2024 Federal Low Income Housing
Tax Credit Program

Application For Reservation

Deadline for Submission

9% Competitive Credits
Applications Must Be Received At Virginia Housing No Later Than 12:00
PM Richmond, VA Time On March 14, 2024

Tax Exempt Bonds
Applications must be received at Virginia Housing
No Later Than 12:00 PM Richmond, VA Time for one of the two available
4% credit rounds- January 25, 2024 or July 18, 2024.

Virginia Housing
601 South Belvidere Street
Richmond, Virginia 23220-6500
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INSTRUCTIONS FOR THE
VIRGINIA 2024 LIHTC APPLICATION FOR RESERVATION

This application was prepared using Excel, Microsoft Office 2016. Please note that using the active Excel workbook does not eliminate the need to submit
the required PDF of the signed hardcopy of the application and related documentation. A more detailed explanation of application submission
requirements is provided below and in the Application Manual.

An electronic copy of your completed application is a mandatory submission item.

Applications For 9% Competitive Credits

Applicants should submit an electronic copy of the application package prior to the application deadline, which is 12:00 PM Richmond Virginia time on
March 14, 2024. Failure to submit an electronic copy of the application by the deadline will cause the application to be disqualified.

Please Note:
Applicants should submit all application materials in electronic format only via your specific Procorem workcenter.
There should be distinct files which should include the following:
1. Application For Reservation — the active Microsoft Excel workbook
2. A PDF file which includes the following:
- Application For Reservation — Signed version of hardcopy
- All application attachments (i.e. tab documents, excluding market study and plans & specs)
. Market Study — PDF or Microsoft Word format
. Plans - PDF or other readable electronic format
. Specifications - PDF or other readable electronic format (may be combined into the same file as the plans if necessary)

. Unit-By-Unit work write up (rehab only) - PDF or other readable electronic format

O I )

. Developer Experience Documentation (PDF)

IMPORTANT:

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

Disclaimer:
Virginia Housing assumes no responsibility for any problems incurred in using this spreadsheet or for the accuracy of calculations. Check
your application for correctness and completeness before submitting the application to Virginia Housing.

Entering Data:
Enter numbers or text as appropriate in the blank spaces highlighted in yellow. Cells have been formatted as appropriate for the data expected. All other
cells are protected and will not allow changes.

Please Note:

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

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

» The spreadsheet contains multiple error checks to assist in identifying potential mistakes in the application. These may appear as data is entered but are
dependent on values entered later in the application. Do not be concerned with these messages until all data within the application has been entered.

» Also note that some cells contain error messages such as “#DIV/0!” as you begin. These warnings will disappear as the numbers necessary for the
calculation are entered.

Assistance:

If you have any questions, please contact the Virginia Housing LIHTC Allocation Department. Please note that we cannot release the copy protection
password.

Virginia Housing LIHTC Allocation Staff Contact Information

Name Email Phone Number
Stephanie Flanders stephanie.flanders@virginiahousing.com (804) 343-5939
Jonathan Kinsey jonathan.kinsey@virginiahousing.com (804) 584-4717
Phil Cunningham phillip.cunningham@virginiahousing.com (804) 343-5514
Lauren Dillard lauren.dillard@Virginiahousing.com (804) 584-4729
Jaki Whitehead jaki.whitehead@virginiahousing.com (804) 343-5861
Hadia Ali hadia.ali@virginiahousing.com (804) 343-5873
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2024 Low-Income Housing Tax Credit Application For Reservation
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Click on any tab label to be directed to location within the application.

TAB

DESCRIPTION

.|Submission Checklist

Mandatory Items, Tabs and Descriptions

.|Development Information

Development Name and Locality Information

.|Request Info

Credit Request Type

.|Owner Information

Owner Information and Developer Experience

.|Site and Seller Information

Site Control, Identity of Interest and Seller info

.|Team Information

Development Team Contact information

.|Rehabilitation Information

Acquisition Credits and 10-Year Look Back Info

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

Enhancements Requirements

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

Unit Details Set Aside Selection and Breakdown

Budget Operating Expenses

Project Schedule Actual or Anticipated Development Schedule

Hard Costs Development Budget: Contractor Costs

Owner's Costs

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

Eligible Basis

Eligible Basis Calculation

Sources of Funds

Construction, Permanent, Grants and Subsidized
Funding Sources

Equity Equity and Syndication Information

Gap Calculation Credit Reservation Amount Needed

Cash Flow Cash Flow Calculation

BINs BIN by BIN Eligible Basis

Owner Statement Owner Certifications

Architect's Statement Architect's agreement with proposed deal

Scoresheet Self Scoresheet Calculation
Development Summary Summary of Key Application Points
Efficient Use of Resources (EUR) Calculates Points for Efficient use of Resources

Mixed Use - Cost Distribution

For Mixed Use Applications only - indicates have
costs are distributed across the different
construction activities
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2024 Low-Income Housing Tax Credit Application For Reservation

Please indicate if the following items are included with your application by putting an 'X' in the appropriate boxes. Your assistance in organizing the submission in
the following order, and actually using tabs to mark them as shown, will facilitate review of your application. Please note that all mandatory items must be included
for the application to be processed. The inclusion of other items may increase the number of points for which you are eligible under Virginia Housing's point system
of ranking applications, and may assist Virginia Housing in its determination of the appropriate amount of credits that may be reserved for the development.
[x] $1,000 Application Fee (MANDATORY) - Invoice information will be provided in your Procorem Workcenter
x| Electronic Copy of the Microsoft Excel Based Application (MANDATORY)
x| Scanned Copy of the Signed Tax Credit Application with Attachments (excluding market study, 8609s and plans & specifications) (MANDATORY)
X | Electronic Copy of the Market Study (MANDATORY - Application will be disqualified if study is not submitted with application)
X | Electronic Copy of the Plans (MANDATORY)
X | Electronic Copy of the Specifications (MANDATORY)
| Electronic Copy of the Existing Condition questionnaire (MANDATORY if Rehab)
| Electronic Copy of Unit by Unit Matrix and Scope of Work narrative (MANDATORY if Rehab)
| | Electronic Copy of the Physical Needs Assessment (MANDATORY at reservation for a 4% rehab request)
| Electronic Copy of Appraisal (MANDATORY if acquisition credits requested)
| Electronic Copy of Environmental Site Assessment (Phase |) (MANDATORY if 4% credits requested)
X_ Electronic Copy of Development Experience and Partnership or Operating Agreement, including chart of ownership structure with percentage
of interests (MANDATORY)
X_ Tab A: Partnership or Operating Agreement, including chart of ownership structure with percentage
of interests (see manual for details) (MANDATORY)
x| TabB: Virginia State Corporation Commission Certification (MANDATORY)
x| Tabc: Principal's Previous Participation Certification (MANDATORY)
x| TabD: List of LIHTC Developments (Schedule A) (MANDATORY)
x| TabE: Site Control Documentation & Most Recent Real Estate Tax Assessment (MANDATORY)
x| TabF: Third Party RESNET Rater Certification (MANDATORY)
x| Taba: Zoning Certification Letter (MANDATORY)
x| TabH: Attorney's Opinion using Virgina Housing template (MANDATORY)
x| Tab: Nonprofit Questionnaire (MANDATORY for points or pool)
o The following documents need not be submitted unless requested by Virginia Housing:
-Nonprofit Articles of Incorporation -IRS Documentation of Nonprofit Status
-Joint Venture Agreement (if applicable) -For-profit Consulting Agreement (if applicable)

|:| Tab J: Relocation Plan and Unit Delivery Schedule (MANDATORY if Rehab)

Tab K: Documentation of Development Location:
[X] K.1 Revitalization Area Certification
7 K.2 Surveyor's Certification of Proximity To Public Transportation using Virginia Housing template
7 Tab L: PHA / Section 8 Notification Letter
| Tabm: (left intentionally blank)
| Tabn: Homeownership Plan
| Tabo: Plan of Development Certification Letter
| TabP: Zero Energy or Passive House documentation for prior allocation by this developer
| Tab Q: Documentation of Rental Assistance, Tax Abatement and/or existing RD or HUD Property
x| TabRr: Documentation of Utility Allowance Calculation
7 Tab S: Supportive Housing Certification and/or Resident Well-being MOU
x| TabT: Funding Documentation
7 Tab U: Acknowledgement by Tenant of the availability of Renter Education provided by Virginia Housing
x| Tabv: Nonprofit or LHA Purchase Option or Right of First Refusal
7 Tab W: Internet Safety Plan and Resident Information Form
x| Tabx: Marketing Plan for units meeting accessibility requirements of HUD section 504
| TabY: Inducement Resolution for Tax Exempt Bonds
x| Tabz: Documentation of team member's Diversity, Equity and Inclusion Designation
| Tab AA: Priority Letter from Rural Development
| Tab AB: Social Disadvantage Certification
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2024 Low-Income Housing Tax Credit Application For Reservation v.2024.1

VHDA TRACKING NUMBER I 2024-C-52 I

A. GENERAL INFORMATION ABOUT PROPOSED DEVELOPMENT Application Date: 3/14/2024
1. Development Name: Springtree Gardens
2. Address (line 1): 3339 King St NE
Address (line 2):
City: Roanoke State: VA Zip: 24012
3. If complete address is not available, provide longitude and latitude coordinates (x,y) from a location on site that

10.
11.

12.

13.

14.

your surveyor deems appropriate. Longitude: 00.00000 Latitude:  00.00000
(Only necessary if street address or street intersections are not available.)

