt (Part V Operating

Grand Total

$678,873
$3,714
$1,250,095
$1,234,658
$111,981
-$24,436

$566,892
$0

S0
$8,551,767



Douglass Village Apartments
Douglasville, Georgia

Expense Year

Row Labels
Advertising
Advertising
Annual Ancillary Income
Tenant Charges
Legal Fees
Maintenance Charges
Laundry Income
Annual Gross Potential Rental Income
Rental Income from Current Year Budget
Annual Income (Commercial)
Rent Revenue - Stores and Commercial
Decorating
Painting
Elevator Maintenance Expense
Elevator Maint./Contract
Employee Benefits
Hith Ins. @ Other Benefits
Workman's Compensation
Employee Payroll Tax
Payroll Taxes
Excluded Income
Retained Excess Income
Special Claims Revenue
Interest Income
Rental Income from Current Year Actual
RHS Rental Assist. Received from Actual
Exterminating
Services
Fuel
Fuel (Oil/Coal/Gas)
Garbage and Trash Removal
Garbage @ Trash Removal
Gas
Gas
Ground Expense
Snow Removal
Grounds
Insurance
Fidelity Coverage Ins.
Other Insurance
Propoery & Liability Ins.

Budget

Sum of Amount
$1,400
$1,400
$3,840
$3,840

S0

S0

S0
$1,279,008
$1,279,008
S0

N]
$14,100
$14,100
S0

S0
$35,727
$30,612
$5,115
$13,151
$13,151
$6,120
S0

S0
$6,120
S0

S0

S0

S0

S0

S0
$13,200
$13,200
$4,476
$4,476
$38,836
S0
$38,836
$29,724
S0

S0
$29,724



Lighting and Miscellaneous Power
Electricity
Management Fee
Management Fee
Misc. Taxes/Licenses
Special Assessments
Misc. Taxes, Licenses, Permits
Other Administrative
Office Supplies
Training Expense
Project Auditing Expense
Legal Expense
Other Admin. Expenses
Project Bookkeeping/Accounting
Phone & Answering Service
Office Furniture & Equip
Other Maintenance
Other Maintenance
Misc. Maintenance Expense
Other Operating
Other Utilities
Maint. & Repairs Supply
Payroll
Site Management Payroll
Maint & Repairs Payroll
Personal Property Tax
Personal Property Taxes
Real Estate Tax
Real Estate Taxes
Repairs
Replacement Reserves Releases Included as Expense
Maint. & Repairs Contract
Othe rOperating Expenses
Reserves for Replacement
Transfer to Reserve
Service Coordinator
Service Coordinator Expenses
Service Coordinator Income
Vacancy (Apartments)
Vacancies - Apartments
Vacancies - Concessions
Vacancy (Commercial)
Vacancies - Stores and Commercial
Water/Sewer
Sewer
Water
(blank)

$15,660
$15,660
$51,744
$51,744
$1,072
S0
$1,072
$35,582
$5,268
$6,500
$8,700
$6,750
S0

S0
$8,364
S0

$0

S0

S0
$39,516
S0
$39,516
$127,085
$82,225
$44,860
$0

S0
$77,424
$77,424
$43,350
S0
$17,790
$25,560
$60,000
$60,000
$0

S0

S0
-$31,975
-$31,975
S0

$0

S0
$116,952
$58,656
$58,296
$5,072,897



Net Rental Revenue
Operating Expenses
Total Operating Expenses
Total Other Revenue
Total Rent Revenue
Total Revenue
Total Taxes and Insurance
Total Vacancies
(blank)
Subtotal

Grand Total

$1,247,033

$658,999
$3,840
$1,279,008
$1,256,993
$108,220
-$31,975

$550,779
$7,048,889



Douglass Village Apartments
Douglasville, Georgia

Expense Year
# of Months

Row Labels
Advertising
Advertising
Annual Ancillary Income
NSF And Late Charge Income
Legal Fees
Damage and Cleaning Fees
Collection Income
Annual Gross Potential Rental Income
Rental Income from Current Year Budget
Rental Income from Current Year Actual
RHS Rental Assist. Received from Actual
Gain/Loss to Lease
Annual Income (Commercial)
Rent Revenue - Stores and Commercial
Decorating
Turnover Apts (Deco)
Decorating Supplies
Elevator Maintenance Expense
Elevator Maint./Contract
Employee Benefits
Employee Benefits
Workmans Compensation
Employee Payroll Tax
Project Payroll Taxes
Excluded Income
Retained Excess Income
Interest Income
Exterminating
Extermination Contract
Fuel
Fuel (Oil/Coal/Gas)
Garbage and Trash Removal
Garbage @ Trash Removal
Gas
Gas
Gas - Vacant
Ground Expense
Ground Supplies
Grounds Contract
Grounds Cont. Rep. Plants

43100
11

Sum of Amount
$307
$307

$3,848
$1,304
$105
$1,663
$776
$1,170,121
S0
$159,384
$1,010,841
-$104
$0

S0
$18,009
$17,970
$39

$0

S0
$16,224
$12,750
$3,474
$9,273
$9,273
$6,549
S0
$6,549
$2,830
$2,830
1]

S0
$11,664
$11,664
$3,712
$2,461
$1,251
$29,370
$5,170
$22,000
$2,200



Insurance
Hazard Insurance
Hazard Insurance Escrow
Other Insurance

Lighting and Miscellaneous Power

Electricity - House Meter
Electricity - Vacant
Management Fee
Management Fee
Misc. Taxes/Licenses
Special Assessments
Misc. Tax, License, Permit
Other Administrative
Audit Expense
Site Management Payroll
Bad Debts Expense
Ptjer Remtomg Expenses
Legal and Collections Expense
Office Suupplies Expeense
Printing Reproduction
Shipping/Postage
Software/Tech Support
RealPage Services Expense
Telephone Expenses
Telephone Answerng Services
Admin Travel Expense
Training
Bannk Service Charges
Other Maintenance
Other Maintenance
Other Operating
Janitor Supplies
Janitor Uniforms
Monitoring-CCTV
R&M Supplies - General
Plumbing Supplies
Appliance Parts
Electrical Supplies
A/C & Heating Supplies
Other Operating Expense
Other Utilities
Payroll
Office Salaries
Managers Salary
Repairs Payroll
Payroll Processing Fees
Personal Property Tax

$52,989
$24,805
$24,252
$3,932
$12,281
$11,368
$913
$40,764
$40,764
$406

S0

$406
$34,774
$5,200
S0
$3,874
$777
$7,904
$1,774
$856
$914
$312
$5,594
$4,714
$239
$457
$1,357
$802

$0

S0
$38,326
$1,961
$551
$21,328
$5,170
$4,552
$689
$3,120
$955

S0

$0
$93,940
$28,865
$41,853
$22,714
$508

$0



Personal Property Taxes
Real Estate Tax
Real Estate Taxes
Real Estate Taxes Appeal Refund
Real Estate Tax Escrow
Repairs
Janitor Cleaning Contract
R&M Contractor - General
Plumbing Contractor
Electrical Contractor
Carpeting Contractor
Reserves for Replacement
Transfer to Reserve
Service Coordinator
Service Coordinator Expenses
Service Coordinator Income
Vacancy (Apartments)
Vacancies - Apartments
Vacancies - Concessions
Vacancy (Commercial)

Vacancies - Stores and Commercial

Water/Sewer
Sewer
Water

(blank)
Net Rental Revenue
Operating Expenses
Total Operating Expenses
Total Other Revenue
Total Rent Revenue
Total Revenue
Total Taxes and Insurance
Total Vacancies
(blank)
Subtotal

Excluded Expense
Cptl Bgt (Part V Operating)

Grand Total

S0
$103,059
$57,273
-$23,118
$68,904
$72,652
$6,460
$36,740
$23,740
$812
$4,900
$0

S0

$0

S0

S0
-$25,235
-$25,235
S0

$0

S0
$5,510
$2,916
$2,594
$4,541,083
$1,144,886

$546,090
$3,848
$1,170,121
$1,155,283
$156,454
-$25,235

$389,636
$0

SO
$6,242,456
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KOZAK, POLLEKOFF & GOLDMAN, PC.
Certified Pubiic Accountants

INDEPENDENT AUDITORS’ REPORT

To the Partners
Douglass Village [.imited Partnership
(A Georgia Limited Partnership)

Report on the Financial Statements

We have audited the accompanying financial statements of Douglass Village Limited Partnership, (a
Georgia Limited Partnership) dba Douglas Village, Case No. 10-048-581430965 which comprise the
balance sheets as of December 31, 2013 and 2012, and the rclated statements of operations, changes in
partners’ equity, and cash flows for the years then ended, and the related notes to the financial statements.

Management's Responsibility for the Financial Statements

Management is responsible for the preparation and f{air presentation of these {inancial slatements in
accordance with accounting principles generally accepted in the United States of Arerica; this includes
the design, implementation, and maintenance of internal control relevant to the preparation and [air
presentation of financial statements that arc frec from material misstatement, whether due to fraud or
error.

Auditors’ Responsibility

Our responsibility is to express an opinion on these financial statements based on our audit. We conducted
our audit in accordance with audiiing standards generally accepted in the United States of America and the
standards applicable te financial audits contained in Government Auditing Standards, issucd by the
Compiroller General of the United States. Those standards require that we plan and perform the audit to
obtain reasonable assurance about whether the financial statements arc free from material misstatement.

An audit involves performing procedures 10 obtain audit cvidence about the amounts and disclosures in
the financial statements. The procedures selected depend on the auditors’ judgment, including the
assessment of the risks of material misstatcment of the financial statements, whether duc to fraud or error,
In making thosc risk assessments, the auditor considers internal control relevant to the entity's preparation
and fair presentation of the financial statements in order Lo design audit procedures that are appropriate in
the circumstances, but not for the purpose of expressing an opinion on the effectivencss of the entity's
internal control. Accordingly, we express no such opinion.  An audit also includes evaluating the
appropriateness of accounting policies used and the reasonableness of significant accounting cstimates
made by management, as well as evaluating the overall presentation of the financial statements.

1950 Oid Gallows Road = Suite 440 = Vienna, Virginia 22182

Telephone: 703-506-9700 <« Fax: 703-506-9707



We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis for
our audit opinion.

Opinion

In our opinion, the financial statements referred to above present fairly, in all material respects, the
financial position of Douglass Village Limited Parinership, as of December 31, 2013 and 2012, and the
results ol its operations and its cash flows for the years then ended in accordance with accounting
principles generally accepted in the United States o America.

Other Matters
Other Information

Our audit was conducted for the purpose ol [orming an opinion on the financial statements as a whole.
‘The accompanying supplementary information on pages 15, 16 and 23 through 32 is presented for
purposes of additional analysis and is not a rcquired part of the financial statements.

The accompanying supplementary information shown on pages 15, 16 and 23 through 32 is the
responsibility of management and was derived from and relates directly to the underlying accounting and
other records used to prepare the financial statements. Such information has been subjected to the
auditing procedures applied in the wudit of the financial statcments and certain additional procedures,
including comparing and reconciling such information directly to the underlying accounting and other
records used to preparc the financial statements or to the financial statements themselves, and other
additional procedures in accordance with auditing standards generally accepted in the United States of
America. In our opinion, the accompanying supplementary information shown on pages 15, 16 and 23
through 32 is fairly stated, in all material respects, in relation to the financial statements as a whole.

Other Reporting Required by Government Auditing Standards

In accordance with Government Auditing Standards, we have also issued our report dated February 26,
2014 on our consideration of Douglass Village Limited Partnership’s intemal control over [inancial
reporting and on our tests of its compliance with certain provisions of laws, regulations, contracts, and
grant agreements and other matters. The purpose of that report is to describe the scope of our testing of
internal contro} over financial reporting and compliance and the results ol that testing, and not to provide
an opinion on internal contro} over financial reporting or on compliance. That report is an integral part of
an audit performed in accordance with Government Auditing Standards in considering Douglass Village
Limited Partnership’s internal control over financial reporting and compliance.

Yk At & B lhms-, | P C

Vicnna, Virginia
February 26, 2014
.ead Auditor: Robert A. Kozak EIN: 54-1639552

(V%)



DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

BALANCE SHEETS
DECEMBER 31,

ASSETS

CURRENT ASSETS
Cash and cash equivalents $
Accounts rcecivable - subsidy
Accounis receivable - tenants
Accounts reccivable - other
Prepaid expenses

Total current assets

DEPOSITS HELD IN TRUST - FUNDED
‘I'enant sceurily deposits

RESTRICTED DEPOSITS AND FUNDED RESERVES
Mortgage escrow deposits
Replacement rcserve

Total restricted deposits and funded reserves

PROPERTY AND EQUIPMENT
Land
Land improvements
Buildings and improvements
Furnishings and cquipment

Less: Accumulated depreciation

Total properly and equipment

Total assets $

2013 2012
52,755 ¥ 822,694
1,057 1,284
1,888 1,577
- 20,488
23,996 25,678
79,696 880,721
18,375 18,339
14,714 19,383
1,567,630 514,102
1,582,344 533,485
79.022 79,022
81,833 81,833
3,957,959 3.957,959
656,981 589,231
4,775,795 4,708,045
3,349.050) (3.150,916)
1.426,745 1,557,129
3,107,160 $ 2,989,674

See notes to financial statements
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DOUGLASS VILLAGFE. LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

BALANCE SHELTS - CONTINUED
DECEMBER 31,

LIABILITIES AND PARTNERS' EQUITY

2013 2012
CURRENT LIABILITIES
Accounts payable and accrucd cxpenses $ 42,754 70,163
Accrued mortgage interest 1.896 1,700
Accrued real estate tax 5.667 -
Mortgage payable - current portion 53,520 52,990
Prepaid rents 1,245 1,201
Deferred revenue - 29.488
Total current liabilitics 105,082 155,542
DEPOSITS LIABILITIES
Tenant security deposits 14,484 14,500
T.ONG-TERM LIABILITIES
Morlgage payable, net of current portion 2,108.953 2,162,717
Note payable - limited partner 289,334 289.33
Total long-term liabilitics 2.398.287 2,452,051
Total liabilities 2,517,853 2,622,093
PARTNERS' EQUITY 589,307 367,581
Total liabilities and partners’ equity. $ 3,107,160 2,989,674

See notes to financial stalements
N



DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

STATEMENTS OF OPERATIONS

FOR THE YEARS ENDED DECEMBER 31,

RENTAL W™NCOME
Apartments
Tenant assistance payments
Potential rental income
Less:Vacancies
Net rental income

Other income:
Interest income
Other income
Total other income
Total income

EXPENSES
Operating and maintcnance
Utilities
Administrative
‘l'axes and insurance
Bad debis
Interest on mortgage payable

Total expenses
Income from opcrations
Non-operating (income) and cxpense:
Depreciation

‘Total non-operating income and expense

Nel income

See notes (o financial statement
6

2013 2012
$ 89,000 $ 102919
1,085,752 1,072,190
1,174,752 1.175,109
(9,935) (16,092)
1,164,817 1,159,017
3,565 4,666

5,419 5,849

8,084 10515
1,173,801 1,169,532
321,452 335,195
118.859 107327
181,890 183,255
108,372 99,091

1,496 7,496

21.872 22,400
753,941 754,764
419,860 414,768
198.134 192,996
198,134 192,996

$ 22176 $ 21972




DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSIIIP}

STATEMENTS OF CHANGES IN PARTNERS' EQUITY
FOR THE YEARS ENDED DECEMBER 31, 2013 AND 2012

General Partner Limited Par(ners
Capital
CRICO Limited Tlousing
Partnership of Interfaith, Partners
Douglassville Inc. CXXXI Total
Ownership Interest 1.50% 3.50% 95.00% 100.00%
Partners' equity
January 1, 2012 $ 41,631 $ 97,148 $ 7,030 $ 145809
Net income 3327 7,762 210.683 221772
Partners' equity
December 31, 2012 44,958 104,910 217,713 367,581
Net income 3,326 7,760 210,640 221.726
Partners' equity
December 31, 2013 $ 48,284 3 112,670 $ 428,353 $ 589307

See notes to financial statements
7



DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

STATEMENTS OF CASH FLOWS

FOR THE YEARS ENDED DIECEMBER 31,

2013 2012
Cash flows from opcrating activities
Net income S 221,726 $ 221,772
Adjustments to reconcile net income to net
cash provided by operating activities
Depreciation 198,134 192,996
Changes in asset and liabilitics
(Increase) decrease in assets
Accounts receivable - tenants G1H 26
Accounts receivable - subsidy 227 (1,254)
Accounts receivable - other 29.488 (29,488)
Prepaid expenses 1,682 (756)
(Increase) decrease n liabilitics
Accounts payable and accrued expenses (27,409) 51.804
Accrued mortgage interest 196 (102)
Accrued real estate tax 5,667 -
Prepaid rents 44 (1,782)
Deferred revenue (29,488) 29,488
Tenant security deposits (52) (592)
Net cash provided by operating activities 399,904 462,112
Cash flows from investing aclivities
Purchase of property and equipment (67,750) (180,452)
Nel changes in mortgage escrow accounts " 4,669 (5.670)
Net changes in reserve for replacements : (1,053,528) (61,874)
Net cash used in investing activities (1,116,609) (247.,996)
Cash flows {rom financing activities
Principal payments on mortgage {53,234) (52,408)
Net cash used in financing activities (53,234) (52,408)
Net increase in cash and cash equivalents (769,939) 161,708
Cash and cash equivalents, beginning 822,694 660,986
Cash and cash equivalents, ending $ 52,755 $ 822,694

Supplemental disclosure ol cash flow information
Cash paid during the year {or interest $ 21,676

Sce notes to tinancial statements
8



DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

NOTES TO FINANCIAL STATEMENTS
DECEMBER 31, 2613 AND 2012

NOTE 1 - ORGANIZATION

Douglass Village Limited Partnership, a limited partnership (the Partnership), was formed on March
27, 1981 under the Uniform Limited Partnership Act of the State of Georgia. Its purposc is to
construct, develop, own, maintain and operate a rental housing project under section 515(b) of the
Housing Act of 1949. The 88-unit, two story, low-income project consists of 29 two-bedroom
units, 29 three-bedroom units and 30 four-bedroom units. The term of the Partnership is fifty-five
years. The project is located at 6549 Brown Street, Douglasville, Georgia.

Cash distributions are limited by the loan agreement between the Partnership and USDA/RD to 8
percent of the Partnership’s initial investment of $151,250, amounting to $12,100 per year, provided
the reserve account is funded to the required level. Under the terms of the loan agreement, the
Partnership is required to fund the reserve account $28,548 annually to a maximum of $285,475.
Total reserve funds were $575,708 and $452,228 at December 31, 2013 and 2012, respectively.

NOTE 2 — SIGNIFICANT ACCOUNTING POLICIES

Basis of Accounting
The Partnership utilizes the accrual basis of accounting, whereby income is recognized as earned
and expenses are recognized as obligations are incurred,

Cush and Cash Equivalents
Cash and cash cquivalenis consist of short-term investments with an original maturity of three
months or less. cash on deposit, money market lunds and certificates of deposit.

Revenue recognition

Rental revenue altributable (o residential operating leases is recorded when due [rom residents,
generally upon the first day of each month for periods of up to one vear, and are considered
opcrating leascs. Advance reccipts of rental income are deferred until carncd.

L'enant Receivable and Bad Debt Policy

Tenant rent charges for the current month are due on the first of the month. Tenants who are evicted
or movc-out are charged with damages or cleaning fees, if applicable. Tenant receivable consists of
amounts due for rental income, security deposit or the charges for damages and cleaning fees. The
Partnership does not accrue interest on the tenant receivable balances.

The Partnership has established an allowance for doubtful accounts for tenant receivables which are
60 days past duc. Tenant receivables arc written off in the period management determines that
collection is nol probable, Included in expenses are bad debts of $1,496 and $7,496 for the years
ending December 31, 2013 and 2012, respectively.  ‘There is no balance in the allowance account
for the years ending December 31, 2013 and 2012.

9



DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GLLORGIA LIMITED PARTNERSIIIP)

NOTES TO FINANCIAL STATEMENTS - CONTINUED
DECEMBER 31, 2013 AND 2012
NOTE 2 — SIGNTFTCANT ACCOUNTING POLICIES (CONTINUED)

Rental Property

Rental property is recorded at cost. Improvements are capitalized, while expenditures for
maintcnance and ropairs arc cxpensed as incurred. Upon disposal ol depreciable property, the
appropriate property accounts are reduced by the related costs and accumulated depreciation. The
rental property is depreciated over estimated service lives as [ollows:

Buildings 27.5 years straight-linc
Building Improvements 5to 27.5 years straight-line
Tand Tmprovements 15 years straight-line
Furnishings and Equipment S years straight-line

The Partnership reviews its properly and equipment for impairment whenever events or changes in
circumstances Indicate that the carrying value of such property may not be recoverable.
Recoverability is measured by a comparison of the carrying amount of the property to the future net
undiscounted cash flow expected to be generated by the property including any estimated proceeds
from the eventual disposition of the real cstate. If the real estate is considered to be tmpaired, the
impairment to be recognized is measured at the amount by which the carrying amount of the real
estate exceeds the fair value of such property. There were no impairment losscs recognized in 2013
or 2012,

Partners’ Equity

Profil and loss is to be allocated to CRICO (1.5%) (“General Partner™), Interfaith, Inc. (3.5%) and
Capital Housing Partners CXXXI (95%) (“Limited Partners™), other than special allocations (as
defined by the Partnership Agreement) and certain other items which would be specilically
allocated to the partners in accordance with the Partnership Agreement.

Income laxes

The Partnership has clected to be treated as a pass-through entity for income lax purposes and, as such,
is not subject o income taxes. Rather, all items of 1axable income, deductions and tax credits are
passed through to and are reported by its owners on their respective income tax rcturns.  The
Partnership’s federal tax status as a pass-through entity is based on its legal status as a partnership.
Accordingly, the Partnership is not required to take any tax positions in order to qualify as a pass-
through entity. These financial statements do not reflect a provision for income taxes and the
Partncrship has no other tax positions which must be considered for disclosure. The Partnership’s
federal income tax retwms {or 2012, 2011, and 2010 arc subject to examination by the IRS, gencrally
for three vears after they were filed.

Estmates

The preparation of financial statcments in conformity with accounting principles generally accepted
in the Uniled States ol America requires management to make cstimates and assumptions that affect
the reported amounts of asscts and liabilities and disclosure of conlingent assels and liabilities at the
date of the (mancial statements and the reported amounts of revenues and expenses during the
reporting period. Actual results could differ [rom those estimates.

10



DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

NOTES TO FINANCIAL STATEMENTS — CONTINUED

DECEMBER 31, 2013 AND 2012

NOTE 2 - SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)

Advertising costs

Advertising costs are expensed as incurred. Advertising expense totaled $1,189 and $1.824 for the
years ended December 31, 2013 and 2012, respectively.

Subsequent Events

Subsequent events have been evaluated through February 26, 2014, the date these financial
statements were availablc 10 be released.

NOTE 3 - MORTGAGE PAYABLE

‘The project is financed by a mortgage loan from USDA/RD in the original amount ol $2,854,750.
Pursuant to the USDA/RD Joan agreement originating on March 27, 1981, interest accrucs at an
annual rate of 8.75%. Effective May 1, 2004, the interest rate was reduced to 1% to assist the
property financially to complete repairs mandated in the annual inspection and pursuant to the
Service Work-Out Plan. Sce Note 9. In 2013 and 2012, the total interest subsidy was $213,245 and
$218,395, respectively.  Debt service payments on the mortgage loan are due in monthly
installments of $6,242, net of interest subsidy. through April, 2031. Interest is computcd daily and
application of interest and principal varies depending upon-the date payments are applied. The
mortgage is collateralized by the vental property.

Estimated aggregate principal payments for each the next five years are as follows:

Year ending December 31,

2014 $ 33,520
2015 54,060
2016 54,550
2017 55.150
2018 55,702
Thereafter 1.889.491
$2,162.473

11



DOUGLASS VILLAGE LIMITED PARTNERSIIP
(A GEORGIA LIMITED PARTNERSHIP)

NOTES TO FINANCIAL STATEMENTS — CONTINUED

DECEMBER 31, 2013 AND 2012

NOTE 4 - RELATED PARTIES TRANSACTIONS

Management Fee

The Partnership has entcred into a management agreement with CRICO Management Services, LLC
(the “Agent™), an entity related to the General Partner, to manage the rental operations of the
apartment projecl, Property management fees expensed were $44.583 and $44,455 for the years
ended December 31, 2013 and 2012, respectively.

An incentive management fee is payable to CRICO on a non-cumulative basis. not to exceed $5,000
per year. The fee was payable from cash flow after payment of an annual non-cumulative
distribution to the partners of $10,000, subject to applicable USIDA/RD regulations. There were no
fees paid during the years ended December 31, 2013 and 2012.

The Partnership has a note payable to Tntcrfaith, Inc., in the amount of $289,334. The note is non-
interest bearing and payable from the procecds of the sale, refinancing, or liquidation of the
property.

NOTE 5 - COMMITMENTS AND CONTINGENCIES
Interest Credit
Under an agreement with UDSA/RD, mortgage subsidy is provided which reduccs the effective
interest rate on the morigage to approximately 1% over the life of the Loan Agreement. UDSA/RD
may terminatc the agreement il it determines that no subsidy is necessary or if the Partnership is

determined (o be in violation of the Loan Agreement(s) or UDSA/RIY rules or regulations.

Rental Assistance Agreement

The U.S. Depariment of Ifousing and Urban Development (I1UD) has contracted with the
Partnership pursuant to the United States Housing Act of 1937, HAP contract #A-81-313, to make
housing assistance payments to the Partnership on behalf of qualified tenants for all apartment units.
The contract was renewed for a period ol five (5) years under Section 8 beginning January 1, 2013,
Housing assistance payments for the year ended December 31, 2013 and 2012 totaled $1.085.752
and $1.072,190, or approximately 93% of total income each ycar.



DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSIIP)

NOTES TO F'INANCIAL STATEMENTS — CONTINUED
DCECEMBER 31, 2013 AND 2012
NOTE 6 — SALE OF PROPERTY

On December 19, 2012, the Partnership deeded .085 acres representing 1% of its land to the
Georgia Department of Transporlation in connection with their highway expansion program taking
place adjacent lo the property for the consideration of $1. In addition, the Partnership has recorded
a rcceivable for $29,488 {rom the Georgia Department of Transportation which will be used to
cover the costs to move a sewer backflow preventer. Funds in excess of the actual cost of the
mentioned improvement will be due back to UDSA/RD as an additional toan payment. On January
30, 2013 the Partnership received $29,488.

NOTE 7 — CURRENT VULNERABILITY DUE TO CERTAIN CONCENTRATIONS

The Parlnership’s sole asset is Douglass Village Apartments, The Partnership’s operations are
concentrated in the affordable housing real estate market. In addition, the Partnership operates in a
heavily regulated environment. The operations ol the Partnership are subject to the administrative
directives, rules and regulations of federal, state and local regulatory agencies, including, but not
limited to, UDSA/RD and the State Housing Agency. Such administrative directives, rules and
regulations are subject to change by an act of Congress or an administrative change mandated by
UDSA/RD or the State Housing Agency. Such changes may occur with little notice or inadequate
funding to pay for the related cost, including the additional administrative burden, to comply with a
change.

NOTE 8 - RETTIREMENT PLAN

‘I'he Agent set up a 401(k) plan in January 2005. Under the 401(k) plan, cmployees who are 21 years
or older and work a minimum of 30 hours per week are eligible to participate in the plan.
Eligible employees may make a salary reduction election to have a percentage of their salary
contributed to the plan. The Agent makes a matching contribution cqual to the employee’s salary
reduction not to exceed 3% of the employee’s compensation. The Partnership reimburses the Agent
for this cost. The amount charged to activities during 2013 and 2012 was $3,436 and $3.111,
respectively.

NOTE 9 - WORK OUT PLAN

On July 26, 2004, the project cntered into a Servicing Workout Plan with USDA/RD. The goal of
the plan was to facilitate making nceded repairs to the project’s 88 units and (o address the
corrective actions outlined in the [ailed REAC inspection of April 25, 2004. To enable the project
financially to make these repairs, the interest rate on the mortgage was decreased to 1% per annum
clleetive May 1. 2004. The Partnership has submitted an application for a two-year extension ol the
Servicing Workout Plan through December 31, 2014, As of the date of these financial statements,
the Partnership has received a verbal approval of the cxtension from USDA/RD as well as an
approval of the 2014 budget which included a continuation of the mortgage interest reduction.
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DOUGLASS VILLAGE LIMITED PARFNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

SUPPLEMENTAL INFORMATION REQUIRED BY R

FOR TIIE YEAR ENDED DECEMBER 31, 2013

Management (ee calculation

‘The management [ee is based on a fee per unit occupicd by tenants during the month.

January -

December
Total qualified units (88 x 12 months) 1,056
Less: Rent free unit -
Fess: Vacancies (7
"l'otal occupied units 1,049
Fee per unit S 425
Management fee cxpense $44.583

Insurance Disclosure

‘The Partnership maintains insurance coverage as [ollows:
£

Deductible Coverage
Property coverage on buildings $10,000 $7.060,779
Comprchensive business liability $ 5,000 $1,000,000
Fidelity/employee dishoncsty $15,000 $2,000.000

Return to Owner

In accordance with the Loan Agreement, the annual return to owner is as follows:

12.100

Maximum return to owner (Sce Note 1)

o

Budgeted return 1o owner

Return to owner paid:
Investor asset management fec
Partnership management fee
General Partner distribution
Limited Partner distribution

$ -

16



INDEPENDENT AUDITORS’ REPORT ON INTERNAL CONTROL OVER FINANCIAL
REPORTING AND ON COMPLIANCE AND OTHER MATTERS BASED ON AN AUDIT
OF FINANCIAL STATEMENTS PERFORMED IN ACCORDANCE WITH
GOVERNMENT AUDITING STANDARDS

To the Partners
Douglass Village Limited Partnership
(A Georgia [.imited Partnership)}

We have audited, in accordance with the auditing standards generally accepted in the United States of
America and the standards applicable to financial audits contained in Government Auditing Standard
issued by the Comptroller General of the United States, the financial statements of Douglas Village
Limited Partnership which comprise the balance sheet as of December 31, 2013, and the related
statements of operations, changes in partners’ cquity, and cash flows for the year then ended and the
related notes to the financial statements, and have issued our report thereon dated February 26, 2014.

Internal Control Over Financial Reporting

In planning and performing our audit of the (inancial statements, we considered Douglass Village
Limited Partnership's internal control over financial reporting (internal control) to determine the audit
procedures that are appropriate in the circumstances for the purpose of expressing our opinion on the
financial statements, but not for the purpose of expressing an opinion on the effectiveness of
Douglass Village Limited Partnership's inlernal control. Accordingly, we do not express an opinion
on the cffectiveness of Douglass Village Limited Partnership's internal control.

A deficiency in internal comirol exists when the design or operation of a control does not allow
management or employees, in the normal course of performing their assigned functions, to prevent, or
detect and correct, misstatements on a timely basis. A material weakness is a deficiency, or a
combination of deficiencies, in internal control, such that there is a reasonable possibility that a
material misstatement of the enlity's (inancial statements will not be prevented, or detected and
corrected, on a timely basis. A significant deficiency is a deflictency, or a combination of deficiencies,
in internal control that is less severe than a material weakness, yet important enough to merit attention
by those charged with governance.

Our consideration of internal control was for the limited purpose described in the first paragraph of
this section and was not designed to identify all deficiencics in internal control that might be material
weaknesses or significant deficiencies. Given these Himitations, during our audit we did not identify
any deficiencics in internal control that we consider to be material weaknesses. ITowever, material
weaknesses may exist that have not been identiticd.



Compliance and Other Matters

As part of obtaining rcasonable assurance about whether Douglass Village Limited Partnership's
financial statements are free from material misstatement, we performed tests of its compliance with
cerlain provisions of laws, regulations, contracts, and grant agreements, noncompliance with which
could have a direct and material effect on the determination of financial statement amounts. However,
providing an opinion on compliance with those provisions was not an objective of our audit, and
accordingly, we do not express such an opinion. The results of our tests disclosed no instances of
noncompliance or other matters that are required to be reported under Government Auditing
Standuards.

Purpose of this Report

The purpose of this report is solely to describe the scope of our testing of internal control and
compliance and the results of that testing, and not to provide an opinion on the cffectiveness of the
entity's internal control or on compliance. This report is an integral part ol an audit performed in

accordance with Government Auditing Standards in considering the entity's internal control and
compliance. Accordingly, this communication is not suitable (or any other purposc.

.%ér pﬂ'l&)#ﬁ%ou‘mu,/ Ac.

Vienna, Virginia
February 26, 2014
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DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

AUDIT FINDINGS ON COMPLIANCE

FOR THE YEAR ENDED DECEMBER 31, 2013

Reportable Conditions of Non Compliance

NONE



INDEPENDENT ACCOUNTANTS’ REPORT ON APPLYING AGREED-UPON
PROCEDURES

‘To the Partners of
Douglass Village Limited Partnership dba Douglass Village
Douglassville, Georgia

and

United States Department of Agriculture Rural Development Newnan Field Service Center
Newnan, Georgia

We have performed the procedures enumerated below. which were agreed to by the United States
Department of Agriculture Rural Development and Douglass Village Limited Partnership (“Owner™)
the owner of Douglass Village (“Project™) located in Douglassville, Georgia, solely to assist those
parties in evalualing that the accompanying Form RD 3560-10, Multi-Family Housing Borrower
Balance Sheet and Form RD 3560-7, Multiple Family Housing Project Budget (“Financial Reports™)
and Supporting Documentation are prepared by the Borrower in accordance with the criteria specified
in USDA/RD Regulations contained in 7 CTR 3560 scction 303(b) and section 306, in accordance
with the determinations noted in Atlachment 4-1 of RD Handbook 1B-2-3560, for the year ended
December 31, 2013. The owner is responsible for the presentation of the financial reports. This
agrced-upon procedures cngagement was conducted in accordance with atiestation  standards
established by the American Institute of Certified Public Accountants and the standards applicable to
atteslation engagements contained in Government Audiling Standards issued by the Comptroller
General of the United States. The sufficiency of these procedures is solcly the responsibility of
USDA/RD and the Owner. Consequently, we make no representation regarding the sufliciency of the
procedures described below either tor the purposce for which this report has been requested or for any
other purpose.

Our procedurcs and findings arc as follows:

1. We examined selected receipts, invoices, and cancclled cheeks (or check imaging on
original bank statement) that support administrative and operating and maintenance
cxpenses presented on Form RD 3560-7, Part [, line items 1-10 and 19-32 to determine they
were incurred as patt of the ongoing operations of the project. We sclected a representative
sample of invoices and supporting documentation, based on the sample size determined by
UDSA/RD in Attachment 4-D of RD llandbook HB-2-3560, [or expenses included in Lines
1-10 and 19-32 of Torm R 3560-7 and delermined that the scrvices were cligible expenscs,
in accordance with Attachment 4-A of HB-23560, and the shipping address agreed to the
project address. In addition, we confirmed a sample of the expenditures with the vendors to
delermine the invoice paid agreed (o the vendor’s records.

TFindings:

Total Number of Invoices in Population: 520
Total Dollar Amount of Invoices in Population: $503.342
Total Number of Invoices Reviewed: 85
Total Dollar Amount of Tnvoices Reviewed: $162.302
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LI

Total Number of Invoices in Vendor Confirmation Sample: 2

Total Dollar Amount of Invoices in Vendor Confirmation Sample: $ 4,269
Total Number of Vendor Confirmations Not Recetved: -
Total Dollar Amount of Vendor Confirmations Not Received: $ -
Total Number of Deviations: None
Total Dollar Amount of Deviations: $ -

We confirmed the balance in the replacement reserve account presented on Form RD
3560-7, Part 11, and confirmed that no amounts were encumbered by the financial
institution that holds the accounts. We determined that all balances are within the FDIC
insurance limits. We determined the number of reserve account withdrawals {rom the
original bank statements and compared the withdrawals to the amounts approved by
UDSA/RD on Form RD 3560-12. We compared the invoices and cancelled checks (or
check imaging on original bank statement) to the approved withdrawals from
UDSA/RD.

Findings:

Total Number of Reserve Account Withdrawals: Nonc
‘l'otal Number of Withdrawals Authotized by Rural Development: None
Total Dollar Amount of Reserve Account Withdrawals: $

Total Doliar Amount of Withdrawals Authorized by Rural Development: $ -
Total Number of Dcviations: Nonc
Total Dollar Amount of Deviations: $ -

The confirmation rceeived from the financial institution agreed to the project’s bank
reconciliation and no encumbrances were noted on the counlirmation. All withdrawals
were paid (o the vendors approved by UDSA/RD on Form RD 3560-12.

We obtained the Identity of Interest (JO1) company listing and Form RD 3560-31 from
UDSA/RD and determined that the services provided and approved [ees, il applicable,
agree to the actual service and [ees charged to the project. We examined a sample of
invoices and determined that the services and charges arc in accordance with the
disclosures contained in Form RD 3560-31 as agreed (o by Rural Development.

Findings:

Total Number of Forms RD 3560-31 Reccived: 1
Company Namc: Crico Management Services, LLC
Total Number of Invoices in Population: 12
Total Dollar Amount of Tnvoices in Population: $ 44.583
Tatal Number of Invoices Reviewed: 12
Total Dollar Amount of Invoices Reviewed: $ 44,583
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The agreed-upon procedures performed above and the management Representation Letter
reveated no undisclosed [O1 companies.

We were not engaged to, and did not conduct an audit, the objective of which would be the
expression of an opinion on the financial reports and supporting documentation of Douglass
Village. Accordingly, we do not cxpress such an opinion. Had we performed additional
procedures, other matters might have come to our attention that would have been reported to you.

This report is intended solely [or the information and use of the owner and management agent of
Douglass Village, and UDSA/RD, and is not intended to be and should not be used by anyone
other than these specilicd partics.

74‘”&, /)a-(’&)»/é T -%OMMM , /.C.

February 26, 2014
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UNAUDITED

Formn RD 3560-10

Position 3

MULTEFAMILY HOUSING

FORM APPROVED
OMD NO. 03750189

(02-03) BORROWER BALANCE SHY
PART ! - BALANCE SHEET
PROJECT NAME BORROWER NAML BORROWER [D AND PROJLCT NO.
Douglass Village Douglass Village Limited Partnership GA-06-ROD0-08
CURRENT YLAR PRIOR YEAR COMMENTS
BEGINNING DATES> (01/01/13) (0101/12)
ASSETS ENDING DATES: (1273113 (12/3112)

CURRENT ASSETS
I. GENERAL OPERATING ACCOUNT. ... ... ... 52258 822,194
2. RE TAX & INSURANCT ACCOUNT. ... oooo o 14,714 19,383
3. RESERVEACCOUNT s v v ssmissis s 1,567,630 514,102
4. SECURITY DEPOSIT ACCOUN 18.375 18,339
3. OTHERCASHEQIeniif ) vvmaanamassiismsunvs ssaesu 500 500 [Petty cash
6. OTHER (Bdenttifi) ..o o e
7. TOTAL ACCOUNTS RUECEIVABLL {(drach listh ... ... 2,861

ACCTS RCVBIL0-30 DAYS $2.945 ’ 0

ACCTS RCVI3LL 30-60 DAYS $0

ACCTS RCVBL 60-90 DAYS $0

ACCTS RCYBL OVLR 90 DAYS $0 ‘
8. LESS: ALLOWANCL FOR DOURTIUL ACCOUNTS. . ... ..
9. INVENTORIES fsuppites)oosmmmmnsss s s v v
10. PREPAYMENTS. ..o 23,996 25,678
11, ACCOUNTS RECEIVABLE - OTHER 29.488
12. TOTAL CURRENY ASSETS /ddd fehrn 17y .00 L. $1,680.415 1,432,545

FIXED ASSETS

AN i 79.022
13, BUILDINGS. .. ... ... s o 4.039.792
15, LESS: ACCUMULATED DEPRECIATION ; (2,748 288}
16, FURNITURE & FOQUIPMENT. ... ... 656,981 589.231
17, LESS: ACCUMULATED DEPRECIATION. ... ... (153210
18. B
19 TOTAL FINED ASSETS /Add 13 thru 18). ... 1.426.743 1,557,129
OTHER ASSETS -
21 TOTAL ASSEES (Add 12, 19, and 200 ............ 3,107,160 2989674
LIABILITIES AND OWNERS EQUITY
CURRENT LIABILITIES N o
22, TOTAL ACCOUNTS PAYABLE (drtch list) ... ... ... 49666 71,364

ACCTS PAYABLE 0-30 DAYS $49.666 g

ACCTS PAYABI F 30-60 DAYS $0 ‘

ACCTS PAYABLLL 60-90 DAYS $0

ACCTS PAYABLIZOVER 90 DAYS 50 )
23 NOVES PAYABI R gdosach Last). oo oo 29,488
24, SECURITY DEPOSITS. .. ..o o 14,484 14.500
25 TOTAL CURRENT LIABILEYTES (46 22 thran 24). . .. ... " 61,150 115352

e for the Papesraork Reduction
lied 1NEB contrel s

exnunied 1o o
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disphn

Dariers pur roxpoe.

complewmy veren the collfernon of aifacuasion.
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evring instrnctions. searchiig
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e 17
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o regived fo respod W collecion of sforiaation sindess o
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& il wafineinig the dans weedzid. and

&)



UNAUDITED

LONG-TERM LIABILITIES

26. NOTES PAYABLE RURAL DEVELOPMENT 2.164.369 2.217.407
27. OTIER (Identify) 289.334 289,334
28. TOTAL LONG-TERM LIABIATIES (Add 26 and 27) 2,453,703 2,506,741
29, TOTAL LIABILIYIES (Add 25 and 28). .. .. .. .. y | 2,517,853 2.622.093 I

30. OWNER'S EQUITY (Net Worth) (27 minus 29). .. .. ... } 589.307 I 367.581 I

31. TOTAL LIABILITIES AND OWNER'S EQUITY
(Add 29 and 31 l 3,107,160 I 2.989,674 I

‘Warning: Section 1001 of Title 18, United States Code provides: "Whoever, in any matter within the jurisdiction of any department ur agency
of the United States knowingly and willfully falsifies, conceals or covers up by any trick, scheme, or device a material fact, or makes
any false, fictitious or frandulent statements or representations, or makes or uses any false writing or document knowing the same to
contain any false, fictitious or fraudulent statement or entry, shall be fined under this title or imprisoncd not more than five YCars, or
both.