The Circuit Court Clerk's office in which the deed to the development is or will be recorded:
City/County of Roanoke City

The site overlaps one or more jurisdictional boundaries........................... FALSE
If true, what other City/County is the site located in besides response to #47...................

Development is located in the census tract of: 6.02

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

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

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

Development is located in an Opportunity Zone (with a binding commitment tor funding)........ccccceeeeenee FALSE

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

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

Enter only Numeric Values below:

Congressional District: 6

Planning District: 5

State Senate District: 4

State House District: 38

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

The development will consist of two, three story apartment buildings and a single story communiuty center. The leasing office,
laundry services, and tenant ammenities will reside within the community center. An outdoor playground and a picnic shelter will be
located adjacent to the communiuty center with tenant and staff parking wrapping around the structures.
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2024 Low-Income Housing Tax Credit Application For Reservation v.2024.1

VHDA TRACKING NUMBER I 2024-C-52 I

A. GENERAL INFORMATION ABOUT PROPOSED DEVELOPMENT Application Date: 3/14/2024

15. Local Needs and Support

a. Provide the name and the address of the chief executive officer (City Manager, Town Manager, or County
Administrator of the political jurisdiction in which the development will be located:

Chief Executive Officer's Name: Bob Cowell

Chief Executive Officer's Title: City Manager Phone: 540-853-2333
Street Address: 215 Church Avenue SW Room 364

City: Roanoke State: VA Zip: 24011

Name and title of local official you have discussed this project with who could answer questions
for the local CEO: Philip Moore, Zoning Administrator

b. If the development overlaps another jurisdiction, please fill in the following:
Chief Executive Officer's Name:
Chief Executive Officer's Title: Phone:
Street Address:
City: State: Zip:

Name and title of local official you have discussed this project with who could answer questions
for the local CEO:
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2024 Low-Income Housing Tax Credit Application For Reservation v-2024.1

B. RESERVATION REQUEST INFORMATION

1.

7.

Requesting Credits From:

a. Ifrequesting 9% Credits, select credit pool: Balance of State Pool
or

b. If requesting Tax Exempt Bond credits, select development type:

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

Type(s) of Allocation/Allocation Year Carryforward Allocation

Definitions of types:

a.
Regular Allocation means all of the buildings in the development are expected to be placed in service this calendar year, 2024.

b. |Carryforward Allocation means all of the buildings in the development are expected to be placed in service within two years after the
end of this calendar year, 2024, but the owner will have more than 10% basis in development before the end of twelve months
following allocation of credits. For those buildings, the owner requests a carryforward allocation of 2024 credits pursuant to Section
42(h)(1)(E).

Select Building Allocation type: New Construction

Note regarding Type = Acquisition and Rehabilitation: Even if you acquired a building this year and "placed it in service" for the purpose of
the acquisition credit, you cannot receive its acquisition 8609 form until the rehab 8609 is issued for that building.

Is this an additional allocation for a development that has buildings not yet placed in service? .........cccceuuee.. FALSE

Planned Combined 9% and 4% Developments

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

If true, provide name of companion development:

Has the developer met with Virginia Housing regarding the 4% tax exempt bond deal? FALSE

List below the number of units planned for each allocation request. This stated split of units cannot be changed or 9% Credits will be cancelled.

Total Units within 9% allocation request? 0
Total Units within 4% Tax Exempt allocation Request? 0
Total Units: 0

% of units in 4% Tax Exempt Allocation Request: 0.00%

Extended Use Restriction

Note: Each recipient of an allocation of credits will be required to record an Extended Use Agreement as required by the IRC governing the
use of the development for low-income housing for at least 30 years. Applicant waives the right to pursue a Qualified Contract.

Must Select One: 30

Definition of selection:

Development will be subject to the standard extended use agreement of 15 extended use period
(after the mandatory 15-year compliance period.)

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

In 2023, Virginia Housing began using a new Rental Housing Invoicing Portal to allow easy payments via secure ACH transactions.
An invoice for your application fee along with access information was provided in your development's assigned Procorem work center.
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2024 Low-Income Housing Tax Credit Application For Reservation v.2024.1

C. OWNERSHIP INFORMATION

NOTE: Virginia Housing may allocate credits only to the tax-paying entity which owns the development at the time of the allocation. The
term "Owner" herein refers to that entity. Please fill in the legal name of the owner. The ownership entity must be formed prior to
submitting this application. Any transfer, direct or indirect, of partnership interests (except those involving the admission of limited partners)
prior to the placed-in-service date of the proposed development shall be prohibited, unless the transfer is consented to by Virginia Housing in
its sole discretion. IMPORTANT: The Owner name listed on this page must exactly match the owner name listed on the Virginia State
Corporation Commission Certification.

1. Owner Information: |Must be an individual or legally formed entity.

a. Owner Name: Springtree Gardens, LLC

Developer Name: GDE Holdings, LLC

Contact: M/M L First:  Gary MI: D Last: Ellis

Address: 1024 Bromley Dr

City: Matthews St. NC Zip: 28104

Phone: (704) 577-2447 Ext. Fax:

Email address: dellis@gemmanagement.net

Federal I.D. No. 991765500 (If not available, obtain prior to Carryover Allocation.)
Select type of entity: Limited Liability Company Formation State: VA

Additional Contact: Please Provide Name, Email and Phone number.
Geoffrey Voelker, gvoelker2 @gmail.com, (980) 556-6229

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

Provide a chart of ownership structure (Org Chart) and a list of all LIHTC Developments within
the last 15 years. (Mandatory at TABS A/D)

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

ACTION: If true, provide Socially Disadvantaged Certification (TAB AB)

2. Developer Experience:

May select one or more of the following choices:

FALSE a. The development has an experienced sponsor (as defined in the manual) that has placed at

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

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

to any development provided to qualify for option d. above)
Action: Provide one 8609 from each qualifying development.

FALSE c. Applicant is competing in the Local Housing Authority pool and partnering with an experienced

sponsor (as defined in the manual), other than a local housing authority.
Action: Provide documentation as stated in the manual.
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2024 Low-Income Housing Tax Credit Application For Reservation v.2024.1

D. SITE CONTROL

NOTE: Site control by the Owner identified herein is a mandatory precondition of review of this application. Documentary evidence in
the form of either a deed, option, purchase contract or lease for a term longer than the period of time the property will be subject to
occupancy restrictions must be included herewith. (For 9% Competitive Credits - An option or contract must extend beyond the
application deadline by a minimum of four months.)

Warning: Site control by an entity other than the Owner, even if it is a closely related party, is not sufficient. Anticipated future transfers
to the Owner are not sufficient. The Owner, as identified previously, must have site control at the time this Application is submitted.

NOTE: If the Owner receives a reservation of credits, the property must be titled in the name of or leased by (pursuant to a long-term
lease) the Owner before the allocation of credits is made.

Contact Virginia Housing before submitting this application if there are any questions about this requirement.

1. Type of Site Control by Owner:

Applicant controls site by (select one):

Select Type: Purchase Contract

Expiration Date: 8/15/2025

In the Option or Purchase contract - Any contract for the acquisition of a site with an existing residential property may not require
an empty building as a condition of such contract, unless relocation assistance is provided to displaced households, if any, at such
level required by Virginia Housing. See QAP for further details.

ACTION: Provide documentation and most recent real estate tax assessment - Mandatory TAB E

FALSE ... There is more than one site for development and more than one form of site control.

(If True, provide documentation for each site specifying number of existing buildings on the site (if any),

type of control of each site, and applicable expiration date of stated site control. A site control
document is required for each site (Tab E).)

2. Timing of Acquisition by Owner:
Only one of the following statement should be True.

a. FALSE ... Owner already controls site by either deed or long-term lease.
b. TRUE ... Owner is to acquire property by deed (or lease for period no shorter than period property
will be subject to occupancy restrictions) no later than..........ccccoeveeeeceevineeen, 8/15/2025 .
c. FALSE ... There is more than one site for development and more than one expected date of acquisition by Owner.

(If c is True, provide documentation for each site specifying number of existing buildings on the site,
if any, and expected date of acquisition of each site by Owner (Tab E).)
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2024 Low-Income Housing Tax Credit Application For Reservation v.2024.1

D. SITE CONTROL

3. Seller Information:

Name: FW Properties, LLC

Address: 90 Town Street, Suite 200

City: Daleville St.: VA Zip: 24083
Contact Person: Andy Kelderhouse Phone: (540) 774-4415
There is an identity of interest between the seller and the owner/applicant..........ccccccceuvurueee FALSE

If above statement is TRUE, complete the following:

Principal(s) involved (e.g. general partners, controlling shareholders, etc.)

Names Phone Type Ownership % Ownership
0.00%

0.00%
0.00%
0.00%
0.00%
0.00%
0.00%
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2024 Low-Income Housing Tax Credit Application For Reservation v.2024.1

E. DEVELOPMENT TEAM INFORMATION

Complete the following as applicable to your development team.

P Indicate Diversity, Equity and Inclusion (DEI) Designation if this team member is SWAM or Service Disabled
Veteran as defined in manual.

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

1. Tax Attorney: David T. Pryzwansky This is a Related Entity. FALSE
Firm Name: The Pryzwansky Law Firm, P.A. DEI Designation? FALSE
Address: 1130 Situs Court, Suite 224, Raleigh , NC 27606
Email: david@pryzlaw.com Phone: (919) 828-8668

2. Tax Accountant: Bernard Robinson This is a Related Entity. FALSE
Firm Name: Bernard Robinson & Company, LLP DEI Designation? FALSE
Address: 1501 Highwoods Blvd, Suite 300, Greensboro, NC 27410
Email: brobinson@brccpa.com Phone: (336) 294-4494

3. Consultant: Jim Chandler This is a Related Entity. FALSE
Firm Name: DEI Designation? FALSE
Address: 7156 Club Rd, Henrico,VA 23228 Role: LIHTC Consultant
Email: jimchandler111@gmail.com Phone: (804)677-2167

4, Management Entity: Excel Property Management, Inc. This is a Related Entity. FALSE
Firm Name: sclay@excelpropertymanagement.com DEI Designation? FALSE
Address: 1004 Bullard Court, Suite 106, Raleigh, NC 27615
Email: ahanson@excelpropertymanagement.com  Phone: 919-878-0522

5. Contractor: Cathy Connors This is a Related Entity. TRUE
Firm Name: Holcon Construction DEI Designation? FALSE
Address: 324 Sunstone Drive, Cary, NC 27519
Email: cathy.connors@solsticepartners.net Phone: 919-610-7883

6. Architect: Hugh Dinteman This is a Related Entity. FALSE
Firm Name: Dinteman Design Architecture, P.C. DEI Designation? FALSE
Address: 978 Wylie Street SE, Atlanta, GA 30316
Email: hugh@dd-arch.com Phone: (404)507-2302

7. Real Estate Attorney:  David T. Pryzwansky This is a Related Entity. FALSE
Firm Name: The Pryzwansky Law Firm, P.A. DEI Designation? " FALSE
Address: 1130 Situs Court, Suite 224, Raleigh , NC 27606
Email: david@pryzlaw.com Phone: (919) 828-8668

8. Mortgage Banker: Charles W. Wilson This is a Related Entity. FALSE
Firm Name: Virginia Capital Advisors, Inc. DEI Designation? FALSE
Address: 103 Archers Court, Williamsburg, VA 23185
Email: cwilson@virginiacapitaladvisors.com Phone: (757) 434-9002

9. Other: Ashley Harris This is a Related Entity. FALSE
Firm Name: Peake Law Group, PC DEI Designation? TRUE
Address: 14241 Midlothian Tpke, Suite 216 Midolthiai Role:  Attorney (Virginia)

Email: aharris@peakelawgroup.com Phone: (804) 322-1862
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2024 Low-Income Housing Tax Credit Application For Reservation

v.2024.1

F. REHAB INFORMATION

Q

2.

C.

d.

Acquisition Credit Information

Credits are being requested for existing buildings being acquired for development............... FALSE

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

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

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

This development is an existing RD or HUD S8/236 development...........cvceeveeeeneeenecveseeneeevenns FALSE

Action: (It Irue, provide required torm In TAB Q)

Note: If there is an identity of interest between the applicant and the seller in this proposal, and the
applicant is seeking points in this category, then the applicant must either waive their rights to the
developer's fee or other fees associated with acquisition, or obtain a waiver of this requirement from
Virginia Housing prior to application submission to receive these points.

i. Applicant agrees to waive all rights to any developer's fee or
other fees associated with acquisition.........ccceeeeciiveecie e cece e FALSE

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

Ten-Year Rule For Acquisition Credits

All buildings satisfy the 10-year look-back rule of IRC Section 42 (d)(2)(B), including the 10% basis/

$15,000 rehab costs ($10,000 for Tax Exempt Bonds) per unit requirement............oeceeveeveeeenne. FALSE
All buildings qualify for an exception to the 10-year rule under
IRC Section 42(d)(2)(D)(i),eeeerrereeeeeerserereeenen FALSE
i Subsection (I)....cccceerverueennene. FALSE
ii. Subsection (Il)........ccceeen.e... FALSE
iii. Subsection (H)......ccocovvveenen. FALSE
iv. Subsection (IV).....ccccevververnenns FALSE
v. Subsection (V)......coocevveeeeee.. FALSE
The 10-year rule in IRC Section 42 (d)(2)(B) for all buildings does not apply pursuant
to IRC Section 42(d)(6).....ccccoervenee. ﬁ
There are different circumstances for different buildings.........ccceeeveveiveveireiceicennen. FALSE

Action: (If True, provide an explanation for each building in Tab K)
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2024 Low-Income Housing Tax Credit Application For Reservation

v.2024.1

F. REHAB INFORMATION

3.  Rehabilitation Credit Information
a. Credits are being requested for rehabilitation expenditures........c.cccceeveeveeveececrerrennane. FALSE
b. Minimum Expenditure Requirements

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

Section 42(€)(3)(A)(ii).eererrrererereereeerirreierire et s erere e s seieaies FALSE

ii. All buildings in the development qualify for the IRC Section 42(e)(3)(B) exception to the
10% basis requirement (4% credit only)......ccooeveeveveveecercccenenn FALSE

iii. All buildings in the development qualify for the IRC Section 42(f)(5)(B)(ii)(ll)
(=) (ol=] o] 1o ] o FOU RS UP R OOUP IR FALSE

iv. There are different circumstances for different buildings.........cccoevvennennen. FALSE

Action: (If True, provide an explanation for each building in Tab K)
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2024 Low-Income Housing Tax Credit Application For Reservation v.2024.1

G. NONPROFIT INVOLVEMENT

Applications for 9% Credits - Section 1 must be completed in order to compete in the Non Profit tax credit pool.

All Applicants - Section 2 must be completed to obtain points for nonprofit involvement.

1. Tax Credit Nonprofit Pool Applicants: To qualify for the nonprofit pool, an organization (described in IRC Section
501(c)(3) or 501(c)(4) and exempt from taxation under IRC Section 501(a)) should answer the following questions as
TRUE:

FALSE a. Be authorized to do business in Virginia.
FALSE b. Be substantially based or active in the community of the development.
FALSE C. Materially participate in the development and operation of the development throughout the

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

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

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

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

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

2. All Applicants: To quality for points under the ranking system, the nonprofit's involvement need not
necessarily satisfy all of the requirements for participation in the nonprofit tax credit pool.

A. Nonprofit Involvement (All Applicants)

There is nonprofit involvement in this development..............  TRUE (If false, skip to #3.)

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

B. Type of involvement:
Nonprofit meets eligibility requirement for points only, not pool........cccccceeeee. TRUE
or -
Nonprofit meets eligibility requirements for nonprofit pool and points................... FALSE

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

Name: Southeastern Housing Preservation, Inc.

Contact Person:  Ginger Kimbrell

Street Address: 1515 Mockingbird Lane, Suite 101

City: Charlotte State: NC Zip: 28209

Phone: (704) 798-5403 Contact Email: ginger@sehpi.com
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G. NONPROFIT INVOLVEMENT

D. Percentage of Nonprofit Ownership (All nonprofit applicants):
Specify the nonprofit entity's percentage ownership of the general partnership interest: 10.0%

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

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

Action: Provide Option or Right of First Refusal in recordable form using

Virginia Housing's template. (TAB V)
Provide Nonprofit Questionnaire (if applicable) (TAB 1)

Name of qualified nonprofit: Southeastern Housing Preservation, Inc.

or indicate true if Local Housing Authority........ccccccccvreeenninnnnnees, FALSE
Name of Local Housing Authority

B. FALSE A qualified nonprofit or local housing authority submits a homeownership plan committing
to sell the units in the development after the mandatory 15-year compliance period to
tenants whose incomes shall not exceed the applicable income limit at the time of
their initial occupancy.

Action: Provide Homeownership Plan (TAB N) and contact Virginia Housing for a Pre-Application M

NOTE: Applicant is required to waive the right to pursue a Qualified Contract.
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H. STRUCTURE AND UNITS INFORMATION
1. General Information

a. Total number of all units in development 60 bedrooms 141
Total number of rental units in development 60 bedrooms 141
Number of low-income rental units 60 bedrooms 141
Percentage of rental units designated low-income 100.00%

b. Number of new units:.......cccccevieccieccnnennnnn. 60 bedrooms 141
Number of adaptive reuse units: ............... 0 bedrooms 0
Number of rehab units:........cccceereeenne. 0 bedrooms 0

c. Ifany, indicate number of planned exempt units (included in total of all units in development).........cccccucuuu 0

d. Total Floor Area For The Entire Development........cccucuceieieieieieineee e e se e e 87,971.00 sq. 1)

e. Unheated Floor Area (i.e. Breezeways, Balconies, StOrage)......ccceceeeeeeeeeeeeeeneeneeeeeseeeeene, 17,275.00 ¢sa.)

f. Nonresidential Commercial Floor Area (Not eligible for funding).......cccovrveuerreseeveeneneensesseeen: 0.00

g. Total Usable Residential HEAted Ar€a.......ccocccueueeiueeieeieeee et et ev v v s esser e 70,696.00 (sq.1)

h. Percentage of Net Rentable Square Feet Deemed To Be New Rental Space............... 100.00%

i. Exactareaof siteinacres .....ccoevvevveenennnne. 6.650

j- Locality has approved a final site plan or plan of development........ccccceeveciiieieeeeeccnnnes FALSE

If True, Provide required documentation (TAB O).

k. Requirement as of 2016: Site must be properly zoned for proposed development.
ACTION: Provide required zoning documentation (MANDATORY TAB G)

I. Development is eligible for Historic Rehab credits.........ccooeeoeivieieecese e, FALSE

Definition:

The structure is historic, by virtue of being listed individually in the National Register of Historic Places, or due to its
location in a registered historic district and certified by the Secretary of the Interior as being of historical significance
to the district, and the rehabilitation will be completed in such a manner as to be eligible for historic rehabilitation tax

credits.
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v.2024.1

H.