1 HAVE READ THE ABOVE WARNING STATEMENT AND 1 {IFREBY CERTIFY THE FORFEGOING INFORMATION 1S COMPLETE
AND ACCURATLE TO TIE BEST OF MY KNOWI.EDGE.

2/31/14 M Lé

(Date) (Signature of Borrower or Borrower's Representative)

CFO/EVP

(Title)

PART II-THIRD PARTY VERIFICATION OF REVIEW

1We have reviewed the borrower's records. The accompanying balance sheet, and stalement ot actual budget and income on Form
R 3560-7, is a lair presentation of the horrower's records.

i/We certity that no identity ol interest exists between medus and any individual or organization doing business with the priject or
borrower,

3/aji4 MbtG. 2k cpa

fDatz) (Signaiure}

Rt A, Kpze , (/A
(A

b P
‘Name and Title)

{450 Gid &llows Roc/, Satpvdo Vw,“,, l/{'q' 21192

(Address)

Dln Jieu of the above verification and signature, a review compieted. dated and signed by a person or firm qualificd by license or

certilicalion is attached.

24



Posii AoNnA\‘PmTED

USDA FORM APPROVED
Form RD 3560-7 MULTIPLE FAMILY HOUSING PROJECY BUDGET/ OMB NO. 0575-0189
(Rev. 05-06 ] ) 11T hereby request UTILITY ALLOWANCE
T@J;% q/ig???%};% !"%"W_‘llﬂ%ﬁ—"tengggvaR NAME BORROWER ID AND PROJECT NO.
Douglass Village Douglass Village Limited Parinership GA-06-R000-08

Loan/Transfer Amount Note Rate Payment  $21,154 IC Payment

| Tha following Utilities ere mesiar
Reporting Period Budget Type Project Rental Type |Profit Type metored:

a units of RA. Current
number of RA units
Borower Accounting Method
PART| - CASH FLOW STATEMENT
CURRENT ACTUAL PROPOSED COMMENTS
BUDGET BUDGET or (YTD)
BEGINNING DATES> {01/01/13} 11112013
ENDING DATES> {12/31113}) 12/31/2013

OPERATIONAL CASH SOURCES
1. RENTALINCOME ......... SRTEY & 1,132,400 79.065 | N
2. RHS RENTAL ASSISTANCE RECEWVED. ............ f A 1.085.752 [
3. APPLICATION FEES RECEIVED. . 4 b _ Btk
4. LAUNDRYANDVENDING . ......ooov e 300 225
5! INTERESTFINCOMES, «coissmsmisenemupsissms s 4,620 3,565
6; TENANT'CHARGES . cvumis s som e v sidmmengs 5,280 _. 581941 - 1 6
7. QTHER - PROJEC T SOURCES
8. LESS (Vacancy and Contingency Allowance} -
9. LESS {Agency Approved Incentive Allowance) .. ... .. .. :
10. SUB-TOTAL [(1theu 7)-(B&9).......ovvvnnnn 1,137,500 0
NON-OPERATIONAL CASH SOURCES
11. CASH-NONPROJECT .............cooiieinn.
12, AUTHORIZED LOAN (Non-RHS) . . . ... ... ... ... ..
13. TRANSFER FROMRESERVE . .. ........... ... ... 1] 4]
14 SUB=TOTAL {ITARrASY v vnmmmassrmmm s 4] 0 0
15. TOTAL CASH SOURCES {10+14) ... _........... 1,137,500 1.173.801 0
OPERATIONAL CASH USES
16. TOTAL O & M EXPENSES (From Parth) ............ 558,323 730,573 0
17. RHSDEBT PAYMENT . ... ........ i 74,904 75,106, S
18. RHS PAYMENT (Overage) ........................ % " 5
19. RHS PAYMENT {Late Fee) .............. BHEERPTR
20. REDUCTION IN PRIOR YEAR PAYABLES (See Part IV),
21, TENANT UTILITY PAYMENTS ... 0oven e o
22. TRANSFERTORESERVE .. ... ... ... ........... 60,060 1.053.528
23. RETURN TO OWNER/NO ASSET MANAGEMENT FEE . . . . 0
24 SUB -TOTAL {16th10:23) vmsmpprressuyammes s 693,287 1,859,207 0
NON-OPERATIONAL CASH USES
25. AUTHORIZED DEBT PAYMENT {(Non-RHS)......... R 0
26. ANNUAL CAPITAL BUDGET (From Part I, Lines 4-6).. ... .. 240,813 67.750
27. MISCELLANEOUS ... ... 4] 1.496
28:; SUBLTOTAE (25IRM027) 0 < ncommmmrmc i 240,813 69.246 0
29. TOTALCASHUSES (24+28) ...........couinnnn l 934,100 | 1.928.453 | 9
30. NET CASH (DEFICIT) (15-28) .........c.covnnn. I 203,400 l [7534.652)] 0
CASH BALANCE S - SV —
31, BEGINNING CASHBALANCE .. .. .. ... ... .. ... 842,077 Operatrg & T& |
32. ACCRUAL TQO CASH ADJUSTMENT (see Part V). ... . A s {19.956) :
33. ENDING CASH BALANCE (30+31+32) .......... 203,400 1 67,469 0




Douglass Vilage

UNAUDITED

PART Il - OPERATING AND MAINTENANCE EXPENSE SCHEDULE

© 00 N AW N -

-
- O

12.
13
14.
16.
16.
17.
18.

19
20

.
22,
23
24.
25.
26.
27.
28.
29.
30.
31.
32.
33.

34.
35.
36.
37.
38.
39.
40.

41.

. MAINTENANCE & REPAIRS PAYROLL .. .... ..

. MAINTENANCE & REPAIRS SUPPLY .......

. MAINTENANCE & REPAIRS CONTRACT ........

. PAINTING AND DECORATING . . . ........

. SNOWREMOVAL .................

. ELEVATOR MAINTENANCE / CONTRACT ... . ...
CGROUNDS .o

s SERVICES: svan mew swwwmssssain

. ANNUAL CAPITAL BUDGET (From Part V - Operating) ... ...

OTHER OPERATING EXPENSES (ltemize)........
SUB - TOTAL MAINT. & OPERATING (1 thru 10)

ELECTRICITY f{fMastermetered. ... ... ... .....
WATER ..... checkboxon.....................
BEWER. s front. ...

FUEL (Gil/Coal/Gas) ...........
GARBAGE & TRASH REMOVAL ... .......
OTHERUTILITIES . .......... ...

SUB - TOTAL UTILITIES (12 thru17) ... ..

SITE MANAGER PAYROLL . ......... ...

MANAGEMENT FEE ..............

PROJECT AUDITING EXPENSE .. ... .....

PROJECT BOOKKEEPING / ACCOUNTING .. ...

LEGAL EXPENSES ..........

ADVERTISING .. ...... ... .. ..

TELEPHONE & ANSWERING SERVICE ... ... ..

OFFICE SUPPLIES ... «cowmwsn smse -

OFFICE FURNITURE & EQUIPMENT .. .. ...

TRAINING EXPENSE .. .. ... ...,

HEALTH INS. & OTHER EMP. BENEFITS . . . ..

PAYROLL TAXES swwwmean o g

WORKMAN'S COMPENSATION .. .. .. .

OTHER ADMINISTRATIVE EXPENSES (ltemize). . ..
SUB - TOTAL ADMINISTRATIVE (19 thru 32)

REALESTATETAXES ...... . ... ..

SPECIAL ASSESSMENTS .. ........ ..

OTHER TAXES, LICENSES & PERMITS ... . ..
PROPERTY & LIABILITY INSURANCE . .. ...
FIDELITY COVERAGE INSURANCE . . ... . ..
OTHER INSURANCE . . ............

SUB - TOTAL TAXES & INSURANCE (34 thru 38)

TOTAL O & M EXPENSES {11+ 18 +33+40) ..

Form RD 3560-7 Page 2

CURRENT PROPOSED | COMMENTS
BUDGET ACTUAL BUDGET or (YTD)
40,346 38,923
27,835 29,460
27,015 203,783
11,280 10,269
35,488 39,017
26,498
168,462 321,452 0
14,496 13,684
40,092 44,220
39,276 44,583
3,852 4,688
13,200 11,684
110,918 118,859 0
77,550 79,001
44,880 44,583
9,400 7,309
0 0
3,492 2,437
1,140 1.189
6,588 5,148
3,012 10,056
0 0
7,040 0
21,936 10,876
11,253 11,182
4,003 5,537
9,285 4,572
199,669 181,890 0
51,616 77,256
0 0
0 1,062
27,660 30,054
0 0 ~
0 0
79,276 108,372 0
558,323 730,573 0




UNAUDITER

Douglass Village
PART Il - ACCOUNT BUDGETING/STATUS
CURRENT PROPOSED COMMENTS
BUDGET AGTUAL BUDGET or {YTD)
RESERVE ACCOUNT:
1. BEGINNING BALANCE . ... ... .. 514,102
2. TRANSFER TORESERVE ... .. ..\ 0vt e 50,060 1,053,528
TRANSFER FROM RESERVE: .+ +oevvveoooeeeen oo, (i -
3, DPERATING DEFICIT v s sawvss s vt St s sy e
4. BUILDING REPAIR & IMPROVEMENTS ... ... .................. 0
5. EQUIPMENT REPAIR & REPLACEMENT . ... . ... ............
6. OTHER NON - OPERATING EXPENSES . .- INSURANCL ... .. ... 0
72 TOTAL(Bthni ) omvmmsesmes ey v anmmms © 0 0
8. ENDING BALANGE (1 #2) = 7). oeooee e e e 60,050 1,567,630
GENERAL OPERATING ACCOUNT: *
BEGINNING BALANGE . ... ... ... 822,604
BN DING BALANCE wsuaum i s s ovs s DB S Ramm s vy 52,755
REAL ESTATE TAX AND INSURANCE ESCROW ACCOUNT: *
BEGINNING BALANGE ... ...\ttt 19,383
ENDING BALANGE i« vorsssmam poss o somnsss 14714
TENANT SECURITY DEPOSIT ACCOUNT: *
BEGINNING BALANGE ... ................ 18,339
ENDING BALANGE .. 18,376

(*Complete upon submission of actual expenses.)

NUMBER OF APPLICANTS ON THE WAITING LIST
NUMBER OF APPLICANTS NEEDING RA. ...........

Form RD 3560-7 Page 3

RESERVE ACCOUNT REQUIRED BALANCE ... ....ccooeieien.
AMOUNT AHEAD / BEHIND ... ..o




Douglass Village UNAUDITED

PART IV - RENT SCHEDULE AND UTILITY ALLOWANCE

A. CURRENT APPROVED RENTS/UTILITY ALLOWANCE:

POTENTIAL INCOME FROM
UNIT DESCRIPTION RENTAL RATES EACH RATE
UNIT NOTE NOTE UTILITY
BR SIZE TYPE NUMBER | _BASIC RATE HUD BASIC RATE HUD [ ALLOWANCE
2 N 29 0 0 1.015 0 0 29.435 115
3 N 29 0 0 1,139 0 0 33,031 136
4 30 0 0 1,181 0 0 35,430 148
0 0 0 0
0 0 0 0
0 0 0 0
0 0 0
0 0 0
38 CURRENT RENT TOTALS: 0 0 97,896
BASIC NOTE HUD

B. PROPOSED RENTS - Effective Date:  January 1, 2013

POTENTIAL INCOME FROM
UNIT DESCRIPTION RENTAL RATES EACH RATE
UNIT NOTE NOTE
BR SIZE TYPE NUMBER BASIC RATE HUD BASIC RATE HUD
2 29 1015 0 0 353,220
3 28 1138 0 0 396,372
4 30 1181 0 0 425,160
0 0 0
0 0 0
0 0 ¢
0 0 0
0 0 4]
88 CURRENT RENT TOTALS: 8] 0 1,174,752
BASIC NOTE HUD
Daliar per unit increase: 0
C. PROPOSED UTILITY ALLOWANCE - Effective Date: s
MONTHLY DOLLAR ALLOWANCES
BR SIZE UNIT TYPE NUMBER _ ELECTRIC GAS WATER SEWER TRASH QTHER TOTAL
2 : 29 $75 $40 §118
3 29 591 $45 $136
4 30 $96 $52 §148
$0
$0
$0

Form RD 3560-7 Page 4 28



Douglaass Village

Appliances:
Range
Refrigerator
Range Hood
Washers & Dryers
Other:
Carpet and Vinyl:
1Bt
2B
3Br.
4 Br.
Other:
Cabinets:
Kitchen
Bathrooms
Other:
Doors:
Exterior
Interior
Other:
Window Coverings:
Detail
Other:
Heating and Air Conditioning:
Heating
Air conditioning
Other:
Plumbing:
Water Heater
Bath Sinks
Kitchen Sinks.
Faucets
Tollets
Other. Tub Replacemnet
Major Electrical
Detail
Other:
Structures:
Windows
Screens
Walls
Roofing
Siding
Exterior Painting
Other:
Paving:
Asphalt
Concrete
Seal and Stripe
Gther:
Landscape and grounds:
Landscaping
Lawn Equipment
Fencing
Recreation area
Signs
Other:
Accessibility features:
List: Laundry opening

UNAUDITED
PART V - ANNUAL CAPITAL BUDGET

Proposed
Number of
Unitsfitems

Actual from
Reserve

Proposed
from Reserve|

Proposed
from
Operating

Actual from

Operating

Actual Total

Cost

Totel Actual
Unitsfitems

12 5550

4 2388

3 2600

3 9000

114000

3 1275

3 12601

1 3000

1 2000

Other:

Automation eguipment
Site management
Common area
Other:
Other:
List: Reptacement:Supplies

4000

0 12000

List: ADA Unit Update

10940

List: Bath Upgrades, Pipe Rprs, Handrail Repl

58000

TOTAL CAPITAL EXPENSES:

From R1) 3560-7 Page 5

44] 240813

of

of

o

of

9
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UNAUDITED
Douglaass Village

PART VI - SIGNATURES, DATES AND COMMENTS

Warning:

s Section 1001 of Title 18, Uniled States Code provides: "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 any false, fictitious or fraudulent statements or representations, or makes or uses any false writing or document
knowing the same to contain any false, fictitious or fraudulent statement or entry, shalt be fined under this titte or imprisoned not
more than five years, or both.

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

3/31/14

{DATE) (Signature of Borrower or Borrower's Representative)
CFRO/RVP
(Title)
AGENCY APPROVAL (Rural Development Approval Official): DATE:
COMMENTS:
Form RD 3560-7 Page 4
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DOUGLASS VILLAGE LTMITED PARTNERSHIP
(A GEORGIA LIMITED PARINERSHIP)

SUPPORTING DOCUMENTATION TO FORMS RD 3560-10 AND 3560-7
FOR THE YEARS ENDED DECEMBER 31,

2013 2012
OPERATING AND MAINTENANCE
Payroll $ 38,923 $ 40,145
Supplies 29,460 46,406
Securily 22,788 24,863
Contracts 180,995 171,141
Painting 10,269 17,886
Grounds 39,017 34,754
Total $ 321.452 $ 335,195
UTILITIES
Electricity $ 13,684 $ 13,990
Waler 44,220 38,947
Sewer 44,583 38,667
Gas ' 4,688 2,975
Garbage and trash removal 11,684 12,748
Total $ 118,859 $ 107327
ADMINISTRATIVE
Sitc management payrol! $ 79,001 $ 76,985
Management fees 44,583 44,455
Accounting and auditing 7.309 7.360
legal 2,437 5.008
Advertising 1,189 1,824
Telephone and answering service 5,148 5,965
Office supplies 10,056 £0,338
Health insurance 10,876 11,086
Payroll taxes 11,182 10,406
Workers' compensalion 3537 2,927
Other administrative expenses 4,572 6,901
Total $ 181.890 $ 183,255
TAXES AND INSURANCE
Property taxes $ 77256 $ 67,999
Property insurance 30,054 30,057
Misc taxes 1,062 1,035
Total S 108,372 $ 99,091
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DOUGLASS VILLAGE LIMITED PARTNERSHIP
{A GEORGIA LIMITED PARTNERSHIP)

SUPPORTING DOCUMENTATION 1O FORMS RD 3560-10 AND 3560-7
FOR THE YEARS ENDED DECEMBER 31,

2013 2012
Accounts receivable (3560-10, Line 7)
Accounts receivable - rental subsidy $ 1,057 $ 1,284
Accounts receivable - tenants 1,888 1,577
$ 2,945 $ 2,861
Accounts payable (3560-10, Line 22)
Accounts payable and accrued expenscs $ 42,754 $§ 70,163
Prepaid rents 1,245 1,201
Accrued real estate tax 5.667 -
§ 49,666 $ 71364
Miscellancous (3560-7, Part 1 Line 27)
Bad debts $ 1,496 $ 7,496
S 1,496 $ 7,496
Accrual to cash adjustments (3560-7, Part 1, Line 32)
Assets
Accounts receivable - tenants $ 311
Accounts receivable - RD 227
Accounts receivable - other 29,488
Security deposits (52)
Prepayments 1,682
Liabilitics
Accounts payable and accerucd expenses (27.409)
Accrucd real estate tax 5.667
Accrued mortgage interest 196
Prepaid rents 44
Delerred revenue {29,488)

$  (19.956)

Other Administrative Expenses (3560-7 Part I, Line 32}

Bank service charges $ 780
Other renting expenses 755
Training 253
Travel 683
Printing 1,981
Miscellancous 120

b 4,572
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KOZAK, POLLEKOFF & GOLDMAN, PC.
Certified Public Accountants

INDEPENDENT AUDITORS’ REPORT

To the Partners
Douglass Village Limited Partnership
(A Georgia Limited Partnership)

Report on the Financial Statements

We have audited the accompanying financial statements of Douglass Village Limited Partnership, (a
Georgia Limited Partnership) dba Douglas Village, which comprise the balance sheets as of December 31,
2014 and 2013, and the related stalements of operalions, changes in parlners’ equily, and cash [ows for
the years then ended, and the related notes to the financial statements.

Management's Responsibility for the Financial Statements

Management is responsible for the preparation and fair presentation of these financial statements in
accordance with accounting principles generally accepted in the United States of America; this includes
the design, implementation, and maintenance of internal control relevant to the preparation and fair
presentation of financial statements that are free from material misstatement, whether due to fraud or
ertor.

Auditors® Responsibility

Our responsibility is to cxpress an opinion on these financial statements based on our audit. We conducted
our audit in accordance with auditing standards generally accepted in the United States of America and the
standards applicable to financial audits contained in Government Auditing Standards, issued by the
Comptroller General of the United States. Those standards require that we plan and perform the audit to
obtain reasonable assurance about whether the financial statements are free from material misstatement.

An audit involves performing procedures to obtain audit evidence about the amounts and disclosures in
the financial statements. The procedures selected depend on the auditors’ judgment, including the
assessment of the risks of material misstatement of the financial statements, whether due to fraud or errot.
In making those risk assessments, the auditor considers internal control relevanl to the entity’s preparation
and fair presentation of the financial statements in order to design audit procedures that are appropriate in
the circumstances, but not for the purposc of expressing an opinion on the cffectiveness of the entity's
internal control. Accordingly, we express no such opinion. An audit also includes evaluating the
appropriateness of accounting policies used and the reasonableness of significant accounting estimates
made by management, as well as evaluating the overall presentation of the financial statements.

1950 Old Gailows Road ¢ Suite 440 < Vienna, Virginia 22182

Telephone: 703-506-9700 =+ Fax: 703-506-9707



We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis for
our audit opinion.

QOpinion

In our opinion, the financial statements referred to above present fairly, in all material respects, the
financial position of Douglass Village Limited Partnership, as of December 31, 2014 and 2013, and the
results of its operations and its cash flows for the years then ended in accordance with accounting
principles gencrally accepted in the United States of America,

Other Matters
Other Information

Our audit was conducted for the purpose of forming an opinion on the financial statements as a whole.
The accompanying supplementary information on pages 15, 16 and 23 through 32 is presented for
purposes of additional analysis and js not a required part of the financial statements.

The accompanying supplementary information shown on pages 15, 16 and 23 through 32 is the
responsibility of management and was derived from and relates directly to the underlying accounting and
other records used to prcpare the financial statements. Such information has been subjected to the
auditing procedures applied in the audit of the financial statements and certain additional procedures,
including comparing and reconciling such information directly to the underlying accounting and other
records used to prepare the financial statements or to the financial stalements themselves, and other
additional procedures in accordance with auditing standards generally accepted in the United States of
America. In our opinion, the accompanying supplementary information shown on pages 15, 16 and 23
through 32 is fairly stated, in all material respects, in relation to the financial statements as a whole.

Other Reporting Required by Government Auditing Standards

In accordance with Government Auditing Standards, we have also issued our report dated February 16,
2015 on our consideration of Douglass Village Limited Partnership’s internal control over financial
reporting and on our tests of its compliance with certain provisions of laws, regulations, contracts, and
grant agreements and other matters. The purpose of that report is to describe the scope of our testing of
internal control over financial reporting and compliance and the results of that testing, and not to provide
an opinion on internal control over financial reporting or on compliance. That report is an integral part of
an audit performed in accordance with Government Auditing Standards in considering Douglass Village
Limited Partnership’s internal control over financial reporting and compliance.

Vienna, Virginia

Mk 2liAd] 7 Dollran, # €.
February 16, 2015

Lead Auditor: Robert A. Kozak EIN: 54-1639552



DOUGILASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHID)

BALANCE SHELETS
DECEMBER 31,
ASSETS
2014 2013
CURRENT ASSETS
Cash and cash equivalents $ 263,705 $ 52,755
Accounts receivable - subsidy 6,773 1,057
Accounts receivable - tenants 1,310 1,888
Prepaid expenses 23,828 23,996
Total current assets 295,616 79,696
DEPOSITS HELD IN TRUST - FUNDED
Tenant security deposits 16,216 18,375
RESTRICTED DEPOSITS AND FUNDED RESERVES
Mortgage escrow deposils 15,072 14,714
Replacement reserve 1,781,828 1,567,630
Total restricted deposits and funded reserves 1,796,900 1,582,344
PROPERTY AND EQUIPMENT
Land 79,022 79,022
Land improvements 81,833 81,833
Buildings and improvements 3,971,173 3,957,959
Furnishings and equipment 666,68 | 656,981
4,798,709 4,775,795
Less: Accumulated depreciation (3,542,954) (3,349,050}
Total property and equipment 1255155 1,426,745
Total assels $ 3,364,487 $ 3,107,160

See notes to financial statements
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DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA ILIMITED PARTNERSHIP)

BALANCE SHEETS - CONTINUED
DECEMBER 31,

LIABILITIES AND PARTNERS' EQUITY

2014 2013

CURRENT LIABILITIES
Accounts payable and accrued expenses $ 87,681 $ 42,754
Accrued mortgage interest 1,733 1,896
Accrued real cstate tax - 5,667
Mortgage payable - current portion 54,060 53,520
Prepaid rents 4,078 1,245
Total current liabilities 147,552 105,082

DEPOSITS LIABILITIES
Tenant security deposits 14.713 14,484

LONG-TERM LIABILITIES

Mortgage payable, net of current portion 2,055,004 2,108,953
Note payable - limited partner 289,334 289,334
Total long-term liabilities 2,344,338 2,398,287
Total liabilities 2,506,603 2,517,853
PARTNERS' EQUITY 857,884 589,307
Total liabilities and partners' equity $ 3,364,487 $ 3,107,160

See notes to financial statements
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DOUGILASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

STATEMENTS OF OPERATIONS

FOR THE YEARS ENDED DECEMBER 31,

2014 2013
RENTAL INCOME
Apartments $ 87.598 $ 89,000
Tenant assistance payments 1,118,858 1,085,752
Potential rental income 1,206,456 1,174,752
Less:Vacancies (10,765) (9,935)
Net rental income 1,195,691 1,164,817
Other income:
Interest income 4,395 3,565
Other income 5,150 5,419
Total other income 9.545 8,984
Total income 1,205,236 1,173,801
EXPENSES
Operating and maintenance 296,166 321,452
Utilities 134,055 118,859
Administrative 192,822 181,890
Taxcs and insurance 97,917 108,372
Bad debts 457 1,496
Interest on mortgage payable 21,338 21,872
Total expenses 742,755 753,941
Tncome from operations 462,481 419,860
Non-operating (income) and expense:
Depreciation 193,904 198,134
Total non-operating income and expense 193,904 198,134
Net income $ 268,577 $ 221,726

See notes to financial statement
6



DOUGLASS VILLAGE LIMITED PARTNERSHIP

(A GEORGIA LIMITED PARTNERSHIP)

STATEMENTS OF CHANGES IN PARTNERS' CQUITY
FOR THE YEARS ENDED DECEMBER 31, 2014 AND 2013

General Partner Limited Pariners
Capital
CRICO Limited Housing
Partnership of Interfaith, Partners
Douglassville Tnc. CXXXI Total
Ownership Interest 1.50% 3.50% 95.00% 100.00%
Partners' equity
Janvary 1, 2013 $ 44958 $ 104910 217713 367,581
Net income 3326 7,760 210.640 221,726
Partners' equity
December 31, 2013 48,284 112,670 428,353 589,307
Nel income 4,029 9,400 255,148 268,577
Parmers' equity
December 31, 2014 $ 52,313 § 122,070 683,501 857,884

See notes to financial statements



DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

STATCEMENTS OF CASI1 FLOWS

FOR THE YEARS ENDED DECEMBER 31,
2014 2013

Cash flows from operating activities

Net income $ 268,577 $ 221,726
Adjustments to reconcile net income to net

cash provided by operating activities

Depreciation 193,904 198,134
Changes in asset and liabilitics

(Increase) decrease in assets

Accounts receivable - lenants 578 [€10))]
Accounts receivable - subsidy (5,716) 227
Accounts receivable - other - 29,488
Prepaid expenses 168 1,682
(Increase) decrease in liabilities
Accounts payable and accrued expenses 44,927 (27,409)
Accrued mortgage intcrest (163) 196
Accrued real estate tax (5,667) 5,667
Prepaid rents 2,833 44
Deferred revenue - (29,488)
Tenant security deposits 2,388 (52)
Net cash provided by operating activitics 501,829 399,904
Cash flows from investing activitics
Purchase of property and equipment (22,914) {67,750)
Net changes in mortgage escrow accounts (358) 4,669
Net changes in reserve for replacements (214,198) (1,053,528)
Net cash used in investing activities (237,470) (1,116,609)
Cash flows from financing activities
Principal payments on mortgage (53.409) (53,234)
Net cash used in financing activities (53,409) (53,234)
Net increase (decrease) in cash and cash equivalents 210,950 (769,939)
Cash and cash equivalents, beginning 52,755 822,694
Cash and cash cquivalents, ending $§ 263,705 $ 52755

Supplemental disclosure of cash flow information
Cash paid during the year for interest § 21,501 § 21,676

See notes to financial statements
8



DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSIIIP)

NOTES TO FINANCIAL STATEMENTS
DECEMBER 31, 2014 AND 2013

NOTE 1 - ORGANIZATION

Douglass Village Limited Partnership, a limited partnership (the Partnership), was formed on March
27, 1981 under the Uniform Limited Parinership Act of the State of Georgia. Its purpose is to
construct, develop, own, maintain and operate a rental housing project under section 515(b) of the
Housing Act of 1949. The 88-unit, two story, low-income project consists of 29 two-bedroom
units, 29 three-bedroom units and 30 four-bedroom units, The term of the Partnership is fifty-five
years. The project is located at 6549 Brown Street, Douglasville, Georgia.

Cash distributions are limited by the loan agreement between the Partnership and USDA/RD 1o 8
percent of the Partnership’s initial investment of $151,250, amounting to $12,100 per year, provided
the reserve account is funded to the required level. Under the terms of the loan agreement, the
Partnership is required to fund the reserve account $28,548 annually to a maximum of $285,475.
Total reserve funds were $1,781,828 and $1,567,630 at December 31, 2014 and 2013, respectively,

NOTE 2 - SIGNIFICANT ACCOUNTING POLICIES

Basis of Accounting
The Partnership utilizes the accrual basis of accounting, whereby income is recognized as earned

and expenses are recognized as obligations are incurred.

Cash and Cash Equivalents
Cash and cash equivalents consist of short-lerm investmen(s with an original maturity of three
months or less, cash on deposit, money market funds and certificates of deposit.

Revenue recognition

Rental revenue attributable to residential operating leases is recorded when due from residents,
generally upon the first day of each month for periods of up to one year, and are considered
operating leases. Advance receipts of rental income are deferred until earned.

Tenant Receivable and Bad Debt Policy

Tenant rent charges for the current month are due on the first of the month. Tenants who are evicted
or move-out are charged with damages or cleaning fees, if applicable, Tenant receivable consists of
amounts due for rental income, security deposit or the charges for damages and cleaning fees. The
Partnership does not accrue interest on the tenant receivable balances.

The Partnership has established an allowance [or doubt{ul accounts for tenant receivables which are
60 days past due. Tenant receivables arc written off in the period management determines that
collection is not probable. Included in expenses are bad debts of $457 and $1,496 for the years
ending December 31, 2014 and 2013, respectively. There is no halance in the allowance account
for the years ending December 31, 2014 and 2013.

9



DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

NOTES TO FINANCIAL STATEMENTS - CONTINUED
DECEMBER 31, 2014 AND 2013
NOTE 2 - SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)

Rental Property
Rental property is recorded at cost. Improvements are capitalized, while expenditurcs for

maintenance and repairs are expensed as incurred. Upon disposal of depreciable property, the
appropriate property accounts are reduced by the related costs and accumulated depreciation. The
rental property is depreciated over estimated service lives as follows:

Buildings 27.5 years straight-line
Building Improvements 5to 27.5 years straight-line
Land Improvements 15 years straight-linc
Furnishings and Equipment 5 years straight-line

The Partnership reviews its property and equipment for impairment whenever events or changes in
circumstances indicate that the carrying value of such property may not be recoverable.
Recoverability is measured by a comparison of the carrying amount of the property to the future net
undiscounted cash flow expected to be generated by the property including any estimated proceeds
from the eventual disposition of the real estate. If the real estate is considered to be impaired, the
impairment to be recognized is measured at the amount by which the carrying amount of the real
estale exceeds the f(air value of such property. There were no impairment Josses recognized in 2014
or 2013.

Partners’ Equity

Profit and loss is to be allocated to CRICO (1.5%) (*“General Partner”), Interfaith, Inc. (3.5%) and
Capital Housing Partners CXXXI (95%) (“Limited Partners™), other than special allocations (as
defined by the Partnership Agreement) and certain other items which would be specifically
allocated to the partners in accordance with the Partnership Agreement.

Income Taxcs

The Partnership has elecled to be treated as a pass-through entity (or income tax purposes and, as such,
is not subject to income taxes. Rather, all items of taxable income, deductions and tax credits are
passed through to and arc reported by its owners on their respective income tax returns. The
Partnership’s federal tax status as a pass-through entity is based on its legal status as a partnership.
Accordingly, the Partnership is not required to take any tax positions in order to qualify as a pass-
through entity. These financial statements do not reflect a provision for income taxes and the
Partnership has no other tax positions which must be considered for disclosure. The Partnership’s
federal income tax returns for 2013, 2012, and 2011 are subject to examination by the IRS, generally
for three years after they were filed.

Estimates

The preparation of financial statements in conformity with accounting principles generally accepted
in the United States of America requires management to make estimates and assumplions that allect
the reported amounts of assets and liabilities and disclosure of contingent assets and liabilities at the
date of the financial statements and the reported amounts of revenues and expenses during the
reporting period. Actual results could differ from those estimates.

10



DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

NOTES TO FINANCIAL STATEMENTS — CONTINUED

DECEMBER 31, 2014 AND 2013

NOTE 2 - SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)

Advertising costs

Advertising costs are cxpensed as incurred. Advertising expense totaled $1,291 and $1,189 for the
years ended December 31, 2014 and 2013, respectively.

Subsequent Events

Subscquent cvents have been evaluated through February 16, 2015, the date these financial
statements were available to be released.

NOTE 3 - MORTGAGE PAYABLE

The project is financed by a mortgage loan from USDA/RD in the original amount of $2,854,750.
Pursuant to the UUSDA/RD loan agreement originating on March 27, 1981, interest accrues at an
annual rate of 8.75%. Effective May 1, 2004, the interest rate was reduced to 1% to assist the
property financially to complete repairs mandated in the annual inspection and pursuant to the
Service Work-Out Plan. See Notc 9. In 2014 and 2013, the total interest subsidy was $208,046 and
$213,245, respectively. Debt service payments on the mortgage loan are due in monthly
installments of $6,242, net of interest subsidy, through April, 2031. Interest is computed daily and
application of mterest and principal varies depending upon the date payments are applied. The
mortgage is collateralized by the rental property.

Estimated aggregate principal payments for each the next five years are as follows:

Year ending December 31,

2015 $ 54,060
2016 54,550
2017 55,150
2018 55,700
2019 56,260
Thereafter 1,833,344
$2.109.064

11



DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

NOTES TO FINANCIAL STATEMENTS - CONTINUED

DECEMBER 31, 214 AND 2013

NOTE 4 - RELATED PARTIES TRANSACTIONS

Munagemenl Fee

The Partnership has entered into a management agreement with CRICO Management Services, LLC
(the “Agent”), an entity related to the General Partner, to manage the rental operations of the
apartment project. Property management fees expensed were $44,583 and $44,583 for the years
ended December 31, 2014 and 2013, respectively.

An incentive management fee is payable to CRICO on a non-cumulative basis, not to exceed $5,000
per year. The fee was payable from cash flow after payment of an annual non-cumulative
distribution to the partners of $10,000, subject to applicable USDA/RD regulations. There were no
fees paid during the years ended December 31, 2014 and 2013.

The Partnership has a note payable to Interfaith, Inc., in the amount of $289,334. The note is non-
interest bearing and payable from the proceeds of the sale, refinancing, or liquidation of the

property.

NOTE 5 - COMMITMENTS AND CONTINGENCIES
Interest Credit

Under an agreement with UDSA/RD, mortgage subsidy is provided which reduces the effective
interest rate on the mortgage to approximately 1% over the life of the Loan Agreement. UDSA/RD
may terminale the agreement if it delermines that no subsidy is necessary or if the Partnership is
determined to be in violation of the Loan Agreement(s) or UDSA/RD rules or regulations.

Renial Assistance Agreement

The U.S. Department of IHousing and Urban Development (1IUD) has contracted with the
Partnership pursuant to the United States Housing Act of 1937, HAP contract #A-81-313, to make
housing assistance payments to the Partnership on behalf of qualified tenants for all apartment units,
The contract was renewed for a period of five (5) ycars under Section 8 beginning January 1, 2013.
Housing assistance payments for the vear ended December 31, 2014 and 2013 totaled $1,118,858
and $1,085,752, or approximately 93% of total income each year.

12



DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

NOTES TO FINANCIAL STATEMENTS — CONTINUED
DECEMBER 31, 2014 AND 2013

NOTE 6 - SALE OF PROPERTY

On December 19, 2012, the Partnership deeded .085 acres representing 1% of its land to the
Georgia Departmenl of Transportation in connection with their highway expansion program taking
place adjacent to the property for the consideration of $1. In addition, the Partnership has recorded
a reccivable for $29,488 from the Georgia Department ol Transportation which will be used to
cover the costs to move a sewer backflow preventer. Funds in excess of the actual cost of the
mentioned improvement will be due back to UDSA/RD as an additional loan payment. On January
30, 2013 the Partnership received $29,488.

NOTE 7 - CURRENT VULNERABILITY DUE TO CERTAIN CONCENTRATIONS

The Partnership’s sole asset is Douglass Village Apartments. The Partnership’s operations are
concentrated in the affordable housing real estatc market. In addition, the Partnership operatcs in a
heavily regulated environment. The operations of the Partnership are subject to the administrative
directives, rules and regulations of federal, state and local regulatory agencies, including, but not
limited to, UDSA/RD and the State Housing Agency. Such administrative directives, rules and
regulations are subject to change by an act of Congress or an administrative change mandated by
UDSA/RD or the State Housing Agency. Such changes may occur with little notice or inadequate
funding to pay for the related cost, including the additional administrative burden, to comply with a
change.

NOTE 8 - RETIREMENT PLAN

The Agent set up a 401(k) plan in January 2005. Under the 401(k) plan, employees who are 21 years
or older and work a minimum of 1000 hours per year are eligible to participate in the plan.
Eligible employees may make a salary reduction election to have a percentage of their salary
contributed to the plan. The Partnership makes a matching contribution equal to the employee’s
salary reduction not (o exceed 3% of the employee’s compensation. The amount charged to
activities during 2014 and 2013 was $3.436 and $3,407, respectively.

NOTE 9 - WORK OUT PLAN

On July 26, 2004, the project entered into a Servicing Workout Plan with USDA/RD. The goal of
the plan was to facilitate making needed repairs to the project’s 88 units and to address the
corrective actions outlined in the failed REAC inspection of April 25, 2004. To enable the project
financially to make these repairs, the interest rate on the mortgage was decreased to 1% per annum
effective May 1, 2004. The Partncrship has submitted an application for a two-year extension of the
Servicing Workout Plan through December 31, 2015, As of the date of these financial statements,
the Partnership has received a verbal approval of the extension [rom USDA/RD as well as an
approval of the 2015 budget which included a continuation of the mortgage interest reduction.

13
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DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSIHP)

SUPPLEMENTAL INFORMATION REQUIRED BY RD

FOR THE YEAR ENDED DECEMBER 31, 2014

Managcment fee calculation

January -

December
Total qualified units (88 x 12 months) 1,056
Less: Rent free unit -
Tess: Vacancies (7)
Total occupied units 1,049
Fee per unit $ 425
Management fee expense $44.583

Insurance Disclosure

The Partnership maintains insurance coverage as follows:

Deductible
Property coverage on buildings $10,000
Comprehensive business liability $ 5,000
Fidelity/employee dishonesty $15,000

Return to Owner

Maximum return to owner (See Note 1)
Budgeted return to owner

Return to owner paid:
Investor asset management fee
Parinership management fee
General Partner distribution
Limited Partner distribution

The management [ee is based on a fee per unil occupied by tenants during the month.

Coverage
$7.060,779

$1,000,000
$2,000,000

In accordance with the Loan Agreement, the annual return to owner is as follows:

$12.100
$ &

&2




INDEPENDENT AUDITORS’ REPORT ON INTERNAL CONTROL OVER FINANCIAL
REPORTING AND ON COMPLIANCE AND OTHER MATTERS BASED ON AN AUDIT
OF FINANCIAL STATEMENTS PERFORMED IN ACCORDANCE WITH
GOVERNMENT AUDITING STANDARDS

To the Partners
Douglass Village Limited Partnership
(A Georgia Limited Partnership)

We have audited, in accordance with the auditing standards generally accepted in the United States of
America and the standards applicable to financial audits contained in Government Auditing Standard
issued by the Comptroller General of the United States, the financial statements of Douglas Village
Limited Partnership which comprise the balance sheet as of December 31, 2014, and the related
statements of operations, changes in partners’ equity, and cash flows for the year then ended and the
related notes to the financial statements, and have issued our report thereon dated February 16, 2015.

Internal Control Over Financial Reporting

In planning and performing our audit of the financial statements, we considered Douglass Village
Limited Parinership's internal control over financial reporting (internal control) to determine the audit
procedures that are appropriate in the circumstances for the purpose of expressing our opinion on the
financial statements, but not for the purpose of expressing an opinion on the effectiveness of
Douglass Village Limited Partnership's internal control. Accordingly, we do not express an opinion
on the effectivencess of Douglass Village Limited Partnership's internal control.

A deficiency in infernal control exists when the design or operation of a control does not allow
management or employees, in the normal course of performing their assigned functions, to prevent, or
detect and correct, misstatements on a timely basis. A material weakness is a deficiency, or a
combination of deficiencies, in internal control, such that there is a reasonable possibility that a
material misstatement of the entity's financial statements will not be prevented, or detected and
corrected, on a timely basis. A significant deficiency is a deficiency, or a combination of deficiencies,
in internal control that is less severe than a material weakness, yet important enough to merit attention
by those charged with governance.

Our consideration of internal control was for the limited purpose described in the first paragraph of
this section and was not designed to identify all deficiencies in internal control thal might be material
weaknesses or significant deficiencies. Given these limitations, during our audit we did not identify
any deficiencies in internal control that we consider 10 be material weaknesses. However, material
weaknesses may exist that have not been identified.
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Compliance and Other Matters

As part of obtaining reasonable assurance about whether Douglass Village Limited Partnership's
financial statements arc frce from matcrial misstatcment, we performed tests of its compliance with
certain provisions of laws, regulations, contracts, and grant agreements, noncompliance with which
could have a direct and material effect on the determination of financial statement amounts. However,
providing an opinion on compliance with those provisions was not an objective of our audit, and
accordingly, we do not express such an opinion, The results of our tests disclosed no instances of
noncompliance or other matters that are required to be reported under Govermment Auditing
Standards.

Purpose of this Report

The purpose of this report is solely to describe the scope of our testing of internal control and
compliance and the results of that testing, and not to provide an opinion on the effectiveness of the
enlily's internal control or on compliance. This report is an integral part of an audit performed in

accordance with Government Auditing Standards in considering the entity's internal control and
compliance. Accordingly, this communication is not suitable for any other purposc.