STRUCTURE AND UNITS INFORMATION
2. UNIT MIX
a. Specify the average size and number per unit type (as indicated in the Architect's Certification):
# of LIHTC
Unit Type Average Sq Foot Units Total Rental Units
Note: Average sq Supportive Housing 0.00 SF 0 0
foot should 1 Story Eff - Elderly 0.00 SF 0 0
include the 1 Story 1BR - Elderly 0.00 SF 0 0
prorata of 1 Story 2BR - Elderly 0.00 SF 0 0
common space. Eff - Elderly 0.00 SF 0 0
1BR Elderly 0.00 SF 0 0
2BR Elderly 0.00 SF 0 0
Eff - Garden 0.00 SF 0 0
1BR Garden 872.00 SF 6 6
2BR Garden 1146.00 SF 27 27
3BR Garden 1339.00 SF 27 27
4BR Garden 0.00 SF 0 0
2+ Story 2BR Townhouse 0.00 SF 0 0
2+ Story 3BR Townhouse 0.00 SF 0 0
2+ Story 4BR Townhouse 0.00 SF 0 0
Note: Please be sure to enter the values in the 60 60
appropriate unit category. If not, errors will occur
on the self scoresheet.
3. Structures
a. Number of Buildings (containing rental units).........cccceeeeeveeeeeeenee. 2
b. Age of Structure:......ccevvvvieeeieereeeee e, 0 years
c. Maximum Number of stories:......cccceevuvenene. 3
d. The development is a scattered site development............c.cceeeeeeee.. FALSE
e. Commercial Area Intended Use:
f. Development consists primarily of : (Only One Option Below Can Be True)
i. Low Rise Building(s) - (1-5 stories with any structural elements made of wood).........ccceeverirvrrieiveinnnnnns TRUE
ii. Mid Rise Building(s) - (5-7 stories with no structural elements made of wood).........ccoevvveccivecceeniens FALSE
iii. High Rise Building(s) - (8 or more stories with no structural elements made of wood)..........c.c..c...... FALSE
g. Indicate True for all development's structural features that apply:
i. Row House/Townhouse FALSE v. Detached Single-family FALSE
ii. Garden Apartments TRUE vi. Detached Two-family FALSE
iii. Slab on Grade TRUE vii. Basement FALSE
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v.2024.1

H. STRUCTURE AND UNITS INFORMATION
iv. Crawl space FALSE
h. Development contains an elevator(s). TRUE
If true, # of Elevators. 2
Elevator Type (if known) Tyssenkrupp Endura MRL
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2024 Low-Income Housing Tax Credit Application For Reservation

v.2024.1

H. STRUCTURE AND UNITS INFORMATION
i. Roof Type Pitched
j.  Construction Type Frame
k. Primary Exterior Finish Brick

4. Site Amenities (indicate all proposed)

a. Business Center.......cccoceeevvunennne. TRUE f. Limited Access.......... FALSE
b. Covered Parking........ccceeevenn.e. FALSE g. Playground................ TRUE
c. Exercise ROOM.....ccccevvveeiieinnes FALSE h. Pool....ooereieenee, FALSE
d. Gated access to Site................. FALSE i. Rental Office............. TRUE
e. Laundry facilities.......ccccoeeeeenees TRUE j. Sports Activity Ct.. FALSE
k. Other: Community Room
I. Describe Community Facilities: Rental Office, Playground, Picnic Shelter, Community Room, Laundry
m. Number of Proposed Parking Spaces 120
Parking is shared with another entity FALSE

n. Development located within 1/2 mile of an existing commuter rail, light rail or subway station

or 1/4 mile from existing public bus stop. TRUE
If True, Provide required documentation (TAB K2).

5. Plans and Specifications

a. Minimum submission requirements for all properties (new construction, rehabilitation
and adaptive reuse):
i. A location map with development clearly defined.
ii. Sketch plan of the site showing overall dimensions of all building(s), major site elements
(e.g., parking lots and location of existing utilities, and water, sewer, electric,
gas in the streets adjacent to the site). Contour lines and elevations are not required.
iii. Sketch plans of all building(s) reflecting overall dimensions of:
a. Typical floor plan(s) showing apartment types and placement
b. Ground floor plan(s) showing common areas
c. Sketch floor plan(s) of typical dwelling unit(s)
d. Typical wall section(s) showing footing, foundation, wall and floor structure
Notes must indicate basic materials in structure, floor and exterior finish.

b. The following are due at reservation for Tax Exempt 4% Applications and at allocation for 9% Applications.
i. Phase | environmental assessment.
ii. Physical needs assessment for any rehab only development.

NOTE: All developments must meet Virginia Housing's Minimum Design and Construction Requirements. By signing and submitting the
Application for Reservation of LIHTC, the applicant certifies that the proposed project budget, plans & specifications and work write-ups

incorporate all necessary elements to fulfill these requirements.
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J.

ENHANCEMENTS

Each development must meet the following baseline energy performance standard applicable to the development's
construction category.
a. New Construction: must obtain EnergyStar certification.

b. Rehabilitation: renovation must result in at least a 30% performance increase or score an 80 or lower on the HERS Index.
c. Adaptive Reuse: must score a 95 or lower on the HERS Index.

Certification and HERS Index score must be verified by a third-party, independent, non-affiliated, certified
RESNET home energy rater. The HERS re[prt should be completed for the whole development and not an individual unit.

Indicate True for the following items that apply to the proposed development:
ACTION: Provide RESNET rater certification of Development Plans (TAB F)
ACTION: Provide Internet Safety Plan and Resident Information Form (Tab W) if corresponding options selected below.

REQUIRED:

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

TRUE a. A community/meeting room with a minimum of 749 square feet is provided with free WIFI access restricted
to residents only.

50.04% bl. percentage of brick covering the exterior walls.
49.96% b2. Percentage of Fiber Cement Board or other similar low-maintenance material approved by the Authority covering

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

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

FALSE d. All faucets, toilets and showerheads in each bathroom are WaterSense labeled products.
FALSE e. Rehab Only: Each unit is provided with the necessary infrastructure for high-speed internet/broadband service.
f.  Not applicable for 2024 Cycles

FALSE g. Each unitis provided free individual broadband/high speed internet access.
or (both access point categories have a minimum upload/download speed per manual.)
TRUE h. Each unit is provided free individual WiFi access.

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

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

TRUE k. Cooking surfaces are equipped with fire prevention features as defined in the manual
or
FALSE I.  Cooking surfaces are equipped with fire suppression features as defined in the manual

FALSE m. Rehab only: Each unit has dedicated space, drain and electrical hook-ups to accept a permanently
installed dehumidification system.

or
TRUE n. All Construction types: each unit is equipped with a permanent dehumidification system.
TRUE 0. Allinterior doors within units are solid core.
TRUE p. Every kitchen, living room and bedroom contains, at minimum, one USB charging port.

TRUE d. All kitchen light fixtures are LED and meet MDCR lighting guidelines.

0% r. Percentage of development's on-site electrical load that can be met by a renewable energy electric system
(for the benefit of the tenants) - Provide documentation at Tab F.
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I.  UTILITIES

1. Utilities Types:

a. Heating Type Electric Forced Air
b. Cooking Type Electric

c. ACType Central Air

d. Hot Water Type Electric

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

Water? FALSE Heat? FALSE
Hot Water? "~ FALSE AC? " FALSE
Lighting/ Electric? " FALSE Sewer? " FALSE
Cooking? FALSE Trash Removal? TRUE
Utilities Enter Allowances by Bedroom Size
0-BR  1-BR 2-BR 3-BR 4-BR
Heating 0 20 24 28 0
Air Conditioning 0 11 13 0
Cooking 0 10 11 0
Lighting 0 32 39 45 0
Hot Water 0 19 22 27 0
Water 0 22 25 29 0
Sewer 0 29 34 38 0
Trash 0 0 0 0 0
Total utility allowance for
costs paid by tenant SO $139 $165 $191 50

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

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

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

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

1. Accessibility: Indicate True for the following point categories, as appropriate.
Action: Provide appropriate documentation (Tab X)

FALSE a. Any development in which (i) the greater of 5 units or 10% of total units will be assisted by HUD project-
based vouchers (as evidenced by the submission of a letter satisfactory to the Authority from an
authorized public housing authority (PHA) that the development meets all prerequisites for such
assistance), or another form of documented and binding federal project-based rent subsidies in order to
ensure occupancy by extremely low-income persons. Locality project based rental subsidy meets the
definition of state project based rental subsidy;

(ii) will conform to HUD regulations interpreting the accessibility requirements of section 504 of the
Rehabilitation Act; and be actively marketed to persons with disabilities as defined in the Fair Housing Act
in accordance with a plan submitted as part of the application for credits.

(iii) above must include roll-in showers, roll under sinks and front control ranges, unless agreed to by the
Authority prior to the applicant's submission of its application.

Documentation from source of assistance must be provided with the application.
Note: Subsidies may apply to any units, not only those built to satisfy Section 504.

TRUE b. Any development in which ten percent (10%) of the total units (i) conform to HUD regulations
interpreting the accessibility requirements of section 504 of the Rehabilitation Act and (ii) are actively
marketed to persons with disabilities as defined in the Fair Housing Act in accordance with a plan
submitted as part of the application for credits.

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

| |
i Architect of Record initial here that the above informationis I
. accurate per certification statement within this application. 5
|

2. Special Housing Needs/Leasing Preference:
a. If not general population, select applicable special population:

EALSE Elderly (as defined by the United States Fair Housing Act.)