Yok Pliff 3 Bollnim, £

Vienna, Virginia
February 16, 2015
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DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

AUDIT FINDINGS ON COMPLIANCE

FOR THE YEAR ENDED DECEMBER 31, 2014

Reportable Conditions of Non Compliance

NONE

19



INDEPENDENT ACCOUNTANTS’ REPORT ON APPLYING AGREED-UPON
PROCEDURES

To the Partners of
Douglass Village Limited Partnership dba Douglass Village
Douglassville, Georgia

and

United States Department of Agriculture Rural Development Newnan Field Service Center
Newnan, Georgia

We have performed the procedures enumerated below, which were agreed to by the United States
Department of Agriculture Rural Development and Douglass Village Limited Partnership (“Owner”)
the owner of Douglass Village (“Project”) located in Douglassville, Georgia, solely to assist those
parties in evaluating that the accompanying Form RD 3560-10, Multi-Family Housing Borrower
Balance Sheet and Form RD 3560-7, Multiple Family Housing Project Budget (“Financial Reports”)
and Supporting Documentation arc prepared by the Borrower in accordance with the criteria specified
in USDA/RD Regulations contained in 7 CTR 3560 section 303(b) and section 306, in accordance
with the determinations noted in Attachment 4-D of RD Handbook HB-2-3560, for the year ended
DNecember 31, 2014. The owner is responsible for the presentation of the financial reports. This
agreed-upon procedures engagement was conducted in accordance with attestation standards
established by the American Institute of Certified Public Accountants and the standards applicable to
attestation engagements contained in Government Auditing Standards issued by the Comptroller
General of the United States. The sufficiency of these procedures is solely the responsibility of
USDA/RD and the Owner. Consequently, we make no representation regarding the sufficiency of the
procedures described below either for the purpose for which this report has been requested or for any
other purposc.

Our procedures and findings are as follows:

I. We examined selected receipts, invoices, and cancelled checks (or check imaging on
original bank statement) that support administrative and operating and maintenance
expenses presented on orm RD 3560-7, Part II, line items 1-10 and 19-32 to determine they
were incurred as part of the ongoing operations of the project. We selected a representative
sample of invoices and supporting documentation, based on the sample size determined by
UDSA/RD in Attachment 4-D of RD Handbook HB-2-3560, for expenses included in Lines
1-10 and 19-32 of Form RD 3560-7 and determined that the services were cligible expenses,
in accordance with Attachment 4-A of HB-23560, and the shipping address agreed to the
project address. [n addition, we conlirmed a sample of the expenditures with the vendors to
determine the invoice paid agreed to the vendor’s records.

Findings:

Total Number of Invoices in Population: 550
Total Dollar Amount of Invoices in Population: $373,203
Total Number of Invoices Reviewed: 46
Total Dollar Amount of Invoices Reviewed: $ 79,594
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Total Number of Invoices in Vendor Confirmation Sample: 2

Total Dollar Amount of Invoices in Vendor Confirmation Sample: $ 5,031
Total Number of Vendor Confirmations Not Received: -
Total Dollar Amount of Vendor Confirmations Not Received: $ =
Total Number of Deviations: None
Total Dollar Amount of Deviations: $ -

We confirmed the balance in the replacement reserve account presented on Form RD
3560-7, Part 11, and confirmed that no amounts were encumbered by the financial
institution that holds the accounts. We determined that all balances are within the FDIC
insurance limits. We determined the number of reserve account withdrawals from the
original bank statements and compared the withdrawals to the amounts approved by
UDSA/RD on Form RD 3560-12. We compared the invoices and cancelled checks (or
check imaging on original bank statement) to the approved withdrawals from
UDSA/RD.

Findings:

Total Number of Reserve Account Withdrawals: None
Total Number of Withdrawals Authorized by Rural Development: None
Total Dollar Amount of Reserve Account Withdrawals: $

Total Dollar Amount of Withdrawals Authorized by Rural Development: $ -
Total Number of Deviations: None
Total Dollar Amount of Deviatiens: $ -

The confirmation received from the financial institution agreed to the project’s bank
reconciliation and no encumbrances were noted on the confirmation. All withdrawals
were paid to the vendors approved by UDSA/RD on Form RD 3560-12.

We obtained the Tdentity of Intcrest (IOI) company listing and Form RD 3560-31 from
UDSA/RD and determined that the services provided and approved fees, if applicable,
agree 1o the actual service and fees charged to the project. We examined a sample of
invoices and determined that the services and charges are in accordance with the
disclosures contained in Form RD 3560-31 as agreed to by Rural Development.

Findings:

Total Number of Forms RD 3560-31 Recelved: 1
Company Name: Crico Management Services, LLC
Total Number of Invoices in Population: 12
Total Dollar Amount of Invoices in Population: $ 44,583
Total Number of Invoices Reviewed: 12
Total Dollar Amount of Invoices Reviewed: $ 44,583
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‘The agreed-upon procedures performed above and the management Representation Letter
revealed no undisclosed 10T companies.

We were not engaged to, and did not conduct an audit, the objective of which would be the
expression of an opinion on the financial reports and supporting documentation of Douglass
Village. Accordingly, we do not express such an opinion. Had we performed additional
procedures, other matters might have come to our attention that would have been reported to you.

This report is intended solely for the information and use of the owner and management agent of
Douglass Village, and UDSA/RD, and is not intended to be and should not be used by anyone
other than these specified parties.

Yk, Pllaff « Slloran, ..

Vienna, Virginia
February 16, 2015
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UNAUDITED

Poxirion 3 FORM APPROVED
Form RD 3560-10 MULYT-FAMILY HOUSING OMB NO. 0575-0189
(02-05) BORROWER BALANCE SHEET
PART I - BALANCE SHELT
PROJECT NAME BORROWER NAME BORROWER 11 AND PROJECT NO.
Douglass Village s Douglass Village Limited Partnership GA-06-R000-08
CURRENT YEAR PRIOR YEAR COMMENTS
BEGINNING DATES=> {01/01/14) {01/01/13)
ASSETS ENDING DATES> {12/31/14) (12/31/13)

CURRENT ASSETS
1. GENERAL OPERATING ACCOUNT. . ..ovvivinivennevvnn 263,205 52,255
2 RESTAX& INSURANCE ACCOUN T caveveammsensn il 15,072 14,714
3. :RESERVEACCOUNT:.. ... d . sa i sidminis Sidstas 1.781,828 1,567,630
4. SECURITY DEPOSITACCOUNT. . ... .ooivineiiciinnn 16,216 18375
5. OTIICR CASH (identify). 500 500 |Petty cash
G TN HE RTINS s it s s osnsn sl e
7. TOTAL ACCOUNTS RECEIVABLE (Auwch fisg). ... ..., 8,083 2,945

ACCIS RCYBL 0-30 DAYS $8,083 0

ACCTS RCYBL 36-60 DAYS $0

ACCTS RCYBL 60-90 DAYS $0

ACCTS RCVBL OVER 90 DAYS $0
8. LESS: ALLOWANCE I'OR DOUBTFUL ACCOUNTS, . ... ..
9. INVENTORIES (suppfies). i
TS PREPAYMENTS, o asiarsctee arssss s i s e o sis 23,828 23,996
11, ACCOUNTS RECEIVABLE - OTHER 0
12. TOTAL CURRENT ASSETS (Add I thru 171). ... ... ...... $2,108,732 1,680.415
FIXED ASSETS
IBELANDY, ot s i o s b oy s b G S AL 79.022 79.022
14 BUTEDINGS 25t s S s e g s 4,053,006 4,035.792
15, LESS: ACCUMULATED DEPRECIATION, . .. .. .......... (3,039.391) {2,893.840)
16 TURNITURE: & EQUIPMENT: :c-ci0me wasgssms snsasmsm % 666.681 656,981
17. LESS: ACCUMULATED DEPRECTATION, ... oo ivinans {503,563} (455.210)
18.
19. FOTAL FIXED ASSEYS (Add I3 thrae 18}, ..o 1,255,755 1,426,745
OTHER ASSETS
20, R
21 TOTAL ASSEYS (Add 12, 19, and20) .o oo 3.364,487 3.107,16¢

CURRENT LIABILITIES

22. TOTAL ACCOUNTS PAYABLL: (dttach list). . ......oooun. 49.666
ACCTS PAYABLE 0-30 DAYS $91,759
ACCTS PAYABLI 30-6¢ DAYS $0
ACCTS PAYABLE 60 90 DAYS $0
ACCISPAYABLEOVER9ODAYS  §0
23 NOTES PAYABLE (dttach Listh ... 0
TR 610 It A0 51611 O ——— 14,713 14,484
25, TOTAL CURRENT LIABILITIES (Add 22 thru24). ... .. 106,472 64,150

According to the Paperiork Reduction Act of 095 an ageicy may nat canduct or spopsor, ond ¢ person s nof requived i respond io a collection of mfprination untess it
displays @ valid OMB comsral monber. The vaiid GMB control pratber for this mjormation coflection ix 03750189, The time reguired to complete this information coliection 1s
i@ data sonrces, guthering and maintaining the data needed, and

estimated o querage 2 howrs per response, nchuding the inne for WiNg SernCtions,

camplenng and review the collection of Wiformation, o4



UNAUDITED

LONG-TERM LIABILITIES

26. NOTES PAYABLE RURAL DEVELOPMENT 2,110,797 2,164,369
27. OTHER (/dentify) 289,334 289,334
28. TOTAL LONG-TERM LIABILITIES (4dd 26 and 27} 2,400,131 2,453,703
29. TOTAL LIABILITIES (Add 25 and 28). ... ......... | 2,506,603 | 2,517.853 |
30. OWNER'S EQUITY (Net Worth) (2/ minus 29). . ... | _ §57,884 | 589,307 |

31. TOTAL LIABILITIES AND OWNER'S EQUITY

(Adtd 29 and 31) [ 3,364,487 ] 3,107,160 |

Warning:

Section 1001 of Title 18, United States Code provides: "Whoever, in any matter within the jurisdiction of any department or agency
of the United States knowingly and willfully falsifics, conceals or covers up by any 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 document knowing the same to
contain any false, fictitious or fraudulent statement or entry, shall be fined under this titte or imprisoned not more than five years, or
both.

[ HAVE READ TIIE ABOVE WARNING STATEMENT AND | HEREBY CERTIFY THE FOREGOING INFORMATION IS COMPLETE
AND ACCURATE TO THE BEST OF MY KNOWLEDGE.

3/26/15

7"‘?‘%“{‘*‘“7“

(Date) (Signature of Borrower or Borrower's Representative}

CFO/EVP

(Tiile)

PART II-THIRD PARTY VERIFICATION OF REVIEW

I/We have reviewed the borrower's records. The accompanying balance sheet, and statement ot actual budget and income on Form
RD 3560-7, is a fair presentation of the borrower's records.

I/We certify that no identity of interest exists between mefus and any individual or organization doing business with the priject or

borrower.

3 ]m

les Aok 4. K o

(Date) Ke2uK, Ao ttellotl v K {Him £ €
v e

1950 Od Gallovas "RERYI ¥Llve wyo
\hcnna. VA Tuge

{Address)

I:lln lieu of the zbove veritication and sipnature, a review completed, dated and signed by a person or firm qualified by license or
certification is attached.
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USDA UNAUDITED FORM APPROVED
Form RD 3560 MULTIPLE FAMILY HOUSING PROJECT BUDGET OMB NO. 0575-0189
(Rev. 05-06) UTILITY ALLOWANCE
PROJECT NAME BORROWER NAME BORROWER ID AND PROJECT NO.
Douglass Village Douylass Village Limiled Parlnerspip GA-06-R000-08
Loan/Transfer Amount Note Rate Payment  $21,154 lr(r:‘.. ga r'\"l'm‘lm DT
Reporting Period Budget Type Project Rental Type |Profit Type metered:
U units of RA. Current
numoer of RA unita
|Borrower Accounting Method
PART | - CASH FLOW STATEMENT
CURRENT ACTUAL PROPOSED COMMENTS
BUDGET BUDGET or (YTD}
BEGINNING DATES> (01/01/14) 1/1/2014
ENDING DATES> (12/31/14) 12i31/2014
OPERATIONAL CASH SCURCES
1, RENTALINGOME: . oovoime simmmsmmermsssmmmmmmm e e 1.03 94 76,833 L
2. RHS RENTAL ASSISTANCERECEIVED. .. .......... £
3. APPLICATION FEESRECEIVED. ... wvovininieninan
4. LAUNDRY ANDVENDING . . ....ooooiiniiininan
5 INTEREST INCOME v pawvemins 500 SSgn@svss 3.420 4,395
6 TENANT CHARGES a7 s asg diaiva v i e Wi 4,020 5,062
7./OTHER -PROJECT SOURCES i (. i..v.. i 4 . viliaiii v
8. LESS (Vacancy and Contingency Allowance)
9. LESS {Agency Approved Incentive Allowance}
10. SUB- - TOTAL [(1thru?)-(8&9)] . ... vovverivnnan 1,205,534 1,205,236
NON-CPERATIONAL CASH SOURCES
11. CASEL-"NON.BROJECT " wmnrivaiidie ingand W za7aits
12. AUTHORIZED LOAN (Non-RHS) . .. .........o0v v e |
13. TRANSFERFROMRESERVE . . ... .. covviniivnnnn Q 0
14 BUB=TOTAL, (11thru13): s g Sisinvssiiinias | Q [l
15. TOTAL CASHSOURCES {(10+14)...... .. c0vueen 1,205,634 1,205,236 ‘
OPERATIONAL CASH USES
16. TOTAL O & M EXPENSES (FromPartlly . ........... 588,714 720,960
17. RHS DEBT PAYMENT ... .........0 74,904 74,747 L
18. RHS PAYMENT (OVEFEGE) .. . o..o v ninns s :
19, RHS'PAYMENT (Late Fee) i s vy vnsins
20. REDUCTION IN PRIOR YEAR PAYABLES (See Part V). -
21. TENANT UTILITY PAYMENTS .. .. oovinoiiieie s
22, TRANSFER/TO:RESERVE : vawu s -vme susmmmmmwmmos 60.060 214.198
23. RFTURN TO OWNFR/NO ASSET MANAGEMENT FEE a
24 SUB - TOTAL (18hir 235 costinmes novamemmmr 2k 723678 1,009,905
NON-OPERATIONAL CASH USES
25, AUTHORIZED DEBT PAYMENT (Non-RHS)......... 0
26, ANNUAL CAPITAL BUDGET (From Part lll, Lincs 4-6). . .. ... 183,924 22,914
27, MISCELLANCOUS, i o550 voaei@ i iarnss oo S e s S5 0 457
28. SUB-TOTAL (25thru27) ... cccveerooineannnn 183,924 23,371
29. TOTAL CASH USES {24 +28) .......ooooouennnnn [ 907,602 [ 1,033,276 |
30. NETGASH (DEFIGIT) (15-29) ............. s ] 297,932 | 171,960 |
CASH BALANCE
31. BEGINNING CASHBALANCE ... ..................

32. ACCRUAL TO CASH ADJUSTMENT {see PartiV). . ...

33. ENDING CASH BALANCE (30 + 31 + 32)

297,932
25

278,777

Oparatng & TA |




Douglass Village

UNAUDITED

PART }i - OPERATING AND MAINTENANCE EXPENSE SCHEDULE

O ® N3 h WN =

-

12.
13.
14.
15.
16.
17:
18.

19:
20.
24,
22.
23.
24,
25.
26.
27.
28.
29.
30.
31.
32.
33.

34.
35.
36.
37.
38.
39.
40.

41

Fo

=9

. MAINTENANCE & REPAIRS PAYROLL ........

. MAINTENANCE & REPAIRS SUPPLY .......

. MAINTENANCE & REPAIRS CONTRACT ........

. PAINTING AND DECORATING . ... .......

. SNOWREMOVAL .................

. ELEVATOR MAINTENANCE / CONTRACT .......
HOROUNDS reens i s ssnmn

ASERVIGES! 1. ae-mmn romm mmes

. ANNUAL CAPITAL BUDGET (From Part V - Operating}

OTHER OPERATING EXPENSES (ltemize). ... ....
SUB - TOTAL MAINT. & OPERATING (1 thru 10}

ELECTRICITY If Mastermetered. . ... .. ... .......
WATER .. ... ChOGIChOX: 0N S Gaianiie e
SEWER oo FONE . sonemmess vt b
FUEL (il /Coal/Gas) ...........
GARBAGE & TRASH REMOVAL . .. ... ...
OTHER.UTILITIES +cwo cvvns swis o

SUB - TOTAL UTILITIES (12thru17).....

SITE MANAGER PAYROLL .............

MANAGEMENT FEE ..............

PROJECT AUDITING EXPENSE . .........

PROJECT BOOKKEEPING / ACCOUNTING .. ...

LEGAL EXPENSES . .......0....

ABVERTISING e v smnem - wiomns

TELEPHONE & ANSWERING SERVICE ... ..., .

OFFICE:SUPPLIES:: s suswen sy

OFFICE FURNITURE & EQUIPMENT .......

TRAINING EXPENSE .............

HEALTH INS. & OTHER EMP. BENEFITS . . . ..

PAYROLL . TAXES:. .« s wimens sisimis

WORKMAN'S COMPENSATION ..........

OTHER ADMINISTRATIVE EXPENSES (ltemize). .. .
SUB - TOTAL ADMINISTRATIVE (19 thru 32)

REALESTATETAXES .. ...........

SPECIAL ASSESSMENTS .. ..........
OTHER TAXES, LICENSES & PERMITS .. . . ..
PROPERTY & LIABILITY INSURANCE ......
FIDELITY COVERAGE INSURANCE ... ... ..
OTHER INSURANCE . .. .. ...ovn ot

SUB - TOTAL TAXES & INSURANCE (34 thru 39)

. TOTAL O & M EXPENSES (11 +18 + 33 +40) ..

rm RD 3560-7 Page 2

CURRENT PROPOSED | COMMENTS
BUDGET ACTUAL BUDGET or (YTD)
40,826 39,012
28,795 25604
21,060 179,234
12,872 17,392
36,836 34,924
25,142
185,331 296,166 0
14,520 13.625
48,056 50612
49,200 50,911
6.300 5208
13,200 13,799
132,276 134,055 "]
76,693 75,530
44,880 44,583
8,000 7.459
0 0
3,972 8.353
1,200 1.281
5916 5617
3,600 9,991
0 0
6,500 0
14,664 17,467
11,968 10,975
4112 5208
10,542 6,350
192,047 192,822 0
71,400 67,080
0 0
0 2,463
27,660 28,374
0 0
0 0
99,060 97.917 0
588,714 720,960 0




UNAUDITED
Douglass Village

PART Il - ACCOUNT BUDGETING / STATUS

GURRENT PROPOSED COMMENTS
BUDGET ACTUAL BUDGET or (Y1)
RESERVE ACCOUNT:
1. BEGINNING BALANCE ...... '\ @ 0eitorreinrnnionns . 1,567,630
2, TRANSFER TORESERVE .. ...\ veiein i 214,198
3, OPERATING DERICIT svnvvvonsmm e 4
4. BUILDING REPAIR & IMPROVEMENTS . ... ... .. 0
5. EQUIPMENT REPAIR & REPLACEMENT ... ........... ... .....
6. OTHER NON - OPERATING EXPENSES . - INSURANCE . 0
% TOTAL ARG E nmasmnn o b 0 0
8. ENDING BALANGE [(142)-7]. ..o s v 50,060 1,781,828
GENERAL OPERATING ACCOUNT: *
BEGINNING BALANCE .. .. ......... ... 52,755
ENGINGTEEEANGE s rossiems oo ey s e 263,705
REAL ESTATE TAX AND INSURANCE ESCROW ACCOUNT: *
BEGINNING BALANCE . ..+ . .42 eos v im s sive smsssrasmnens 14,714
ENDING BALANCE ................ 15,072
TENANT SECURITY DEPOSIT ACCOUNT: *
BEGINNING BALANCE . . ......................... 18,375
ENDING BALANGE ... .0 ovoeine oo 16,216

{*Complete upon submission of actual expenses.)

NUMBER OF APPLICANTS ON THE WAITING LIST
NUMBER OF APPLICANTS NEEDING RA.............

27
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AMOUNT AHEAD /BEHIND. ...




Douglass Village

UNAUDITED

PART iV - RENT SCHEDULE AND UTILITY ALLOWANCE

A. CURRENT APPROVED RENTS/UTILITY ALLOWANCE:

POTENTIAL INCOME FROM

UNIT DESCRIPTION RENTAL RATES EACH RATE
UNIT NOTE NOTE UTILITY
BR SIZE TYPE NUMBER BASIC RATE HUD BASIC ~ RATE HUD ALLOWANCE
2 N 29 0 Q 1.042 [0} 0 30,218 115
3 N 29 0 0 1,170 0 0 33,930 136
4 30 0 Q 1,213 0 0 36,390 148
0 0 0 0
Q 0 0 0
0 0 0 0
0 0 0
0 0 0
88 CURRENT RENT TOTALS: 0 0 100,538
BASIC NOTE HUD
B. PROPOSED RENTS - Effective Date:  January 1, 2014
POTENTIAL INCOME FROM
UNIT DESCRIPTION RENTAL RATES EACH RATE
UNIT NOTE NOTE
BR SIZE TYPE NUMBER BASIC RATE HUD BASIC RATE HUD
2 29 1042 o] 0 362,616
3 29 1170 0 0 407.160
4 30 1213 0 0 436,680
Q 0 0
0 0 0
S 0 0 0
Q 0 0
0 0 0
88 CURRENT RENT TOTALS: 0 0 1,206,456
BASIC NOTE HUD
Dollar per unit increase: o]
C. PROPOSED UTILITY ALLOWANCE - Effective Date:
MONTHLY DOLLAR ALLOWANCES
BR SIZE UNIT TYPE NUMBER  ELECTRIC GAS WATER SEWER TRASH OTHER TOTAL
2 29 $75 $40 $115
3 29 $82 $40 $122
4 30 $91 $45 $138
$0
$0
$0

Form RD 3560-7

Page 4
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Douglaass Village

Appliances:
Ranga
Refrigerator
Range Hood
YWashers & Dryers
Other:
Carpet and Vinyl:
1Br.
2 Br.
3 Br.
4 Br.
Other:
Cabinets:
Kitchen
Bathrooms
Other:
Doors:
Extericr
Interior
Other:
Window Coverings:
Detail
Other:
Heating and Air Conditloning:
Heating
Air conditioning
Othar:
Plumbing:
Water Heater
Bath Sinks
Kitchen Sinks
Faucets
Toilets
Other: Tub Replacemnet
Major Electrical
Detail
Other:
Structures:
Wwindows
Screens
Wallg
Roofing
Siding
Exterior Painting
Other:
Paving:
Asphalt
Concrete
Seal and Stripe
Other:
Landscape and grounds:
Landscaping
Lawn Equipment
Fencing
Recreation area
Signs
Other:
Accosslbility features:
List:_Laundry opaning

UNAUDITED
PART V - ANNUAL CAFITAL BUDGET

Proposed
Numberof | Proposed

Unitsfltams |from Reserve! Reserve

Actual from

Proposed
from
Operating

Actual from
Operating

Actual Total
Cost

Total Actual
Units/ltems

8 3704

5 3000

3 9600

2 6000

3 1200

B 3500

3 16000

4000

1 5000

3 15000

Other:

Automation eguipment
Site management
Common area
Other:
Other:
List: Replacement/Supplies

5300]

24000

List: ADA Unit Update

10000

List: Batr Upgrades, Pipe Rprs, |{andrail Repl

78500

TOTAL CAPITAL EXPENSES:

From RD 3560-7 Page 5

183924]

of

o

]

0

0]
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UNAUDITED
Douglaass Village

PART VI - SIGNATURES, DATES AND COMMENTS

Warning:
0N Scction 1001 of Title 18, United States Code provides: "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 any false, fictitious or fraudulent statements or representations, or makes or uses any false writing or document
knowing the same to contain any false, ficlitious or fraudulent statement or entry, shali be fined under this title or imprisoned
not more than five years, or both.

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

3/26/15 My ©. 7

(DATE) {Signature of Borrower ar Borrower's Representative)
CFQ/EVP
(Title)
AGENCY APPROVAL (Rural Development Approval Official): DATE:
COMMENTS:
Form RD 3560-7 Page 6
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DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

SUPPORTING DOCUMENTATION TO FdRMS RD 3560-10 AND 3560-7

FOR THE YEARS ENDED DECEMBER 31,

OPERATING AND MAINTENANCE

Payroll
Supplies
Security
Contracts
Painting
Grounds
Total

UTILITIES

Electricity

Water

Sewer

Gas

Garbage and trash removal
Total

ADMINISTRATIVE

Site management payroll

Management fees

Accounting and auditing

Legal

Advertising

Telephone and answering service

Office supplies

Health insurance

Pavroll taxes

Workers' compensation

Other administrative expenses
Total

TAXES AND INSURANCE

Property taxes
Property insurance
Misc taxes

Total

2014 2013
$ 39,012 $ 38923
25,604 29.460
26,134 22,788
153,100 180,995
17,392 10,269
34,924 39,017
§ 296,166 $ 321,452
$ 13,525 $ 13684
50,612 44220
50,911 44,583
5,208 4,688
13,799 11,684
$ 134,055 $ 118,859
$ 75,530 $ 79,001
44,583 44,583
7,459 7,309
8,353 2,437
1,291 1,189
5,617 5,148
9,991 10,056
17,467 10,876
10,975 11,182
5,206 5,537
6,350 4572
$ 192,822 $ 181,800
$ 67,080 $ 77256
28,374 30,054
2,463 1,062
$ 97,917 $ 108372
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DOUGLASS VILLAGE LIMITED PARTNERSHIP
{A GEORGIA LIMITED PARTNERSHIP)

SUPPORTING DOCUMENTATION TO FORMS RD 3560-10 AND 3560-7

FOR THE YEARS ENDED DECEMBER 31,

Accounts receivable (3560-10, Line 7)
Accounts receivable - rental subsidy
Accounts receivable - tenants

Accounts payable (3560-10, Line 22)
Accounts payable and accrued expenses
Prepaid rents
Accrued real estate 1ax

Miscellaneous (3560-7, Part I Ling 27)
Bad debts

Accrual to cash adjustments (3560-7, Part I, Line 32)
Assets
Accounts receivable - tenants
Accounts receivable - RD
Accounts receivable - other
Security deposits
Prepayments
Liabilities
Accounts payable and accrued expenses
Accrued real estate tax
Accrued mortgage interest
Prepaid rents
Deferred revenue

Other Administrative Expenses (3560-7 Part II, Line 32)

Bank service charges
Other renting expenses
Training

Travel

Printing
Miscellancous

32

2014

2013

$ 6773
1,310

1,057
1,888

§ 8,083

2,945

$ 87,681
4,078

42,754
1,245
5,667

$ 91,759

49,666

457

1,496

s

457

R==1R-c)

1,496

$ 578
(5,716)
2,388

168

44,927

(5,667)

(163)
2,833

§ 39348

$ 868
628

2,140

788

1,905

21
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KOZAK, POLLEKOFF & GOLDMAN, PC.
Certified Public Accountants

INDEPENDENT AUDITORS’ REPORT

To the Partners
Douglass Village Limited Parinership
(A Georgia Limited Partnership)

Report on the Financial Statements

We have audited the accompanying financial statements of Douglass Village Limited Partnership, (a
Georgia Limited Partnership) dba Douglas Village, which comprise the balance sheets as of December 31,
2015 and 2014, and the related statements of operations, changes in partners’ equity, and cash flows for
the years then ended, and the related notes to the financial statements.

Management's Responsibility for the Financial Statements

Management is responsible for the preparation and fair presentation of these financial statements in
accordance with accounting principles generally accepted in the United States of America; this includes
the design, implementation, and maintenance of internai control relevant to the preparation and fair
presentation of financial statements that are free from material misstatement, whether due to fraud or
error.

Auditors’ Responsibility

Our responsibility is to express an opinion on these financial statements based on our audit. We conducted
our audit in accordance with auditing standards generally accepted in the United States of America and the
standards applicable to financial audits contained in Government Auditing Standards, issued by the
Comptroller General of the United States. Those standards require that we plan and petform the audit to
obtain reasonable assurance about whether the financial statements are free from material misstatement.

An audit involves performing procedures to obtain audit evidence about the amounts and disclosures in
the financial statements. The procedures selected depend on the auditors’ judgment, including the
assessment of the risks of material misstatement of the financial statetents, whether due to fraud or error.
In making those risk assessments, the auditor considers internal control relevant to the entity's preparation
and fair presentation of the financial statements in order to design audit procedures that are appropriate in
the circumstances, but not for the purpose of expressing an opinion on the effectiveness of the entity's
internal control. Accordingly, we express no such opinion. An audit also includes evaluating the
appropriateness of accounting policies used and the reasonableness of significant accounting estimates
made by management, as well as evaluating the overall presentation of the financial statements.

1950 OId Gallows Road = Suite 440 e« Vienna, Virginia 22182

Telephone: 703-506-9700 + Fax: 703-506-9707




We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis for
our audit opinion.

Opinion

In owr opinion, the financial statements referred to above present fairly, in all material respects, the
financial position of Douglass Village Limited Partnership, as of December 31, 2015 and 2014, and the
results of its operations and its cash flows for the years then ended in accordance with accounting
principles generally accepted in the United States of America.

Other Matters
Other Information

Our audit was conducted for the purpose of forming an opinion on the financial statements as a whole.
The accompanying supplementary information on pages 15, 16 and 23 through 32 is presented for
purposes of additional analysis and is not a required part of the financial statements.

The accompanying supplementary information shown on pages 15, 16 and 23 through 32 is the
responsibility of management and was derived from and relates directly to the underlying accounting and
other records used to prepare the financial statements. Such information has been subjected to the
auditing procedures applied in the audit of the financial statements and certain additional procedures,
including comparing and reconciling such information directly to the underlying accounting and other
records used to prepare the financial statements or to the financial statements themselves, and other
additional procedures in accordance with auditing standards generally accepted in the United States of
America. In our opinion, the accompanying supplementary information shown on pages 15, 16 and 23
through 32 is fairly stated, in all material respects, in relation to the financial statements as a whele.

Other Reportihg Required by Government Auditing Standards

In accordance with Government Auditing Standards, we have also issued our report dated February 12,
2016 on our consideration of Douglass Village Limited Partnership’s internal control over financial
reporting and on our tests of its compliance with certain provisions of faws, regulations, contracts, and
grant agreements and other matters. The purpose of that report is to describe the scope of our testing of
internal control over financial reporting and compliance and the results of that testing, and not to provide
an opinion on internal control over financial reporting or on compliance. That report is an integral part of
an audit performed in accordance with Government Auditing Standards in considering Douglass Village
Limited Partnexship’s internal control over financial reporting and compliance.

Wk PthA £ Adbnin, Pc.

Vienna, Virginia
February 12,2016
Lead Auditor: Robert A. Kozak EIN: 54-1639552




DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

BALANCE SHEETS
DECEMBER 31,
ASSETS
2015 2014
CURRENT ASSETS B
Cash and cash cquivalents $ 226,394 $ 263,705
Accounts receivable - subsidy . 6,101 6,773
Accounts receivable - tenants 1,466 1,310
Prepaid expenses 25325 23,828
Total current assets v259‘;'286 o 295616
DEPQOSTTS HELD IN TRUST - FUNDED N
Tenant security deposits 16248 16,216
RESTRICTED DEPOSITS AND FUNDED RESERVES
Mortgage escrow deposits 13,857 15,072
Replacement reserve 2,246,394 1,781,828
Total restricted deposits and funded reserves 2,260,251 1,796,900
PROPERTY AND EQUIPMENT
Land Cs 79,022 79,022
Land improvements 81,833 81,833
Buildings and improvements 3,971,173 3,971,173
Furnishings and equipment ‘ 666,681 666,681
4,798,709 4,798,709
Less: Accumulated depreciation (3937339 (3,542,954)
Total property and equipment 1,061,370 1,255,755

Total assets $ 3,597,155 $ 3364487

See notes to financial statements
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DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

BALANCE SHEETS - CONTINUED
DECEMBER 31,

LIABILITIES AND PARTNERS' EQUITY

2015 2014
CURRENT LIABILITIES
Accounts payable and accrued expenses _ 3 46,029 $ 87,681
Accrued mortgage interest 1,633 1,733
Morigage payable - current portion 54,550 54,060
Prepaid rents 12,634 4,078
Total current liabilities ' 114,846 147,552
DEPOSITS LIABILITIES
Tenant security deposits 14113 14,713
LONG-TERM LIABILITIES
Mortgage payable, net of current portion 2,000,505 2,055,004
Note payable - limited partner 289,334 289,334
Total tong-term liabilities 2,289,839 2,344,338
Total liabilities 2,418,798 2,506,603
PARTNERS' EQUITY . 1,178,357 857,884
Total Habilities and partners' equity $ 3,597,155 $ 3,364,487

See notes o financial statements
5




DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

STATEMENTS OF GPERATIONS

FOR THE YEARS ENDED DECEMBER 31,

2015 2014
RENTAL INCOME
Apartments $ 104,142 $ 87,598
Tenant assistance payments 1,126,238 1,118,858
Potential rental income 1,230,380 1,206,456
Less:Vacancies ; (21,256) (10,765)
Net rental income 1,209,124 1,195,691
Other income:
Interest income 4,608 4,395
Other income 5,223 5,150
Total other income o 9,921 9,545
Total income ) 1,219,045 1,205,236 "_
EXPENSES
Operating and maintenance 247,671 296,166
Utilities 145,434 134,055
Administrative 183,324 192,822
Taxes and insurance 100,865 97,917
Bad debts 6,092 457
Intcrest on mortgage payable 20801 21,338
Total expenses 704,187 742,755
Ircome from operations 514,858 462,481
Non-operating (income) and expense:
Depreciation 194,385 193,904
Total non-operating income and expense o 194,385 193,904
Net income § 320473 8 268,577

See notes (o financial statement
6




DOUGLASS VILLAGE LIMITED PARTNERSHIF

(A GEORGIA LIMITED PARTNERSHIP)

STATEMENTS OF CHANGES IN PARTNERS' EQUITY
FOR THE YEARS ENDED DECEMBER 31, 2015 AND 2014

Ownership Interest

Partners' equity
January 1, 2014

Net income

Partners' equity
December 31, 2014

Net income

Partners' equity
December 31, 2015

General Partner

Limited Partners

Capital
CRICO Limited Housing
Partnership of Interfaith, Partners
Douglassville Inc. CXXXI Total
1.50% 3.50% 95.00% 100.00%
3 48,284 112,670 % 428353  $§ 589307
4,029 9,400 255,148 268,577
52,313 122,070 683,501 857,884
4,807 11,217 304,449 320,473
.8 57,120 133,287 $ 987,950 $ 1,178,357

See noteg to financial statements
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DOUGLASS VILLAGE LIMITED PARTNERSHIP

(A GEORGIA LIMITED PARTNERSHIP)

STATEMENTS OF CASH FLOWS

FOR THE YEARS ENDED DECEMBER 31,

Cash flows from operating activities
Net income
Adjustiments to reconcile net income to net
cash provided by operating activities
Depreciation
Changes in asset and liabilities
(Increase) decrease in assets
Accounts receivable - tenanis
Accounts receivable - subsidy
Prepaid expenses
(Increase) decrease in liabilities
Accounts payable and accrued expenses
Accrued mortgage interest
Accrued real estate tax
Prepaid rents
Tenant security deposits
Net cash provided by operating activities

Cash flows from investing activities
Purchase of property and equipment
Net changes in mortgage escrow acconnts
Net changes in reserve for replacements
Net cash used in investing activities

Cash flows from financing activities
Principal payments on mortgage
Net cash used in financing activities

Net (decrease) increase in ¢ash and cash equivalents

Cash and cash equivalents, beginning

Cash and cash equivalents, ending

Supplemental disclosure of cash flow information
Cash paid during the year for interest

See notes to financial statements
3

2015 2014
$ 320473 $ 268,577
194,385 193,904
(156) 578
3,500 (5,716)
(1,497 168
(41,652) 44,927
(100) (163)
- (5,667)
5,728 2,833
(632) 2,388
_.480,049 501,829
= (22,914)
1,215 (358)
(464,566) (214,198)
(463,351) __ (237,470)
_(54,009) (53,409)
_(54009) . (53,409)
(37.311) 210,950
e 263,705, . .52,755.
$ 226394 § 263,705
$. 20901 $ 21501




DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

NOTES TO FINANCIAL STATEMENTS
DECEMBER 31, 2015 AND 2014

NOTE 1 - ORGANIZATION

Douglass Village Limited Partncrship, a limited partnership (the Partnership), was formed on March
27, 1981 under the Uniform Limited Partnership Act of the State of Georgia. Its purpose is to
construct, develop, own, maintain and operate a rental housing project under section 515(b) of the
Housing Act of 1949. The 88-unit, two story, low-income project consists of 29 two-bedroom
units, 29 three-bedroom units and 30 four-bedroom units. The term of the Partnership is fifty-five
years. The project is located at 6549 Brown Street, Douglasville, Georgia.

Cash distributions are limited by the loan agreement between the Partnership and USDA/RD to 8
percent of the Partnership’s initial investment of $151,250, amounting to $12,100 per year, provided
the reserve account is funded to the required level. Under the terms of the loan agreement, the
Partnership is required to fund the reserve account $28,548 annually to'a maximum of $285,475.
Total reserve funds were $2,246,394 and $1,781,828 at December 31, 2015 and 2014, respectively.

NOTE 2 — SIGNIFICANT ACCOUNTING POLICIES

Basis of Accounting
The Partnership utilizes the accrual basis of accounting, whereby income is recognized as earned

and expenses are recognized as obligations are incurred.

Cash and Cash Equivalents
Cash and cash equivalents consist of short-term investments with an original maturity of three

months or less, cash on deposit, money market funds and certificates of deposit.

Revenue recognition :
Rental revenue attributable to residential operating leases is recorded when due from residents,

generally upon the first day of each month for periods of up to one year, and are considered
operating leases. Advance receipts of rental income are deferred until earned.

‘T'enant Receivable and Bad Debt Policy

Tenant rent charges for the current month are due on the first of the month. Tenants who are evicted
or move-out are charged with damages or cleaning fees, if applicable. Tenant receivable consists of
amounts due for rental income, security deposit or the charges for damages and cleaning fees. The
Partnership does not acerue interest on the tenant receivable balances.

The Partnership has established an allowance for doubtful accounts for tenant receivables which are
60 days past due. Tenant receivables are writfen off in the period management determines that
collection is not probable. Included in expenses are bad debts of $6,092 and $457 for the years
ending December 31, 2015 and 2014, respectively. There is no balance in the allowance account
for the years ending December 31, 2015 and 2014.




DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

NOTES TO FINANCIAL STATEMENTS - CONTINUED
DECEMBER 31, 2015 AND 2014
NOTE 2 ~ SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)

Rental Propetty
Rental property is recorded at cost. Improvements are capitalized, while expenditures for

maintenance and repairs are expensed as incurred. Upon disposal of depreciable property, the
appropriate property accounts are reduced by the related costs and accumulated depreciation. The
rental property is depreciated over estimated service lives as follows:

Buildings 27.5 years straight-line
Building Improvements 5 to 27.5 years straight-line
Land Improvements 15 years straight-line
Furnishings and Equipment 5 years straight-line

The Partnership reviews its property and equipment for impairment whenever events or changes in
circumstances indicate that the carrying value of such property may not be recoverable.
Recoverability is measured by a comparison of the carrying amount of the property to the future net
undiscounted cash flow cxpected to be generated by the property including any estimated proceeds
from the eventual disposition of the real estate. If the real estate is considered to be impaired, the
‘impairment to be recognized is measured at the amount by which the carrying amount of the real
estate exceeds the fair vatue of such property. There were no impairment losses recognized in 2015
or 2014.

Partners’ Equity

Profit and loss is to be allocated to CRICO (1.5%) (“General Pariner”), Interfaith, Inc. (3.5%) and
Capital Housing Parlners CXXXI (95%) (“Limited Partners™), other than special allocations (as
defined by the Partnership Agreement) and cerlain other items which would be specifically
allocated to the partners in accordance with the Partnership Agreement.

Income Taxes

The Partnership has elected to be treated as a pass-through entity for income tax purposes and, as such,
is not subject to income taxes. Rather, all items of taxable income, deductions and tax credits are
passed through to and are reported by its owners on their respective income tax returns. The
Partnership’s federal tax status as a pass-through entity is based on its legal status as # partnership.
Accordingly, the Partnership is not required to take any tax positions in order to qualify as a pass-
through entity. These financial statements do not reflect a provision for income taxes and the
Partnership has no other tax positions which must be considered for disclosure. The Partnership’s
federal income tax returns for 2014, 2013, and 2012 are subject to examination by the IRS, generally
for three years after they were filed,

Estimates

The preparation of financial statements in conformity with accounting principles generally accepted
in the United States of America tequires management to make estimates-and assumptions that affect
the reported-amounts of assets and liabilities and disclosure of contingent assets and liabilities at the
date of the financial statements and the reportcd amounts of revenues and expenses during the
reporting period. Actual results could differ from those estimates.

10




DOUGLASS VILLAGE LIMITED PARTNERSHIP
{A GEORGIA LIMITED PARTNERSHIP)

NOTES TO FINANCIAL STATEMENTS — CONTINUED
DECEMBER 31, 2015 AND 2014

NOTE 2 - SIGNIFICANT ACCOUNTING POLICIES (CONTINUED}

Advertising costs

Advertising costs are expensed as incurred. Advertising expense totaled $1,231 and $1,291 for the
years ended December 31, 2015 and 2014, respectively.

Subsequent Events

Subsequent events have been evaluated through February 12, 2016, the date these financial
statements were available to be relcased.

NOTE 3 - MORTGAGE PAYABLE

The project is financed by a mortgage loan from USDA/RD in the original amount of $2,854,750.
Pursvant to the USDA/RD loan agreement originating on March 27, 1981, interest accrues at an
annual rate of 8.75%. Effective May 1, 2004, the interest rate was reduced to 1% to assist the
property financially to complete repairs mandated in the annual inspection and pursuant to the
Service Work-Out Plan. See Note 9. In 2015 and 2014, the total interest subsidy was $202,799 and :
$208,046, respectively. Debt service payments on the mortgage loan are due in monthly !
installments of $6,242, net of interest subsidy, through April, 2031, Interest is computed daily and
application of interest and principal varies depending upon the date payments are applied. The
mortgage is collateralized by the rental property.