FALSE Persons with Disabilities (must meet the requirements of the Federal
Americans with Disabilities Act) - Accessible Supportive Housing Pool only

FALSE Supportive Housing (as described in the Tax Credit Manual)
If Supportive Housing is True: Will the supportive housing consist of units designated for

FALSE tenants that are homeless or at risk of homelessness?

Action: Provide Permanent Supportive Housing Certification (Tab S)
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K. SPECIAL HOUSING NEEDS

Action: Provide Permanent Supportive Housing Certification (Tab S)
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K. SPECIAL HOUSING NEEDS

b. The development has existing tenants and a relocation plan has been developed................... FALSE

(If True, Virginia Housing policy requires that the impact of economic and/or physical
displacement on those tenants be minimized, in which Owners agree to abide by the
Authority's Relocation Guidelines for LIHTC properties.)

Action: Provide Relocation Plan, Budget and Unit Delivery Schedule (Mandatory if tenants are displaced - Tab J)
3. Leasing Preferences

a. Will leasing preference be given to applicants on a public housing waiting list and/or Section 8
waiting list? select: Yes

Organization which holds waiting list: Roanoke Redevelopment and Housing Authority

Contact person:  Lyn Relf

Title: Housing Choice Voucher Manager
Phone Number: (540) 983-9215
Action: Provide required notification documentation (TAB L)
b. Leasing preference will be given to individuals and families with children............cccccvvvevennnee TRUE

(Less than or equal to 20% of the units must have of 1 or less bedrooms).

c. Specify the number of low-income units that will serve individuals and families with children by
providing three or more bedrooms: 27
% of total Low Income Units 45%

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

Download Current CMA List from VirginiaHousing.com

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

4. Target Population Leasing Preference

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

Primary Contact for Target Population leasing preference. The agency will contact as needed.
First Name: Stephanie
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K. SPECIAL HOUSING NEEDS

Last Name: Clay

Phone Number: (919) 878-0522 Email: sclay@excelpropertymanagement.com
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K.

SPECIAL HOUSING NEEDS

5. Resident Well-Being (as defined in the manual)
Action: Provide appropriate documentation for any selection below (Tab S)

FALSE a. Development has entered into a memorandum of understanding (approved by DBHDS) with a resident
service provider for the provision of resident services.

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

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

6. Rental Assistance

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

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

FALSE

FALSE

FALSE

FALSE

FALSE

FALSE

FALSE

FALSE

FALSE

FALSE

Rental Assistance Demonstration (RAD) or other PHA conversion to

project based rental assistance.

Section 8 New Construction Substantial Rehabilitation
Section 8 Moderate Rehabilitation

Section 811 Certificates

Section 8 Project Based Assistance

RD 515 Rental Assistance

Section 8 Vouchers
*Administering Organization:

State Assistance
*Administering Organization:

Other:

c. The Project Based vouchers above are applicable to the 30% units seeking points.

FALSE

i. If True above, how many of the 30% units will not have project based vouchers?

d. Number of units receiving assistance: 0
How many years in rental assistance contract? 0.00
Expiration date of contract:

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

7. Public Housing Revitalization

Springtree Gardens - App

Sp. Hsg Needs, printed 26



2024 Low-Income Housing Tax Credit Application For Reservation v.2024.1

K. SPECIAL HOUSING NEEDS

Is this development replacing or revitalizing Public Housing Units? FALSE

If so, how many existing Public Housing units? 0
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L.

UNIT DETAILS

. Units Provided Per Household Type:

. Set-Aside Election: UNITS SELECTED IN INCOME AND RENT DETERMINE POINTS FOR THE BONUS POINT CATEGORY

Note: In order to qualify for any tax credits, a development must meet one of three minimum threshold occupancy tests. Either (i) at
least 20% of the units must be rent-restricted and occupied by persons whose incomes are 50% or less of the area median income
adjusted for family size (this is called the 20/50 test), (ii) at least 40% of the units must be rent-restricted and occupied by persons
whose incomes are 60% or less of the area median income adjusted for family size (this is called the 40/60 test), or (iii) 40% or more of
the units are both rent-restricted and occupied by persons whose income does not exceed the imputed income limitation designated in
10% increments between 20% to 80% of the AMI, and the average of the imputed income limitations collectively does not exceed 60%
of the AMI (this is called the Average Income Test (AIT)). All occupancy tests are described in Section 42 of the IRC. Rent-and income-
restricted units are known as low-income units. If you have more low-income units than required, you qualify for more credits. If you
serve lower incomes than required, you receive more points under the ranking system.

Income Levels Rent Levels
# of Units % of Units # of Units % of Units

0 0.00% 20% Area Median 0 0.00% 20% Area Median
6 10.00% 30% Area Median 6 10.00% 30% Area Median
0 0.00% 40% Area Median 0 0.00% 40% Area Median
27 45.00% 50% Area Median 27 45.00% 50% Area Median
0 0.00% 60% Area Median 0 0.00% 60% Area Median
9 15.00% 70% Area Median 9 15.00% 70% Area Median
18 30.00% 80% Area Median 18 30.00% 80% Area Median
0 0.00% Market Units 0 0.00% Market Units

60 100.00%  Total 60 100.00% Total

Indicate that you are electing to receive points for the following deeper targets shown in the chart above and those targets will be
reflected in the set-aside requirements within the Extended Use Agreement.

20-30% Levels TRUE 40% Levels FALSE 50% levels TRUE
The development plans to utilize average income testing......... TRUE
Unit Mix Grid FOR YOUR CONVENIENCE, COPY AND PASTE IS ALLOWED WITHIN UNIT MIX GRID
In the following grid, add a row for each unique unit type planned within the development. Enter the appropriate data for
both tax credit and market rate units.
e 8l e [T i (] = o [T (o e e 1 [
i m Architect of Record initial here that the information below is i .
i accurate per certification statement within this application. i |
# of Units Net
Unit Type Rent Target Number 504 Rentable |Monthly Rent
(Select One) (Select One) of Units | compliant |Square Feet| Per Unit | Total Monthly Rent
Mix 1 |1 BR - 1 Bath 30% AMI 6 1 789.00 $375.00 $2,250
Mix 2 (2 BR - 2 Bath 50% AMI 24 1 1059.00 $863.00 $20,712
Mix 3 |2 BR - 2 Bath 50% AMI 3 3 1068.00 $863.00 $2,589
Mix 4 (3 BR - 2 Bath 70% AMI 6 1287.00 $1,473.00 $8,838
Mix 5 |3 BR -2 Bath 70% AMI 3 1 1354.00 $1,473.00 $4,419
Mix 6 |3 BR - 2 Bath 80% AMI 18 1354.00 $1,565.00 $28,170
Mix 7 S0
Mix 8 S0
Mix 9 $0
Mix 10 S0
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L. UNIT DETAILS

Mix 6 |3 BR - 2 Bath 80% AMI 18 1354.00 $1,565.00 $28,170

Mix 7 S0

Mix 8 SO

Mix 9 SO
Mix 10 SO
Mix 11 SO
Mix 12 SO
Mix 13 SO
Mix 14 SO
Mix 15 SO
Mix 16 SO
Mix 17 SO
Mix 18 SO
Mix 19 SO
Mix 20 SO
Mix 21 SO
Mix 22 SO
Mix 23 SO
Mix 24 SO
Mix 25 SO
Mix 26 SO
Mix 27 SO
Mix 28 SO
Mix 29 SO
Mix 30 SO
Mix 31 SO
Mix 32 SO
Mix 33 SO
Mix 34 SO
Mix 35 SO
Mix 36 SO
Mix 37 SO
Mix 38 SO
Mix 39 SO
Mix 40 SO
Mix 41 SO
Mix 42 SO
Mix 43 SO
Mix 44 SO
Mix 45 SO
Mix 46 SO
Mix 47 SO
Mix 48 SO
Mix 49 SO
Mix 50 SO
Mix 51 SO
Mix 52 SO
Mix 53 SO
Mix 54 SO
Mix 55 SO
Mix 56 SO
Mix 57 SO
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L. UNIT DETAILS

Mix 58 SO
Mix 59 S0
Mix 60 S0
Mix 61 S0
Mix 62 S0
Mix 63 S0
Mix 64 S0
Mix 65 S0
Mix 66 S0
Mix 67 S0
Mix 68 S0
Mix 69 S0
Mix 70 S0
Mix 71 S0
Mix 72 S0
Mix 73 S0
Mix 74 S0
Mix 75 SO
Mix 76 S0
Mix 77 SO
Mix 78 S0
Mix 79 S0
Mix 80 S0
Mix 81 S0
Mix 82 S0
Mix 83 S0
Mix 84 S0
Mix 85 S0
Mix 86 S0
Mix 87 S0
Mix 88 S0
Mix 89 S0
Mix 90 SO
Mix 91 SO
Mix 92 SO
Mix 93 SO
Mix 94 SO
Mix 95 SO
Mix 96 SO
Mix 97 SO
Mix 98 SO
Mix 99 SO
Mix 100 S0
TOTALS 60 6 $66,978
Total 60 Net Rentable SF: TC Units 69,510.00
Units MKT Units 0.00
Total NR SF: 69,510.00
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L. UNIT DETAILS

Floor Space Fraction (to 7 decimals) 100.00000%
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M. OPERATING EXPENSES

Administrative: Use Whole Numbers Only!
1. Advertising/Marketing $2,000
2. Office Salaries SO
3. Office Supplies $1,500
4. Office/Model Apartment (type ) S0
5. Management Fee $38,000

4.94% of EGI $633.33 Per Unit

6. Manager Salaries $39,605
7. Staff Unit (s) (type ) SO
8. Legal $1,500
9. Auditing SO
10. Bookkeeping/Accounting Fees $4,000
11. Telephone & Answering Service $2,650
12. Tax Credit Monitoring Fee $2,700
13. Miscellaneous Administrative $15,300
Total Administrative $107,255

Utilities
14. Fuel Oil SO
15. Electricity $800
16. Water $3,000
17. Gas S0
18. Sewer S800
Total Utility $4,600

Operating:

19. Janitor/Cleaning Payroll S0

20. Janitor/Cleaning Supplies $1,000

21. Janitor/Cleaning Contract $6,400

22. Exterminating $3,500

23. Trash Removal $6,000

24. Security Payroll/Contract S0

25. Grounds Payroll SO

26. Grounds Supplies S0

27. Grounds Contract $9,000

28. Maintenance/Repairs Payroll $37,500

29. Repairs/Material $10,000

30. Repairs Contract SO

31. Elevator Maintenance/Contract $3,120

32. Heating/Cooling Repairs & Maintenance $2,500

33. Pool Maintenance/Contract/Staff S0

34. Snow Removal $500

35. Decorating/Payroll/Contract $0

36. Decorating Supplies $1,000

37. Miscellaneous $2,500

Totals Operating & Maintenance $83,020
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M. OPERATING EXPENSES

Taxes & Insurance

38. Real Estate Taxes $64,000
39. Payroll Taxes $13,135
40. Miscellaneous Taxes/Licenses/Permits $1,910
41. Property & Liability Insurance S630  per unit $37,800
42. Fidelity Bond SO
43. Workman's Compensation $5,745
44. Health Insurance & Employee Benefits S0
45. Other Insurance S0
Total Taxes & Insurance $122,590
Total Operating Expense $317,465
Total Operating $5,291 C. Total Operating 41.26%
Expenses Per Unit Expenses as % of EGI
Replacement Reserves (Total # Units X $300 or $250 New Const./Elderly Minimum) $18,000
Total Expenses $335,465
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N. PROJECT SCHEDULE

ACTIVITY ACTUAL OR ANTICIPATED NAME OF RESPONSIBLE
DATE PERSON
1. SITE
a. Option/Contract 3/8/2024 Geoff Voelker
b. Site Acquisition 11/1/2024 Geoff Voelker
c. Zoning Approval 3/8/2024 Geoff Voelker
d. Site Plan Approval 12/1/2024 Geoff Voelker
2. Financing
a. Construction Loan
i. Loan Application 8/1/2024 Gary Ellis
ii. Conditional Commitment
iii. Firm Commitment 9/15/2024 Gary Ellis
b. Permanent Loan - First Lien
i. Loan Application 10/1/2024 Gary Ellis
ii. Conditional Commitment
iii. Firm Commitment 1/15/2025 Gary Ellis
¢. Permanent Loan-Second Lien
i. Loan Application 10/1/2024 Gary Ellis
ii. Conditional Commitment
iii. Firm Commitment 1/15/2025 Gary Ellis
d. Other Loans & Grants
i. Type & Source, List VHTF Geoff Voelker
ii. Application 3/25/2024 Geoff Voelker
iii. Award/Commitment 4/22/2024 Geoff Voelker
2. Formation of Owner 3/6/2024 David Pryzwansky
3. IRS Approval of Nonprofit Status 11/10/2004 Ginger Kimbrell
4. Closing and Transfer of Property to Owner 11/1/2024 Gary Ellis
5. Plans and Specifications, Working Drawings 11/1/2024 Hugh Dietman
6. Building Permit Issued by Local Government 12/31/2024 Hugh Dietman
7. Start Construction 3/1/2025 David Holeman
8. Begin Lease-up 11/1/2025 Stephanie Clay
9. Complete Construction 6/1/2026 David Holeman
10. Complete Lease-Up 9/1/2026 Stephanie Clay
11. Credit Placed in Service Date 5/1/2026 Geoff Voelker
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0.

PROJECT BUDGET - HARD COSTS

Note: Attorney must opine, among other things, as to correctness of the inclusion of each cost item in eligible basis, type of
credit and numerical calculations included in Project Budget.
Amount of Cost up to 100% Includable in
Must Use Whole Numbers Only! Eligible Basis--Use Applicable Column(s):
"30% Present Value Credit" (D)
Item (A) Cost (B) Acquisition (C) Rehab/ "70 % Present
New Construction Value Credit"
1. Contractor Cost
a. Unit Structures (New) 10,295,700 0 0 10,295,700
b. Unit Structures (Rehab) 0 0 0 0
C. Non Residential Structures 0 0 0 0
d. Commercial Space Costs 0 0 0 0
:le. Structured Parking Garage 0 0 0 0
Total Structure 10,295,700 0 0 10,295,700
f. Earthwork 0 0 0 0
g. Site Utilities 0 0 0 0
:lh. Renewable Energy 0 0 0 0
i Roads & Walks 0 0 0 0
j. Site Improvements 0 0 0 0
k. Lawns & Planting 0 0 0 0
l. Engineering 0 0 0 0
m.  Off-Site Improvements 0 0 0 0
n. Site Environmental Mitigation 0 0 0 0
o. Demolition 0 0 0 0
p. Site Work 1,470,000 0 0 1,470,000
q. Other Site work 0 0 0 0
Total Land Improvements 1,470,000 0 0 1,470,000
Total Structure and Land 11,765,700 0 0 11,765,700
r. General Requirements 547,105 0 0 547,105
s. Builder's Overhead 176,486 0 0 176,486
1.5% Contract)
t. Builder's Profit 547,105 0 0 547,105
4.6% Contract)
u. Bonds 0 0 0 0
V. Building Permits 0 0 0 0
w. Special Construction 0 0 0 0
X. Special Equipment 0 0 0 0
y. Other 1: 0 0 0 0
z. Other 2: 0 0 0 0
aa. Other 3: 0 0 0 0
Contractor Costs $13,036,396 SO SO $13,036,396
Construction cost per unit: $217,273.27
MAXIMUM COMBINED GR, OVERHEAD & PROFIT = $1,647,198

Cost/Basis/Maximum Allowable Credit

Complete cost column and basis column(s) as appropriate

To select exclusion of allowable line items from

Total Development Costs used in Cost limit
calculations, select X in yellow box to the left.
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ACTUAL COMBINED GR, OVERHEAD & PROFIT = $1,270,696
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O. PROJECT BUDGET - OWNER COSTS

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

left.

Springtree Gardens - App

Amount of Cost up to 100% Includable in
MUST USE WHOLE NUMBERS ONLY! Eligible Basis--Use Applicable Column(s):
) "30% Present Value Credit" (D)
Item (A) Cost (B) Acquisition (C) Rehab/ "70 % Present
New Construction Value Credit"
2. Owner Costs
Building Permit 34,000 0 0 34,000
Architecture/Engineering Design Fee 113,400 0 0 113,400
$1,890 /Unit)
c.  Architecture Supervision Fee 12,600 0 0 12,600
$210 /Unit)
d. TapFees 109,000 0 0 109,000
e. Environmental 7,500 0 0 7,500
f. Soil Borings 0 0 0 0
g.  Green Building (Earthcraft, LEED, etc.) 42,000 0 0 42,000
h. Appraisal 7,000 0 0 7,000
i Market Study 7,500 0 0 7,500
j. Site Engineering / Survey 108,000 0 0 108,000
k.  Construction/Development Mgt 0 0 0 0
I.  Structural/Mechanical Study 0 0 0 0
m. Construction Loan 55,000 0 0 55,000
Origination Fee
n. Construction Interest 1,168,000 0 0 1,168,000
( 8.5% for 15 months)
o. Tammg Construction 5,185 0 0 5,185
p. Insurance During Construction 120,000 0 0 120,000
q Permanent Loan Fee 67,150
( 1.0%)
r. Other Permanent Loan Fees 0
s.  Letter of Credit 0 0 0 0
t.  Cost Certification Fee 0 0 0 0
u. Accounting 15,000 0 0 15,000
v. Title and Recording 61,390 0 0 61,390
w. Legal Fees for Closing 150,000 0 0 150,000
X.  Mortgage Banker 48,450 0 0 0
y. Tax Credit Fee 92,102
z.  Tenant Relocation 0
aa. Fixtures, Furnitures and Equipment 42,000 0 0 42,000
ab. Organization Costs 0
ac. Operating Reserve 346,125
ad. Contingency 605,525
ae. Security 0 0 0 0
af.  Utilities 40,000 0 0 40,000
Zl ag. Supportive Service Reserves 7,000
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O. PROJECT BUDGET - OWNER COSTS

Other*
Other*
Other*
Other*
Other *
Other*
Other*
Other*
Other*

H W

—~ e~ o~~~ o~ o~ o~ —
—_— — — — — — — — —

~

Land

Subtotal 4:

Subtotal 1 + 2
(Owner + Contractor Costs)

3. Developer's Fees

4. Owner's Acquisition Costs

Existing Improvements

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

specify: Tax Credit Consultant 30,000 0 0 30,000
specify: 0 0 0
specify: 0 0 0 0
specify: 0 0 0 0
specify: 0 0 0 0
specify: 0 0 0 0
specify: 0 0 0 0
specify: 0 0 0 0
specify: 0 0 0 0
Owner Costs Subtotal (Sum 2A..2(10)) $3,293,927 SO SO $2,127,575
$16,330,323 SO SO $15,163,971
1,764,270 0 0 1,764,270
350,000

0 0

$350,000 SO
$18,444,593 SO SO $16,928,241

If this application seeks rehab credits only, in which there is no acquisition and no change in ownership,

enter the greater of appraised value or tax assessment value here:

(Provide documentation at Tab E)

Maximum Developer Fee:

Proposed Development's Cost per Sq Foot
Applicable Cost Limit by Square Foot:

Proposed Development's Cost per Unit
Applicable Cost Limit per Unit:

S0 Land
SO Building
$1,764,426

Springtree Gardens - App

$206  Meets Limits
$250

$301,460
$302,887

Meets Limits
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P.