Estimated aggregate principal payments for each the next five years are as follows:

Year ending December 31,

2016 $ 54,550
2017 55,150
2018 55,700
2019 56,260
2020 56,700
Thereafter 1,776,695

$2.055,055

11
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DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

NOTLS TO FINANCIAL STATEMENTS - CONTINUED
DECEMBER 31, 2015 AND 2014

NOTE 4 - RELATED PARTIES TRANSACTIONS

Management Fee

The Partnership has entered into a management agreement with CRICO Management Services, LLC
(the “Agent”), an entity related to the General Partner, to manage the rental operations of the
apartment project. Property management fees expensed were $44,073 and $44,583 for the years
ended December 31, 2015 and 2014, respectively.

An incentive management fee is payable to CRICO on a non-cumulative basis, not to exceed $5,000
per year. The fee was payable from cash flow after payment of an annual non-cumulative
distribution to the partners of $10,000, subject to applicable USDA/RD regulations. There were no
fees paid during the years ended December 31, 2015 and 2014.

The Partnership has a note payable to Interfaith, Inc., in the amount of $289,334. The note is non-
interest bearing and payable from the proceeds of the sale, refinancing, or liquidation of the

property.

NOTE 5 - COMMITMENTS AND CONTINGENCIES

Interest Credit

Under an agreement with UDSA/RD, mortgage subsidy is provided which reduces the effective
interest rate on the mortgage to approximately 1% over the life of the Loan Agreement. UDSA/RD
may tcrminate the agreement if it determines that no subsidy is nccessary or if the Partnership is
delermined lo be in violativn of the Loan Agreement(s) or UDSA/RD rules or regulations.

Rental Assistance Apreement

The U.S. Department of Housing and Urban Development (HUD) has contracted with the
Partnership pursvant to the United States Housing Act of 1937, HAP contract #A-81-313, to make
housing assistance payments to the Partnership on behalf of qualified tenants for all apartment units.
The contract was renewed for a period of five (5) years under Section 8 beginning January 1, 2013.
Housing assistance payments for the year ended December 31, 2015 and 2014 totaled $1,126,238
and $1,118,858, or approximately 93% of total income each year.

12




DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

NOTES TO FINANCIAL STATEMENTS — CONTINUED
DECEMBER 31,2015 AND 2014
NOTE 6 — SALE OF PROPERTY

On Dccember 19, 2012, the Partnexship deeded .085 acres representing 1% of its land to the
Georgia Department of Transportation in connection with their highway expansion program taking
place adjacent to the property for the consideration of $1. In addition, the Partnership has recorded
a receivable for $29,488 from the Georgia Department of Transportation which will be used to
cover the costs to move a sewer backflow preventer. Funds in excess of the actual cost of the
mentioned improvement will be due back to UDSA/RD as an additional loan payment. On January
30, 2013 the Partnership received $29,488.

NOTE 7~ CURRENT VULNERABILITY DUE TO CERTAIN CONCENTRATIONS

The Partnership’s sole asset is Douglass Village Apartments. The Partnership’s operations are
concentrated in the affordable housing real estate market. In addition, the Partnership operates in a
heavily regulated environment. The operations of the Partnership are subject to the administrative
directives, rules and regulations of federal, state and local regulatory agencies, including, but not
limited to, UDSA/RD and the State Housing Agency. Such admiinistrative directives, rules and
regulations are subject to change by an act of Congress or an administrative change mandated by
UDSA/RD or the State Housing Agency. Such changes may occur with little notice or inadequate
funding to pay for the related cost, including the additional administrative burden, to comply with a
change.

NOTE 8 - RETIREMENT PLAN

The Agent set up 2 401(k) plan in January 2005. Under the 401(k) plan, employees who are 21 years
or older and work a minimum of 1000 hours per year are eligible to participate in the plan.
Eligible employees may make a salary reduction election to have a percentage of their salary
contributed to the plan. The Partnership makes a matching contribution equal to the employee’s
salary reduction not to exceed 3% of the employee’s compensation. The amount charged to
activities during 2015 and 2014 was $2,502 and $3,436, respectively.

NOTE 9 - WORK OUT PLAN

On July 26, 2004, the project entered into a Servicing Workout Plan with USDA/RD. The goal of
the plan was to facilitate making needed repairs to the project’s 88 units and to address the
corrective actions outlined in the failed REAC inspection of April 25, 2004. To enable the project
financially to make these repairs, the interest rate on the morigage was decreased to 1% per annum
effective May 1, 2004. The Partnership has submitted an application for a two-year extension of the
Servicing Workout Plan through December 31, 2015. As of the date of these financial statements,
the Parinership has received a verbal approval of the extension from USDA/RD as well as an
approval of the 2015 budget which included a continuation of the mortgage interest reduction.

13
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DOUGLASS VILLAGE LIMITED PARTNERSHIP
{A GEORGIA LIMITED PARTNERSHIP)

SUPPLEMENTAL INFORMATION REQUIRED BY RD

FOR THE YEAR ENDED DECEMBER 31, 2015

Management fee calculation

The management fee is based on a fee per unit occupied by tenants during the month.

January -
December

Total qualified units (88 x 12 months) 1,056

Fess: Rent free unit
Less: Vacancies

Total occupied units

Fee per unit
Management fee expense

Insurance Disclosure

The Partnership maintains insurance coverage as follows:

Deductible
Property coverage on buildings $10,000
Comprehensive business liability $ 5,000
Fidelity/employee dishonesty $15,000

Return to. Owner

Coverape

$7,060,779
$1,000,000
$2,000,000

In accordance with the Loan Agreement, the annual return to owner is as follows:

Maximum return to owner (See Note 1)
Budgeted return to owner

Return to owner paid:
Investor asset management fee
Partnership management fee
General Partner distribution
Limited Pariner distribution

16
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INDEPENDENT AUDITORS’ REPORT ON INTERNAL CONTROL OVER FINANCIAL
REPORTING AND ON COMPLIANCE AND OTHER MATTERS BASED ON AN AUDIT
OF FINANCIAL STATEMENTS PERFORMED IN ACCORDANCE WITH
GOVERNMENT AUDITING STANDARDS

To the Partners
Douglass Village Limited Partnership
(A Georgia Limited Partoership)

We have audited, in accordance with the auditing standards generally accepted in the United States of
America and the standards applicablc to financial audits contained in Government Auditing Standard
issued by the Comptroller General of the United States, the financial statements of Douglas Village
Limited Partnership which comprise the balance sheet as of December 31, 2015, and the related
statements of operations, changes in partners’ equity, and cash flows for the year then ended and the
related notes to the financial statements, and have issued our report thereon dated February 12, 2016.

Internal Control Over Financial Reporting

In planning and performing our audit of the financial statements, we considered Douglass Village
Limited Partnership’s internal contrel over financial reporting (internal control) to determine the audit
procedures that are appropriate in the circumstances for the purpose of expressing our opinion on the
financial statements, but not for the purpose of expressing an opinion on the effectiveness of
Douglass Village Limited Partnership's internal control. Accordingly, we do not express an opinion
on the effectiveness of Douglass Village Limited Partnership's internal control.

A deficiency in internal control exists when the design or operation of a control does not allow
management or employees, in the normal course of performing their assigned functions, to prevent, ox
detect and correct, misstatements on a timely basis. A material weakness is a deficiency, or a
combination of deficiencies, in internal control, such that there is a reasonable possibility that a
material misstatement of the entity's financial statements will not be prevented, or detected and
corrected, on a timely basis. A significant deficiency is.a deficiency, or a combination of deficiencies,
in internal control that is.less severe than a material weakness, yet important cnough to merit attention
by those charged with governance.

Qur consideration of internal control was for the limited purpose described in the first paragraph of
this section and was not designed to identify all deficiencies in internal control that might be material
weaknesses or significant deficiencies. Given these limitations, during our audit we did not identify
any deficiencies in internal control that we consider to be material weaknesses. However, material
weakncsses may exist that have not been identified.

17




Compliance and Other Matters

As part of obtaining reasonable asswrance about whether Douglass Village Limited Partnership’s
financial statements are free from material misstatement, we performed tests of its compliance with
certain provisions of laws, regulations, contracts, and grant agreements, noncompliance with which
could have a direct and material effect on the determination of financial statement amounts. [Towever,
providing an opinion on compliance with thase provisions was not an objective of our audit, and
accordingly, we do not express such an opinion. The results of our tests disclosed no instances of
noncompliance or other matters that are required to be reported under Government Auditing
Standards.

Purpose of this Report

The purpose of this report is solely to describe the scope of our testing of internal control and
compliance and the results of that testing, and not to provide an opinion on the effectiveness of the
entity's internal control or on compliance. This report is an integral part of.an.audit performed in

accordance with Government Auditing Standards in considering the entity's internal control and
compliance. Accordingly, this communication is not suitable for any other purpose.

M PBA]] & Aoddonin, £-C.

Vienna, Virginia
February 12, 2016

18




DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

AUDIT FINDINGS ON COMPLIANCE

FOR THE YEAR ENDED DECEMBER 31, 2015

Reportable Conditions of Non Compliance

NONE

19




INDEPENDENT ACCOUNTANTS’ REPORT ON APPLYING AGREED-UPON
PROCEDURES

To the Partners of
Donglass Village Limited Partnership dba Douglass Village
Douglassville, Georgia

and

United States Department of Agriculture Rural Development Newnan Field Service Center
Newnan, Georgia

‘We have performed the procedures enmumerated below, which were apreed to by the United States
Department of Agriculture Rural Development and Douglass Village Limited Partership (“Owner”)
the owner of Douglass Village (“Project”) located in Douglassville, Georgia, solely to assist those
parties in evaluating that the accompanying Form RD 3560-10, Multi-Family Housing Borrower
Balance Sheet and Form RD 3560-7, Multiple Family Housing Project Budget (“Financial Reports™)
and Supporting Documentation are prepared by the Borrower in accordance with the criteria specified
in USDA/RD Regulations contained in 7 CFR 3560 section 303(b) and section 306, in accordance
with the determinations noted in Attachment 4-D of RD Handbook HB-2-3560, for the year ended
December 31, 2015. The owner is responsible for the presentation of the financial reports. This
agreed-upon procedures engagement was conducted in accordance with attestation standards
established by the American Institute of Ceriified Public Accountants and the standards applicable to
attestation engagements contained in Government Auditing Standards issued by the Comptroller
General of the United States. The sufficiency of these procedures is solely the responsibility of
USDA/RD and the Owner. Consequently, we make no representation regarding the sufficiency of the
procedures described below either for the purpose for which this report has been requested or for any
other purpose.

Our procedures and findings are as follows:,

1. We examined selected receipts, invoices, and cancelled checks (or check imaging on
original bank statement) that support administrative and operating and maintepnance
expenses presented on Form RD 3560-7, Part I1, line items [-10 and 19-32 to determine they
were incurred as part of the ongoing operations of the project. We selected a representative
sample of invoices and supporting documentation, based on the sample size determined by
USDA/RD in Attachment 4-D of RD Handbook HB-2-3560, for expenses included in Lines
1-10 and 19-32 of Form RD 3560-7 and determined that the services were eligible expenses,
in accordance with Attachment 4-A of HB-23560, and the shipping address agreed to the
project address. In addition, we confirmed a sample of the expenditures with the vendors to
determine the invoice paid agreed to the vendor’s records.

Findings:

Total Number of Invoices in Population: 997
Total Dollar Amount of Invoices in Population: $430,995
Total Number of Invoices Reviewed: 78
“Total Dollar Amount of Invoices Reviewed: $61,088
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Total Number of Invoices in Vendor Confirmation Sample: 2

Total Dollar Amount of Invoices in Vendor Confirmation Sample: $ 4,440
Total Number of Vendor Confirmations Not Recetved: -
Total Dollar Amount of Vendor Confirmations Not Received: $ =
Tota! Number of Deviations: Nene
Total Dollar Amount of Deviations: $ -

We confirmed the balance in the replacement reserve account presented on Form RD
3560-7, Part IIl, and confirmed that no amounts were encumbered by the financial
institution that holds the accounts. We determined that all balances are within the FDIC
insurance limits. We determined the number of reserve account withdrawals from the
original bank statements and compared the withdrawals to the amounts approved by
UDSA/RD on Form RD 3560-12. We compared the invoices and canceiled checks (or
check imaging on original bank statement) to the approved withdrawals from
UDSA/RD.

Findings:

Total Number of Reserve Account Withdrawals: None
Total Number of Withdrawals Authorized by Rural Development: None
Total Dollar Amount of Reserve Account Withdrawals: $ S
Total Dollar Amount of Withdrawals Authorized by Rural Development: $ -
Total Number of Deviations: None
Total Dollar Amount of Deviations: $ -

The confirmation received from the financial institution agreed to the project’s bank
reconciliation and no encumbrances were noted on the confirmation. All withdrawals
were paid to the vendors approved by UDSA/RD on Form RD 3560-12.

‘We obtained the Identity of Interest (IOI) company listing and Form RD 3560-31 from
UDSA/RD and determined that the services provided and approved fees, if applicable,
agree to the actual service and fees charged to the project. We examined a sample of
invoices and determined that the services and charges are in accordance with the
disclosures contained in Form RD 3560-31 as agreed to by Rural Development.

Findings:

Total Number of Forms RD 3560-31 Received: 1
Company Name: Crico Management Scrvices, LLC
Total Number of Invoices in Population: 12
Total Dollar Amount of Invoices in Population: $47,073
Total Number of Invoices Reviewed: 12
Total Dollar Amount of Tnvoices Reviewed: $47,073
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The agreed-upon procedures performed above and the management Representation Letter
revealed no undisclosed 10! compantes.

We were not engaged to, and did not conduct an audit, the objective of which would be the
expression of an opinion on the financial reports and supporting documentation of Douglass
Village. Accordingly, we do not express such an opinion. Had we performed additional
procedures, other matters might have come to our attention that would have been reported to you.

This report is intended solely for the information and use of the owner and management agent of
Douglass Village, and UDSA/RD, and is not intended to be and should not be used by anyone
other than these specified parties.

ML Pt & Dddoan, P-C.

Vienna, Virginia
February 12,2016
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UNAUDITED

Pasiicn 3 FORM APPROVED
Form RD 3560-10 MULTLFAMILY HOUSING OMB NO. 0575-0189
(02-05) BORROWER BALANCE SHEET
PARY 1-HAT.ANCE SHEET
PROJECT NAME BORROWER NAME BORROWER ID AND PROJECT NO,
Dougtass Village Douglass Village Limited Partnership GA-06-R000-08
CURRENT YEAR PRIOR YEAR COMMENTS
BEGINNING DATES> (01/01/15) (010114
ASSETS ENDING DATES: (12531715} (1231/14)
CURRENT ASSETS
I. GENERAL OPERATING ACCOUNT. . @ | 25894 | 263,205
2. RE. TAX & INSURANCE ACCOUNT. . ... ... .. ...\ 13.857 | 15,072
3, RESERVE ACCOUNT. ..o\ oineeee oo en 2246394 1,781,328
4, SECURITY DEPOSIT ACCOUNT. ... oo\ oot 16248 16216
5. OTHER CASE (idontifp)..... .. ... e _so0f 500 |Petty-cash
& OTHER (entif) s ovassnsymnvsvevvsmamsen s 5 o
7. TOTAL ACCOUNTS RECEIVABLE (Attach list). . ... ...... 8,083
ACCTS RCVBL 0-30 DAYS v $7,567 0
ACCTS RCVBL 30-60 DAYS 30 A
ACCTS RCVBL 60-90 BAYS $0
ACCTS RCVBL OVER 50 DAYS 56
8. LESS: ALLOWANCE FOR DOUBTFUL ACCOUNTS. ., . ... |
9. INVENTORIES (su;pﬁcs}. P s :
10.PREPAYMENTS. ... ... pen— T | 23,828
11, ACCOUNTS RECEIVABLE - OTIIER : 0
12. TOTAL CURRENT ASSKTS (4dd [ thru 1), .. ... oo $2,535.785 2,108,732 1
FIXED ASSETS e
79,022 79,022
14. BUJLDINGS. .. 4,053,006 4,053,006
15. LESS: ACCUMULATED DEPRECIATION oassa2n| (2,039,391
16. FURNITURE & EQUIPMENT. . ...... .o ... e e soeeR) | 666681
17. LESS: ACCUMULATED DEPRECIATION. .. . . o (ss1916) (503,563).
18 . i '
19. TOTAL FIXED ASSETS ( Add 13 thra !8) e P 1,061,370 | 1,255,755 |
OTHER ASSETS
21, YOTAL ASSETS (Add 12, 19, and 2000’ o anern s 3507058 | 3364487 |
L 1ES AND OWNERS EQUITY
CURRENT LIABILITIES
92. TOTAL ACCOUNTS PAYABLE (4ffach list). v+ o ens ous on 91.759 |
ACCTS PAYABLE 0-30 DAYS $58,663 '
ACCTS PAYABLE 30-60 DAYS $0
ACCTS PAYABLE 60-90 DAYS $0
ACCTS PAYABLE OVER 90 DAYS $0 .
23, NOVES PAYABLE (Attach List). . 0]

24. SECURITY DEPQSITS. . 7 AT
25. TOTAL CURRENT LIABILITIES {Ada’ 22 thru 24) e

14,113 |

23,776 |

Acwrd[ng 1o the Paperwork Izndualon Act of 1995, an agency may ot mmiud BF SpORSOT, aud @ person is not required to vespond 16 & collccflan of information rmlegr @
divplays a valid OMD control munber. The volid OMB conirol mumber for.this information callection is 0575-0189. The time required to complete this information collection Is
cstimared 10 average 2 Hours per response, mc[udmg the time, jor reviewl»g instructians, mrdvmg wslmg data spurces, gathering and mamnsatiing the data needed, and

i aiid review the collection bf i 3 L . 5 - . . Y,




UNAUDITED

LONG-TERM LIABILITIES . » v
26.NOTES PAYABLE RURAL DEVELOPMENT 2,056.688. 2,110,797
27. OTHER (Jdentify) j 289,334 | 289,334
28, TOTAL LONG-TERM LIABILITIES (4dd 26 and 27) 2,346,022 2,400,131
29. TOTAL LIABILITIES (4dd 25 and 28). ... .. .. ..... | 2418798 | 2,506,603 |
30. OWNER'S EQUITY (Net Worth (24 minus 29). . . . .. o 78357 | $57.884 |
31. TOTAL LIABILITIES AND OWNER'S EQUITY = 8

(4dd 29 and 30) E 3,597,155 | 3,364,487 |

Warning:

Section 1001 of Title 18, United States Code provides: "Whoever, in any matter within the jurisdiction of any department or agency
of the United States knowingly and wilifully falsifies, conceals or covers up by any trick, scheme, or device a material faet, or makes
any false, fictitious or fraudalent statements or representations, or makes or uses any false writing or document knowing the same to
cuntain any false, ficlitious or [ramlulent stat t or entry, shal} be fined under this title or imprisoned not more than five years, or
both.

I HAVE READ THE ABOVE WARNING STATEMENT AND I HERERY CERTIFY THE FOREGOQING INFORMATION 1S COMPLETE

AND ACCURATE TO THE BEST OF MY KNOWLEDGL,

34018
(Datze) e (Signatyre of Borrower or Bor'rowz}’.‘s'bbkéﬁt*‘ésé}:tative)
CFO/EVP
i

PART IE-THIRD PARTY VERIFICATION OF REVIEW

1/We have reviewed the borrower's records. The accompanying balance sheet, and statement of actual budget and income on Form
R 3560-7, is a fair presentation of the borrower's records.

[/We certity that no identity of interest exists between me/us and any individual or organization doing business with the priject or

borrower,

Mo, 8 2016 Al @ 73’&, ¢ PA

(Date) ' K ezale ﬂllok’ﬂ‘fe"@é’mﬂ. £c
o e

1950 Old Gotlpws .@@iaﬁzjge) wyo

\)t'ehhﬁ_' Va 22182,
i (Address)

[:3111 tieu of the above verification and signature, a review completed, dated and signed by a person or firm gualified by license or
certification is attached.
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UNAUDITED

USDA FORM APPROVED
Farm RD 3660-7 MULTIPLE FAMILY HOUSING PROJECT BUDGET OMB NO. 0575-0189
{Rev. 05-06) UTILITY ALLOWANCE .
PROJECT NAME BORROWER NAME BORROWER ID AND PROJECT NO.

Douglass Village Qouglass Yillage Limited Partnership GA-06-R0D0-08
Loan/Transfer Amount Note Rate Payment  $21.154 3 IC Pa ‘ment‘ ) )
Reporiing Period Budget Type Project Rental Type {Profit Type matored; -

o uils ut A Sateenl
“{ntamber cf RA wnits
Boawer Accourting Method
FART | - CASH FLOW STATEMENT.
CURRENT ACTUAL PROPOSED " COMMENTS
BUDGET BUDGET o (YTD)
BEGINNING DATES> (01401415} 11112015
ENDING DATES> (12131115) 12/31/2016

OPERATIONAL CASH SOURGES ] ]
1, RENTALINCOME ........,oovonen.. T 172, 82,386
2. RHS RENTAL ASSISTANCE RECEIVED. .. ..
3, APPLICATION FEES RECEVED. ,........ .. e
4 LAUNDRY ANDVENDING ... ... ... _. U . 240 85
5. INTEREST INCOME , . ., ... .. 500'] 4,698
5 TENANT CHARGES wusurvessmmmnnsess ey 50404 5,458
7. OTHER - PROJECT SOURCES ...... .. ...i....... ; .
8. LESS (Vacancy and Contingency Allowancs) . . o
8. LESS (Agency Approved Incentive Aliowance) ., ., ..., .. ; A
10, SUB-TOTAL [{*thru7}-(8& ..., ..,.. RGOSR ... .5.186,360 1,218,045 ] 0
NON-OPERATIONAL CASH SOURCES :
11. CASH - NON PROJECT ...... RO AT A D
12, AUTHORIZED LOAN (NoR-RHS) .. ... ouvsvnann s
13. TRANSFERFROMRESERYE ... i oovoiiiinvian. . 1] ] i
14, SUB-TOTAL (1 thi13). ... eeeensis ienas s ] ) ol oy
15. TOTAL CASH SOURGES (104 14) .. n.vvevvon.s, f 116673 0
OPERATIONAL CASH USES ) j
16. TOTAL O & M EXPENSES (From Partil} ,..cp....... 608,430,
17. RHSDEBTPAYMENT ............. 253,854
18, RHS PAYMENT {OVEfG8) o ... or o covrnonnens
19. RHS PAYMENT (LateFee} ...............oeuennn.
20. REDUGTION IN PRIOR YEAR PAYABLES (See Part [V). o
21, TENANT UTILITY PAYMENTS ... ..o aine s % ; N
22. TRANSFER TORESERVE .. .0 ovi onieiien 50,000 T agags1]
23. RETURN TO OWNERNO ASSET MANAGEMENT FEE . .. 0 B
24, SUB-TOTAL {(184hU23).....c.ovverarnronn .. 921,984 | 1,214,986 |, 0.

NON-OPERATIONAL CASH USES

25. AUTHORIZED DEBT PAYMENT {Non-RHS)

26. ANNUAL CAPITAL BUDGET (From Part ill, Lines 4-6}. . . .... .

27, MISCELLANECUS

28. SUB-TOTAL (28thra27)

29, TOTAL CASHUSES {24+ 28) iv.vrivnivaaivain,n

30, NET CASH (DEFICIT) (15 - 29)

CASH BALANCE

31, BEGINNING CASHBALANCE ...............

32, ACCRUAL TO CASH ADJUSTMENT {see Part IV).
33, ENDING CASH BALANCE (30 + 31 + 32}




UNAUDITED

Form RD3560-7 Page 2

Douglass Village i )
PART H - OPERATING AND MAINTENANCE EXPENSE SCHEDULE
' - | CURRENT ' PROPOSED | COMMENTS
BUDGET ACTUAL, BUDGET o (YTDY .

1. MAINTENANCE & REPAIRS PAYROLL .. ...... 40,826 40,311 |

2. MAINTENANCE & REPAIRS SUPPLY ... ... 24,000 16,677 |

3. MAINTENANGE & REPAIRS CONTRACT ........ 20320 . 138,564

4. PAINTING AND DECORATING ... ........ " 13,620, 17,573

5. SNOWREMOVAL . ...uoeennnn.n.

6. ELEVATOR MAINTENANCE / CONTRACT .. .....

7.CGROUNDS . ... ....coviiien,. 37,184 34,546

8. SERVICES sunwmumsnns vovss 25,258

8. ANNUAL CAPITAL BUDGET (From Part V - Operating) . .. ..~

10. OTHER OPERATING EXPENSES (ltemize). .... ...

11.  SUB- TOTAL MAINT. & OPERATING (1 thru 10) 1612081 247671 Q
12, ELECTRICITY If Master metered. ... ... ... s 14,580 | 3p20| 1"
13. WATER ... .. check BOX O .. .. .. .o\ 2 istonin 52,740 57 868

14, SEWER ... .. B sossmins, s 52.896. 57.932

15. FUEL (Ol / Coal/ Gas) .. ......... 5400 3815

16, GARBAGE & TRASH REMOVAL . . .. ... o 13200 12,799 .

17. OTHER UTILITIES ... ........... D 1
18, SUB-TOTAL UTILITIES (12 thru17)« ... 139,116 145,434 | 0
19. SITE MANAGER PAYROLL ... .......... 77,449 73413

20. MANAGEMENT FEE .............. 44,880 44,073

21. PROJEGT AUDITING EXPENSE .......... 8,000 7,708

22. PROJEGT BOOKKEEPING / AGGOUNTING ... . v ol 0

23. LEGAL EXPENSES .. ............ 2,000} 4,188 |

24, ADVERTISING . ............... 1,4301} 1231

25. TELEPHONE & ANSWERING SERVICE . . ... . 59161 6246
26. OFFICE SUPPLIES .......oo.euus 3,600 9,649

27. OFFICE FURNITURE & EQUIPMENT .... ... _o 0

28. TRAINING EXPENSE ............. 6,500, 0

29. HEALTH INS. & OTHER EMP. BENEFITS . . . .. 26,827 16,149,

30. PAYROLL TAXES ............... 11,525 10,877

31. WORKMAN'S COMPENSATION .. ........ 5507 | 5212 |

32. OTHER ADMINISTRATIVE EXPENSES (Hemize). . ,.. 10360 . 4578 4
33, SUB- TOTAL ADMINISTRATIVE (19 thru 32) 2039047t 183324 | ol
34. REALESTATE TAXES ............. 73,572 72,535 |

35, SPECIAL ASSESSMENTS .. .......... 0] 0

36. OTHER TAXES, LICENSES & PERMITS .. .. .. . ..1,200.]. 1,240 |

37. PROPERTY & LIABILITY INSURANCE . ..... 200401 270001

38. FIDELITY COVERAGE INSURANCE . ....... 0 0.

39. OTHER INSURANCE ............ 5, I 0

40. SUB - TOTAL TAXES & INSURANCE (34 thru 39) 103812 100,855 |

41. TOTAL O & M EXPENSES (11+ 18 +33 +40) .., [ eosizo]  er7204i.
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UNAUDITED
..Douglass Village e 2
' ' .__PARTIll - ACCOUNT BUDGETING  STATUS «
| cumrrent PROPOSED COMMENTS
BUDGET ACTUAL . BUDGET. o IYTD)
RESERVE AGCOUNT:
1. BEGINNING BALANCE .. .. 1,784,878
2. TRANSFER TORESERVE ..........,........
TRANSFERFROMRESERVE. .. ......oovvevnionn RGN AEESRE Vs
3. OPERATING DEFICIT .. ... 3ce oo,
4, BUILDING REPAIR & MPROVEMENES ... ... ... Beeinnes e BAAR T, oI 7 0
5. EQUIPMENT REPAIR & REPLACEMENT <, .. ... \'ovsoees e
6. OTHER NON - OPERATING EXPENSES . .- INSURANCE .. ... ... 0
7. TOTAL (BUNUB) .. oo er e of . O} 0
8. ENOING BALANCE [(1+ 2) = 71w vt e ermmans e eeiee e senoan i 600601 22463041 0
GENERAL OPERATING ACGOUNT: * s
BEGINNING BALANGE . ... ... e vvs o . 263205
ENDING B8ALANCE PR R "__‘.. 225@94,.‘
REAL ESTATE TAX AND INSURANGE ESCROW ACCOUNT: *
BEGINNING BALANCE SRR 15072
DG BACANOE sosvssmss w1 L 13,857
TENANT SECURITY DEPOSIT ACCOUNT: ;
BEGINNING BALANCE . ... ... ....... T . . 16216
ENDING BALANCE ..........\\oone vinnnswe | 16:248 |
AtGomplete upon submission of aciual gxpenses.). - . : o e
NUMBER OF APPLICANTS ON THE WAITING LIST | RESERVE ACCOUNT REQUIRED BALANGE. ... iy
NUMBER OF APPLICANTS NEEDING RA...5,...c.... _|AMOUNT AHEAD / BEHIND....... oo
H
i
H
27 ?
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Douglass Village ... UNAUBITED .
PART IV - RENT SCHEDULE AND UTILITY ALLOWANCE
A. CURRENT APPROVED RENTS/UTILITY ALLOWANCE:

POTENTIAL INCOME FROM
UNIT DESCRIPTION RENTAL RATES .. EACH RATE .
UNIT | NOTE NOTE UTILITY
BRSZE | .TYPE | NUMBER | BASIC RATE ‘HUD BASIC RATE HUD | ALLOWANCE
2 N 209 1 0 0. | 1082 0 0 30708 | .15
3 | N | 2 0 90 1,192 0 0 34,568 136
A | 1.3 | o 0 1,236 ) 0 37,080 148
| 0 S0 0 0
0 0 0 @
. L0 0 0 o
.9 0 0
. I F 0 o
88 CURRENTRENTTOTALS: | _ 0 0| 102446
BASIC NOTE ~ HUD

B. PROPOSED RENTS - Effective Date: _January 1, 2016

POTENTIAL INCOME FROM
UNIT DESERIPTION RENTAL RATES ' EACH RATE
UNIT NOTE NOTE
BRSIZE | TYPE NUMBER BASIC. | RATE. ! . HUD | BASIC .| RATE HUD
s 29 ' .12 | o 0 369,576
3 _ |29 1192 0 0 414,816
IV P " T - 12 0 0 444,950
b 12 p . .
0 0 0
0 0 0
- 2 :
0 0 0
88 CURRENT RENT TOTALS: 0 0 1,229,352
BASIC NOTE HUD
Dollar per unit increase: 0
C. PROPOSED UTILITY ALLOWANCE - Effective Date: .
o MONTHLY DOLLAR ALLOWANCES
BR SIZE. . UNlT 1:Y.P,E NUMBER ELEC.TRIC . GAS. 55 WATE_.R,_ . :SEWER TR_A_§H i QIHMER
2 2 $83 $43 .
3 - - 29 $87 $42
4 30 | %99 $49

Form RD 3560-7 Page 4 =




UNAUDITED
PART V - ANNUAL CAPITAL BUDGET

Daugtaass Village

Proposed Proposed
Numberof | Proposed | Actual from from Actual from | Actual Total | Totat Actual
Unitstiterns |ffom Raserve] Reserve Operating Orperating | = Gest  { Unils/ltams

Appliances:

Range 3] 1388

Refrigerator ¢ 4] 2400}

Range Hood

Washers & Dryers

Other:

Carpet and Vipyl:
1

Br.
2B i 4. ... 4800
3Br.
4 Br.
Other:

Cabinets:

Kitchen - 1 3000
Bathrooms g : A
Other:

Doors:

Exterior 2 800
Interior
Other:
‘Window Coverings: i
Detait i [
Other: T
Heating and Alr Conditioning: A RN T T T e e ey i 3
Heating i 2 X i
Air conditioning T g T - - i
Other: ; ;

Plumblng:

Water Heater g g 00
Bath Sinks :
Kitchen Sinks
Faucets
Toilets

-Other: Tub Replacemnet

Detai e Eeen e TR R W
Otrer: L | I W 1 1

Major Electrical

Structures:

Windows
Screens

Walls

Roofing

Siding

Exterior Painting
‘Other:

Paving:

Asphalt
Conerete
Sezi and Stripe
Cther:
Landscape and grounds:
Landscaping
Lawn Egqulpment
Fencing
Recreation area
Signs
Other:
Accessibility features: 3 ¥ 5
List Laundry 0pening ... ... oo o . i | . | N
Othar;
Automation equipment
Site management
Common area
Gther.

L

Other:

 ResaterierSiniies
Lt ADA Unl Uoda

TOTAL CAPITAL EXPENSES:: o

From RD 35607 Page §




UNAUDITED

Dédnglanass Village
: PART VI - SIGNATURES, DATES AND COMMENTS

Wamim" Section 1001 of Title 18, United States Code provides: "Whoever, in any matter within the jurlsdictton of any department or
agency of the United States knowingly and williully falsifies, conceals or covers.up by any trick, schems, or device a material
fact, or makes any false, fictitious or fraudulent statements or representations, or makes or'uses any false writing or document
knowing the same to contain any false, fictitious or fraudulent statement or éntry, shali be fined under this title or imprisone¢
net.more than five yesirs, or both, : L

| HAVE READ THE ABOVE WARNING STATEMENT ANI3 | HEREBY CERTIFY THAT THE FOREGOING INFORMATION (5 COMPLETE
AND ACCURATE TO THE BEST OF MY KNOWLEDGE,

M .
3/4/2016 ,_ _

(DATE) (S.igna“ﬁ.lréuuf Botrower o7 Bomowar's éepresenlaﬂ\?'e)
CFO/EVP
“(Title)
AGENCY APPROVAL (Raral Dovelopment Appraval Ofcial: T DATE,
COMMENTS:
“Fann RD 3560-7 Page 6
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DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

SUPPORTING DOCUMENTATION TO FORMS RD 3560-10 AND 3560-7
FOR THE YEARS ENDED DECEMBER 31,

2015 2014 ;
OPERATING AND MAINTENANCE ) o ' §
Payroll $ 40311 $ 39,012 E
Supplies 16,677 25,604
Security 25,268 26,134
Contracts 113,296 153,100
Painting 17,573 17,392
Grounds 34,546 34,924
Total - § 247,671 '$ 296,166
UTILITIES
Electricity $ 13020 $ 13.528
Water 57,868 50,612
Sewer 57,932 50,911
Gas 3,815 5,208
Garbage and trash removal 12,799 13,799
Total $ T 145,434 § 134,055
ADMINISTRATIVE
Site management payroll $ 73413 5 75530
Management fees 44,073 44583
Accounting and auditing 7,708 7,459
Legal 4,188 8,353
Advertising 1,231 1,291
Telephone and answering service 6,246 5,617
Office supplies 9,649 9,991
Health insurance 16,149 17,467
Payroll taxes 10,877 10,975
Workers' compensation 5212 5,206
Other administrative expenses ... 4578 ‘ 6,350
Total $ 183,324 $ 192,822
TAXES AND INSURANCE
Property taxes $ 72,535 $ 67,080
Property insurance 27,090 28,374
Miscellaneous taxes - 1,240 2,463
Total ~$ 100,865 $ 97917
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DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

SUPPORTING DOCUMENTATION TO FORMS RD 3560-10 AND 3560-7
FOR THE YEARS ENDED DECEMBER 31,

2015 2014
Accounts receivable (3560-10, Line 7)
Accounts receivable - rental subsidy $ 6,101 $ 6,773
Accounts receivable - tenants 1,466 1,310
$ 73567 $ 8083
Accounts payable (3560-10, Line 22) ,
Accounts payable and accrued expenses $ 46,029 $ 87,681
Prepaid rents y 12,634 4,078
" $ 58,663 $ 91,759
Miscellancous (3560-7, Part 1 Linc 27)
Bad debts $ 6,092 $ 457
R S 457
Accrual to cash adjusiments (3560-7, Part [, Line 32)
Assets
Accounts receivable - tenants, RD, prepaid $ 1,347
Security deposits (632)
Liabilities
Accounts payable and accrued expenses (41,652)
Accrued mortgage interest 100
Prepaid rents . 5,728
S (35.309)
Other Administrative Expenses (3560-7 Part II, Line 32)
Bank service charges $ 1,034
Other renting expenses 414
Training . 1,320
‘Travel 1,087
Printing 723
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DOUGLASS VILLAGE LIMITED PARTNERSHIP
Grouping Schedule Report
Leadsheet codes

DOUGLASSVLL
Page 1

‘Workpaper Adjusted Bal Unadj d Adjusting AJE Adjusted Balance
Dec 31, 2014 Dec 31, 2015 Dec 31, 2015
1120 Cash - operations
1110.0000 - Penty Cash PASS 500.00 500.00 500.00
1126.0000 - Cash--Operating 2000 263,205.00 225,894.00 225,894.00
1120 Cash - operations Total 263,705.00 226,394.00 0.00 226,394.00
1130 Tenant accounts receivabl
1130.0000 - Tenant Rec./Beg. (Fuding) 2300 1 310.00 1,466.00 1,466 00
1130 Tenant accounts receivabl Total 1,310,00 1,466.00 0.00 1,466.00
1135 Accounts receivable - HUD
1141.0000 - Subsidy Rec-Beg. (End 2300 9.601.00 6,101.00 6,101.00
1135 Acconnts reecivable - HUD Total 9.601.00 6,101.00 000 6,101.00
9 Tenant sccurity deposits
1192.0000 - Security Dep Trust Acct 2050 16,216.00 16,248.00 16,248.00
1191 Teoant security deposits Totat 16,216.00 16,248.00 0.00 16,248.00
1200 Miscelaneous prepaid exp
1240.0000 - Prepaid Prop/Liab Insuran PASS 20,736.00 23,012.00 23,019.00
1240.1000 - Prepaid Ing. {Limb Dic Boi PASS 1,520.00 1,637.00 1,637.00
12404000 - Prepaid Other Insurance PASS 1,572.00 669.00 669.00
1200 Miscellaneous prepaid cxp Total 23,828.00 25,325.00 0.00 25.325.00
1310 Mertgage escrow deposits
1310.0800 - Hazard Escrow-Purc/Reft 2655 000 6.00 6.00
1310.1000 - Hazard Insurance Escrow 2655 188,778.00 215205.00 215,205.00
1310.1500 - Hazard Ins Esc Withdrawal 2655 (164,022.00) (194,308.00) {194,308.00}
1310.3000 - Real Estate Tax Escrow 2655 394,336.00 469,504.00 469,504.00
13103500 - R E Tax Fsc Withdrawal 2655 (404,020.00) (476,554.00) {476.554.00}
1310 Mortgage escrow deposits Total 15,072.00 13,857.00 0.00 13,857.00
1320 Replacement reserve
1320,01 rr
1320.1000 - Repl Res st Deposit 2675 72133900 - 781,339.00 781,339.00
13202000 - Repl Res st Interest 2675 2027100 2206500 22,065.00
1320.3000 - Repl Res Ist Reimb 2675 (104,181.00) (104,181.00) (104.181.00)
Total rr 637.429.00 699.223.00 0.00 69922300
1320, 02 re2
1123.0000 - Savings Reserves 2020 1,144.399.00 1,547,171.00 1,547,171.00
Total rr 2 1,144,399.00 1,547,171.00 0.00 1,547171.00
1320 Replacement reserve Total 1,781,828.00 2.246,391.00 0.00 2,216,394,00
Current Asscts Total 2,111,560.00 2,535785.00 0.00 2,535,785.00
1410 Land
1410.0000 - Land 3200 79,022.00 79,022.00 79,022.00
1410 Land Total 79,022.00 79,022.00 0.00 79,002.00
1420 Building
1420.1000 - Building 3200 3,971,173,00 3971,173.00 3.571,173.00
1420 Building Total 3.971,173.00 3.971,173.00 0.00 3.971,173.00
1450 Furniture and equipment
1450.0000 - Office Furn. Fix. & Equip 3200 666,681.00 666,681.00 6066,681.00
1493.0000 - T 2nd fmprovements 3200 11,833.00 81,833.00 31.833.00




DOUGLASS VILLAGE LIMITED PARTNERSHIP DOUGLASSVLL
Grouping Schedule Report Page 2
Leadsheet codes

Workpaper Adjusted Bal. Unadj d Adjusting AJE Adjusted Balance
Dec 31, 2004 Dec 31, 2015 Dec 31, 2015
1450 Furniture and equipment Total 748,514.00 748,514.00 0.00 748,514.C0
1495 Less: accumulated depreei
41201000 - A/D - Building 3200 (3,542,954.00) (3.542,954.00) (194,385.00) (3,737,339.00)
1495 Less: accumulated depreci Total (3,542,954.00) (3,542,934.00) (19438500)  (3.737339.00)
Net Property and Equipment Totat 1,255,755.00 1,255,755.00 (194,385.00) 1,061,370.00
Assets Total 336731500 3,791,540.00 (194,385.00) 3,597,155.00
2110 | Accounts payabke

2110.0100 - Accounts Payable 4100 (74,078.00) (30,364.00) (30,364.00)

2110.0200 - Accrucd Operating Expense 4140 {12,884.00) 0.00 (13,219.00) (i5,219.00)

21103000 - Management Fee Favable PASS (3,740.00) (3,443.00) (3,443.00)

2110.5C00 - Adv. Mgmt. Fee Payable PASS 3,150.00 3,150.00 3,150.00

2111 .8500 - 401K Loan PASS 0o (222.00) (222.00)

2111,8550 - Retirement Withholding PASS 0.00 97.00 97.00

2111.8570 - Retiremt. WH - Non-match PASS 000 125.00 125.00

2111.8580 - Life Insurance Withholdin PASS {56.00) (83.60) (83.00)

2190.0000 - Mise Current Liabilities PASS {73.00) (73.60) (73.00)