ELIGIBLE BASIS CALCULATION

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

"30 % Present Value Credit"
(C) Rehab/ (D)

New "70 % Present
Iltem (A) Cost (B) Acquisition Construction Value Credit"
Total Development Costs 18,444,593 0 0 16,928,241
Reductions in Eligible Basis
a. Amount of federal grant(s) used to finance 0 0 0
qualifying development costs
b. Amount of nonqualified, nonrecourse financing 0 0 0
c. Costs of nonqualifying units of higher quality 0 0 0
(or excess portion thereof)
d. Historic Tax Credit (residential portion) 0 0 0
Total Eligible Basis (1 - 2 above) 0 0 16,928,241
Adjustment(s) to Eligible Basis (For non-acquisition costs in eligible basis)
a. For QCT or DDA (Eligible Basis x 30%) 0 0
State Designated Basis Boosts:
b. For Revitalization or Supportive Housing (Eligible Basis x 30%) 0 5,078,472
c. For Green Certification (Eligible Basis x 10%) 0
Total Adjusted Eligible basis 0 22,006,713
Applicable Fraction 100.00000% 100.00000% 100.00000%
Total Qualified Basis 0 0 22,006,713
(Eligible Basis x Applicable Fraction)
Applicable Percentage 4.00% 4.00% 9.00%
Maximum Allowable Credit under IRC §42 S0 SO $1,980,604
(Qualified Basis x Applicable Percentage)
(Must be same as BIN total and equal to or less $1,980,604

than credit amount allowed)

Combined 30% & 70% P. V. Credit
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Q. SOURCES OF FUNDS
Action: Provide Documentation for all Funding Sources at Tab T
. Construction Financing: List individually the sources of construction financing, including any such
loans financed through grant sources:
Date of Date of Amount of
Source of Funds Application | Commitment Funds Name of Contact Person
1. FIRST BANK $11,000,000
Total Construction Funding: $11,000,000
. Permanent Financing: List individually the sources of all permanent financing in order of lien position:
(Whole Numbers only) Interest Amortization Term of
Date of Date of Amount of Annual Debt Rate of Period Loan
Source of Funds Application | Commitment Funds Service Cost Loan IN YEARS (years)
1. |VHDA TAXABLE $3,350,000 $255,676 7.20% 40 40
2. |VHDA REACH $2,400,000 $119,472 3.95% 40 40
3. |Virginia Housing Trust Fund $750,000 $3,775 0.50% 1000 35
4,
5.
6.
7.
8.
9.
10.
Total Permanent Funding: $6,500,000 $378,923
. Grants: List all grants provided for the development:
Date of Date of Amount of
Source of Funds Application | Commitment Funds Name of Contact Person
1.
2.
3.
4,
5.
6.
Total Permanent Grants: SO
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Q.

SOURCES OF FUNDS

. Subsidized Funding

Source of Funds

Date of
Commitment

Amount of
Funds

R ] N B

Total Subsidized Funding

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

S0

TRUE

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

Below-Market Loans

a.|Tax Exempt Bonds S0
b.|RD 515 SO
c.|Section 221(d)(3) SO
d.|Section 312 S0
e.|Section 236 S0
f.|Virginia Housing REACH Funds $2,400,000
g.|HOME Funds S0
h.|Choice Neighborhood S0
i[National Housing Trust Fund S0
j|Virginia Housing Trust Fund $750,000
k|{Other:

[|Other: S0

Grants*

a.|CDBG S0
b.|UDAG SO

m|m -+ ® QO o T o

Market-Rate Loans

.|Taxable Bonds $3,350,000

.|Section 220 S0

.|Section 221(d)(3) SO

.|Section 221(d)(4) SO

.|Section 236 S0

.|Section 223(f) SO

.|Other: S0
Grants

.|State

.|Local

.|Other:

*This means grants to the partnership. If you received a loan financed by a locality which received one of the

listed grants, please list it in the appropriate loan column as "other" and describe the applicable grant program

which funded it.
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Q. SOURCES OF FUNDS

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

tax-exempt funds is: N/A
7. Some of the development's financing has credit enhancements...........ccccecvvevieeeesecrineeeeseeeeens FALSE
If True, list which financing and describe the credit enhancement:
8. Other Subsidies Action: Provide documentation (Tab Q)
a. FALSE Real Estate Tax Abatement on the increase in the value of the development.
b. FALSE New project based subsidy from HUD or Rural Development for the greater of 5

or 10% of the units in the development.

c. FALSE Other

9. A HUD approval for transfer of physical asset is required..........cceceevvevreeseeverreeneennes FALSE
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R. EQUITY
1. Equity
a. Portion of Syndication Proceeds Attributable to Historic Tax Credit
Amount of Federal historic credits S0 x Equity $ $0.000 = SO
Amount of Virginia historic credits S0 x Equity $ $0.000 = S0
b. Housing Opportunity Tax Credit Request (paired with 4% credit requests only)
Amount of State HOTC S0 x Equity $ $0.000 = SO
c.  Equity that Sponsor will Fund:
i Cash Investment $100
il Contributed Land/Building S0
iii. Deferred Developer Fee $882,135 (Note: Deferred Developer Fee cannot be negative.)
iv.  45L Credit Equity S0
V. Other: S0
ACTION: If Deferred Developer Fee is greater than 50% of overall Developer Fee, provide a cash flow
statement showing payoff within 15 years at TAB A.
Equity Total $882,235
2. Equity Gap Calculation
a. Total Development Cost $18,444,593
b. Total of Permanent Funding, Grants and Equity - $7,382,235
c. Equity Gap $11,062,358
d. Developer Equity - $1,104
e. Equity gap to be funded with low-income tax credit proceeds $11,061,254
3. Syndication Information (If Applicable)
a. Actual or Anticipated Name of Syndicator: Raymond James Tax Credit Funds, Inc.
Contact Person: John Colvin Phone: (205) 874-4327
Street Address: 2900 Highway 280, Suite 100
City: Birmingham State: AL Zip: 35223
b.  Syndication Equity
i. Anticipated Annual Credits $1,301,454.00
ii. Equity Dollars Per Credit (e.g., $0.85 per dollar of credit) $0.850
iii.  Percent of ownership entity (e.g., 99% or 99.9%) 99.99000%
iv.  Syndication costs not included in Total Development Costs (e.g., advisory fees) SO
V. Net credit amount anticipated by user of credits $1,301,324
vi.  Total to be paid by anticipated users of credit (e.g., limited partners) $11,061,254
c.  Syndication: Private
d. Investors: Select?
4. Net Syndication Amount $11,061,254
Which will be used to pay for Total Development Costs
5. Net Equity Factor 85.0000094973%

Must be equal to or greater than 85%
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S. DETERMINATION OF RESERVATION AMOUNT NEEDED

The following calculation of the amount of credits needed is substantially the same as the calculation which will be made by
Virginia Housing to determine, as required by the IRC, the amount of credits which may be allocated for the development.
However, Virginia Housing at all times retains the right to substitute such information and assumptions as are determined by
Virginia Housing to be reasonable for the information and assumptions provided herein as to costs (including development fees,
profits, etc.), sources for funding, expected equity, etc. Accordingly, if the development is selected by Virginia Housing for a
reservation of credits, the amount of such reservation may differ significantly from the amount you compute below.

1. Total Development Costs $18,444,593
2. Less Total of Permanent Funding, Grants and Equity - $7,382,235
3. Equals Equity Gap $11,062,358
4. Divided by Net Equity Factor 85.0000094973%

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

5. Equals Ten-Year Credit Amount Needed to Fund Gap $13,014,537

Divided by ten years 10
6. Equals Annual Tax Credit Required to Fund the Equity Gap $1,301,454
7. Maximum Allowable Credit Amount $1,980,604

(from Eligible Basis Calculation)

8. Requested Credit Amount For 30% PV Credit:
For 70% PV Credit: $1,301,454
Credit per LI Units $21,690.9000
Credit per LI Bedroom $9,230.1702 Combined 30% & 70%
PV Credit Requested $1,301,454

9. Action: Provide Attorney’s Opinion using Virginia Housing template (Mandatory Tab H)
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T. CASH FLOW

1. Revenue
Indicate the estimated monthly income for the Low-Income Units (based on Unit Details tab):

Total Monthly Rental Income for LIHTC Units $66,978
Plus Other Income Source (list): App fees, laundry, vending, etc $1,960
Equals Total Monthly Income: $68,938
Twelve Months x12
Equals Annual Gross Potential Income $827,256
Less Vacancy Allowance 7.0% $57,908
Equals Annual Effective Gross Income (EGI) - Low Income Units T $769,348

2. Indicate the estimated monthly income for the Market Rate Units (based on Unit Details tab):

Total Monthly Income for Market Rate Units: S0
Plus Other Income Source (list): S0
Equals Total Monthly Income: S0
Twelve Months x12
Equals Annual Gross Potential Income S0
Less Vacancy Allowance 7.0% SO
Equals Annual Effective Gross Income (EGI) - Market Rate Units Y

Action: rroviae aocumentation In sUpport ot vperating buaget (1AbB K)