2193.0000 - Utility Subsidy Payable PASS 0.00 3.00 3.00
2110 Acconnts payable Total (87.681.00) (30,810.00) 15,219.00) (46,029.00)
2131 Acerbed interest payable

2130.1000 - Accrued Interest Payable 5000 (1,733.00) (1,733.00) 100.00 {1,633.00}
2131 Accrucd intercst payable Total (1,733.00) (1,733.00) 100.00 {1,633.00)
2210 Prepaid rents

2210.0001 - Prep. Rent/(Beg.) Ending 2300 (2.179.00) (3,172.00) (3,172,00)

2210.0060 - Prepaid-Fraud 2300 (1,899,006} (1,679.00) (1,679.00)

2210.0099 - Prepaid Sect8 2300 (2.828.00) (7,783.00) {7.783.00)
2216 Prepaid rents TFotal {6.906.00) (12,634.00) 0.00 (12,634.00)

Current Liabilities Total (96,320.00) {45,177.00} {15,110.00) (60,296.00)
2191 Tenant sceurity deposits

2130.5000 - Accrued Interest - TSD PASS (639.00) (639.00) (635.00)

2191.0000 - Security Deposits 2300 (14,074.00) (13,472.00} (13,472.00)

21940000 - Security Peposit Refind PASS 0.00 (2.00) (2.00)
2191 Tenant security deposits Total (14,713,00) (14,113.0D) 0,00 (14,113.00)
2320 Marigages payable, less ¢ )

2320.0000 - Principal 1st Moit 5000 (2,109,064.00) (2.109,064.00) 54,009.00 {2,055,055.00)
2320 Mortgages payable, tess ¢ Total (2,109,064.00) (2.109.064.00) 54,009.00 {2,055,055.00)
2324 Note payable -affiliate

2310.0000 - Notes Payable Long Term 5060 {289,331.00) (289,331.00) (289,334.00)
2321 Note payable -affiliate Total {289,334.00) (289,334.00) 0.00 (282.334.00)

1ong Yerm Liabilities Total (2,413,111.00) (2,412,511.00) 54,009.00 {2,358,502.00)
3130 Net assets, unresiricied

3000.0000 - Capital 5400 563,811,006 563,211.00 563,811.00

3250.0000 - Profit or Loss 5400 (1,153,118.00) (1,421 697,00) 200 (1,421,695 00)
3130 Net assefs, unrestricted Total {589.307.00} (857,886.00) 2.00 (857,884.00)

(Profit)Loss (268,577.00) (475,966.00) 153,493.00 (320,473.00)

Equity Total (857.884.00) (1,333.852.00) 155,495.00 (1,178.357.00)
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5000

5000

220

5220

5400

5400

5990

5990

6000

Liabilities/Equity Total

REVENUE

5000, 5110 RENTAL INCOME-TENANTS

5120.0000 - Apartment Rent
51200100 - Gair/Loss to Lease

Total RENTAL INCOME-TENANTS

5000, 521 RENTAL INCOME-BAP
5121.0000 - Resident Assistance Payme

Total RENTAL INCOME-ITAF
REVENUE Total
VACANCIES
5220, 5220 Vacancies
5220.0000 - Vacancy - Apartmenis
Total Yacancies
VACANCIES Total
INTEREST REVENCE
5400, 5410 INTEREST INCOME
5410.0000 - Interest Revenue-Project

Total INTEREST INCOME

5400, 5420  INCOME FROM INVESTMENTS

5440.0C00 - Interest Revenue-RepRes

Total INCOME FROM INVESTMENTS

INTEREST REVENUE Total

MISCELLANEOUS
5990, 5990 MISC INCOME
5122.0000 - Utility Income
5910.000¢ - Laundry Income
5920.0000 - NSF And Late Charge Tncom
5921.0000 - Legal Fees
5921.0500 - Lesse Cancellation Fee
5930.0000 - Damage And Cleaning Fee |
5970.0000 - Collection Income
5896.1000 - Subsidy Recovery Fee

Total MISC INCOME
MISCELLANEQUS Total
Sales Total

Revenue Total

ADMINISTRATIVE

6000, 6211 ADVERSTISING & MARKETINC

6210.0000 - Adveitising

Total ADVERSTISING & MARKETING

6000, 6310 OFFICE SALARIES
6310.0000 - Ofiice Salaries
6330.0000 - Managers Salary

Total OFFICE SALARIES

Warkpaper Adjusted Bal Unadjusted Adjusting AJE  Adjusted Balance
Dec 31, 2014 Dec 31, 2015 Dec 31, 2015

(3,367,315.00) (3,791,540.00) 194,385.00 (3,597,155.00)

6000/6010 (87,598.00) (103,114.00) {103,114.00)

0,00 {1,028.00) (1,028.00}

(87,598.00) {104,142.C0) 0.00 {104,142.00)

6000/6010 (1,118,858.00) (1,126,238.00) (1,126,238.00)

(1,118,358.00) (1,126,238.00) 0.00 (1,126,238.00)

{1,206.456.00) (1,230,380.00) 0.00 (1,230,380.00)

6000 10,765.00 21,256.00 21.256.00

10.765.00 21.256.00 0.00 21,256.00

10.765.00 21,256.00 000 21,256.00

(895.00) {133.00) {133.00)

(895.00) (133.00) 0.00 {133.00)

PASS (3,500.00) (4,565.00) (4.565.00)

(3,500.00) (4,565.00) 0.00 (4,565.00)

(4,395.00) (4,698.00) 0.00 (4,698.00)

{275.00) 0.00 0.00

(88.00) (65.00) (63.00)

(2,073.00) (1,838.00) {1,838.00)

(243.00) (671.00) (671.00)

{162.00) (114.00) (114.00)

(1,301.00) (2,391.00) (2,391.00)

(255.00) (30.00) (30.00)

(753.00) (114,00} {114.00)

(5,150.00) (5,223.00) 0.00 (5.223.00)

(5,150.00) (5,223.00) 0.00 (5.223.00)

(1,205,236.00) (1,219,045.00) 0.00 {1,219,045.00)

(1,205236.00) (1219,045.00) 0.00 {1,219,045.00)

1,291.00 1,231.00 1,231.00

1,291.00 1,231.00 0.00 1,231.00

29,148.00 24.339.00 24,339.00

46,382.00 49,074.00 49,074.00

75,530.00 73,413.00 0.00 73413.00
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6000, 6311 OFFICE EXPENSES
£311.0000 - Office Supplies Expense
6311.0600 - Shipping/Postage
£351.0500 - Soflware/Tech Support
63515000 - RealPage Services Expense

Total OFFICE EXPENSES

6000, 6320 MANAGEMENT FEE
6320.0000 - Management Fee

Total MANAGEMENT FEE

6000, 6340 LEGAL
6340.0000 - Legat & Coll. Expense

Total LEGAL

6000, 6350 AUDITING
6350.0000 - Audit Expense

Totat AUDITING

G800, 6360 Telephone & AAnswering
6360.1000 - Telephone Expenses
6360.2000 - Telsphone Answering Servi

Total Telephone & AAnswering

6000, 6370 BAD DEBTS
6370.0000 - Bad Debts Expense

Total BAD DEBTS

6000, 6390 MISC, ADMIN EXP
6250.0000 - Other Renting Expenses
6311.0500 - Printing Reproduction
6390.1000 - Misc Admin Exp
(390.2000 - Bank Service Charges
6390 5000 - Meals

6390.6000 - Admin Trave! Exp
6390.7000 - Training

Total MISC. ADMIN EXP
6000 ADMINISTRATIVE  Total
6450 UTILITIES
6450, 6450 ELECTRICITY
6450.0500 - Clectricity - Touse Meter
£450.1000 - Electricity - Vacant
Total ELECTRICITY

6450, 6451 WATER
£451.0000 - Water

Total WATER
6450, 6452 GAS
0452.0500 - Gas
6452.1000 - Gas - Vacant

Total GAS

6450, 6453 SEWER
6453.0000 - Sewer

Workpaper Adjusted Bal Unadjusted AJE Adjusted Balance
Dec 31, 2014 Dec 31, 2015 Dec 31, 2015

2,806.00 1,865.00 (2.00) 1,863.00

967.00 724.00 724.00

496.00 227.00 227.00

5,722.00 6,835.00 6.835.00

9,991.00 9,651.00 (2.00) 9,649.00

6250 44,583.00 £4.073.00 44,073.00

44,583.00 44.073.00 0.00 44.073.00

6110-1 8,353.00 4,188.00 4188.00

8,353.00 4,188.00 0.00 4,188.00

7.459.00 7,708.00 7,708.00

745900 7.708.00 0.00 7,708.00

4,408.00 5,155.00 5,155.00

1,209.00 1.091.00 1,091.00

35,617.00 6.246.00 0.00 6,246.00

457.00 6,052.00 6,092.00

457.00 6.092.00 0.00 6,092.00

628.00 414.00 414.00

1,905.00 72300 723.00

21.00 0.00 0.00

868.00 1,034.00 1,034.00

17.00 18.00 1800

771.00 1.069.00 1,065.00

2,140.00 1.320.00 1,320.00

6,350.00 4.578.00 0.00 4,578.00

159,631.00 157,180.00 (2.00) 157,178.00

13,235.00 12,167.00 12,167.00

299.00 853.00 853.00

13,525.00 13,020.00 0.00 13,020.00

50,612.00 50,372.00 7 ,496.00 57,868.00

50,612.00 50,372.00 7.496.00 57,868.00

3,959.00 3,440.00 3,440.00

1,249.00 375.00 375.00

5,208.00 3.815.00 0.00 3.815.00

50,911.00 50.209.00 7,723.00 57.932.00
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6450

6500

6500

Workpaper Adjusted Bal. Unadjusted g AJE Adjusted Balance
Dec 31, 2014 Dee 31, 2015 Dec 31, 2015
Total SEWER 50,91 1.00 50,209.00 7,723.00 57.932.00
6450, 6521 Trash
6525.100C - Trash Removal Contact 13,799.00 12,799.00 12,795.00
Total Trash 13,799.00 12,799.00 0.00 12,799.00
UTILITIES ‘Total 134,055.00 130,215.00 15.219.00 145.434.00
OPERATING & MAINTENANCE
6500, 6520 REPAIRS CONTRACT
£517.0000 - Janitor Cleaning Contract 2,280.00 5.070.00 507000
$519.0000 - Extennination Contract 2,700.00 5,100.00 5,100.00
55410500 - R&M Supplies - General 793900 9,620.00 9,620.00
6541.8000 - Plumbing Supplies 7,089.00 6,605.00 6,605.00
£542.0500 - R&M Contractor - General 1,877.00 1,407.00 1407.00
6542.1000 - Plumbing Contractor 7,510.00 7.150.00 7,150.00
6542.2000 - Electrical Contractor 530.00 1,049.00 1,049.00
5542,5600 - Carpeting Contractor 9,920.00 5.860.00 35,860.00
6546.0500 - A/C & Heating Contractor 245.00 0.00 0.00
6546.4000 - A/C & Heating Supplies 3,709.00 3.200.00 3.200.00
8000.0100 - R & R-Furn-Fixtures 7,057.00 556.00 556.00
80001000 - R & R—Refrigerators 4.730.00 3,454.00 345400
8000.1500 - R & R--Carpeting 19.474.00 22,236.00 22.236.00
8(00.2000 - R & R—Stoves/Ranges 4471.00 1,164.00 1.164.00
8000.4000 - R & R--Hot Water Heaters 3,053.00 2,157.00 2,157.00
8000.5000 - R & R—Cabinets/Counters 461600 3,069.00 3069.00
8000.9900 - R & R--Misc. Coniracts 65,900.00 35,599.00 35,599.00
Totat REPAIRS CONTRACT 153,100.00 113 296.00 0.00 113,296.00
6504, 6530 SECURITY
6530.0700 Monitoring: CCTV 26,134.00 25,268.00 25,268.00
Total SECURITY 26,134.00 25,268.00 0.00 25,268.00
6500, 6537 GROUNDS CONTRACT
6536.0500 - Grounds Supplies 4.407.00 325100 325100
65370500 - Grounds Contract 28,081.00 26925.00 26,925.00
6537.1000 - Fertilization 2435.00 2436.00 2.436.00
8C00.0500 - R & R—Plantings 0.00 1,934.00 1.934.00
Total GROUNDS CONTRACT 34,924.00 34,546.00 0.00 34,546.00
6300, 6540 REPAIRS PAYROLL
6540.1000 - Repairs Payroli 39,012.00 40,311.00 40,311.00
Total REPAIRS PAYROLL 39,012.00 40,311.00 0.00 40,311.00
6500, 6541 REPATRS MATERIALS
6515.0500 - Janitor Supplies 2,960.00 2,663.00 2.663.00
6515.1000 - Janitor Uniforms 1,003.00 767.00 767.00
65413500 - AppHance Parts 1,094.00 191500 191500
6541.4500 - Electrical Supplies 987.00 2301.00 2301.00
8000.8000 - R & R--Screen/Ven Blinds 577.00 350.00 350.00
8000.9000 - R & R--Misc., Sopplies 18,983.00 8,681.00 8.681.00
Total REPAIRS MATERIALS 25,604.00 16,677.00 0.00 16,677.00
6300, 6560 DECORA PAYR/CONTR
6560.2000 - Tumover Apts {Deco) 14,810.00 16,050.00 16,050.00
6560.3000 - Oceupied Apts (Deco) 2.550.00 1,150.00 1,150.00
6561.0000 - Decorating Supplies 32.00 373.00 373.00
Total DECORA PAYR/CONTR 17,392.00 17,573.00 0.00 17,573.00
OPERATING & MAINTENANCE Totat 296,166.00 247671.00 0.00 247.671.00
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Workpaper Adjusted Bal: Unadjusted Adjusting AJE Adjusted Bak: :
Dec 31, 2014 Dec 31, 2015 Dec 31, 2015 |
6600 DEPRECIATION & AMORTIZATI !
6600, 6660 DEFPRECIATION
6620.0000 - Depreciation 3200 193,904.00 0.00 104,385.00 194,385.00
Total DEPRECIATION 193.904.00 0,00 194,385.00 19438500
6600 DEPRECIATION & AMORTIZATE Total 193,904.00 0.00 194,385.00 194,385.00
6700 INSURANCE & TAXES
6700, 6710 REAL ESTATE TAXES
6710,0000 - Real Estate Taxes 67,080.00 72,535.00 72,535.00
Total REAL ESTATE TAXES 67,080.00 72,535.00 0.00 72,535.00
6700, 6711 PAYROLL TAXES
6711.0000 - Project Payroll Taxes 10.653.00 10,332.00 10,332.00 !
6712.0000 - Pavroll Processing Fee 322,00 545.00 545.00 .
i
Total PAYROLL TAXES 10,975.00 10,877.00 0.00 10,877.00 '
6700, 6720 PROPERTY INSIRANCE
6720.0000 - Prop/Liab Tnsurance {Haza 28,075.00 25,249.00 25,249.00 H
6729.1000 - Ins. (Umb.Dic.Roiler) 299.00 1.841.00 1,841.00
Tetal PROPERTY INSURANCE 28,374.00 27.650.00 0.00 27,090.00
6700, 6722 'WORKERS COMP
6/22.0000 - Workman's Compensation In 35,206.00 5,212.00 5,212.00
Total WORKERS COMP 5,206.00 5,212.00 0.00 5,212.00
6700, 6723 HEALTH INSURANCE & OTHEI
6723.0000 - Craployes Denefits 17,158.00 14,446.00 14,446.00 :
6729.4000 - Other Insurance 309.00 1,703.60 1,703.60 !
Total HEALTH INSURANCE & OTHERS 17.467.00 16,149.00 0.00 16,149.00
6700, 6796 MISC TAXES AND INSURANCE
6719.0000 - Misc Tax, License, Permit 6120 2,463.00 1,240.00 1,240.00 i
Total MISC TAXES AND INSURANCE 2,463.00 1,240.00 0.00 1,240.00
6760 INSURANCE & TAXES Total 131,565.00 133,103.00 0.00 133,103.00
6820 FINANCIAL
6820, 6820 INTEREST ON MORTGAGE H
6820.1C00 - Interest 1st Mort 5000 21,338.00 74,910.00 (54,109.00) 20,801.00 ‘
Total INFEREST ON MORTGAGE 21,33800 74,810.00 (54,109.00) 20,801.00 §
. i
6820 FINANCIAL Total 21,338.00 74,910.00 (54,109.00) 20,801.00 ;
Operating Expenses Total 936,659.00 743,079.00 155,493.00 898,572.00
Expense Total 936,659.00 743,079.00 155.493.00 898,572.00
Leadsheet codes Total 0.00 0.00 0.00 0.00
(Profit)Loss (268,577.00) {475,966.00} 155493.00 (320,473.00)
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All accounts have been assigned.




DOUGLASS VILLAGE LIMITED PARTNERSHIP

Prepared by DOUGLASSVLL
Adjusting Journal Enfries Page 1
Reviewed by
Date
Account Net Income
Reference Type Number Description Debit Credit Effect Workpaper
AJFO Adjusting 12131415
3250.0000 Profit or Loss 200
6311.0000 Office Supplies Expense 2.00
200
To adjust RE for FS purposes
AJEQ2 Adjusting 12/131/15
6620.000 Deprecialion 19438500
41201000 A/D - Building 194,385.00
{194,385.00)
To record depreciation 3200
AJEQ3 Adjusting 12131415
6451.0000 Water 7.496.00
6453.0000 Sewer 7,723.00
2110.0200 Accrued Operating Fxpense 15,219.00
(15.219.00)
To record CY accrued operating 4140
expenses
AJE04 Adjusting 1213115
23200000  Principal 1st Mort 54,009.00
6820.1000 Interest 1st Mort 54.009 .60
54,009.00
To record principal payment {on 5000
mortgage
ATEQS Adjusting 12431115
2130.1000 Accrued Tnterest Payable 100.00
68201000 Interest tst Mort 100.00
100.00
To adjust accrued interest payable for 5000
mortgage
TOTAL 263.715.00 263,715.00 (155.493.00)




EXECUTION COPY

AGREEMENT FOR PURCHASE AND SALE OF
REAL PROPERTY

DOUGLASS VILLAGE

THIS AGREEMENT FOR PURCHASE AND SALE OF REAL PROPERTY (this
“Agreement”) is made and entered into as of this __ day of June, 2017 (the “Agrecment Date™)
by and between STRATFORD ASSET ACQUISITION, LLC, a Delaware limited liability
company and/or its successors or assigns (the “Purchaser”) and DOUGLASS VILLAGE, LTD.,
a Georgia limited partnership (the “Scller™).

RECITALS:

A. Seller (i) owns that certain 10.71+- acres, more or less, real property located at 6549
Brown Street, Douglasville, Douglas County, Georgia, as more particularly described
as being Tax Parcel Number 07380130003, (the “Real Property™), together with all
buildings, structures and other improvements of any nature located on the Real
Property (collectively referred to herein as the “Improvements™) and all fixtures
attached or affixed thereto, including ten (10) residential buildings and one (1)
community building which is commonly referred to as the Douglass Village
Apartments (collectively referred to herein as the “Project™), (ii) owns or leases all
equipment, furnishings, supplies, tools, and other personal property of every kind
now or hereafter attached to or used in connection with the operation or maintenance
of the Project, including, without limitation, all computers, software and licenses used
in connection with the operation of the Project (collectively referred to herein as the
“Personal Property™), (iii) owns all intangible property held in connection with the
ownership and operation of the Project, including but not limited to, all tenant lcases,
tenant security and other deposits, all warranties, guaranties, certificates, licenses,
permits and all other agreements, commitments, books and records relating to the
Real Property and/or the Personal Property described herein (collectively referred to
herein as the “Intangible Property”). The Real Property, Personal Property and
Intangible Property are collectively referred to herein as the “Property,” and shall also
include all Improvements, easements, rights of way, privileges, licenses,
appurtenances and other rights and benefits belonging to or running with the
Property, or related to the Property and belonging to the Seller,

B. Seller now desires to sell the Property to Purchaser, and Purchaser desires to purchase
the Property from Seiler, upon the terms set forth in this Agreement.

NOW, THEREFORE, in consideration of the mutual covenants, promises and
agreements herein contained, the parties hereto, intending to be legally bound, do hereby agree
as follows:

1. Purchasc and Sale. Seller agrees to sell and Purchaser to purchase the Property
upon the terms and conditions hereinafter provided.
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2. Purchase I'rice; Earnest Money.

2.1.  Purchase Price. The purchase price for the Property shall be Seven Million
Two Hundred Thousand and No/100 Doliars ($7,200,000.00) (“Purchase Price”) payable at
Closing, in wired funds, and subject to any adjustments and prorations provided for by this
Agreement.

2.2.  Earnest Money. Purchaser shall deliver to Old Republic National
Commercial Title Company, 1125 Sanctuary Parkway, Suite 140, Alpharetta, Georgia 30009,
Atin: Robbie I. Dimon, Esq. (the “Escrow Agent™), an earnest money deposit, due and payable in
the following installments, (i) within five (5) calendar days after the execution of this Agreement
(“Initial Deposit™), and (ii) within five (5) calendar days after the expiration of the Due Diligence
Period (“Second Deposit™), in the sum of Fifty Thousand and No/100 Dollars ($50,000.00) per
installment (collectively $100,000.00) (the Initial Deposit and Second Deposit being hereinafter
referred to as the “Earnest Money™), pursuant to the terms and conditions of this Agreement and
any escrow agreement as may be required by the Escrow Agent (the “Escrow Agreement™), to be
held and disbursed by the Escrow Agent as follows:

2.2.1. Notwithstanding anything to the contrary in this Agrecment, all
interest on the Earnest Money shall accrue to, and be paid to Purchaser from time to time,
but in all events, upon the release, return or application of the Earnest Money as provided
hereunder.

2.2.2. If Purchaser elects to terminate this Agreement during the Due
Diligence Period as provided below, then the Initial Deposit will be promptly refunded to
Purchaser.

2.2.3. After the Due Diligence Period, the Earnest Money will be non-
refundable to Purchaser except (i) in the event of a Permitted Termination (as defined
below), (ii) in the event of Seller’s breach under this Agreement, or (iii} as provided in
Section 7.

22.4. If Purchaser does not timely deliver cither installment of the
Earnest Money, this Agreement will terminate and be of no further force and effect except
for those provisions that explicitly survive the termination of this Agreement, provided,
however, that if the Initial Deposit has been made prior to such termination, then Seller
will be entitled to keep the Initial Deposit.

2.2.5. At Closing, the Eamest Money (including any accrued interest not
previously disbursed to Purchaser) will be credited against the Purchase Price.
3 Closing.

3.1.  Closing Date. If all conditions in this Agreement are satisfied, the closing
of the transaction described in this Agreement (the “Closing™) shall be held sixty (60} days after
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satisfaction of all such conditions, or such other time as mutually agreed by the Purchaser and
Selier (“Closing Date™).

3.2.  Closing Extension. Purchaser shall, at Purchaser’s sole discretion, have the
option to extend the Closing Date for one hundred eighty (180) calendar days (“Closing
Extension”) upon providing notice to the Seller no later than five (5) calendar days from the
previous Closing Date. For consideration of extending the Closing Date for a Closing Extension,
Purchaser shall deposit an additional $100,000.00 (the “Extension Deposit”) with the Escrow
Agent no later than two (2) calendar days prior to the Closing Date and such amount will become
part of the Earnest Money. Upon tender of the [xtension Deposit by Purchaser, the Extension
Deposit shall be nonrefundable, except only as may be otherwise expressly set forth in this
Agreement.

3.3.  Purchaser Required_to Deliver. At Closing, Purchaser shall deliver to
Seller the Purchase Price in the form set forth in Section 2.1, above.

3.4. Seller Required to Deliver. On or before the Closing, Selier shall deliver to
Purchaser the following, which shall have been prepared by Purchaser and executed by Seller:

34.1. A duly cxecuted and acknowledged limited warranty deed in
recordable form conveying fee title to the Property, as required by Section 4 hereunder, in
favor of Purchaser;

3.4.2, Such information, affidavits, casements and documents as may be
reasonably required by the title company and which are customary in such transactions.
Without limiting the generality of the foregoing, Seller shall provide evidence reasonably
satisfactory to Purchaser that: (i) all necessary action has been duly taken in order to
authorize the transactions contemplated by this Agreement; and (ii) all partners and other
representatives of Sciler have been duly authorized and are empowered to act in the
capacities indicated, including without limitation, such certificates, resolutions, and other
documents as may be reasonably required by Purchaser’s title insurer;

3.4.3, Transfer and assignments of all existing service contracts and
leases, including in security deposits, affecting the Property;

3.4.4, All existing tenant leases affecting the Property and all records and
files (or certified copies thereof) relating to the operation and maintenance of the Property
in Seller’s possession; Seller will use best efforts to deliver a certified copy of any lease
affecting the Property the original of which Seller does not have in its possession as of
Closing;

3.4.5. A certified rent roll dated within threc (3) calendar days prior to
the Closing;

3.4.6. An assignment, transfer and assumption of any and all service

contracts, maintenance agreements, or other agreements or documents affecting the
Propetrty;
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3.4.7. An assignment of any/all HUD project based rental assistance
agreements, including any Housing Assistance Payment (HAP) Agreement, fully executed
by HUD as assigned to Purchaser;

3.4.8. An assignment, transfer and assumption of all tenant leases
affecting the Real Property, which assignment shall contain an indemnity in favor of
Purchaser against all claims arising under such tenant leases prior to Closing and an
indemnity in favor of Seller against all claims arising under said tenant leases following
Closing;

3.4.9. An assignment of any and all guaranties or warranties relating to
the Personal Property;

3.4.10. An assignment, transfer and assumption of current mortgage
financing relating to the Property from the Seller to the Purchaser if agreed upon and
requested by the Purchaser;

3.4.11. An indemnity agreemeni providing for indemnification of
Purchaser by Seller against all operating expenses or other liabilities of the Property
allocable to any period prior to Closing;

3.4.12, A bill of sale conveying to Purchaser title to the Intangible
Property and the Pecrsonal Property, free and clear of all liens, encumbrances, and
restrictions except the expressly waived by Purchaser;

3.4.13. To the extent in Seller’s possession, any and all governmental
permits, licenses, or privileges pertaining to the Property (including without limitation
certificates of occupancy for all Improvements intended for habitation) or used in
connection therewith; and

3.4.14. An affidavit executed by Seller, in a form acceptable 1o Purchaser
and its tax credit counsel, a copy of which is attached hereto as Exhibit “A”.

3.5.  Prorations. The following shall be prorated as of the Closing Date: (i) all
nondelinquent real and personal property taxes and other approved assessments related to the
Property, which are then due and payable, (ii} income and expenses associated with the
apartment complex on the Property, and (iii) any other expenses customary for such transaction.
Any said amounts associated with the Closing Date shall be the responsibility of the Purchaser.
Seller and Purchaser shall cooperate to cause all utility suppliers furnishing electrical, gas, water,
sanitary sewer or other utility services to the Property to read all utility meters on the date of
Closing and to bill Seller separately for all such charges. Seller shall receive at Closing all
monies it deposited with any utility supplier in connection with services provided to the
Property. Purchaser shall be responsible for making arrangements with respect to future utility
bitlings and deposits. In the event any such utility supplier refuses to read and bill any such
utilities, then such utility charges shall be prorated at Closing based upon the bill for the
preceding billing period, and appropriately adjusted between the parties upon the receipt of any
such bills after Closing.
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4. Conveyance of Property.

4.1. At the Closing, Seller shall exccute and deliver to Purchaser a limited
warranty deed with limited warranties of title, conveying marketable fee simple title to the
Property, in form acceptable to Purchaser, its counsel, and title company insuring title to the
Property, subject to (i) current state and county taxes not yet due and payable and (ii) all
easements, resirictions, covenants, agreements, conditions and other matters of record that may
lawfully affect the Property or any portion thereof, unless objected to by Purchaser (the “Deed”).

4.2, At the Closing, Seller shall also execute and deliver to Purchaser an
affidavit of Seller stating that there are no outstanding indebtedness, security agreements,
financing statements, or title retention contracts concerning any improvements, equipment,
appliances, or other fixtures atlached to the Property; that there arc no unpaid or unsatisfied
mortgages, security deeds, liens, or other encumbrances which could constitute a lien against the
Property except those matters set forth in Section 7 and Section 3.4.10; that there are no disputes
concerning the location of the lines and corners of the Property; that there are no pending suits,
proceedings, judgments, bankruptcies, liens, or executions against or affecting Seller in either the
County in which the Property is located or any other County in the State of Georgia which would
affect title to the Property; that there are no outstanding bills incurred for labor and materials
used in making improvements or repairs on the Property or for scrvices of architects, surveyors,
or engineers incurred in connection therewith which have not been provided for in such a manner
as 1o permit an owner's policy of title insurance to issue 10 Purchaser without exception for
mechanics' or materialmen’s liens; that Seller is not subject to withholding under Internal
Revenue Code § 1445; and any other provisions customary in the State of Georgia for title
insurance to be issued on the Property.

5. Survcey. Purchascr may, at its expense, cause a survey (the “Survey™) to be made
of the Property by a Georgia Registered Land Surveyor (the “Surveyor™).

6. Due Diligence Period. Purchaser shall have one hundred and fifty (150) calendar
days after the execution of the Agreement (the “Due Diligence Period”) to determine if the
Property is suitable for Purchaser’s planned purposes. Examinations and studies to be conducted
during the Due Diligence Period shall include, but not be limited to, determination of land
use/zoning requirements, possible restrictions limiting the development, rehabilitation, and/or
renovation of the Property, availability and costs of public utilities and transportation
considerations, review by Purchaser and its representatives of all existing leases and other
agreements affecting the Property, and any such other matters relative to the Property and its
purchase as required by Purchaser, its lenders and representatives. Should Purchaser determine
during the Due Diligence Period, in its sole discretion, that the Property is not suitable for the
Purchaser’s purposes, for any reason or no reason, Purchaser may cancel and terminate this
Agreement by written notice to Scller and reccive a return of the Initial Deposit as provided
above.

6.1, Purchaser may also conduct and complete, at the Purchaser’s sole expense
and at Purchaser’s sole discretion, all inspections, investigations, examinations of title, surveys,
testing and undertakings with respect to the Property that the Purchaser desires in the sole
discretion of the Purchaser, Purchaser shall have the right to enter upon the Property, at the
Parchaser’s solc risk and in compliance with all applicable laws, for the purpose of performing

w
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the foregoing inspections and investigations. All inspections and investigations shall be
performed at reasonable times. Notwithstanding the expiration of the Due Diligence Period,
Purchaser shall have access to the Property until the Closing Date to conduct any such
investigations. Notwithstanding anything to the contrary, Purchaser covenants and agrees that
Purchaser and/or all of Purchaser’s agents or contractors performing any such inspections or
investigations shall be insured by general comprehensive liability insurance policy(ies) from
reputable and highly rated insurance company(ies) licensed in Georgia with limits of not less
than $1,000,000 per occurrence and $2,000,000.00 in the aggregate, which policy(ies) shall list
Scller as additional named insured. Proof of such coverage shall be delivered to Seller prior to
any entry upon the Property. Purchaser shall be accompanied by an agent of Seller during all
visits to and inspections of the Property. With respect to tests and studies that are physically
invasive to the Property in any material respect, Purchaser shall first obtain Seller’s prior written
approval, which approval may be granted or withheld in Seller’s sole discretion. Purchaser
hereby agrees 1o indemnify and hold Seller harmless from any damages, liabilities or claims for
property damage or personal injury and mechanics or construction liens caused or created by
Purchascr and its agents and contractors in the conduct of such inspections and investigations.
Purchaser shall immediately remove or bond to Seller’s satisfaction any lien of any type which
attaches to the Property by virtue of any of Purchaser’s inspections, examination or testing or
other activities with respect to the Property. Notwithstanding anything to the contrary contained
in this Agreement, the provisions of this Section 6.1 shall survive the Closing and any
cancellation ot fermination of this Agreement.

6.2.  The Seller shall not be obligated to correct, remedy or cure any condition
or characteristic of the Property revealed by such inspections or investigations, including but not
limited to any title defects or environmental contamination. If the results of any such inspection
or investigation are deemed unsatisfaclory in the Purchaser’s sole discretion, then the Purchaser
may terminate this Agreement by providing written notice thereof to the Seller prior to the
expiration of the Due Diligence Period, and neither party shall have any further rights or
obligations hereunder, except as expressly provided herein, If the Purchaser fails to so terminate
this Agreement prior to expiration of the Due Diligence Period, the Purchaser shali be deemed to
have watved such right.

6.3.  Purchaser shall hold Seller harmless for any and all costs, expenses,
liabilittes and damages resulting from the performance by Purchaser or Purchaser's
representatives of such tests, inspections, or examinations,

6.4.  Seller hereby agrees to cooperate with Purchaser in an effort to facilitate
Purchaser’s performance of its review and inspection of the Property, and Seller shall provide
documents and agreements affecting the Property which are in its possession within five (5)
calendar days of Purchaser’s request, including, without limitation, copies of all engineering
reports, soil test reports, surveys, grading plans, permits, title insurance policies (including title
commitments), and lease agreements.

6.4.1. Without limiting the generality of the foregoing, Seller hereby
expressly agrees o provide Purchaser, by overnight delivery, within five (5) calendar days
after the Agreement Date, with the following information:
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(a) a current rent roll (the “Rent Roll”), complete with tenant names,
apartment numbers, types of units, lease commencement and termination
dates, monthly rent for each unit, rent collected in addition to any
concessions for each; Seller agrees to provide a rent roll for January 2016
through May 2017 for Purchaser’s tax credit application;

(b) a copy of a typical tenant application lease form in addition to any
documentation setting forth any tenant rules and regulations for the

Property;

() copies of any and all contracts (which are known by the Seller) currently
in effect relative to the Property, including, but not limited to, the Project
Based Section-8 Housing Assistance Payments Contract, Basic Renewal
Contracts, and any service and regulatory agreements that may exist for
the Property;

() monthly operating statements for the last twelve (12) months;

(e) a 2017 financial statement and financial statements for the previous three
(3) years;

(f) copies of real estate tax bills to the extent in our possession for the
previous two (2) years, the current real estate tax bill to the extent in
Seller’s possession, and any information within Selier’s possession or
under its control relating to any pending, or contemplated appeals relating
to the Property;

{(g) An inventory of al] fixtures, equipment, personal property and other property
located at the Property and/or used by or on behalf of Seller in connection
with the operation and maintenance of the Property;

(h) Copy of the Land Use Restriction Agreement (LURA) along with copies of
the Project’s IRS Form 8609’s for the Project, and if in Seller’s possession,
each annual federal 1ax return claiming low income tax credit allocation since
the initial Project c{osing and construction; and

i) copies of all utility bills paid by the owner relating to the Property for the
previous twelve (12) months.

T Examination of Title and Dcfects in Title.

7.1 Purchaser shall have until the expiration of the Due Diligence Period to
examine Seller's title to the Property, If the Purchaser is not satisfied with the state of title
to the Property, the Purchaser shall notify the Seller of such title objections in writing prior
to the expiration of the Due Diligence Period. If the Seller does not agree in writing to
atteropt to cure any such title objections raised by the Purchaser {which the Seller shall not
be obligated to do), then the Purchaser may terminate this Agrecment by providing written
naotice thereof to the Seller prior to the expiration of the Due Diligence Period, in which
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case the Earnest Money shall be returned to the Purchaser, and neither party shall have any
further rights or obligations hereunder, except as expressly provided hercin. If (i) the
Purchaser fails to so notify the Seller of any title objections or (ii) the Purchaser notifies the
Seller of a title objection, the Seller objects in writing to attempt to cure such title
objection, and the Purchaser fails to terminate this Agreement prior to the expiration of the
Due Diligence Period, then, in either event, the Purchaser shall be deemed to have waived
any such title objections and shall proceed to Closing without any reduction in the Purchase
Price, in which event the Property will be conveyed to the Purchaser subject to such title
objections. If the Seller undertakes to attempt to cure any title objections raised by the
Purchaser before Closing but the Seller is unable (o cure such title objections at or prior to
Closing, then the Purchaser’s sole recourse shall be either to (A) terminate this Agreement
by providing written notice thereof to the Seller, in which event the Earnest Money shall be
rcturned {o the Purchaser and neither party shall have any further rights or obligations
hereunder, except as expressly provided herein, or (B) waive such title objections and
proceed to Closing without any reduction in the Purchase Price, in which event the
Property will be conveyed to the Purchaser subjcet to such title objection. The Purchaser
reserves the right to object, in the same manner specified above, to any new matters of title
or survey that arise prior to the date of Closing if such matters were caused by the Seller
and are unacceptable to the Purchaser.

72 As a material part of the consideration for this Agreement, Seller and
Purchaser agree that, except for the representations, warranties, covenants and terms set
forth in this Agreement (to the extent such representations, warranties and covenants
survive closing for the period of their survival) there are no warranties being made with
respect to this transaction, and Seller’s interest in the Property shall be “AS-IS”, “WHERE
IS* and with all faults and defects, latent and patent, and Purchaser acknowledges and
agrees that, except for the representations, warranties, covenants and terms set forth in this
Agreement, Seller has not made, does not make and specifically disclaims any
representations, warranties, promises, covenants, agreements or guaranties of any kind or
character whatsoever, whether express or implicd, oral or written, past, present or future,
of, as to, concerning or with respect o (a) the nature, quality or condition of the Property,
including, without limitation, the water, soil, and geology, or the presence or absence of
any pollutant, hazardous waste, mold, gas or substance or solid waste on or about the
Property, (b) the income to be derived from the Property, (¢) the suitability of the Property
for any and all activities and uses which Purchaser may intend to conduct thereon, (d) the
compliance or noncompliance of or by the Property-or its operation, use or construction
with any legal requirements, without limitation, all applicable zoning laws, (€) the
habitability, merchantability or fitness for a particular purpose of the Property, (f) loss of
use of the Property, loss of time, commercial loss or damage of any kind whatsoever
arising out of or related to claims in connection with construction, land use, zoning,
permits, licenses, lead paint, asbestos, hazardous waste or substances, pollutants,
contaminants or other environmental matters, or (g) any other matter related to or
concerning the Property. Except as otherwise provided in this Agreement with respect to
any breach by Scller of representations, warranties, covenants and other terms of this
Agreement, Purchaser shall not seek recourse against Seller on account of any loss, cost or
expense suffered or incurred by Purchaser with regard to any of the matters described in the
sentence immediately above and Purchaser hereby assumes the risk of any adverse matters
related to the matters described in the sentence immediately above.
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7.3 Purchaser acknowledges that Purchaser, having been given the
opportunity to inspect the Property, is relying solely on its own investigation of the
Property and not on any information provided or to be provided by or on behalf of Seller or
any statement, representation or other assertion made by Seller with respect to the Property,
except for the representations, warranties, covenants and terms set forth in this Agreement
(o the extent such representations, warranties and covenants survive closing for the period
of their survival). Except for the representations, warranties, covenants and terms set forth
in this Agreement (to the extent such representations, warranties and covenants survive
closing for the period of their survival), Purchaser further acknowledges that no
independent investigation or verification has been or will be made by Seller or any Seller
Related Persons with respect to any information supplied by or on behalf of Seller
concerning the Property, and Seller makes no representation as to the accuracy or
completeness of such information, it being intended by the parties that Purchaser shall
verify the accuracy and completeness of such information itself. Purchaser acknowledges
that the disclaimers, agreements and other statements set forth in this Section are an
integral portion of this Agreement and that Seller would not agree to sell the Property to
Purchaser for the Purchase Price without the disclaimers, agreements and other statements
set forth in this Section 7.2.

7.4 Seller shall continue to maintain and operate the Property in a manner
consistent with its present condition, including all of the present utility services to the
Property (subject to matters outside of Seller’s control), reasonable wear and tear, capital
expenditures and improvements, and force majeure excepted, and casualty and
condemnation excepted subject to Section 21 of this Agreement.

8. Warranties of Seller. Seller warrants to Purchaser as follows:

8.1.  Seller has the right, power and authority to enter into this Agreement and
to seli the Property in accordance with the terms hereof, and Seller has granted no option to any
other person or entity to purchase the Property.

8.2.  To the best of Seller’s knowledge, the Property complies with, conforms
to and obeys all laws, ordinances, rules, regulations, and requirements existing as of the
Agreement Date of all governmental authorities or agencies having jurisdiction over the
Property, and any requirement contained in any hazard insurance policy covering the Property or
board of fire underwriters or other body exercising similar functions which are applicable to the
Property or to any part thereof or which are applicable to the use or manner of use, occupancy,
possession or operation of the Property. Neither the Property nor any portion thereof violates any
zoning, building, fire, health, pollution, subdivision, environmental protection or waste disposal
ordinance, code, law or regulation or any requirement contained in any hazard insurance policy
covering the Property; and Seller shall give prompt notice to Purchaser of any such violation
which shall be received by Seller prior to Closing.

8.3. To the best of Seller’s knowledge, there are no suits, judgments, or
violations relating to or at the Property of any zoning, building, fire, health, pollution,
environmental protection, or waste disposal ordinance, code, law or regulation which has not
been herctofore corrected; that there is no suit or judgment presently pending or threatened
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which would create a lien upon the Property in the hands of Purchaser after Closing; and Seller
shall give prompt notice to Purchaser of any such suit or judgment filed, entered or threatened
prior to Closing.

8.4. To the best of Seller’s knowledge, there are no pending, threatened or
contemplated eminent domain proceedings affecting the Property or any part thereof; and Seller
shall give prompl notice to Purchaser of any such proceedings which occur or are threatened
prior to Closing.

8.5. To the best of Seller’s knowledge, there are no pending or no
contemplated changes in the present status of zoning of the Property, other than any rezoning
proceeding undertaken by Purchaser, and Seller shall give prompt notice to Purchaser of any
such proposed changes of which Seller is aware prior to the Closing.

8.6.  The Seller is not involved in any bankruptcy, reorganization or insolvency
proceeding.

8.7.  All taxes, assessments, water charges and sewer charges affecting the
Property or any part thereof due and payable at the time of the Closing shall have been, or will be
at Closing, paid in full. All current special assessments which are or will become a lien known to
the Seller at the time of Closing on the Property shall also have been paid and discharged at
Closing (in prorate shares between Seller and Purchaser), whether or not payable in installments.

8.8.  There are no parties in possession of the Property or entitled fo possession
thereof other than Seller.

89. While this Agreement is in effect, Seller shall not solicit, accept or
negotiate other offers with respect to the Property, or execute any deeds, easements, rights-of-
way affecting the Property or subject the Property to any additional covenant, easement,
restriction or encurnbrance. Other than Purchaser, no person or entity has been granted a right of
first refusal, right of first negotiation, option or other contractual or statutory right to purchase all
or any part of the Property.

8.10. Hazardous Materials. Except as previously disclosed in any environmental
report delivered to Purchaser by Seller: (i) the Property has not in the past been used and is not
presently being used for the handling, storage, manufacturing, refining, transportation or disposal
of “toxic material”, “hazardous substances” or “hazardous waste”; (ii) there has not been and is
not presently leeching or drainage of waste materials or hazardous substances info the
groundwater beneath or adjacent to the Property; (iii) no buried, semiburied or otherwise placed
tanks, storage vessels, drums, or containers of any kind located on the Property used for the
storage of hazardous waste, hazardous substances or toxic material, (iv) therc no asbestos
containing materials located on the Property; (v) no construction material used in any
improvements located at the Property contains any substance or material presently known to be a
hazardous substance or toxic material; (vi) Seller has not disposed upon the Property any
hazardous substances on ot below the surface of the Property or within two thousand (2,000) feet
of the boundary thereof including, without limitation, contamination of the soil, subsoil or
groundwater; and (vii) the Property is not in violation of any law, rule or regulation of any
government entity having jurisdiction thereof or which exposes Purchaser to liability to third
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parties. The terms “hazardous waste”, “hazardous substances” and toxic material” include,
without limitation, any flammable explosives, radioactive materials, hazardous materials,
hazardous wastes, hazardous or toxic substances or related materials defined in the
Comprehensive Environmental Response Compensation, and Liability Act of 1980, as amended
(42 U.S.C. Sect. 960 et seq.), the Hazardous Materials Transportation Act, as amended (42
U.S.C. Sect. 1801 et seq.), the Resource Conservation and Recovery Act, as amended (42 U.S.C.
Sect 9601 et seq.), the regulations adopted and publications promulgated pursuant to the
foregoing and any other federal, state or local environmental law, ordinance, rule or regulation.
Furthermore, Seller has not reccived a summons, citation, directive, letter or other
communication, written or oral, from any governmental authority as to any of the above
environmental concerns.

8.11. Without limiting the other provisions of this Agreement, Seller shall
cooperate, at no cost to Seller, with Purchaser's investigation of matters relating to the foregoing
provisions of this Section and provide access to and copies of all data and/or documents in
Seller’s or Sclier’s agent’s possession dealing with potentially hazardous materials used at the
Property and any disposal practices followed. Seller agrees that Purchaser may make inquiries of
governmental agencies regarding housing financing matters and as described in Section 9 hereof,
but not with respect to any environmental matters, and in any case without liability to Purchaser
for the outcome of such discussions.

8.12. At all times prior to Closing, Seller agrees to continue to conduct,
maintain and operate the Project located on the Property in a manner consistent with Seller’s
operation of said Project as of the date hereof. Without limiting the generality of the foregoing,
Seller covenants and agrees to continue prudent credit underwriting practices, to comply with all
laws and ordinances affecting the leasing of the apartment units, to maintain mechanical
equipment, structures and utilities in their present condition until the Closing date, with 100% of
the units in a “rent ready” state, normal wear and tear excepted, and to maintain casualty
insurance covering the Property in an amount equal to the replacement value of the Property. In
addition, at all times prior to Closing, Seller agrees to make those reasonable repairs and
replacements necessary, which can be made for less than One Thousand Doflars ($1,000.00), to
satisfy any and all reasonable and bona fidc tenant complaints affecting the Property. Seller
further agrees to notify Purchaser of any tenant complaint that Seller, or ils agent deems
unreasonable, not bona fide, or invelving expenses over One Thousand Dollars ($1,000.00),

8.13. At all times prior to Closing, and afler the expiration of the Due Diligence
Period, Seller agrees to allow Purchaser to enter the Property during normal business hours and
to make available to Purchaser or Purchaser’s representatives, a monthly income statement, rent
rolls and information with respect to ordinary opcrating cxpenscs in connection with the
ownership and operation of the Property, and further to cooperate with Purchaser in all
reasonable respects.

8.14. Seller agrees to report to Purchaser, monthly until Closing, all operating
and maintenance expenses, insurance renewals or cancellations, tenant leases executed
(including details of all lease terms and concessions) and all lease terminations. Seller agrees 1o
notify Purchaser promptly of the occurrence of any event or the existence of any circumstances
that, with the passage of time, could cause an event that would cause any warranties and
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representations set forth in this Agreement to be untrue or misleading in any respect. All of the
warranties and representations set forth in Scetion 8 shall also be deemed to be made on the
Closing Date, and shall survive the Closing for a period of six (6) months.

8.15. Seller is not listed in Executive Order 13224-Blocking Property and
Prohibiting Transactions with Persons Who Commit, Threaten (0 Commit or Support Terrorism,
as amended (“Executive Order 13224™), and to Seller’s knowledge no other persons or entities
holding any legal or beneficial interest whatsoever in Seller are included in, owned by, controlled
by, knowingly acting for or on behalf of, knowingly providing assistance, support, sponsorship,
or services of any kind 1o, or otherwise knowingly associated with any of the persons or entities
referred to or described in Executive Order 13324, or other banned or blocked person, entity,
nation or transaction pursuant to any law, order, rule or regulation that is enforced or
administered by the Office of Foreign Assets Control. Neither Seller nor any holder of any direct
or indirect equitable, legal or beneficial interest in the Seller is the subject of any law blocking or
prohibiting transactions with persons who commit, threaten to commit or support terrorism,
including the USA Patriot Act. Without limiting the foregoing, Seller does not engage in any
dealings or transactions, or is not otherwise associated with any such persons or entities or any
“forbidden entity,” including the governments of Cuba, Iran, North Korea, Myanmar, Syria and
Sudan,

8.16. Any representations and warranties made to the actual knowledge of Seller
shall be deemed to be the current, actual knowledge of Michael Murphy, without imputation of
knowledge or duty of any investigation or inquiry.

9, HUD and USDA Approval (collectively “HUD”).

9.1.  The obligativns of Purchaser to consummate the transactions contemplated
by this Agreement are subject to the follow conditions:

(a) The timely performance by Scller of each and every obligation imposed
upon Seller;

(b)  The truth and accuracy as of the date hereof and as of the date of Closing
of each and every warranty and representation made by Seller herein; and

(c) Purchaser’s ability to obtain financing on commercially reasonable terms,
including debt as well as an allocation of adequate federal and/or state fow
income housing tax credits, and syndication of tax credits with an
investment limited partner.

(d) Purchaser acknowledges and agrees that the Property presently is
benefited by the HAP Contract which shall be deemed a Permitted
Exception for all purposes under this Agreement. Within five (5) calendar
days after the Effective Date of this Agreement, Seller agrees that it will
make available to Purchaser in the office of Seller, a copy of the HAP
Contract which is in Seller’s possession or reasonable control,
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Purchaser agrees that, at the Closing, Seller shall assign and Purchaser
shall assume the HAP Contract (the “HAP Assumption”). Purchaser
further acknowledges that the HAP Contract requires the satisfaction by
Purchaser of certain requirements set forth therein and established by
HUD to allow for the ITAP Assumption.

Prior {o Closing, the Purchaser shall, at it is sole cost and expense, work
with the Seller to obtain all necessary HUD approvals for assignment of
HAP Contracts, Transfer of Physical Assels, and any assignment and/or
assumption of USDA direct or guaranteed debt associated with the Project
(the “HUD Approvals”). In connection with the foregoing, Purchaser, at
its sole costs and expense, shall submit on or before December 31, 2017 a
complete HUD application in order to request HUD Approval, including,
without limitation, all application documents, certificates, agreements,
information and fees rcquired by HUD to allow for HUD’s approval of
Seller’s assignment and Purchaser’s assumption of the HAP Contract,
together with any USDA guaranty or financing currently existing on the
Property. In addition to the foregoing, Purchaser shall obtain 2530
approval from HUD, and, in addition to such 2530 approval, shall satisfy
all other requirements imposed by HUD field offices in connection with
any other process imposed as a prerequisite to obtaining HUD Approval.
Purchaser agrecs promptly, but in no event later than 15 business days
following receipt of a request therefore, to deliver to HUD ali documents
and information required in order to obtain HUD Approval, and such other
information or documentation as HUD reasonably may request, including
without limitation, financial statements, income tax returns and other
financial information for Purchaser and any required guarantor, materials,
documents, certificates, signatures, and other items. Purchaser agrees to
provide Seller with a copy of the HUD application together with evidence
of Purchaser’s submission of each of the foregoing to HUD within 2
business days of its submission to HUD. Purchaser shall be responsible at
its sole cost and expense for correcting any deficiencies noted by HUD in
connection with the application for HUD Approval within 10 business
days after notification from HUD of such deficiency. In the event that
HUD disapproves the HUD application, this Agreement shall terminate.
Purchascr shall pay all fees and cxpenses (including, without limitation,
transfer fees, assumption fees, title fees, endorsement {ees, and other fees)
imposed or charged by HUD or its counsel in connection with either the
HUD application and HUD Approval (which obligation shall survive the
termination of this Agreement and the Closing). Without limiting the
generality of the foregoing, Purchaser shall pay the cost of any physical
inspection report required in connection with obtaining HUD Approval.

Purchaser recognizes and agrees that HUD may require that the
Assignment of HAP Contract contain a provision, in accordance with the
Memorandum of Beverly J. Miller, Director, Asset Management, Office of
Housing, dated January 6, 2005, that amends the HAP Contract to include
the following additional provisions:
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Physical Conditions Standards and Inspection Reguirements. The
Owner shall comply with the Physical Condition Standards and
Inspection Requirements of 24 CFR Part 5. Subpart G, including
any changes in the regulation and related Directives. In addition,
the Owner shall comply with HUD's Physical Condition Standards
of Multifamily Properties of 24 CFR Part 200, Subpart P,
including any changes in the regulation and regulated Directives.
This obligation shall apply both during the current term of the
HAP contract and during each successive renewal term.

Financial Reporting Standards. The Owner shall comply with the
Uniform Financial Reporting Standards of 24 CFR Part 5, Subpart
H, including any changes in the regulation and related Directives.
This obligation shall apply both during the current term of the
HAP contract and during each successive renewal term.

Purchaser acknowledges and agrees that, in connection with HUD
Approval, IIUD may require the funding of additional escrows and
reserves, including without limitation, additional repair escrows
(collectively, the “Additional Required Escrows™). If Seller’s escrows and
reserves are low due to waiting on HUD reimbursements Seller has
already spent for repairs, and other items approved by HUD, the parties
agree that the forthcoming reimbursement will be placed in the reserve or
escrow account. Purchaser will be required to fund any additional funds
HUD requires prior to closing.

Purchaser agrees that, at the Closing, Purchaser shall fund all Additional
Required Escrows in cash or other immediately available funds, and
Purchaser shall fund the Purchase Price or any other amount Purchaser is
required to pay pursnant this Agreement.

Purchaser represents and warrants that, prior to the Closing Date,
Purchaser will 1ake all steps and provided all information required by
HUD in order to register as a participant under HUD’s Active Partner
Performance System or any similar electronic filing system presently
maintained by HUD (the “APPS™). Purchaser agrees to make all filings
required to be made electronically to HUD through the APPS, including,
without limitation, any advanced notification required in connection with
an event that will trigger 2530 approval.

In the event any HUD or lender approvals are not obtained within two
hundred and seventy (270) calendar days after the Agreement Date, either
party may terminate this Agreement by giving written notice to the other
in which event this Agreement shall be null and void and the Earnest
Money shall be paid to the Purchaser.



)] Purchaser reserves the right to reject, in Purchaser’s sole discretion, the
terms and conditions imposed by HUD in connection with the HUD
Approvals (including, without limitation, any condition imposed by HUD
which would impose liability upon Purchaser or adversely affect the
economic remuneration to Purchaser from the proposed Project).

9.2.  The obligation of Selier to consummate the transactions contemplated by
this Agreement are subject to the following conditions:

(a) The timely perlormance by Purchaser of each and every obligation
imposed upon Purchaser; and

(b) The truth and accuracy as of the date hereof and as of the date of Closing,
of each and every warranty and representation made by Purchaser herein.

() Seller agrees that it will cooperate with Purchaser and HUD in connection
with Purchaser’s application to HUD for HUD Approval. Seller reserves
the right to reject, in Seller’s sole discretion, the terms and conditions
imposed by HUD in connection with the HUD Approvals (including,
without limitation, any condition imposed by HUD which would impose
liability upon Seller or adversely affect the economic remuneration to
Seller from the proposed sale of the Property).

10. Termination. In addition te all other rights of Purchaser under this Agreement as
provided by law (and not in lieu of any such rights), Purchaser, at Purchaser's sole election and in
Purchaser's sole discretion, may cancel and terminate this Agreement by written notice to Seller
and the Earnest Money shall be returned to Purchaser if any one or more of the following
conditions or states of fact shall exist on the Closing Date (the “Permitted Termination™) (but, in
the alternative, Purchaser may in writing, at Purchaser's sole election and in Purchaser's sole
discretion, decline to cancel and terminate this Agreement by reason of any such condition or
state of fact, and proceed to consummate the transaction contemplated hereby):

10.1. Any proceeding filed or commenced by any governmental authority or
other agency having powers of condemmnation concerning the Property or any portion thereof;,

10.2. Failure of Seller to deliver to Purchaser at the Closing the Deed;

10.3. Failure of Seller to perform any of iis obligations contained in this
Agreement required to be performed on or prior to the Closing Date;

10.4. Any representation or warranty made by Seller in this Agreement is untrue
or incorrect in any material respect;

10.5. If applicable, Seller fails to cure any matter set forth in Purchaser’s title
objection letter to Purchaser’s satisfaction;
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10.6. Purchaser is unable to obtain financing on commercially reasonable terms
after using good faith efforts to obtain, sufficient for Purchaser’s development, rchabilitation, or
use of the Property, as determined by Purchaser in its sole discretion;

10.7. Failure of any condition contained in Section 9.1 above, including
obtaining the HIUD Approvals and a reservation of tax credits;

10.8. Either party may terminate this Agreement by written notice to the other
party in the event that the Seller is unable to acquire the consent of the Georgia Department of
Community Affairs for the sale of the Property and payment of the current outstanding balance
of its loan.

11. Title/Zoning Matters. During the term of this Agreement, Selier shall not
mortgage or encumber the Property or execute any easements, covenants, conditions or
restrictions with respect to the Property or seek any zoning changes or other governmental
approvals with respect to the Property without first obtaining Purchaser’s prior written consent in
each instance. Seller has received no notice (i) that any portion of the Property is subject to any
proposed or pending special assessments or any extraordinary increase in general real estate
taxes, or (it} any violation of building codes and/or zoning ordinances. There is no pending, or to
Seller’s knowledge, threatened, zoning proceedings affecting any portion of the Property.

12. Possession_of Property. Seller shall deliver possession of the Property to
Purchaser at Closing.

13: Consultants and Brokers. Purchaser and Seller each represent and warrant that
neither they nor their af(iliates have dealt with any broker, finder or the like in connection with
the transaction contemplated by this Agreement which are to be paid the commission or fee
resulting from the purchase and sale of the Property. Seller and Purchaser agree to indemnify,
defend and hold the other harmless from and against all loss, expense (including attorneys' fees),
damage and liability resulting from the claims of any broker or finder (or anyone claiming to be
a broker or finder) on account of any engagement or agreement alleged to have been made by the
indemnifying party in connection with the transactions contemplated by this Agreement.

4. Transaction Costs.

14.1. Purchaser's Costs. Purchaser shall pay Purchaser's legal fees, application
fees, financing source fees, including fees for third party reports required by lenders, costs of all
Inspections of the Property; with respect to the Purchaser's debt financing, all recording taxes
and fees, documentary stamps, intangible taxes and other fees, charges and expenses of
delivering or recording the documents which evidence or secure such debt, title search fees for
owner's and mortgagee's title insurance policies, and survey.

14.2. Seller's Costs. Seller shall pay Seller's legal fees, any prepayment or other
penaltics or fees payable in connection with the payoff of existing indebtedness on the Property,
and any transfer, stamp, real estate conveyance or similar tax payable on the transfer of the
Property which are paid by sellers in the State of Georgia and all recording fees relating to title
clearance matters.
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14.3. Other Costs. All costs or expenses incurred in the performance of the
parties’ respective obligations hereunder and of the consummation of the transactions
conlemplated herein that have not been specifically assumed by either party under the terms
hereof shall be borne by the party incurring such cost or expense.

15. Liquidated Damages to Seller, Remedies of Purchaser. In the event that
Purchaser refuses to accept title to the Property as required by this Agreement, or othcrwise
defaults in Purchaser’s obligations hereunder, through no fault of Seller, the Eamest Moeney shall
be retained by Seller as fixed and full liquidated damages, subject to the provisions of Section 2
above, and in such event neither the Purchaser nor Seller shall have any further rights or
obligations hereunder or any remedies provided by law or equity, except as otherwise expressly
stated herein. Seller and Purchaser agree that (i) the damages resulting to Seller as a result of
such default by Purchaser as of the date of this Agreement are difficult or impossible to ascertain
and (ii) the liquidated damages set forth in the preceding sentence constitute Seller’s and
Purchaser’s reasonable estimate of such damages. In the event that the sale ol the Property as
provided in this Agreement is not consummated as a result of a default by Seller, Purchaser shall
have the right, as its sole and exclusive remedies, to either (i) terminate this Agreement by giving
written notice thereof to Seller, whereupon the Escrow Agent immediately shall deliver the
Earnest Money (and all accrued interest therein, if any), to Purchaser, free of any claims by
Seller, and neither party shall have any further rights or obligations under this Agreement unless
otherwise provided in this Agreement, or (ii) enforce specific performance of Seller’s obligations
under this Agreement. All representations, warranties, covenants, and agreements contained
herein, whether to be performed before or after the Closing Date, shall not be deemed to be
merged into or waived by the instruments of the Closing, but shall survive Closing for a period
of six (6) months after the Closing (the “Survival Period”). Any right of action for the breach of
any representation or warranty contained herein shall survive the Closing for the Survival Period
and before the expiration of the Survival Period the party claiming such breach must have filed
an action in a court of competent jurisdiction. A breaching party shall be liable for the direct, but
not consequential or punitive damages or special damages resulting from such breach of
representations or warranties expressly set forth in this Agreement provided that the total liability
ot a breaching party shall not exceed 1% of the purchase price (the “Claim Cap”) and no claim
may or shall be brought for an alleged breach of representations or warranties unless the amount
of claim or claims, individually or in the aggregate, exceeds 5% of the Claim Cap (in which
event the amount of such valid claims that exceed the threshold shall be actionable from “dollar
one”. Seller shall not be liable to Purchascr for any representation or warranty which is untrue at
the time of Closing and with respect to which Purchaser had actual knowledge thereof prior to
Closing.

15. Prior Discussions and Amendments. This Agreement supersedes all prior
discussions and agreements between Seller and Purchaser with respect to the conveyance of the
Property and all other matters contained herein, and constitute the sole and cntirc agreement
between Seller and Purchaser with respect thereto. This Agreement may not be modified or
amended unless such amendment is set forth in writing and signed by both Seller and Purchaser.

16. Successors and Assigns. This Agreement shall apply to, inure to the benefit of,
and be binding upon and enforceable against Seller and Purchaser and their respective heirs,

174861473 17



successors and assigns to the same extent as if specified at length throughout this Agreement.
Purchaser may assign this Agreement to any business entity, in which Purchaser or its principal
is a member, which shall agree to assume each of Purchaser's obligations hereunder, however,
Purchaser shall not be released from its obligations hereunder. Purchaser may direct that title to
the Property or any portion thercof be conveyed to Purchaser or its nominee; provided, however,
Purchaser shall remain obligated under this Agreement.

17. Counterparts. This Agreement may be executed in several counterparts, each of
which shall be deemed an original, and all of such counterparts together shall constitute one and
the same instrument. PDF, TIFF, facsimile, or other electronic images of signatures will be
deemed originals for all purposes.

18. Time of the Essence. Time is of the essence of this Agreement.

19. Governing Law. This Agreement shall be governed by and construed according
with the laws of the State of Georgia. IN THE EVENT OF ANY LEGAL PROCEEDINGS
BETWEEN THE PARTIES ARISING OUT OF THIS AGREEMENT, EACH PARTY
HEREBY WAIVES THE RIGHT TO TRIAL BY JURY.

20. Notices. All notices required or permitted by the terms hereof shall be given by

postage prepaid registered or certified United States Mail, return receipt requested, at the
following addresses or at such other address as either part hereto shall in writing advise the other.

To Seller: DOUGLASS VILLAGE, LTD.
Michael Murphy
11200 Rockville Pike, Suite 500
Rockville, MD 20852

To Purchaser: STRATFORD ASSET ACQUISTION, LI.C
c/o Stephen P. Wilson
8245 Boone Boulevard, Suite 640
Vienna, VA 22182

with a copy to: KLEIN HORNIG LLP
1325 G Street NW, Suite 770
Washington, DC 20005
Attn: Erik Hoffman

All notices shall be deemed given as of the time such are deposited with the United States
Postal Service or overnight delivery service for transmittal as aforesaid.

21. Construction. No provision of this Agreement shall be construed by any Court or

other judicial authority against any party hereto by reason of such party's being deemed to have
drafted or structured such provision.
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22, Confidentiality. The parties hereby agree that the terms of this Agreement, the
existence of this Agreement and the identity of all parties to this Agreement are, and are to
remain, confidential. The parties agree not to disclose the terms of this Agreement, other than to
agenis, counsel or advisors of each party, and except as required by applicable law.

23. Authorization, Execution and Delivery. This Agreement has been duly
authorized, executed and delivered by all necessary action on the part of each of the Seller and
the Purchaser, constitutes the valid and binding agreement of each of the Seller and the Purchaser
and is enforceable in accordance with its terms.

24. Incorporation of Recitals and Exhibits. The recitals set forth above and all
Exhibits attached hereto are hereby incorporated into the substantive body of this Agreement.

[SIGNATURES ON TIHE FOLLOWING PAGE]
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IN WITNESS WHEREOF, the parlies have executed this Agreement as of the day and
year first above written.

“SELLER"

DOUGLASS VILLAGE, LTD.
a Georgia limited partnership

By: CRICO Limited Partoership of Douglasville
By: CR.H.W., Inc,, its generat pariner

By: %@W
Name:’Michael Murphy

Title:__Senior Vice President

“PURCHASER”

STRATFORD ASSET ACQUISTION, LLC
a Delaware limited liability company

By:  SCG Capital Corp.
a Delaware limited liability company

Its; General Partper
/&% Q

By: .
Name: _ S 7EPHEN P, (ahiSond
Title: _ Aapsingpne T -
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EXHIBIT “A”

AFFIDAVIT OF SELLER CERTIFYING SATISFACTION
OFr 10 YEAR RULE FOR OWNERSHIP

Douglass Village, LTD., a Georgia limited partnership (the “Seller”) hereby certifies that,
as of the day of 5 , the following are true and correct fo the extent
necessary for Stratford Asset Acquisition, LLC, a Delaware limited liability company
(“Purchaser”) to receive acquisition credits in the financing of Purchaser’s acquisition and
rehabilitation of Douglass Village Apartments (the “Project™).

(1)  there was a period of at least ten (10) years between the date the
Sclicr acquired legal and beneficial ownership of the Project and placed in service the last
building to be placed in service and the date of the proposed sale to Purchaser (the “Ten-
Year Period™); and

(2) there was no time during the last ten (10) years that there was a
change of ownership in the Seller’s partnership capital and profits of fifty percent (50%)
or more within a twelve (12) month period; and

3) on the date the Seller conveyed the Project to the Purchaser, ten
percent (10%) or more of the ownership interest of the Seller and ten percent (10%) or
more of the ownership interest of the Purchaser were not either: (a) controlled by the
other parly (o the conveyance or (b) controlled by a person or entity that also controlled
the other party to the conveyance; and

{4) to the best of Seller’s knowledge, there was no interruption of any
building being in service during the Ten-Year Period.

This Certification may be relied upon by Purchaser, its legal counsel, Coleman Talley
LLP, and the Georgia Department of Community Affairs.

Douglass Village, LTD.
a Georgia limited partnership

By:

, General Partner
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6351 5000 REAL PAGE SOFTWARE SERVICES 700 700 700 700 700 700 700 700 700 700 700 700 58,400 595 33401 3 0.01% 55400 $6.835
‘TOTAL ADMIN. EXPENSES 3084 7504 G354 7AB4 14854 7504 7004 7904 6054 8854 7254 6054 594,508 584,320 $10278  1249% so1,072 77,675
ANNUAL eths [ s T w T o T 2015 ]
PAYROLL EXPENSE o FEB MAR  APR  MAY  JUN  JUL  AUG  SEP  OCT  NOV  DEC EXPENSE SN [ chwge | Butee | vesrens ]
6310 0000 OFFICE SALARIES 282 262 262 2262 262 ;4 262 262 262 2262 22 38 520,811 5340 4674 19.05% 530202 526333
6310 0500 TEMPORARY STAFFING ] o [ [} [ [] [} ° ° 0 ° 0 50 50 $0 0.00% 50
6315 0000 COMMUNITY PROGRAMS PAYROLL o o o o o ° o ° 0 0 o 50 50 0 0.00%
6330 0000 \GER'S SALARY 3829 3639 3639 3639 3639 6459 2639 3839 3639 3639 3639 6059 548,712 5554 $1421 301% 540732 49,074
6331 0000 ADMIN.RENT FREE UNIT ] o o [ o o [} ° o o o [ s 50 % %0 0.00% 50 %0
6510 1000 JANITORIALICLEANING PAYROLL 0 o o [ o o 0 o ° [ ° ] 0 50 % s 0.00% 50 %
6510 2000 JANITORIAL RENT FREE UNIT (] ] o L] o o L] L] o 0 0 0 so so 30 b 0.00% S0 $0
6530 2000 MONITORING PAYROLL 0 o o [ ° ° [ ° ° 0 ° ] 0 50 % 0 0.00% 50 0
6520 3000 MONITORING RENT FREE UNIT ] o [ [] [ ° [} ° ° 0 ° ] 50 50 £ % 0.00% 50 E
6535 1000 GROUNDS PAYROLL o o o [ o o [ ° ° [} [ ] 0 50 s s 0.00% 50 %
6535 2000 GROUNDS RENT FREE UNIT 0 0 [ 0 o o 0 o o 0 0 0 s0 50 b 30 0.00% 50 0
6540 1000 REPAIRS PAYROLL 2218 3276 3276 376 3276 4914 276 3276 3206 206 3206 6084 497 #2327 B 189% 539.296 340311
6540 2000 REPAIRSENG. RENT FREE UNIT ] [ [ [} [ [ [} o ° [} 0 ] 50 E '] 0.00% 50 w
6547 3000 LIFEGUARD PAYR 0 o [ 0 0 0 0 0 0 0 ° 0 50 0 %0 0.00% 50 o
6560 0500 DECORATING PAYROL 0 0 o 0 0 o 0 o 0 0 o 0 50 30 30 0.00% 50 30
6711 0000 PAYROLL TAXFICAUNEMPLOYMENT 1481 1225 1225 1225 712 1088 2 712 712 M2 712 1301 s134 $10.508 31283 1221% §9.052 310332
6712 0000 PAYROLL PROCESSING FEE o 9 8 5 8 8 0 8 o 8 5 8 51 5562 s 7329% 5369 $545
6722 0000 WORKERS COMPENSATION 69 369 369 269 362 553 369 368 363 369 369 553 54734 s34 34813 $13 040 5621 $5.212
6723 0000 EMPLOYEE BENEFITSHEALTH INS. 2400 2400 2400 2400 2400 2400 2400 2400 2400 2400 2400 2400 528,800 327 $1351 $15282  M304% 525272 $16448
TOTAL PAYROLL EXPENSE 13512 13255 13255 13258 12742 17871 12742 127242 12742 12742 12742 21155 $168,758 $144,974 523,784 1641% $158,854 $144,258
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2 taonihs
UTILITY EXPENSE Jan FEB  MAR  APR  MAY  JUN JL AU seP ocT  Nov  DEC EXPENSE SN Ending Jul Change Thange Buiger Vear End
6420 UEL OIL 0 o o 0 o o [] o o 0 o ] 50 50 0.00 El
6450 0500 ELECTRICITY. HOUSE METER 1200 1200 1200 1200 1200 1200 1200 1200 1200 1200 1200 1200 sted $12851 S840 1206% s14.952 $12.467
6450 1000 ELECTRICITY.OTHER 100 100 100 100 100 100 100 100 100 100 100 100 14 $1.183 512 1.04% 5720 $353
6451 WATER 5600 5600 5600 5600 6600 6600 5600 5600 6600 5600 5600 5600 sT64 66602 5598 0.90% 549765 $57.068
6453 SEWER 5800 5900 5800 5600 300  §800 5800 6800 5800 5800 5800 5800 5791 7276 52324 345% $51.248 $57.932
6542 9950 WATER CONSERVATION ] 0 [ 0 3 [ 0 [ 0 0 0 0 50 30 30 0.00% 50 30
6452 0500 GAS 300 300 300 300 300 100 300 300 300 300 300 300 s $3272 s28 1003 $3.960 $3480
6452 1000 GAS-OTHER 65 65 65 55 s5 6 65 ) ) 65 6 65 59 721 59 8.18% 5300 375
6542 8950 UTILITY MANAGEMENT FEE 0 o 0 [] ° ° [} ° ° 0 o [} 50 Ll 0 0.00% 50 ]
TOTAL UTILITY EXPENSE 13065 13065 13065 13065 13065 13065 13065 13065 13065 13065 13065 13065 $156,730 $151,909 54,871 Y $121,545 §132,635
ANNUAL
MAINTENANCE EXPENSES AN FEBE  MAR  APR  MAY  WN JL AU SEP ocT  Nov  DEC EXPENSE SIUNIT
6515 0500 JANICLEAN SUPPLIES 250 250 250 260 250 250 250 250 250 250 250 250 59,000 534 2566 ©  1266% 3500 2560
6515 1000 JANKCLEAN UNIFORMS 5 5 75 i3 5 5 5 5 5 3 i 5 510 858 2 487% $1.020 767
6515 2000 JANICLEAN EQUIPMENT 0 0 o 0 o o 0 [ 0 0 [ 0 50 30 30 0.00% 50 $0
6517 JANICLEANING CONTRACT 325 335 335 a3 335 335 a3 335 335 335 Y 335 516 $5.400 $1380 -25.56% $3.360 $s.070
519 ‘EXTERM, CONTRACT T80 780 700 60 180 780 60 80 180 80 T80 80 52 3554 526 (3] 52,700 $5.100
6520 EXTERM. SUPPLIES 0 o o o o ° o o o 0 0 ] 50 0 0.00% 50
6525 1000 TRASH REMOVAL-CONTRACT 1100 1100 oo 1100 100 1100 1100 100 1100 1100 1100 1100 5150 $13.005 195 1.50% 513.200 $12793
6525 2000 TRASH/SPECIAL PICK-LPS o o o [ o ° [} ° ° [} ° [} 50 i 0 0.00% 50 0
6530 0100 FIRE PROTECTION ] o o [ o o [ o 0 [} 0 ] 50 £ % 0.00% 50 %
6530 1000 MONITORING EXPENSE 0 0 o 0 0 [ 0 [ [ 0 [ 0 50 E 30 0.00% 50 w
6530 0700 MONITORING-- CCTV (cameras) 1950 1950 1950 1950 1950 1950 1950 1950 1950 1950 1950 1950 5266 323654 254 -1.08% 524,000 $25.268
GROUNDS ITEMS
6536 0500 GRNDS SUPP & REPL N HOUSE ] 0 o 1500 3500 ° 0 0 150 3500 ° 0 s 0 $10000  100.00% 59.000 $3.251
6536 1000 EQUIPMENT (GRND SUPPEREPLI 0 0 0 ] [ o 0 0 3 0 0 0 50 £ 0.00¢ 50
6537 0500 GROUNDS CONTRACT 2200 2200 2200 2200 2200 2200 2200 2200 2200 2200 2200 2200 5300 $28.041 “$1.641 -5.85% 526400 $26.925
6537 1000 FERTILIZATION u8 48 48 [] [ 48 48 [ 48 48 0 [ 6 526 52436 30 0.00% 2764 52436
6537 2000 FENCING ] o [ 0 [ [ [} 0 o [} 0 0 50 50 %0 0 0.00% 50 %0
6537 3000 ASPHALTICONCRETE ] o ° o ° ° o ° ° 0 ° ] 560 50 % % 0.00% 50 k%
65374000 GROUNDS IMPROVEMENTS 0 ) o 0 o o o o o o o [ 50 50 ] 30 0.00% 50 0
MAINTENANCE SUPPLIES
6541 0500 REPAIR & MAINT. 80 50 50 850 50 850 850 850 850 850 850 850 510,200 s1e $12275 2075 -16.91% 59.000 $3620
6541 6000 0 o 13 o o [ o [ [ o o ] o 50 5 30 0.00% 50 s
6541 8000 PLUMBING 750 750 50 750 750 750 750 50 50 750 750 750 s102 $3.765 765 7.84% §7.800 $6.605
6541 9000 SCREENSBLINDS [ [ [ [] o [ [] o o [ [} 1 50 £ 0 0.00% 50 ]
6541 8500 EQUIPMENT(REP & MAINT) 0 o 3 0 o 0 0 o 0 0 0 0 50 % 3 0.00% 50 3
6541 3500 APPLIANCE PARTS 150 150 150 150 150 150 150 150 150 150 150 150 520 $1.501 5101 -5.29% §1.200 31915
6541 4500 ELECTRICAL SUPPLIES 250 250 250 250 250 250 250 250 250 250 250 250 5% $3.389 5303 -1149% 52.040 $2.301
MAINT. CONTRACTOR ITEMS AN FEB  MAR  APR  NAY  JUN JL AU seP ocT  Nov  DEC
6542 0500 REPAIRMAINT. o o o o 1280 o [} o 125 0 ) [} 528 $5.045 2545 -S045% 52400 $1.407
6542 1000 PLUMBING 550 550 550 800 550 50 550 550 800 550 550 550 561 $10,505 $3405  -3241% $5400 7,160
6542 2000 ELECTRICAL 50 o o 250 o o 350 o 0 350 0 [} 51,400 516 $4.35¢ 2956 -67.84% 850 $1.009
6542 3000 ROOFING ] o [ [] o o [] o ° [] 0 ] 50 50 % ] 0.00% 50 %
6542 4000 GLASS 0 o 3 0 o 0 o 0 ] 0 o ] s0 50 50 30 0.00% 50 30
6542 5000 CARPETING 00 0 00 0 00 o 800 [ 800 [} 800 ] 54,800 555 .75 $955  -16.59% 59.000 $5.860
6542 6000 CARPENTRY [ o [ [ o o [} o o [ o [ s 50 ) ) 0.00% 50 %0
page 3
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6545 0500 ELEVATOR MAINT.CONTRACT 0 o [ ] o o [ [ ° ] ° ] 0 50 W W 0.00% 50 W
6545 1000 REPAIRS (ELEVATOR) 0 0 [ 0 o o [ o 0 [ ) o s0 50 £ E) 0.00% 50 £
HVAC JAN FEB WAR  APR  WAY  JUN JUU AUG  sep ocT  Wov  DEC
6546 0500 AIC & HEATING, CONTRACTOR 0 ] [) 0 ) [) [] [] o [ [ ] 50 50 . £ 0.00% 50 ®
6546 1000 AIR COND.(CONTR) 0 0 o 0 0 o 0 0 0 0 ° 0 50 50 0 30 0.00% 50 30
6546 2000 HEATING CONTRACTOR ] 0 0 0 o 0 0 o 0 [ 0 o 50 50 b 0 0.00% 50 0
6545 3000 WATER TREATMENT 0 0 0 0 0 0 0 o 0 0 0 0 50 50 0 30 0.00% 50 %0
6545 4000 A/C & HEATING-SUPPLIES 200 300 400 300 00 00 00 300 400 300 400 300 54,200 8 $3732 68 125 54150 $2.200
6545 5000 AIR COND-SUPPLIES ] [ [ [] [ [ [ [ [ [ 0 [ 50 50 0 %0 0.00% 50 0
6545 6000 HEATING-SUPPLIES 0 o o o o o [ o o 0 0 g 50 50 2] 30 0.00% 50 0
6547 0500 SWIMPOOL CONTRACTMGHT. 0 Q o 0 o o 0 o o 0 0 0 50 50 ) W 0.00% 50 W
6547 1000 SWIMPOOL CONT-REPAIRS 0 o 0 o o ° [} ° 0 0 ° ] 50 50 ] 0 0.00% 50 %
6547 2000 SWIMPOOL EXPENSE-OTHER ] o 3 ] o o [} o 0 0 o ] 0 50 ] % 0.00% 50 %
6548 0500 SNOW REMOVAL CONTRACT ] o [ [ o o 0 o o 0 o ] 50 50 £ ] 0.00% 50 %
65481000 SNOW REMOVAL SUPPLIES 0 o o o o o o o o [ 0 o 0 50 50 0 0.00% 50 )
DECORATING
6560 1000 DECOR CONTRACTOR 0 0 o 0 0 0 0 o o 0 o 0 50 30 30 0.00% 50 30
6560 2000 TURNOVER APTS (DECO) 1200 1300 1300 1300 1300 1300 1300 1300 1300 1300 1200 1300 177 $15.335 5265 1.73% $10.800 $16.050
6517 3000 TURNOVER APT, (Cleaning) ] 0 [ [ [ o 0 [ 0 0 [ 0 50 $0 0.00" 50
6560 3000 OCCUPIED APTS (DECO) 750 o 750 0 50 ° 750 o 750 o 750 ] 551 $1.270 $3230  25433% 4500 $1.150
6560 4000 COMMON AREA PAINTING ] 0 [ 0 [ 0 [} o [ 0 [ 0 50 0 %0 0.00%
6560 6000 TUBREFINISHING 0 o o o o ° o o o 0 0 0 50 50 k] 30 0.00%
65610000 DECORATING SUPPLIES 30 30 30 30 30 0 30 30 £} 30 30 30 360 st s73 $13 -350% 5420 73
6570 0000 VEHICLE (EOUIP.OPER & REP) © Q o 0 o o [ o o [ o [ 50 50 W W 000N
65900000 MISC.OPERMAINT EXPENSE [ [ [ [ [ o [ o o [} o [ 50 50 % % 0.00% 50 )
TOTAL MAINT. EXPENSE 12618 10618 13788 12370 16670 10618 12618 10270 15268 14468 11920 10270 $151,496 $153,414 S1,9018 A.28% $143,624 §140,958
Last
ANNUAL 12 tonchs
TAXES & INSURANCE AN FEB MAR  APR  MAY  JUN U AU SEP  OCT  Nov  DEC EXPENSE SIUNIT Ending Jul Vear End
REAL ESTATE TAXES ] 0 [ 0 [ [ 0 ° o 0 0 0 50 50 £ 0.00%
6716 0 BUSINESS FRANCHISE TAX ] o o 0 o o 0 0 0 0 0 0 50 50 0 30 0.00% 50 %0
6719 1000 TAX CREDIT MONITORING FEE ] 0 [ 0 0 o 0 0 0 0 [ 0 0 50 0 30 0.00¢ 50 30
6719 MISC, TAXES LICENSES & PERMITS ] 0 o o [ 0 0 o 0 0 0 0 50 50 $1.208 $1206  -100.00% 525500 $1.240
o HAZARD INSURANCE ] o o o ° ° o ° ° 0 ° ] 0 0 0 0.00%
6721 FIDELITY BOND INS. ] 0 3 0 0 0 0 ° 0 0 0 0 50 50 50 30 0.00% 50 0
6723 1000 INS.(UMB.DIC BOILER) ] o o [ ° o o ° 0 0 1922 ] 51,922 522 $1.922 0 001 $1.500 $1.841
6723 4000 OTHER INSURANCE ] 0 [ 0 o ] 0 ] ° 0 1072 ] 51,072 512 $1.072 W -004% §1.250 $1.703
6730 0000 INSPECTION FEES 0 o o 0 o o o [ ] o o ] s 50 30 30 0.00% s0 %
1310 3000 REAL ESTATE TAX ESCROW 6578 6578 6578 6578 6578 G578 6578 G578 6578 6579 6578 6578 578,936 s897 75163 53768 5.01% 578341 375,168
1210 1000 HAZARD INSURANCE ESCROW 21 213 2013 213 201 22813 213 281 /3 B 2213 21 527,756 315 326434 $1.322 5.00% 527.756 526431
TOTAL TAXES & INSURANCE 8891 2801 2801 3391 2891 2891 3391 891 2891 3801 11885 3891 $109,686 $105,803 53,883 87% $111,047 $106,383
FINANCIAL EXPENSES SIUNIT
6890 3000 INTEREST ON SECDEPOSITS ] o ) 0 ° ° 0 ° ° 0 ° ] s0 50 ) 0 0.00% 50 £
6630 4000 FINANCIAL EXP ] 0 0 0 ° ° 0 ° ° 0 ° 0 50 50 0 30 0.00% 50 %
TOTAL FINANCIAL EXPENSE ) 0 0 0 o 0 0 0 ° ) ° ) S0 — s0 S0 0.00% s0 50
TOT. OPER. COST BEFORE DEBT SERV. 56140 53333 85353 54085 66222 57940 54320 52872 56020 57820 56866 50435 681,318 [_sz.za2] 5640,419 540,898 639%  $627,052 5601910
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Note: fhis calculation does NOT count RR corfribition

FEB MAR AR mAY JUN U aue sep ocT _ Nov  pec TOTAL
Not NET OPERATING INCOME 46249 49631 47636 47379 36767 45015 43069 50092 46960 44544 46123 43520 s6273 578,780 526777 0 $519.222 610,920
e
damenhs [ s T T oW [ aeis ]
DEBT SERVICE JAN FEB MAR APR MAY JUN JuL AUG seP oct NOY DEC SINIT Endinguu | Chonge | Changs | Buéger | VearEnd |
2320 PRINCIPAL 1ST MORTGAGE 6242 6242 6242 eM2 6242 642 6242 6242 6242 642 6242 6242 651 354,009 320835 38.69% S74.900 $54.003
221 PRINCIPAL 2ND MORTGAGE ] 0 [ [} ] [ [] ] o [] 0 0 50 E 0 0.00° 50 %
2322 PRINCIPAL 3RD MORTGAGE 0 0 o ] o o [] [ 0 [] 0 ] 50 % 50 0.00% 50 3
6820 1000 INTEREST 1STMORTGAGE 14912 M1 M912 1312 14912 14912 1912 14912 M912 W92 14912 14912 52033 $125,067 S53877  42.08% 5170.944 520801
6620 2000 INTEREST 2ND MORTGAGE 0 [} o [ ] o [] 0 ° [} 0 ] 50 0 50 0.00% 50 0
6820 3000 INTEREST IRD MORTGAGE ] 0 [ ] [ [ 0 0 ° 0 0 ] 50 50 £ 50 0.00% 50 E
6620 1500 (NTEREST ASSISTANCE) ] o 0 0 ° 0 o o o 0 0 0 50 50 30 50 0.00% 50 %0
1310 2000 MORTGMIP ESCROW 1ST TRUST ] o 0 ] ° ° 0 ° ° ] ° ] s s0 %0 s0 0.00% 50 %
1310 2200 MORTG MIP ESCROW 2ND TRUST 0 o o 0 o ° 0 ° 0 o 0 0 50 50 %0 50 0.00% 50 30
1320 1000 REPLACEMENT RESERVE 5000 5000 5000 5000 000  §000 000 §000 5000 5000 500D 5000 560,000 s682 50,000 50 0.00% 560,000 $60.000
1230 PAINT RESERVE INCL WAMORT. ] [ [ [] ] ° [] o o [] 0 ] 50 50 F 50 0.00% s0 EY
121 PAINT RESERVE SEPARATE ACCT. 0 o [ ° ° [} ° ° [ ° ] 0 50 s 0.00%
TOTAL DEBT SERVICE 26154 26154 26154 26154 26154 26154 20154 26154 26154 26154 26154 25154 313,848 3,558 5239,076 ST4TT2 328%  $313348 5134810
TOTAL OPERATING INCOME 102389 102964 102989 102354 102089 102964 102389 102964 102989 102364 102989 102064  $1,233.321 $14015 51,219,199 514122 1AB% 51246274 $1212.899
TOTAL OPERATING EXPENSES §2294 79487 81507 81139 92376 84103 80474 79026 82174 83974 83020 85589 $995,166 $11,309 $879.486 SMBE70 1345%  $340,900 736,719
NET OPERATING CASH FLOW 20095 23477 21482 21225 10613 18861 21915 23038 20815 18390 19969 17375 $238,155 52,708 5339,703 S5 20.89% SIS 5476110
DEBT SERVICE COVERAGE RATIO 195 21 202 200 150 189 204 213 138 187 198 182 194
1030 Exaeres R W0 bUICHDE : Sarvie fless RR cowrbution]
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NET OPERATING CASH FLOW 20085 23477 21482 21225 10613 18861 21915 23938 20815 18390 19969 17375 $238,155
ANNUAL
CAPITAL EXPENSES AN FEB  MAR  APR  MAY  JUN  JUuL  AUG  SEP  ©OCT  Nov  DEC EXPENSE EXPLANATION OF R/R EXPENSES
6900 0160 FURNTUREFXTURESEOUP. 0 0 v 4 9 W & & w @ § 8 %
frabints o : 2 5 e b @ % wee S50 0§ 0§ 3
o000 1000 REFRIGERAT oo w0 e 0 o m o o ssase
35 19 AneeTeLSLE w0 5 G40 ‘o Wh & @B 3 W W we B g
8000 2000 STOVE: 0 520 o 520 o 520 0 520 o 520 0o 520 53,120
e pitians 1 5 5§ 5 & % ® "3 ® % ¥ 5
8000 2700 WASHER/DRYERS 0 o o o o o 0 o 0 o o 0
8000 3000 DISPOSALS 0 o o 0 ] o 0 o o 0 0 o
8000 3500 ROOFS 0 o ] 0 o o 0 o o 0 0 0
%000 4000 HOT WATERHEATERS 0 o wm o o we o o mw o mwm o
4065 dion ISP TR o i & b b % 8 o B N N &
2000 $000 CABNETSCOUNTERS ss00 o o e o me o e o e o
S s 3 5 % we @& % ww & % % 8
8000 7000 DOORS 0 o ] 400 o o 0 400 ° 0 0 0
%000 0000 SCREENSHEN.BUNDS ° o wm & o o 4 & o wm o o
8000 8500 EXTERIOR PAINTING 0 o 8300 0 8000 o 0 o 0 0 o J
8000 9400 WINDOW REPLACEMENT 0 o o 0 ] o 0 o ° 0 0 0
8000 0000 OPEN LINE ITEM 0 o ] 0 o o 0 ° 0 0 0 0
%000 3000 REPLACEVENTISLPPLES 200 o awm o mm o ze o 0 o a0
S0 380 cenlo TS 3 5 e ww % B 8§ u s w % &
8000 4900 REPLACEMENTIGONTRACT o o o o s o o o & o o o W,
TOTAL CAPITAL EXPENSE 7500 1170 16650 2370 23100 1870 6300 2370 10800 1520 7500 520 582,170 $82.170 VT
an n.cem e
1920 2000 R REMBURSEMENT 2= ] i s et
$15,000
R — e g s 1 sawe 2 e e wwm e s
454,
$50,000
2000 3000 DISTRIBUTION TO OWNER 1] 0 0 L] 0 0 L] 0 0 0 0 [ S0
71900300 _INCENTIVE MGMT. FEE 0 o o o o 0 o 0 0 o 0 o S0 12017 Projected R/R Reimb. Requests) %0
JAN FEB MAR APR MAY JUN JuL AUG SEP ocT Nov DEC TOTAL $2,514,761
WET CASH FLOW <DEFICIT> [ oo mawr| asm] vess] cmen] vesm | toans] misw] toors] wean] vam | vesss[s vssew]
Date Amount
ECE! ANCE $0
155985 2016 Res. Rec. projected debits ofs s
2017 Res. Rec. projected deblts ofs $0
YEAR TO DATE NUMBERS JAN| FEB) MAR| APR| MAY] JUN| JUL AUG| SEP| ocT| Nov| DEC] 2017 Res. Rec. projected Yr. End Balance $0
FoR ACCOUNTIG UsE ot . [ asns [ ous [ orse | smssn [ sen [ asoss [ ramn [ sare [ scaer e [ samn [ _ens]
Other name here] [
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KOZAK, POLLEKOFF & GOLDMAN, P.C.
Certified Public Accountants

INDEPENDENT AUDITORS’ REPORT

To the Partners
Douglass Village Limited Partnership
(A Georgia Limited Partnership)

Report on the Financial Statements

We have audited the accompanying financial statements of Douglass Village Limited Partnership, (a
Georgia Limited Partnership) dba Douglas Village, which comprise the balance sheets as of December 31,
2016 and 2015, and the related statements of operations, changes in partners’ equity, and cash flows for
the years then ended, and the related notes to the financial statements.

Management's Responsibility for the Financial Statements

Management is responsible for the preparation and fair presentation of these financial statements in
accordance with accounting principles generally accepted in the United States of America; this includes
the design, implementation, and maintenance of internal control rclevant to the preparation and fair
presentation of financial statements that are free from material misstatement, whether due to fraud or
error.

Auditors’ Responsibility

Our responsibility is to express an opinion on these financial statements based on our audit. We conducted
our audit in accordance with auditing standards generally accepted in the United States of America and the
standards applicable to financial audits contained in Government Auditing Standards, issued by the
Comptroller General of the United States. Those standards require that we plan and perform the audit to
obtain reasonable assurance about whether the financial statements are free from material misstatement.

An audit involves performing procedures to obtain audit evidence about the amounts and disclosures in
the financial statements. The procedures selected depend on the auditors’ judgment, including the
assessment of the risks of material misstatement of the financial statements, whether due to fraud or error.
In making those risk assessments, the auditor considers internal control relevant to the entity's preparation
and fair presentation of the financial statements in order to design audit procedures that are appropriate in
the circumstances, but not for the purpose of expressing an opinion on the effectiveness of the entity's
internal control. Accordingly, we express no such opinion. An audit also includes evaluating the
appropriateness of accounting policies used and the reasonableness of significant accounting estimates
made by management, as well as evaluating the overall presentation of the financial statements.

1950 Old Gallows Road e Suite 440 <« Vienna, Virginia 22182

Telephone: 703-506-9700 e« Fax: 703-506-9707



We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis for
our audit opinion.

Opinion

In our opinion, the financial statements referred to above present fairly, in all material respects, the
financial position of Douglass Village Limited Partnership, as of December 31, 2016 and 2015, and the
results of its operations and its cash flows for the years then ended in accordance with accounting
principles generally accepted in the United States of America.

Other Matters
Other Information

Our audit was conducted for the purpose of forming an opinion on the financial statements as a whole.
The accompanying supplementary information on pages 15, 16 and 23 through 32 is presented for
purposes of additional analysis and is not a required part of the financial statements.

The accompanying supplementary information shown on pages 15, 16 and 23 through 32 is the
responsibility of management and was derived from and relates directly to the underlying accounting and
other records used to prepare the financial statements. Such information has been subjected to the
auditing procedures applied in the audit of the financial statements and certain additional procedures,
including comparing and reconciling such information directly to the underlying accounting and other
records used to prepare the financial statements or to the financial statements themselves, and other
additional procedures in accordance with auditing standards generally accepted in the United States of
America. In our opinion, the accompanying supplementary information shown on pages 15, 16 and 23
through 32 is fairly stated, in all material respects, in relation to the financial statcments as a whole.

Other Reporting Required by Government Auditing Standards

In accordance with Government Auditing Standards, we have also issued our report dated February 13,
2017 on our consideration of Douglass Village Limited Partnership’s internal control over financial
reporting and on our tests of its compliance with certain provisions of laws, regulations, contracts, and
grant agreements and other matters. The purpose of that report is to describe the scope of our testing of
internal control over financial reporting and compliance and the results of that testing, and not to provide
an opinion on internal control over financial reporting or on compliance. That report is an integral part of
an audit performed in accordance with Government Auditing Standards in considering Douglass Village
Limited Partnership’s internal control over financial reporting and compliance.

Mok Ww.gzgfd.eu.ﬂ Zc.

Vienna, Virginia
February 13, 2017
Lead Auditor: Robert A. Kozak EIN: 54-1639552



DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

BALANCE SHEETS
DECEMBER 31,
ASSETS
2016 2015
CURRENT ASSETS
Cash and cash equivalents $ 169,386 $ 226,394
Accounts receivable - subsidy 6,721 6,101
Accounts receivable - tenants 3,561 1,466
Prepaid expenses 22,866 25,325
Total current assets 202,534 259,286
DEPOSITS HELD IN TRUST - FUNDED
Tenant security deposits 18,769 16,248
RESTRICTED DEPOSITS AND FUNDED RESERVES
Mortgage escrow deposits 9,509 13,857
Replacement reserve 2,611,535 2,246,394
Total restricted deposits and funded reserves 2,621,044 2,260,251
PROPERTY AND EQUIPMENT
Land 79,022 79,022
Land improvements 81,833 81,833
Buildings and improvements 3,971,173 3,971,173
Furnishings and equipment 666,681 666,681
4,798,709 4,798,709
Less: Accumulated depreciation (3,925,103) (3,737,339)
Total property and equipment 873,606 1,061,370
Total assets $ 3,715,953 $ 3,597,155

See notes to financial statements
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DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

BALANCE SHEETS - CONTINUED
DECEMBER 31,

LIABILITIES AND PARTNERS' EQUITY

2016 2015

CURRENT LIABILITIES
Accounts payable and accrued expenses $ 53,201 $ 46,029
Accrued mortgage interest 13,759 1,633
Mortgage payable - current portion 83,800 75,895
Prepaid rents 6,551 12,634
Total current liabilities 157,311 136.191

DEPOSITS LIABILITIES
Tenant security deposits 17,764 14,113

LONG-TERM LIABILITIES

Mortgage payable, net of current portion 1,895,360 1,979,160
Note payable - limited partner 289,334 289,334
Total long-term liabilities 2,184,694 2,268,494
Total liabilities 2,359,769 2,418,798
PARTNERS' EQUITY 1,356,184 1,178,357
Total liabilities and partners' equity $ 3,715,953 $ 3,597,155

See notes to financial statements
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DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

STATEMENTS OF OPERATIONS

FOR THE YEARS ENDED DECEMBER 31, 2016

2016 2015
RENTAL INCOME
Apartments $ 131,507 $ 104,142
Tenant assistance payments 1,121,088 1,126,238
Potential rental income 1,252,595 1,230,380
Less:Vacancies (26,936) (21,256)
Net rental income 1,225,659 1,209,124
Other income:
Interest income 5,285 4,698
Other income 3,714 5,223
Total other income 8,999 9,921
Total income 1,234,658 1,219,045
EXPENSES
Operating and maintenance 235,832 247,671
Utilities 145,659 145,434
Administrative 185,401 183,324
Taxes and insurance 111,981 100,865
Bad debts 307 6,092
Interest on mortgage payable 189,887 20,801
Total expenses 869,067 704,187
Income from operations 365,591 514,858
Non-operating (income) and expense:
Depreciation 187,764 194,385
Total non-operating income and expense 187,764 194,385
Net income $ 177,827 $ 320,473

See notes to financial statement
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DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

STATEMENTS OF CHANGES IN PARTNERS' EQUITY
FOR THE YEARS ENDED DECEMBER 31, 2016 AND 2015

General Partner Limited Partners
Capital
CRICO Limited Housing
Partnership of Interfaith, Partners
Douglassville Inc. CXXX1 Total
Ownership Interest 1.50% 3.50% 95.00% 100.00%
Partners' equity
January 1, 2015 $ 52,313 $ 122,070 $ 683,501 $ 857,884
Net income 4,807 11,213 304,449 320.473
Partners' equity
December 31, 2015 57,120 133,287 987,950 1,178,357
Net income 2,667 6,224 168,936 177,827
Partners' equity
December 31, 2016 $ 59,787 $ 139,511 $ 1,156,886 $ 1,356,184

See notes to financial statements
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DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

STATEMENTS OF CASH FLOWS

FOR THE YEARS ENDED DECEMBER 31,

2016 2015
Cash flows from operating activities
Net income $ 177,827 $ 320,473
Adjustments to reconcile net income to net
cash provided by operating activities
Depreciation 187,764 194,385
Changes in asset and liabilities
(Increase) decrease in assets
Accounts receivable - tenants (2,095) (156)
Accounts receivable - subsidy (620) 3,500
Prepaid expenses 2,459 (1,497)
(Increase) decrease in liabilities
Accounts payable and accrued expenses 1,572 (41,652)
Accrued mortgage interest 12,126 (100)
Prepaid rents (6,083) 5,728
Tenant security deposits 1,130 (632)
Net cash provided by operating activities 379,680 480,049
Cash flows from investing activities
Net changes in mortgage escrow accounts 4,348 1,215
Net changes in reserve for replacements (365,141) (464,566)
Net cash used in investing activities (360,793) (463,351)
Cash flows from financing activities
Principal payments on mortgage (75,895) (54,009)
Net cash used in financing activities (75,895) (54,009)
Net decrease in cash and cash equivalents (57,008) (37,311)
Cash and cash equivalents, beginning 226,394 263,705
Cash and cash equivalents, ending $ 169,386 $ 226,394
Supplemental disclosure of cash flow information
Cash paid during the year for interest $ 177,761 $ 20,901

See notes to financial statements
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DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

NOTES TO FINANCIAL STATEMENTS
DECEMBER 31, 2016 AND 2015

NOTE 1 - ORGANIZATION

Douglass Village Limited Partnership, a limited partnership (the Partnership), was formed on March
27, 1981 under the Uniform Limited Partnership Act of the State of Georgia. Its purpose is to
construct, develop, own, maintain and operate a rental housing project under section 515(b) of the
Housing Act of 1949. The 88-unit, two story, low-income project consists of 29 two-bedroom
units, 29 three-bedroom units and 30 four-bedroom units. The term of the Partnership is fifty-five
years. The project is located at 6549 Brown Street, Douglasville, Georgia.

Cash distributions are limited by the loan agreement between the Partnership and USDA/RD to 8
percent of the Partnership’s initial investment of $151,250, amounting to $12,100 per year, provided
the reserve account is funded to the required level. Under the terms of the loan agreement, the
Partnership is required to fund the reserve account $28,548 annually to a maximum of $285,475.
Total reserve funds were $2,611,535 and $2,246,394 at December 31, 2016 and 2015, respectively.

NOTE 2 - SIGNIFICANT ACCOUNTING POLICIES

Basis of Accounting
The Partnership utilizes the accrual basis of accounting, whereby income is recognized as earned
and expenses are recognized as obligations are incurred.

Cash and Cash Equivalents
Cash and cash equivalents consist of short-term investments with an original maturity of three
months or less, cash on deposit, money market funds and certificates of deposit.

Revenuc recognition

Rental revenue attributable to residential operating leases is recorded when due from residents,
generally upon the first day of each month for periods of up to one year, and are considered
operating leases. Advance receipts of rental income are deferred until earned.

Tenant Receivable and Bad Debt Policy

Tenant rent charges for the current month are due on the first of the month. Tenants who are evicted
or move-out are charged with damages or cleaning fees, if applicable. Tenant receivable consists of
amounts due for rental income, security deposit or the charges for damages and cleaning fees. The
Partnership does not accrue interest on the tenant receivable balances.

The Partnership has established an allowance for doubtful accounts for tenant receivables which are
60 days past due. Tenant receivables are written off in the period management determines that
collection is not probable. Included in expenses are bad debts of $307 and $6,092 for the years
ending December 31, 2016 and 2015, respectively. There is no balance in the allowance account
for the years ending December 31, 2016 and 2015.



DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

NOTES TO FINANCIAL STATEMENTS - CONTINUED
DECEMBER 31, 2016 AND 2015
NOTE 2 — SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)

Rental Propert
Rental property is recorded at cost. Improvements are capitalized, while expenditures for

maintenance and repairs are expensed as incurred. Upon disposal of depreciable property, the
appropriate property accounts are reduced by the related costs and accumulated depreciation. The
rental property is depreciated over estimated service lives as follows:

Buildings 27.5 years straight-line
Building Improvements 510 27.5 years straight-line
Land Improvements 15 years straight-line
Furnishings and Equipment 5 years straight-line

The Partnership reviews its property and equipment for impairment whenever events or changes in
circumstances indicate that the carrying value of such property may not be recoverable.
Recoverability is measured by a comparison of the carrying amount of the property to the future net
undiscounted cash flow expected to be generated by the property including any estimated proceeds
from the eventual disposition of the real estate. If the real estate is considered to be impaircd, the
impairment to be recognized is measured at the amount by which the carrying amount of the real
estate exceeds the fair value of such property. There were no impairment losses recognized in 2016
or 2015.

Partners’ Equity
Profit and loss is to be allocated to CRICO (1.5%) (“General Partner”), Interfaith, Inc. (3.5%) and

Capital Housing Partners CXXXI (95%) (“Limited Partners”), other than special allocations (as
defined by the Partnership Agreement) and certain other items which would be specifically
allocated to the partners in accordance with the Partnership Agreement.

Income Taxes

The Partnership has elected to be treated as a pass-through entity for income tax purposes and, as such,
is not subject to income taxes. Rather, all items of taxable income, deductions and tax credits are
passed through to and are reported by its owners on their respective income tax returns. The
Partnership’s federal tax status as a pass-through entity is based on its legal status as a partnership.
Accordingly, the Partnership is not required to take any tax positions in order to qualify as a pass-
through entity. These financial statements do not reflect a provision for income taxes and the
Partnership has no other tax positions which must be considered for disclosure. The Partnership’s
federal income tax returns for 2015, 2014, and 2013 are subject to examination by the IRS, generally
for three years after they were filed.

Estimates

The preparation of financial statements in conformity with accounting principles generally accepted
in the United States of America requires management to make estimates and assumptions that affect
the reported amounts of assets and liabilities and disclosure of contingent assets and liabilities at the
date of the financial statements and the reported amounts of revenues and expenses during the
reporting period. Actual results could differ from those estimates.

10



DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

NOTES TO FINANCIAL STATEMENTS — CONTINUED

DECEMBER 31, 2016 AND 2015

NOTE 2 - SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)

Advertising costs

Advertising costs are expensed as incurred. Advertising expense totaled $575 and $1,231 for the
years ended December 31, 2016 and 2015, respectively.

Subsequent Events

Subsequent events have been evaluated through February 13, 2017, the date these financial
statements were available to be released.

NOTE 3 - MORTGAGE PAYABLE

The project is financed by a mortgage loan from USDA/RD in the original amount of $2,854,750.
Pursuant to the USDA/RD loan agreement originating on March 27, 1981, interest accrues at an
annual rate of 8.75%. Effective May 1, 2004, the interest rate was reduced to 1% to assist the
property financially to complete repairs mandated in the annual inspection and pursuant to the
Service Work-Out Plan. Debt service payments were due in monthly installments of $6,242, net of
interest subsidy through December 31, 2015. See Note 9. Beginning in January 2016, the interest
rate was adjusted back to the original rate of 10.75%, with a subsidy to reduce the net rate to 8.75%.
Principal and interest payments of $21,138, net of interest subsidy, are due in monthly installments
through maturity in April 2031. Interest is computed daily and application of interest and principal
varics depending upon the date payments are applied. In 2016 and 2015, the total interest subsidy
was $40,309 and $202,799, respectively and interest expense was $189,887 and $20,801,
respectively. As of December 31, 2016 and 2015, the balance on the mortgage was $1,979,160 and
$2,055,055, respectively. The mortgage is collateralized by the rental property.

Estimated aggregate principal payments for each the next five years are as follows:

Year ending December 31,

2017 $ 83,800
2018 91,400
2019 99,700
2020 108,800
2021 118,700
Thereafter 502.400
$1.979,160

11



DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

NOTES TO FINANCIAL STATEMENTS — CONTINUED

DECEMBER 31, 2016 AND 2015

NOTE 4 - RELATED PARTIES TRANSACTIONS

Management Fee

The Partnership has entered into a management agreement with CRICO Management Services, LLC
(the “Agent”), an entity related to the General Partner, to manage the rental operations of the
apartment project. Property management fees expensed were $45,153 and $44,073 for the years
ended December 31, 2016 and 2015, respectively.

An incentive management fee is payable to CRICO on a non-cumulative basis, not to exceed $5,000
per year. The fee was payable from cash flow after payment of an annual non-cumulative
distribution to the partners of $10,000, subject to applicable USDA/RD regulations. There were no
fees paid during the years ended December 31, 2016 and 2015.

The Partnership has a note payable to Interfaith, Inc., in the amount of $289,334. The note is non-
interest bearing and payable from the proceeds of the sale, refinancing, or liquidation of the

property.

NOTE 5 - COMMITMENTS AND CONTINGENCIES
Interest Credit
Under an agreement with UDSA/RD, mortgage subsidy is provided which reduces the effective
interest rate on the mortgage over the life of the Loan Agreement. UDSA/RD may terminate the
agreement if it determines that no subsidy is necessary or if the Partnership is determined to be in

violation of the Loan Agreement(s) or UDSA/RD rules or regulations.

Rental Assistance Agreement

The U.S. Department of Housing and Urban Development (HUD) has contracted with the
Partnership pursuant to the United States Housing Act of 1937, HAP contract #A-81-313, to make
housing assistance payments to the Partnership on behalf of qualified tenants for all apartment units.
The contract was renewed for a period of five (5) years under Section 8 beginning January 1, 2013.
Housing assistance payments for the year ended December 31, 2016 and 2015 totaled $1,121,088
and $1,126,238, or approximately 91% and 93% of total income each year respectively.

12



DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

NOTES TO FINANCIAL STATEMENTS — CONTINUED
DECEMBER 31, 2016 AND 2015
NOTE 6 — SALE OF PROPERTY

On December 19, 2012, the Partnership deeded .085 acres representing 1% of its land to the
Georgia Department of Transportation in connection with their highway expansion program taking
place adjacent to the property for the consideration of $1. In addition, the Partnership received
$29,488 from the Georgia Department of Transportation which will be used to cover the costs to
move a sewer backflow preventer. Funds in excess of the actual cost of the mentioned
improvement will be due back to UDSA/RD as an additional loan payment. This amount is
included in accounts payable.

NOTE 7 — CURRENT VULNERABILITY DUE TO CERTAIN CONCENTRATIONS

The Partnership’s sole asset is Douglass Village Apartments. The Partnership’s operations are
concentrated in the affordable housing real estate market. In addition, the Partnership operates in a
heavily regulated environment. The operations of the Partnership are subject to the administrative
directives, rules and regulations of federal, state and local regulatory agencies, including, but not
limited to, UDSA/RD and the State Housing Agency. Such administrative directives, rules and
regulations are subjcet to change by an act of Congress or an administrative change mandated by
UDSA/RD or the State Housing Agency. Such changes may occur with little notice or inadequate
funding to pay for the related cost, including the additional administrative burden, to comply with a
change.

NOTE 8 - RETIREMENT PLAN

The Agent set up a 401(k) plan in January 2005. Under the 401(k) plan, employees who are 21 years
or older and work a minimum of 1000 hours per year are eligible to participate in the plan.
Eligible employees may make a salary reduction election to have a percentage of their salary
contributed to the plan. The Partnership makes a matching contribution equal to the employee’s
salary reduction not to exceed 3% of the employee’s compensation. The amount charged to
activities during 2016 and 2015 was $2,693 and $2,502, respectively.

NOTE 9 - WORK OUT PLAN

On July 26, 2004, the project entered into a Servicing Workout Plan with USDA/RD. The goal of
the plan was to facilitate making needed repairs to the project’s 88 units and to address the
corrective actions outlined in the failed REAC inspection of April 25, 2004. To enable the project
financially to make these repairs, the interest rate on the mortgage was decreased to 1% per annum
effective May 1, 2004. The Partnership had submitted an application for a two-year extension of the
Servicing Workout Plan through December 31, 2015. For the year ended December 31, 2016, the
property is no longer operating under the work out plan.

13



SUPPLEMENTAL INFORMATION
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DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

SUPPLEMENTAL INFORMATION REQUIRED BY RD

FOR THE YEAR ENDED DECEMBER 31, 2016

Management fee calculation

The management fee is based on a fee per unit occupied by tenants during the month.

January -
December
Total qualified units (88 x 12 months) 1,056
Less: Rent free unit -
Less: Vacancies 6
Total occupied units 1,050
Fee per unit $ 43.0
Management fee expense $45.153
Insurance Disclosure
The Partnership maintains insurance coverage as follows:
Deductible Coverage
Property coverage on buildings $10,000 $7,060,779
Comprehensive business liability $ 5,000 $1,000,000
Fidelity/employee dishonesty $15,000 $2,000,000

Return to Owner

In accordance with the Loan Agreement, the annual return to owner is as follows:

Maximum return to owner (See Note 1) $12.100
Budgeted return to owner $ -
Return to owner paid:
Investor asset management fee $ -
Partnership management fee -
General Partner distribution -
Limited Partner distribution
§ 5
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INDEPENDENT AUDITORS’ REPORT ON INTERNAL CONTROL OVER FINANCIAL
REPORTING AND ON COMPLIANCE AND OTHER MATTERS BASED ON AN AUDIT
OF FINANCIAL STATEMENTS PERFORMED IN ACCORDANCE WITH
GOVERNMENT AUDITING STANDARDS

To the Partners
Douglass Village Limited Partnership
(A Georgia Limited Partnership)

We have audited, in accordance with the auditing standards generally accepted in the United States of
America and the standards applicable to financial audits contained in Government Auditing Standard
issued by the Comptroller General of the United States, the financial statements of Douglas Village
Limited Partnership which comprise the balance sheet as of December 31, 2016, and the related
statements of operations, changes in partners’ equity, and cash flows for the year then ended and the
related notes to the financial statements, and have issued our report thereon dated February 13, 2017.

Internal Control Over Financial Reporting

In planning and performing our audit of the financial statements, we considered Douglass Village
Limited Partnership's internal control over financial reporting (internal control) to determine the audit
procedures that are appropriate in the circumstances for the purpose of expressing our opinion on the
financial statements, but not for the purpose of expressing an opinion on the effectiveness of
Douglass Village Limited Partnership's internal control. Accordingly, we do not express an opinion
on the effectiveness of Douglass Village Limited Partnership's internal control.

A deficiency in internal control exists when the design or operation of a control does not allow
management or employees, in the normal course of performing their assigned functions, to prevent, or
detect and correct, misstatements on a timely basis. A material weakness is a deficiency, or a
combination of deficiencies, in internal control, such that there is a reasonable possibility that a
material misstatement of the entity's financial statements will not be prevented, or detected and
corrected, on a timely basis. A significant deficiency is a deficiency, or a combination of deficiencies,
in internal control that is less severe than a material weakness, yet important enough to merit attention
by those charged with governance.

Our consideration of internal control was for the limited purpose described in the first paragraph of
this section and was not designed to identify all deficiencies in internal control that might be material
weaknesses or significant deficiencies. Given these limitations, during our audit we did not identify
any deficiencies in internal control that we consider to be material weaknesses. However, material
weaknesses may exist that have not been identified.

17



Compliance and Other Matters

As part of obtaining reasonable assurance about whether Douglass Village Limited Partnership's
financial statements are free from material misstatement, we performed tests of its compliance with
certain provisions of laws, regulations, contracts, and grant agreements, noncompliance with which
could have a direct and material effect on the determination of financial statement amounts. However,
providing an opinion on compliance with those provisions was not an objective of our audit, and
accordingly, we do not express such an opinion. The results of our tests disclosed no instances of
noncompliance or other matters that are required to be reported under Government Auditing
Standards.

Purpose of this Report

The purpose of this report is solely to describe the scope of our testing of internal control and
compliance and the results of that testing, and not to provide an opinion on the effectiveness of the
entity's internal control or on compliance. This report is an integral part of an audit performed in
accordance with Government Auditing Standards in considering the entity's internal control and
compliance. Accordingly, this communication is not suitable for any other purpose.

Wl Rlig) o Yolnen, e

Vienna, Virginia
February 13, 2017
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DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

AUDIT FINDINGS ON COMPLIANCE

FOR THE YEAR ENDED DECEMBER 31, 2016

Reportable Conditions of Non Compliance

NONE
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INDEPENDENT ACCOUNTANTS’ REPORT ON APPLYING AGREED-UPON
PROCEDURES

To the Partners of
Douglass Village Limited Partnership dba Douglass Village
Douglassville, Georgia

and

United States Department of Agriculture Rural Development Newnan Field Service Center
Newnan, Georgia

We have performed the procedures enumerated below, which were agreed to by the United States
Department of Agriculture Rural Development and Douglass Village Limited Partnership (“Owner”)
the owner of Douglass Village (“Project”) located in Douglassville, Georgia, solely to assist those
parties in evaluating that the accompanying Form RD 3560-10, Multi-Family Housing Borrower
Balance Sheet and Form RD 3560-7, Multiple Family Housing Project Budget (“Financial Reports™)
and Supporting Documentation are prepared by the Borrower in accordance with the criteria specified
in USDA/RD Regulations contained in 7 CFR 3560 section 303(b) and section 306, in accordance
with the determinations noted in Attachment 4-D of RD Handbook HB-2-3560, for the year ended
December 31, 2016. The owner is responsible for the presentation of the financial reports. This
agreed-upon procedures engagement was conducted in accordance with attestation standards
established by the American Institute of Certified Public Accountants and the standards applicable to
attestation engagements contained in Government Auditing Standards issued by the Comptroller
General of the United States. The sufficiency of these procedures is solely the responsibility of
USDA/RD and the Owner. Consequently, we make no representation regarding the sufficiency of the
procedures described below either for the purpose for which this report has been requested or for any
other purpose.

Our procedures and findings are as follows:

1. We examined selected receipts, invoices, and cancelled checks (or check imaging on
original bank statement) that support administrative and operating and maintenance
expenses presented on Form RD 3560-7, Part II, line items 1-10 and 19-32 to determine they
were incurred as part of the ongoing operations of the project. We selected a representative
sample of invoices and supporting documentation, based on the sample size determined by
USDA/RD in Attachment 4-D of RD Handbook HB-2-3560, for expenses included in Lines
1-10 and 19-32 of Form RD 3560-7 and determined that the services were eligible expenses,
in accordance with Attachment 4-A of HB-23560, and the shipping address agreed to the
project address. In addition, we confirmed a sample of the expenditures with the vendors to
determine the invoice paid agreed to the vendor’s records.

Findings:

Total Number of Invoices in Population: 980
Total Dollar Amount of Invoices in Population: $421,233
Total Number of Invoices Reviewed: 56
Total Dollar Amount of Invoices Reviewed: $ 185,619
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Total Number of Invoices in Vendor Confirmation Sample: 2

Total Dollar Amount of Invoices in Vendor Confirmation Sample: $ 3,100
Total Number of Vendor Confirmations Not Received: -
Total Dollar Amount of Vendor Confirmations Not Received: $ -
Total Number of Deviations: None
Total Dollar Amount of Deviations: $ -

We confirmed the balance in the replacement reserve account presented on Form RD
3560-7, Part III, and confirmed that no amounts were encumbered by the financial
institution that holds the accounts. We determined that all balances are within the FDIC
insurance limits. We determined the number of reserve account withdrawals from the
original bank statements and compared the withdrawals to the amounts approved by
UDSA/RD on Form RD 3560-12. We compared the invoices and cancelled checks (or
check imaging on original bank statement) to thc approved withdrawals from
UDSA/RD.

Findings:

Total Number of Reserve Account Withdrawals: None
Total Number of Withdrawals Authorized by Rural Development: None
Total Dollar Amount of Reserve Account Withdrawals: $

Total Dollar Amount of Withdrawals Authorized by Rural Development: $ -
Total Number of Deviations: None
Total Dollar Amount of Deviations: $ -

The confirmation received from the financial institution agreed to the project’s bank
reconciliation and no encumbrances were noted on the confirmation. All withdrawals
were paid to the vendors approved by UDSA/RD on Form RD 3560-12.

We obtained the Identity of Interest (IOI) company listing and Form RD 3560-31 from
UDSA/RD and determined that the services provided and approved fees, if applicable,
agree to the actual service and fees charged to the project. We examined a sample of
invoices and determined that the services and charges are in accordance with the
disclosures contained in Form RD 3560-31 as agreed to by Rural Development.

Findings:

Total Number of Forms RD 3560-31 Received: 1
Company Name: Crico Management Services, LLC
Total Number of Invoices in Population: 12
Total Dollar Amount of Invoices in Population: $45,153
Total Number of Invoices Reviewed: 12
Total Dollar Amount of Invoices Reviewed: $45,153
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The agreed-upon procedures performed above and the management Representation Letter
revealed no undisclosed IOl companies.

We were not engaged to, and did not conduct an audit, the objective of which would be the
expression of an opinion on the financial reports and supporting documentation of Douglass
Village. Accordingly, we do not express such an opinion. Had we performed additional
procedures, other matters might have come to our attention that would have been reported to you.

This report is intended solely for the information and use of the owner and management agent of

Douglass Village, and UDSA/RD, and is not intended to be and should not be used by anyone
other than these specified parties.

HMh hltg 7 Mol e, ..

Vienna, Virginia
February 13, 2017
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Form RD 3560-10
(02-05)

UNAHDITEP

MULTI-FAMILY HOUSING
BORROWER BALANCE SHEET
PART I - BALANCE SHEET

FORM APPROVED

OMB NO. 0575-0189

PROJECT NAME BORROWER NAME BORROWER 11D AND PROJECT NO.
Douglass Village Douglass Village Limited Partnership GA-06-R000-08
CURRENT YEAR PRIOR YEAR COMMENTS
BEGINNING DATES> (01/01/16) (01/01/15)
ASSETS ENDING DATES> (12/31/16) (12/31/15)
CURRENT ASSETS
1, 'GENERAL OPERATING ACCOUNT, - wovucy cvwsavonize nia éiuiaiins 168,886 225,894
2. REE. TAX & INSURANCE ACCOUNT: o v bt it wibaiosiiia 9,509 13,857
3; RESERVEACCOWINT, wess sy s @on s ey sy 2,611,535 2,246,394
4, SECURITY DEPOSIT ACCOUNT :ovx st wmus s biaws vavas 18,769 16,248
5: OTHERICASH (dehtlfy ) wwwas sovgusswy wws s gy s 500 500 [Petty cash
6. OTHER(Idenlify) v vvnsmmrmvenmmmess s n sviss inas 05 v rva
7. TOTAL ACCOUNTS RECEIVABLE (Attach list). . .. ........ 10,282 7,567
ACCTS RCVBL 0-30 DAYS $10,282 0
ACCTS RCVBL 30-60 DAYS $0
ACCTS RCVBL 60-90 DAYS $0
ACCTS RCVBL OVER 90 DAYS $0
8. LESS: ALLOWANCE FOR DOUBTFUL ACCOUNTS. .. ....
9; INVENTORIES: (Suphlles). s vowunvwmnmmpn s wnsmavay SohSavig
10, PREPAYMENTS i i asonsa s A BRSNS S R R TS 22,866 25,325
11. ACCOUNTS RECEIVABLE - OTHER 0
12. TOTAL CURRENT ASSETS (Add 1 thrull). .............. $2,842,347 2.535,785
FIXED ASSETS
13, LAND e oo b s ey S e o oMo s s 79,022 79,022
T4 BUILDINGS: 6545 v d Rt i Sresraisa v iosvss 4,053,006 4,053,006
15. LESS: ACCUMULATED DEPRECIATION. .. ...oooewon (3.331.454) (3.185.423)
16, FURNITURE & BQUIPMBNT .. . sisimmsia s 666,681 666.681
17. LESS: ACCUMULATED DEPRECIATION. . .. ....ovvivn.a (593.649) (551,916)
18.
19. TOTAL FIXED ASSETS (Add 13 thru 18) . . .............. 873.606 1,061,370
OTHER ASSETS
20,
21, TOTAL ASSETS (Add 12, 19, and 20). ... . ... .. SRS 3,715,953 3,597,155
LIABILITIES AND OWNERS EQUITY
CURRENT LYABILITIES
22. TOTAL ACCOUNTS PAYABLE (4ttach list). 58,663
ACCTS PAYABLE 0-30 DAYS
ACCTS PAYABLE 30-60 DAYS
ACCTS PAYABLE 60-90 DAYS
ACCTS PAYABLE OVER 90 DAYS
23, NOTES PAYABLE(Aach LISt), i v igwaion v evicwniviais sajaie 0
24, SECURITY DEPOSITS v sivasioiinvisvvass ranmns e v miss 17,764 14,113
25. TOTAL CURRENT LIABILITIES (4dd 22 thru24). ......... 77,516 72,776

According to the Paperwork Reduction Act of 1995, an agency may not conduct or sponsor, and a person is hot required to respond (o a collection of information unless it
displays a valid OMB control number. The valid OMB control munber for this information collection is 0575-0189. The time required to complete thus 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 review the collection of information.

23




UNAUDITED

LONG-TERM LIABILITIES

26.NOTES PAYABLE RURAL DEVELOPMENT 1,992,919 2,056.688
27. OTHER (Identify) 289,334 289,334
28. TOTAL LONG-TERM LIABILITIES (4dd 26 and 27) 2282253 2,346,022
29. TOTAL LIABILITIES (4dd 25 and28). .. .......... [ 2,359,769 | 2,418,798 |
30. OWNER'S EQUITY (Net Worth) (27 minus 29). . . . .. .. | 1,356,184 | 1,178.357 |

31. TOTAL LIABILITIES AND OWNER'S EQUITY

(4dd 29 and 30) | 3,715,953 | 3,597,155 |
Warning;: Section 1001 of Title 18, United States Code provides: "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
any false, fictitious or fraudulent stat ts or repr ti or makes or uses any false writing or document knowing the same to
contain any false, fictitious or fraudulent statement or entry, shall be fined under this title or imprisoned not more than five years, or
both.

I HAVE READ THE ABOVE WARNING STATEMENT AND | HEREBY CERTIFY THE FOREGOING INFORMATION IS COMPLETE

AND ACCURATE TO THE BEST OF MY KNOWLEDGE,

March 30, 2017 %’% % -

(Date) (Signature of Borrower or Borrower's Representative)

CFO/EVP

(Title)

PART II-THIRD PARTY VERIFICATION OF REVIEW

1/We have reviewed the borrower's records. The accompanying balance sheet, and statement of actual budget and income on Form
RD 3560-7, is a fair presentation of the borrower's records.

1/We certify that no identity of interest exists between me/us and any individual or organization doing business with the priject or
borrower.

Hapm 30 2012 Vw G P

(Date) (Signature)

Kbt 4. Kozak ceA

1950 Old GulloSNREGH), S, +-€ 410
Vitans VA~ Z2(£

(Address)

:lln licu of the above verification and signature, a review completed, dated and signed by a person or firn qualified by license or
certification is attached.
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\USPA, e UNAUDITED FORM APPROVED
Form RD 3560-7 MULTIPLE FAMILY HOUSING PROJECT BUDGET OMB NO. 0575-0189
(Rev. 05-06) UTILITY ALLOWANCE
PROJECT NAME BORROWER NAME BORROWER ID AND PROJECT NO.

Douglass Village

Douglass Village Limited Partnership

GA-06-R000-08

Loan/Transfer Amount Note Rate Payment  $21,154 !2 lF’a men&l —
Reporting Period Budget Type Project Rental Type |Profit Type melered:
0 units of RA. Current
number of RA units
Borrower Accounting Method
PART | - CASH FLOW STATEMENT
CURRENT ACTUAL PROPOSED COMMENTS
BUDGET BUDGET or (YTD)
BEGINNING DATES> (01/01/16) 1/1/2016
ENDING DATES> (12/31/16) 12/31/2016

OPERATIONAL CASH SOURCES
+ RENTAL INCOME . i i i s it s winddbein sawns
. RHS RENTAL ASSISTANCE RECEIVED. . ...........
APPLICATION FEES:RECEIVED, :v: s vimvovs 6 bl wiavisienan
. LAUNDRY AND VENDING
. INTEREST INCOME
. TENANT CHARGES
. OTHER=PROJECT SOURCES .y ius ovivaunzns pay
. LESS (Vacancy and Contingency Allowance)
. LESS (Agency Approved Incentive Allowance)
10. SUB-TOTAL [(1thru7) - (8 & 9)]
NON-OPERATIONAL CASH SOURCES
11. CASH - NON PROJECT
2. AUTHORIZED LOAN (Non-RHS) . ...........
3. TRANSFER FROM RESERVE ... ..o uvvwvnanaovss
14. SUB-TOTAL (11 thru 13)

® N oA P

©

=

-

15. TOTAL CASH SOURCES (10+14)...............
OPERATIONAL CASH USES

. TOTAL O & M EXPENSES (From Part Il}
. RHS DEBT PAYMENT
. RHS PAYMENT (Overage)
. RHS PAYMENT (Late Fee)
. REDUCTION IN PRIOR YEAR PAYABLES (See Part V).
. TENANT UTILITY PAYMENTS
i TRANSFER TQRESERVE i v vnmvav surswawass v ¥

. RETURN TO OWNER/NO ASSET MANAGEMENT FEE . . ..
SUB- TOTAL: (16 hmv 23y v s sy s ansniad
NON-OPERATIONAL CASH USES

25. AUTHORIZED DEBT PAYMENT (Non-RHS)
26. ANNUAL CAPITAL BUDGET (From Part lil, Lines 4-6). . .. .. .
27. MISCELLANEOUS
28.

29,

30. NET CASH (DEFICIT) (15-29) .
CASH BALANCE

31. BEGINNING CASH BALANCE
32. ACCRUAL TO CASH ADJUSTMENT (see Part IV). . . . .
33. ENDING CASH BALANCE (30 + 31 +32)

104,571

ﬁﬁﬁﬁﬁ ' 1,121,088 |
180 32
840 5285
3.480 3,682
0
12,521
1,242,074 1,234,658
0 0
0 0
1.242,074 1234656 |
627,052 678,873
263,848 265,262

60,000

360,793
0

940,900 1,304,948

0 0

59,600 0

0 307

59,600 307
[ 1,000,500 | 1,305,255 |
[ 241,574 | (70,597)]

226,894

241,574
25

13.589

168.886




UNAUDITED

Douglass Village

PART Il - OPERATING AND MAINTENANCE EXPENSE SCHEDULE

. MAINTENANCE & REPAIRS PAYROLL . .......

. MAINTENANCE & REPAIRS SUPPLY .......

. MAINTENANCE & REPAIRS CONTRACT ........

. PAINTING AND DECORATING ...........

. SNOWREMOVAL .................

. ELEVATOR MAINTENANCE / CONTRACT .......

5 IGROUNDS:. scmmsmionsse sspsn cmsssm

.SERVICES ...................

. ANNUAL CAPITAL BUDGET (From Part V - Operating) ... ...
. OTHER OPERATING EXPENSES (ltemize). .......
SUB - TOTAL MAINT. & OPERATING (1 thru 10)

230NN N

12. ELECTRICITY If Master metered. .. ... ..........

13. WATER..... check DOX'ON: s i 5555 swmmisi
14. SEWER..... PO sscasinsams in vy w3y wniEsaie s RibTIe 4
15. FUEL (Qil/Coal/Gas) ...........

16. GARBAGE & TRASHREMOVAL . .........

17.. OTHERUTILITIES: . c;vcsmossvmesmsesssess

18. SUB-TOTAL UTILITIES (12 thru17).....

19. SITE MANAGER PAYROLL .............

20. MANAGEMENTFEE ..............

21. PROJECT AUDITING EXPENSE ..........

22. PROJECT BOOKKEEPING / ACCOUNTING .. ...
23. LEGALEXPENSES ..............

24; ADVERTISING : o6 v v s

25. TELEPHONE & ANSWERING SERVICE .. .. .. ..
26. OFFICESUPPLIES i «ous ssss suvie invs

27. OFFICE FURNITURE & EQUIPMENT .......

28. TRAININGEXPENSE .............

29. HEALTH INS. & OTHER EMP. BENEFITS . . . ..
30:; PAYROLETAXES:; siamvmsn v i

31. WORKMAN'S COMPENSATION ..........

32. OTHER ADMINISTRATIVE EXPENSES (ltemize). . . .
33. SUB-TOTAL ADMINISTRATIVE (19 thru 32)

e

34. REALESTATETAXES.............

35. SPECIAL ASSESSMENTS . ...........

36. OTHER TAXES, LICENSES & PERMITS . . . ...
37. PROPERTY & LIABILITY INSURANCE ......
38. FIDELITY COVERAGE INSURANCE . .. .....
39. OTHERINSURANCE . .............

40. SUB - TOTAL TAXES & INSURANCE (34 thru 39)

41. TOTAL O & M EXPENSES (11 + 18 + 33 + 40) ..

Form RD 3560-7 Page 2

CURRENT PROPOSED | COMMENTS
BUDGET ACTUAL BUDGET or (YTD)
39,396 42,913
27,790 14,469
21,010 138,057
15,720 8.412
38,184 31,981
27,720
169,820 235,832 0
15,672 14,704
49,765 57,029
51,248 57,356
4,860 3,385
13,200 13,185
134,745 145,659 0
78,934 73,974
48,576 45,153
8,000 8,200
0 0
5,800 2,782
1,340 575
8,076 7,546
2,400 11,815
0 0
6,500 0
25,272 12,405
9,052 10,930
5,821 4,247
10,769 7,774
210,540 185,401 0
78,941 80,443
0 0
2,500 1,441
27,756 30,097
0 0
2,750 0
111,947 111,981 0
627,052 678,873 0




UNAUDITED

Douglass Village
PART Il - ACCOUNT BUDGETING / STATUS
CURRENT PROPOSED COMMENTS
BUDGET ACTUAL BUDGET or (YTD)
RESERVE ACCOUNT:
1. BEGINNING BALANCE . . ... 2,246,394

2. TRANSFER TO RESERVE

60,060 365,141
TRANSFER FROM RESERVE: . .. ., ... .......... S T A

3. OPERATING DEFICIT . ivan st SRR e TR SRR

4. BUILDING REPAIR & IMPROVEMENTS . ... .. S S 0

5 EQUIPMENT REPAIR & REPLACEMENT T

6. OTHER NON - OPERATING EXPENSES . .- INSURANCE .. . .. s 0

7. TOTAL (3thru6),........... s SR 0 0 0
8. ENDING BALANGE [(1+2) - Tl s v s wiv s sticsions s i wvin a5 - 60,060 2,611,535 0

GENERAL OPERATING ACCOUNT: *
BEGINNING BALANGE . /viiicis i vsaiievirsainniis TR RIS O L 225,894
ENDING BALANCE ........... X ; 4 RS 168,886

REAL ESTATE TAX AND INSURANCE ESCROW ACCOUNT: *
BEGINNING BALANCE . . . i AN NG TR 13,857
ENDING BALANCE. v -mmummama v sasins SR AT SRR, 9,509

TENANT SECURITY DEPOSIT ACCOUNT: *
BEGINNING BALANCE . . .. .. G . : R e 16,248
ENDING BALANCE ... ... ... s e S SR 18,769

{*Complete upon submission of actual expenses.)

NUMBER OF APPLICANTS ON THE WAITING LIST RESERVE ACCOUNT REQUIRED BALANCE... ................
NUMBER OF APPLICANTS NEEDING RA............ AMOUNT AHEAD f BEHIND .2 cus pyssesssses aumnassnsonsesonsss aipansss

27
Form RD 3560-7 Page 3



Douglass Village

UNAUDITED

PART IV - RENT SCHEDULE AND UTILITY ALLOWANCE

A. CURRENT APPROVED RENTS/UTILITY ALLOWANCE:

POTENTIAL INCOME FROM

UNIT DESCRIPTION RENTAL RATES EACH RATE
UNIT NOTE NOTE UTILITY
BR SIZE TYPE NUMBER BASIC RATE HUD BASIC RATE HUD ALLOWANCE
2 N 29 0 0 1.062 0 0 30,798 126
3 N 29 0 0 1,192 0 0 34,568 129
4 30 0 4] 1.236 0 0 37.080 148
0 0 1] 0
0 0 0 0
0 0 0 0
0 0 0
0 0 0
88 CURRENT RENT TOTALS: 0 0 102,446
BASIC NOTE HUD
B. PROPOSED RENTS - Effective Date:  January 1, 2016
POTENTIAL INCOME FROM
UNIT DESCRIPTION RENTAL RATES EACH RATE
UNIT NOTE NOTE
BR SIZE TYPE NUMBER BASIC RATE HUD BASIC RATE HUD
2 29 1082 0 0 376,536
3 29 1215 0 0 422,820
4 30 1259 0 0 453,240
0 0 0
0 0 0
0 0 0
0 0 0
0 0 0
88 CURRENT RENT TOTALS: 0 0 1,252,596
BASIC NOTE HUD
Dollar per unit increase: 0
C. PROPOSED UTILITY ALLOWANCE - Effective Date:
MONTHLY DOLLAR ALLOWANCES
BR SIZE UNIT TYPE NUMBER _ ELECTRIC GAS WATER SEWER TRASH OTHER TOTAL
2 29 $83 $43 $126
3 29 $87 $42 $129
4 30 $99 $49 $148
$0
30
30

Form RD 3560-7

Page 4
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UNAUDITED
PART V - ANNUAL CAPITAL BUDGET

Douglaass Village

Proposed Proposed Proposed
Number of from Actual from from Actual from | Actual Total | Total Actual
Units/ltems | Reserve Reserve Operating Operating Cost Units/ltems

Appliances:

Range 2,600

5
Refrigerator [} 3,900

Range Hood

Washers & Dryers

Other:

Carpet and Vinyl:

1Br.

2Br. 5 6,000

3Br.

4 Br.

Other:

Cabinets:

Kitchen 4 6,000

Bathrooms

Other:

Doors:

Exterior 2 800

Interior

Other:

Window Coverings:

Detail [ | | | I ] |

Other: [ | | | | | |

Heating and Air Conditioning:

Heating 2 1,600

Air conditioning

Other:

Plumbing:

Water Heater 5 3,500

Bath Sinks

Kitchen Sinks

Faucets

Toilets

Other: Tub Replacemnet

Major Electrical

Detail

T

Other:

Structures:

Windows

Screens 1 600

Walls

Roofing

Siding

Exterior Painting

Other:

Paving:

Asphalt

Concrete

Seal and Stripe

Other:

Landscape and grounds:

Landscaping 1 4,500

Lawn Equipment

Fencing

Recreation area

Signs

Other:

Accessibility features:

List: Laundry opening [ | | | | | |

Other: [ | | L | | |

Automation equipment

Site management

Common area

Other:

Other:

List: Replacement/Supplies 30,100

List: ADA Unit Update -

List: Bath Upgrades, Pipe Rprs, Handrail Repl -

TOTAL CAPITAL EXPENSES: [ 3] 59,600 ] 0] 0] 0] 0] 0]

From RD 3560-7 Page 5
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UNAUDITED
Douglaass Village

PART VI - SIGNATURES, DATES AND COMMENTS

varding: Section 1001 of Title 18, United States Code provides: "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 any false, fictitious or fraudulent statements or representations, or makes or uses any false writing or document
knowing the same to contain any false, fictitious or fraudulent statement or entry, shali be fined under this title or imprisoned
not more than five years, or both.

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

March 30, 2017 M

(DATE) (Signature of Borrower or Borrower's Representative)
CFO/EVP
(Title)
AGENCY APPROVAL (Rural Development Approval Official): DATE:
COMMENTS:
Form RD 3560-7 Page 6
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DOUGLASS VILLAGE LIMITED PARTNERSHIP
(A GEORGIA LIMITED PARTNERSHIP)

SUPPORTING DOCUMENTATION TO FORMS RD 3560-10 AND 3560-7
FOR THE YEARS ENDED DECEMBER 31, 2016

2016 2015
OPERATING AND MAINTENANCE
Payroll $ 42913 $ 40,311
Supplies 14,469 16,677
Security 23,064 25,268
Contracts 114,993 113,296
Painting : 8,412 17,573
Grounds 31,981 34,546
Total $ 235,832 $ 247,671
UTILITIES
Electricity $ 14,704 $ 13,020
Water 57,029 57,868
Sewer 57,356 57,932
Gas 3,385 3,815
Garbage and trash removal 13.185 12,799
Total $ 145,659 $ 145,434
ADMINISTRATIVE
Site management payroll $ 73,974 $ 73,413
Management fees 45,153 44,073
Accounting and auditing 8,200 7,708
Legal 2,782 4,188
Advertising 575 1,231
Telephone and answering service 7,546 6,246
Office supplies 11,815 9,649
Health insurance 12,405 16,149
Payroll taxes 10,930 10,877
Workers' compensation 4,247 5,212
Other administrative expenses 7.774 4,578
Total $ 185,401 $ 183,324
TAXES AND INSURANCE
Property taxes $ 80,443 $ 72,535
Property insurance 30,097 27,090
Miscellaneous taxes 1,441 1,240

Total § 111,981 $ 100,865
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DOUGLASS VILLAGE LIMITED PARTNERSHIP

(A GEORGIA LIMITED PARTNERSHIP)

SUPPORTING DOCUMENTATION TO FORMS RD 3560-10 AND 3560-7

FOR THE YEARS ENDED DECEMBER 31,

Accounts receivable (3560-10, Line 7)
Accounts receivable - rental subsidy
Accounts receivable - tenants

Accounts payable (3560-10, Line 22)
Accounts payable and accrued expenses
Prepaid rents

Miscellaneous (3560-7, Part I Line 27)
Bad debts

Accrual to cash adjustments (3560-7, Part I, Line 32)

Assets
Accounts receivable - tenants, RD, prepaid
Security deposits

Liabilities
Accounts payable and accrued expenses
Accrued mortgage interest
Prepaid rents

Other Administrative Expenses (3560-7 Part II, Line 32)
Bank service charges
Other renting expenses
Training
Travel
Printing
Miscellaneous

32

2016

2015

$

6,721
3,561

6,101
1,466

10,282

7,567

53,201
6,551

46,029
12,634

$

59,752

58,663

307

6,092

L

307

B

6,092

(6,083)

$§ 13,589

$

(756)
1,130

717
12,126

682
1,257
1,904
3,102

803

26

7,774
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Section 2.05. - Uses permitted in each zoning district.

2.05.01. Permitted uses. Principal uses that are permitted by right and permitted only by special use
approval in each zoning district are shown on the following table 2-1. Accessory uses that are allowed in
conjunction with a principal use are shown on table 2-2.

2.05.02. Restrictions on particular uses. Requirements that apply to specific uses are listed in the
"restrictions on particular uses" article of this zoning ordinance. For convenience, those uses are cross-
referenced on the following table.

2.05.03. Restrictions imposed by overlay districts. The uses otherwise permitted by the applicable
zoning district on a specific property or portion of a property are restricted if the land lies within an overlay
district. See provisions for the FH flood hazard overlay district and the environmental overlay districts in
the "restrictions on particular uses" article of this zoning ordinance.

2.05.04. Uses permitted in a design concept development. In a DCD design concept development
district, uses that are permitted are specified as part of the zoning approval for each development. (Refer
also to the special provisions for DCDs in the "restrictions on particular uses" article of this zoning
ordinance.)

2.05.05. Prohibited uses. Any use not shown on the following tables as permitted in a zoning district
is specifically prohibited. In addition, uses that are specifically prohibited in all zoning districts are listed in
the "restrictions on particular uses" article of this zoning ordinance.

Table 2-1. Permitted principal uses by zoning district.

The following uses are allowed by right or by special use approval in the zoning districts noted. See
also the "restrictions on particular uses" article of this zoning ordinance for restrictions that may apply to
specific uses in general or in specific zoning districts, as well as restrictions imposed by the FH or
environmental overlay districts.

Uses Permitted in District by Right o

Uses Allowed by Approval as a Special Use .
Uses Not Permitted

R- Also
SIc principal Uses |~ R R 6. R0 1encBp (cscice (9L IH | see
Code 2 46 31 D _
T Sec.:
Residential and Lodging
Uses
Single-Family Detached
Dwelling, Site Built S1HE . 3.02
Single-Family Detached 3;22
Dwelling, Class A e .
3.39
Single-Family Detached 339
Dwelling, Class B '
Duplex (2-Family) - 3.02

Dwelling



Triplex Dwelling oo

Quadraplex Dwelling o o

Townhouse Dwelling m m

Apartment Dwelling O | O

Mixed-Use Dwelling . 341

Membership Dwelling

704 (Fraternity, etc.)

L]
L]

836 | Retirement Community
Family Personal Care

836 Home (2 to 6) ) ) 3.45
Group Personal Care
836 Home (7 to 12) 345
Congregate Personal .
836 Care Home (13 or more) 3.45
8052—
8059 Convalescent Home o .
8051 Nursing Home o .
701 Bed and Breakfast Inn | ¢ | ¢ | o . mi 3.33
Hotel or Motel (except
701 Bed & Breakfast Inn) . 3.38
702 Rooming and Boarding .
House
Offices
Accounting, Auditing or
872 Bookkeeping Office o S
731 Advertising Agency i i oo
Brokerage for Securities
62 S o O o o
or Commodities
824 Business or VVocational 5 5 .
School
861 Business, Professional or
863 Trade Membership o o o o | o
Organization Office
484 Cable Television olalalg

Operation
7336 Commercial Art or o | O O o | oo



61

732

736

871

809

808

64

63

67

6552

0781

81

874

801—
804

829

865

651—
654

7338

Graphic Design Service

Credit Agency or Loan
Establishment

Credit Reporting or
Collection Agency

Employment or
Personnel Agency

Engineering,
Architectural or
Surveying Services

General Business Office
Health Services Facility

Home Health Care
Company

Insurance Agent, Broker
& Service

Insurance Company or
Carrier

Investment Company or
Trust

Land Developer's Office

Landscape Architecture
and Counseling

Legal Services Office

Management and Public
Relations Service

Medical or Dental
Offices or Clinics (not
veterinary)

Personal Enrichment
School or Tutoring

Political Organization
Office

Real Estate Office

Secretarial or Court
Reporting Service



Temporary Sales Office
for a Subdivision

Theatrical Production

792 Agencies

Travel Agency, Tour
472 Operator or Airline
Ticket Office

Commercial Sales &
Services

Adult Entertainment
Apparel and Accessory

56 Stores
Amusement or
7999 Recreational

Attraction—Indoor
(except Fortune Teller)

Amusement or
Recreational
7999 Attraction—Outdoor
(except Special Outdoor

Events)
7996 Amusement Park
7993 Amusement Parlor
Automobile Parking Lot,
752 )
Commercial
554 Automobll_e Service
Station
Automotive Parts and
553
Supply Store
551 Automotive Sales and
Service: New & Used
552
Cars
Automotive Sales and
551 Service: Trucks &
Heavy Equip.
751 Automotive Rental
Agency Cars
751 Automotive Rental

Agency Trucks or

o004

3.49

3.31



753

7549

5941
546

60

724

723

555
5942
793

734

738

5946

7217

7542
5812

596

6553

737

554
7997
791

Trailers
Automotive Repair Shop

Automotive Tune-Up
Service

Bait and Tackle Shop
Bakery, Retail

Bank, Savings and Loan
or Credit Union

Barber Shop

Beauty Shop,
Hairdresser

Boat Dealers
Book Store
Bowling Center

Building Maintenance or
Pest Control Service

Business Service
Establishment,
Miscellaneous

Camera and
Photographic Supply
Stores

Carpet & Upholstery
Cleaners

Carwash
Catering Service

Catalog Sales or Direct
Selling Office

Cemetery, Commercial
or Animal

Computer Programming,
Repair or Data
Processing Service

Convenience Gas Station
Country Clubs
Dance Studios or

ol|o|3.32



835

835

7331

8069

591

7212

762

5713

7999

735

726

53

5947

7992

54

835

525

7991

5945

Schools

Day Care Center (13 or
more)

Day Care Home, Group
(7to 12)

Direct Mail Advertising
Service

Drug Addiction
Rehabilitation Center

Drug Store

Dry Cleaning & Laundry
Pick-up (excludes
plants)

Electronic Equipment
Repair Shops (except
Computers)

Floor Covering Stores

Fortune Teller,
Astrologer

Furniture or Equipment
Rental Establishment

Funeral Home and
Crematories

General Merchandise
Store

Gift, Novelty and
Souvenir Shops

Golf Course,
Commercial

Grocery or Specialty
Food Store, except
Bakery

Group Day Care Home
Hardware Store

Health Club or Fitness
Center

Hobby, Toy and Game

3.35



571

806

572

5944

0752

7215

0782

7213
592

598

5948

521

527

807

782

781

7832

559

557

Shops

Home Furniture or
Furnishings Store,
except Floor Coverings

Hospital, except Drug
Addiction Rehabilitation

Household Appliance
Store

Jewelry Store

Kennel Pet Grooming or
Training

Laundry & Dry
Cleaning, Coin-Operated

Lawn and Garden
Services

Linen Supply
Liquor Store

LP Gas or Fuel Oil
Dealer

Luggage and Leather
Goods Stores

Lumber and Other
Building Materials
Dealers

Manufactured Home
Sales Lot

Medical or Dental
Laboratory

Motion Picture or Video
Tape Distributor

Motion Picture or Video
Tape Production

Motion Picture Theater
(except Drive-in)

Motor Vehicle Dealers,
Miscellaneous

Motorcycle Sales and



523

593

7922

7922

729

729

729

7334

722

7335

526

7948

483

573

556

7699

873

5812

Service

Paint, Glass or
Wallpaper Store

Pawnshop

Performing Arts Theater
(privately owned)

Performing Arts Theater
(publicly owned)

Personal Services—
Massage Only

Personal Services—
Tattoo studios and body
piercing Only

Personal Services—

Other .

Photocopying and 5
Duplicating Services

Photographic Studio, 5

Portrait

Photography Service,
Commercial

Plant Nursery, Lawn and
Garden Supplies

Racetrack

Radio or TV Broadcast
Station-Studio

Radio, Television,
Consumer Electronics &
Music Store

Recreational Vehicle
Dealer

Repair Shops,
Miscellaneous

Research &
Development or Testing .
Service

Restaurant, Custom
Service (not fast food)



Restaurant, Fast Food,

5812 o O O O oo
Drive-in
599 R(_etall Stores, o q a1 g
Miscellaneous
764 Reupholstery or o 5l g

Furniture Repair Shop

Sewing, Needlework and

5949 Fabric Stores

Scenic and Sightseeing

4789 Transportation . .
725 Shoe Repair Shop ol o| o o oo
Sporting Goods Store or
5941 Bicycle Shop, except o | o o | o
bait shops
7997 Sports and Recreation . .
Clubs (Members Only)
Sports Facility,
7941 Commercial (except mi i
Racetracks)
5943 Stationery Store e O O o oo
7919 Tailors & Other Garment - -
Services
481 Telecommunications 2 lalalala
Switching Station
482 Telegraph Office O O
Transmission Tower-
— Radio, TV & e e e e e O0|lDO . o |olo|olo)l 350
Telecommunications
Used Merchandise
593 | (except Pawnshop), Flea O O oo
Market
074 Veterinarian i i 351
784 | Video Tape Rental Store o O o | o
763 Watch, Clock or Jewelry - 1 | g

Repair Shop

Wholesale Trade—
50-51 | Administrative or Sales ool O
Office Only



Wholesale Trade—Sales
Operation including
50-51 | Storage and Transfer,
except Junk and Salvage
Yards

Industrial,
Transportation, Storage
& Utilities

Air or Ground Courier

Drop-Off Station ol I
Air Charter and Other
452 Air Services,
Nonscheduled
Airline or Air Courier
451 Company—Storage,
Transfer or Maintenance
Facility
458 Airport
7694 Armature Rewinding
Shops
899 | Artist's Studio (no sales) . O
4884 | Automobile Storage Lots
413 Bus Terminal .
Construction
15, 16, |Contractor—Office Only I R
17 (No machinery,
equipment or storage)
Construction
15, 16, Contractor—with
17 Machinery, Equipment
or Storage
7216 Dry Cleaning Plant
491— | Electric or Gas Utility 5 5
493 Office
491— | Electricor Gas Utility | .| ... .
493 Substations

Freight Agency or

473 Shipping Coordinator

7218 Industrial Launderers



5093

7211

14

423

478

o171

7211
458

474

40

4953

4783

4952
412

421

491

4953
7692

422

Junk and Salvage Yards

Laundry, Family &
Commercial Power Plant

Mining & Quarrying

Motor Freight Truck
Terminal

Outdoor Storage Yard,
Equipment

Packing, Crating &
Other Incidental
Transportation Services

Petroleum Bulk Stations
& Terminals

Power Laundry
Private Use Heliport

Railroad Car Rental &
Services

Railroad Yards and
Switching Stations

Refuse or Garbage
Disposal, Recycling,
Composting & Landfills

Services Incidental to
Transportation, Misc.

Sewage Treatment Plant
Taxicab Terminal

Trucking and Courier
Services (except Air
Courier or Refuse &
Garbage Collection)

Utility Company
Substation

Waste Facility
Welding Repair Shop

Warehousing or Indoor
Storage Facility
(including Mini-

3.47

3.46

3.62



494

23

205
208

203

28

357

202

36

34

207

209

25
204

35

39

31

Warehouses)
Water Supply Plant

Industrial—
Manufacturing

Apparel and Other
Fabric Products

Bakery, Industrial
Beverages

Canned/Frozen &
Preserved Fruit, Veg. &
Food Specialties

Chemicals and Allied
Products

Computer and Office
Equipment

Dairy Products

Electronic Equipment
and Components (except
Computer Equipment)

Fabricated Metal
Products (except
Machinery and
Transportation
Equipment)

Fats & Oils

Food Products,
Miscellaneous

Furniture and Fixtures
Grain Mill Products

Industrial and
Commercial Machinery,
except Computer and
Office Equipment

Jewelry, Musical
Instruments, Toys &
Miscellaneous Products

Leather Products (not

3.62

3.62



311

241
201

243

26

2676

29

291

292

38
33
27

30

2492

242

32

206

22
21

2844

37

including Tanning &
Finishing)
Leather Tanning and
Finishing
Logging
Meat Products

Millwork, Plywood,
Cabinetry

Paper and Allied
Products (except sanitary
paper products)

Sanitary Paper Products

Petroleum Related
Industries (except
Refining)

Petroleum Refining

Asphalt Paving &
Rooting Materials

Precision Instruments
Primary Metal Industries
Printing and Publishing

Rubber and Plastics
Products

Reconstituted Wood
Products

Sawmills and Planning
Mills

Stone, Clay, Glass and
Concrete Products

Sugar & Confection
Products

Textile Mill Products
Tobacco Products

Toilet Preparation
Manufacturing

Transportation

3.62

3.62



Equipment

245 Wood Buildings &
Manufactured Homes
244 Wood Containers
2491 Wood Preserving

Wood Products,

2499 Miscellaneous
Semi-Public Uses
842 Botanical or Zoological .
Gardens, Nonprofit
Church or Place of
866 Worship I e e
Civic, Social or Fraternal
864 L o« o | .
Association
Community Recreation
.- O L4
Facility
Job Training &
833 Vocational .
Rehabilitation Services
823 Library m
841 Museum or Art _Gallery, a
Non-profit
822 | School, College (Private) . O
School (Charter— . q

Private)

School, Kindergarten,
821 Elementary and I O
Secondary (Private)

Social Services,

832 1 Individual & Family .

833 Social Services, Other i

824 Vocational Sc_hools, a
Non-profit

781 Motion picture or video

tape production

3.56



Table 2-2. Permitted Accessory Uses by Zoning District.

The following are allowed as an accessory use that is normally incidental to an existing principal use
on a property in the zoning districts noted. See also the "restrictions on particular uses" article of this
zoning ordinance for restrictions that may apply to specific uses in general or in specific zoning districts,
as well as restrictions imposed by the FH or environmental overlay districts.

Uses Permitted in District by Right o

Uses Allowed by Approval as a Special Use .
Uses Not Permitted

R-
SIC R- R- |R- R- O- O- Also See
Code Accessory Uses 546 (_Sr 30 CN |CBD CSC CG D IL IH Sec.-
Bank, Savings &
Loan, Credit Union e 5"
Church or Place of | | | . . . . N
Worship - .
Customary
AccessoryUsesto 'O o | O olo o O o |o|olojo| 334
Principal Use
Customary
Accessory Usestoa | |« |« . . . . . 3.34.04
Church
835 Day Care Center (13 I 3.34.05
or more)
Family Day Care
835 Home (1 to 6) 3.34.05
Group Day Care . I
835 Home (7 to 12) 3.34.05
Guest House o . . 3.36
Home Office O o o mi 3.37.01
Residential Business o . 3.37.02
Personal Services—
° O O O

Massage

Manufacturing or
Fabrication Uses— O oo 3.40
Accessory



Night Watchman

Residence 1t 3.42
Outdoor Display a1 g o0 5 343
Area
Outdoor Storage . 0o 344
Area
Restaurant O| o O O O|o oo
Private Recreation
Facility, including |«  « | O . .
pools
Private Use
458 Heliport—Accessory oo 346
Yard Sale oo O 3.52
Hunting ° 3 3 3 ° ° ° ° ° ° ° ° 360

Motion picture or

78l video tape production

2.05.06. Special uses and temporary uses. Principal uses that are permitted as special uses may be
granted by the city council as temporary uses and limited in duration to 12 months, after which time any
temporary use permit shall expire unless sooner renewed by the city council. Requests for temporary use
permits shall be processed and heard in the same manner as requests for special use permits.

(Ord. No. 0-00-106, § 2, 12-4-00; Ord. No. O-01-5, §§ 46, 1-16-01; Ord. No. 0-02-33, § 1, 9-
5-02; Ord. No. 0-02-54, § 1, 12-16-02; Ord. No. 0-03-17, §§ 5, 6, 5-19-03; Ord. No. 0-03-20, §
1, 6-16-03; Ord. No. 0-04-48, § 6, 11-1-04; Ord. No. 0-06-14, § 1, 5-15-06; Ord. No. 0-07-05,
§ 1, 1-16-07; Ord. No. 0-07-22, § 1, 3-19-07; Ord. No. 0-07-37, § 1, 6-18-07; Ord. No. O-08-
041, § 1, 7-21-08; Ord. No. 0-08-051, 88 1, 2, 9-15-08; Ord. No. 0-09-003, § 1(Exh. A), 2-16-
09; Ord. No. 0-09-019, § 1, 4-20-09; Ord. No. 0-09-048, § 1(Exh. A), 9-21-09; Ord. No. O-
2010-15, § 1(Exh. A.), 4-19-10; Ord. No. O-2013-4, § 2, 1-22-13; Ord. No. O-2013-55, §§ 1, 2,
12-31-13)
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You are currently logged in as: (Amy Earnheart} on 21-Sep-2016
6549 Brown Street, Douglasville, GA
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STATE OF GEORGIA
REAL ESTATE APPRAISERS BOARD

SAMUEL TODD GILL
258907

IS AUTHORIZED TO TRANSACT BUSINESS IN GEORGIA AS A
CERTIFIED GENERAL REAL PROPERTY APPRAISER

THE PRIVILEGE AND RESPONSIBILITIES OF THIS AFPRAISER CLASSIFICATION SHALL CONTINUE IM EFFECT AS LONG
AS THE APPRAISER PAYS REQUIRED APPRAISER FEES AND COMPLIES WITH ALL OTHER REQUIREMENTS OF THE
QOFFICIAL CODE OF GEORGIA ANMOTATED, CHAPTER 43-38-A. THE APPRAISER 15 SOLELY RESPONSIBLE FOR THE [5]

PAYMENT OF ALL FEES OM A TIMELY BASIS. E
D. SCOTT MURPHY JEANMARIE HOUMES 5
Chairparsen KEITH STOME |
JEFF A LAWSON ]
Wice Chairperson [55]

OEEEEEEEEEEEEEEEEEEEEEE
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SAMUEL TODD BILL ORIBINALLY LICENIED
nzmarzo0a
] 2Ea80T
Siatuc ACTIVE END OF RENEWAL
0830121013

CERTIFIED GEMERAL REAL PROPERTY
AFPRAIZER

THIS LICENSE EXFIRES IF YOU FALL TO FAY
RENEWNAL FEE2 OR IF YOU FALL TC COMPLETE ANY
REQUIRED EDUCATION IN A TIMELY MANNER.

State of Geongla

FReal Estaie Commission

Suite 1000 - Internabonal Tower
ZZ5 Feachires 3ireei, N.E.
Aganta, GA 30303-1605

LYMM DEMPSEY
Feal Estate Commissioner

45555603
SAMUEL TODD GILL ORIGINALLY LICEWIED
n2marze0
' 2E8807
Btatus ACTIVE END OF RENEWAL

oaraaczaa

CERTIFIED GEMERAL REAL FROPERTY
AFPRAIZER

THIZ LICENSE EXFIRES IF YOU FALL TO PAY
RENEWNAL FEE2 OR IF YOU FALL TC COMPLETE ANY
REQUIRED EDUCATION IN A TIMELY MANMNER.

State of Geongla

Real Estaie Commission

Suite 1000 - Internabonal Tower
ZZ5 Feachires 3ireet, N.E.
Afanta, GA 30303-1605

LYHN DEMPSEY
Feal Estate Commissioner

45555503
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Samuel T. Gill
512 North One Mile Road
P.O. Box 784
Dexter, Missouri 63841
573-624-6614 (phone)
573-624-2942 (fax)
todd.gill@gillgroup.com

OVERVIEW

ACCREDITATIONS

Extensive multifamily experience over the past 25 years specializing
in work for the Department of Housing and Urban Development
(HUD), United States Department of Agriculture/Rural
Development (USDA /RD) as well as lenders and developers through
the Low-Income Housing Tax Credit (LIHTC) program including but
not limited to, Section 8, Section 202, Section 236, Section 515 and
Section 538 Programs. Additionally, extensive experience since
inception of the Multifamily Accelerated Processing (MAP) Program
of Sections 202/223(f), 232/223(f), 221(d)3, 221(d)4 and 223(f). Also,
mare than 20 years of experience with nursing homes, hotels and
complicated commercial appraisal assignments.

State Certified General Real Estate Appraiser
Alabama State License Number: GO0548
Arizona State License Number: 31453

Colorado State License Number: CG40024048
Connecticut State License Number: RCG.0001276
District of Columbia License Number: GA11630
Georgia State License Number: 258907

Hawaii State License Number: CGA1096

[daho State License Number: CGA-3101

[llinois State License Number: 153.0001384
Indiana State License Number: CG40200270
[owa State License Number: CG02426

Kansas State License Number: G-1783
Louisiana State License Number: G1126

Maine State License Number: CG3635
Maryland State License Number: 32017
Michigan State License Number: 1201068069
Minnesota State License Number: 40186198
I\/Ijssissipgi State License Number: GA-624
Missoun State License Number: RA002563
Montana State License Number: REA-RAG-LIC-8530
Nebraska State License Number: CG2000046R
New York State License Number: 46000039864
North Carolina State License Number: A5519
North Dakota State License Number: CG-2601
Ohio State License Number: 448306

Oklahoma State License Number: 12524CGA
Oregon State License Number: C000793
Pennsylvania State License Number: GAO01813R
South Carolina State License Number: 3976
Tennessee State License Number: 00003478
Texas State License Number: 1329698-G

Utah State License Number: 5510040-CG00
Virginia State License Number: 4001 015446
Washington State License Number: 1101018
West Virginia State License Number: CG358
Wisconsin State License Number: 1078-10
Wyoming State License Number: 479

Also received temporary licenses in the following states: Arkansas,
California, Delaware, Florida, Kentucky, Massachusetts, Nevada,
New Hamﬁfhire, New ]Srse%, New I\/fe/:xjco, Puerto Rico, Rhode
Island, South Dakota, the U.S. Virgin Islands and Vermont.



EXPERIENCE
(1991 TO PRESENT)

DEVELOPMENT/OWNERSHIP/
MANAGEMENT EXPERIENCE
{2006 TO PRESENT)

EDUCATION

Primary provider of HUD Mark-to-Market Full Appraisals for
mortgage restructuring and Mark-to-Market Lites for rent
restructuring and has worked with HUD in this capacity since
inception. Completed approximately 350 appraisals assignments
under this program.

Provider of HUD MAP and TAP appraisals and market studies for
multiple lenders since its inception. Completed approximately 350
appraisal assignments under this program.

Contract MAP quality control reviewer and field inspector for
CohnReznick and HUD. Have campleted approximately 350 reviews
under this program. Have completed approximately 100 field
inspections under this program.

Currently approved state reviewer for HUD Rent Comparability
Studies for Section 8 Renewals in Alabama, California, Connecticut,
Florida, Hawaii, Illinois, Indiana, [owa, Kansas, Louisiana,
Minnesota, Nebraska, New Mexico, North Caralina, Oregon, Utah,
Virgin [slands, Virginia, Washington, West Virginia and Wisconsin.
Completed approximately 500 reviews under this program.

Provider of HUD Rent Comparability Studies for contract renewal
purposes nationwide. Completed approximately 400 rent
comparability studies.

Provider of tax credit financing analysis and value of financing
analysis. Completed approximately 300 appraisal assignments and
market studies under this program.

Provider of multifamily appraisals under the RD 515 and 538
programs. Completed approximately 200 appraisal assignments
under these programs.

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

For the past 10 years, he has owned three separate companies that
develop, own and manage commercial, multifamily, residential,
agricultural and vacant land properties.

In his portfolio are over 100,000 square feet of commercial space, over
1,000 units of multifamily, 200 acres of farmland, and 10 parcels of
developable commercial and multifamily lots, all in the Midwest.

Bachelor of Arts Degree
Southeast Missouri State University
Associate of Arts Degree

Three Rivers Community College



HUD/FHA Appraiser Training

Arkansas State Office

Multifamily Accelerated Processing Valuation {(MAP)
U.S. Department of Housing and Urban Development

20d  Annual Multifamily Accelerated Processing Basic and
Advanced Valuation {(MAP)

U.S. Department of Housing and Urban Development
FHA Appraising Today
McKissock, Inc.

Texas USDA Rural Development Multifamily Housing Appraiser
Training
Texas Rural Development

Kentucky USDA Rural Development Multifamily Housing
Appraiser Training

Kentucky Rural Development

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

McKissock, Inc.

Introduction to Income Property Appraising
National Association of Independent Fee Appraisers
Concepts, Terminology & Techniques
National Association of Independent Fee Appraisers
Uniform Standards of Professional Appraisal Practice
Central Missouri State University

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

Appraiser Liability

McKissock, Inc.

Appraisal Trends

McKissock, Inc.

Sales Comparison Approach

Hondros College

Even Odder: More Oddball Appraisals
McKissock, Inc.

Mortgage Fraud: A Dangerous Business
Hondros College

Private Appraisal Assignments

McKissock, Inc.

Construction Details & Trends

McKissock, Inc.

Condemnation Appraising: Principles & Applications
Appraisal Institute

Michigan Law

McKissock, Inc.

Pennsylvania State Mandated Law

McKissock, Inc.



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

Southeast Missouri State University

Lead Inspector Training

The University of Kansas

Lead Inspector Refresher

Safety Support Services, Incorporated

Home Inspections: Common Defects in Homes
National Association of Independent Fee Appraisers
Heating and Air Conditioning Review

National Association of Independent Fee Appraisers
Professional Standards of Practice

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

The Appraiser as Expert Witness

McKissock, Inc.

Current Issues in Appraising

McKissock, Inc.

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

Residential Report Writing

McKissock, Ine.

The Dirty Dozen

McKissock, Inc.

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

Introduction to Legal Descriptions

McKissock, Ine.

Introduction to the Uniform Appraisal Dataset
McKissock, Inc.

Mold Pollution and the Appraiser

McKissock, Inc.

Appraising Apartments: The Basics

McKissock, Inc.

Foundations in Sustainability: Greening the Real Estate and
Appraisal Industries

McKissock, Inc.

Mortgage Fraud

McKissock, Inc.

The Nuts and Bolts of Green Building for Appraisers
McKissock, Inc.

The Cost Approach

McKissock, Inc.



Pennsylvania State Mandated Law for Appraisers
McKissock, Inc.

Michigan Appraisal Law

McKissock, Inc.

Modern Green Building Concepts

McKissock, Inc.

Residential Appraisal Review

McKissock, Inc.

Residential Report Writing: More Than Forms
McKissock, Inc.

2-4 Family Finesse

McKissock, Inc.

Appraisal Applications of Regression Analysis
McKissock, Ine.

Appraisal of Self-Storage Facilities

MeKissock, Inc.

Supervisor-Trainee Course for Missouri
McKissock, Inc.

The Thermal Shell

McKissock, Inc.

Even Odder - More Oddball Appraisals
McKissock, Inc.

Online Data Verification Methods

Appraisal Institute

Online Comparative Analysis

Appraisal Institute

Advanced Hotel Appraising - Full Service Hotels
McKissock, Inc.

Appraisal of Fast Food Facilities

McKissock, Inc.

Appraisal Review for Commercial Appraisers
McKissock, Inc.

Exploring Appraiser Liability

McKissock, Inc.