3. Cash Flow (First Year)

a. Annual EGI Low-Income Units $769,348
b. Annual EGI Market Units S0
c. Total Effective Gross Income $769,348
d. Total Expenses $335,465
e. Net Operating Income $433,883
f. Total Annual Debt Service $378,923
g. Cash Flow Available for Distribution $54,960
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T. CASH FLOW

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

Stabilized

Year 1 Year 2 Year 3 Year 4 Year 5
Eff. Gross Income 769,348 784,735 800,430 816,438 832,767
Less Oper. Expenses 335,465 345,529 355,895 366,572 377,569
Net Income 433,883 439,206 444,535 449,867 455,198
Less Debt Service 378,923 378,923 378,923 378,923 378,923
Cash Flow 54,960 60,283 65,612 70,944 76,275
Debt Coverage Ratio 1.15 1.16 1.17 1.19 1.20

Year 6 Year 7 Year 8 Year 9 Year 10
Eff. Gross Income 849,422 866,411 883,739 901,414 919,442
Less Oper. Expenses 388,896 400,563 412,580 424,957 437,706
Net Income 460,527 465,848 471,159 476,457 481,736
Less Debt Service 378,923 378,923 378,923 378,923 378,923
Cash Flow 81,604 86,925 92,236 97,534 102,813
Debt Coverage Ratio 1.22 1.23 1.24 1.26 1.27

Year 11 Year 12 Year 13 Year 14 Year 15
Eff. Gross Income 937,831 956,588 975,719 995,234 1,015,138
Less Oper. Expenses 450,837 464,362 478,293 492,642 507,421
Net Income 486,994 492,226 497,427 502,592 507,718
Less Debt Service 378,923 378,923 378,923 378,923 378,923
Cash Flow 108,071 113,303 118,504 123,669 128,795
Debt Coverage Ratio 1.29 1.30 1.31 1.33 1.34

Estimated Annual Percentage Increase in Revenue
Estimated Annual Percentage Increase in Expenses
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2.00% (Must be < 2%)
3.00% (Must be > 3%)
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u. Building-by-Building Information Must Complete
Qualified basis must be determined on a building-by building basis. Complete the section below. Building street addresses are required by the IRS (must have them by the time of Number of BINS: | 2 |
allocation request). Total Qualified Basis should equal total on Elig Basis Tab
FOR YOUR CONVENIENCE, COPY AND PASTE IS ALLOWED WITHIN BUILDING GRID
NUMBER Please help us with the process: 30% Present Value 30% Present Value
OF DO NOT use the CUT feature Credit for Acquisition Credit for Rehab / New Construction 70% Present Value Credit
DO NOT SKIP LINES BETWEEN BUILDINGS Actual or Actual or Actual or
TAX | MARKET Estimate Anticipated Estimate Anticipated Estimate Anticipated
Bldg BIN CREDIT| RATE |Street Address 1 Street City State  Zip Qualified In-Service Applicable Credit Qualified In-Service Applicable Credit Qualified In-Service Applicable Credit
# if known UNITS UNITS Address 2 Basis Date Percentage Amount Basis Date Percentage Amount Basis Date Percentage Amount
1. 30 3339 Kings Rd NE Roanoke VA 24012 S0 30 $11,003,356 9.00% $990,302
2. 30 3339 Kings Rd NE Roanoke VA 24012 $0 $0 $11,003,356 9.00% $990,302
3. $0 $0 $0
4. $0 $0 $0
5. $0 $0 $0
6. $0 $0 $0
7. S0 S0 S0
8. $0 $0 $0
9. $0 $0 $0
10. $0 $0 $0
11. $0 $0 $0
12. $0 $0 $0
13. $0 $0 $0
14. $0 $0 $0
15. $0 $0 $0
16. $0 $0 $0
17. $0 $0 $0
18. $0 $0 $0
19. $0 $0 $0
20. $0 $0 $0
21. $0 $0 $0
22. $0 $0 $0
23. $0 $0 $0
24, $0 $0 $0
25. S0 S0 S0
26. $0 $0 $0
27. $0 $0 $0
28. $0 $0 $0
29. $0 $0 $0
30. $0 $0 $0
31. $0 $0 $0
32. $0 $0 $0
33. $0 $0 $0
34, $0 $0 $0
35. S0 S0 S0
60 0 If development has more than 35 buildings, contact Virginia Housing.

Totals from all buildings $22,006,7
$0 $0 $1,980,604

Number of BINS: 2
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V.

STATEMENT OF OWNER

The undersigned hereby acknowledges the following:

1.

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

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

damages, Virginia Housing's expenses, and liabilities of any nature directly or indirectly resulting from, arising out
of, or relating to Virginia Housing's acceptance, consideration, approval, or disapproval of this reservation request

and the issuance or nonissuance of an allocation of credits, grants and/or loan funds in connection herewith.

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

that this application form, provided by Virginia Housing to applicants for tax credits, including all sections herein
relative to basis, credit calculations, and determination of the amount of the credit necessary to make the

development financially feasible, is provided only for the convenience of Virginia Housing in reviewing reservation

requests; that completion hereof in no way guarantees eligibility for the credits or ensures that the amount
of credits applied for has been computed in accordance with IRC requirements; and that any notations
herein describing IRC requirements are offered only as general guides and not as legal authority.

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

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

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

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

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

10. that the requirements for applying for the credits and the terms of any reservation or allocation thereof are
subject to change at any time by federal or state law, federal, state or Virginia Housing regulations, or
other binding authority.

11. that reservations may be made subject to certain conditions to be satisfied prior to allocation and shall in
all cases be contingent upon the receipt of a nonrefundable application fee of $1000 and a nonrefundable
reservation fee equal to 7% of the annual credit amount reserved.

12. that a true, exact, and complete copy of this application, including all the supporting documentation
enclosed herewith, has been provided to the tax attorney who has provided the required attorney's
opinion accompanying this submission.

13. that the undersigned has provided a complete list of all residential real estate developments in which the
general partner(s) has (have) or had a controlling ownership interest and, in the case of those projects
allocated credits under Section 42 of the IRC, complete information on the status of compliance with
Section 42 and an explanation of any noncompliance. The undersigned hereby authorizes the Housing Credit
Agencies of states in which these projects are located to share compliance information with the Authority.

14. that any principal of undersigned has not participated in a planned foreclosure or Qualified Contract request
in Virginia after January 1, 2019.

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

16. that undersigned waives the right to pursue a Qualified Contract on this development.

17. that the information in this application may be disseminated to others for purposes of verification or

other purposes consistent with the Virginia Freedom of Information Act. However, all information will be
maintained, used or disseminated in accordance with the Government Data Collection and Dissemination
Practices Act. The undersigned may refuse to supply the information requested, however, such refusal will
result in Virginia Housing's inability to process the application. The original or copy of this application may be
retained by Virginia Housing, even if tax credits are not allocated to the undersigned.

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

Legal Name of Owner:  Sprintree Gardens, LLC

4445 Corporation Lane, Suite 264

Virginia Beach, VA 23462

By:

Its: Gary D. Ellis  Managing Member
(Title)

350K_FD_50%DDF_Springtree_Village_Roanoke VA Owner Stmt, printed 2






2024 Low-Income Housing Tax Credit Application For Reservation

v.2024.1

w. LIHTC SELF SCORE SHEET

Self Scoring Process

where appropriate, which may change the final score.

This Self Scoring Process is intended to provide you with an estimate of your application's score based on the information included within the

reservation application. Other items, denoted below in the yellow shaded cells, are typically evaluated by Virginia Housing's staff during the
application review and feasibility process. For purposes of self scoring, we have made certain assumptions about your application. Edit the
appropriate responses (Y or N) in the yellow shaded cells, if applicable. Items 5f and 5g require a numeric value to be entered.

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

MANDATORY ITEMS:
a. Signed, completed application with attached tabs in PDF format
. Active Excel copy of application
. Partnership agreement
. SCC Certification
. Previous participation form
. Site control document
. RESNET Certification
. Attorney's opinion
i. Nonprofit questionnaire (if applicable)
j. Appraisal
k. Zoning document
|. Universal Design Plans
m. List of LIHTC Developments (Schedule A)
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1. READINESS:
a. Virginia Housing notification letter to CEO (via Locality Notification Information App)
. Local CEO Opposition Letter
. Plan of development
. Location in a revitalization area based on Qualified Census Tract
. Location in a revitalization area with resolution
. Location in a Opportunity Zone
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. HOUSING NEEDS CHARACTERISTICS:
a. Sec 8 or PHA waiting list preference
. Existing RD, HUD Section 8 or 236 program
. Subsidized funding commitments
. Tax abatement on increase of property's value
. New project based rental subsidy (HUD or RD)
. Census tract with <12% poverty rate
. Development provided priority letter from Rural Development
. Dev. located in area with increasing rent burdened population
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3. DEVELOPMENT CHARACTERISTICS:

a.
b.

orc.

> oma -+

4. TENANT POPULATION CHARACTERISTICS:

a.
b.

C. Units with rent and income at or below 30% of AMI and are not subsidized (up to 10% of LI units)

d.

e.

bal

org.

Enhancements (See calculations below)
Project subsidies/HUD 504 accessibility for 5 or 10% of units

HUD 504 accessibility for 10% of units

- Provides approved resident services or eligible childcare services

. Provides telephonic or virtual health services

. Proximity to public transportation

. Development will be Green Certified

. Units constructed to meet Virginia Housing's Universal Design standards
. Developments with less than 100 low income units

. Historic Structure eligible for Historic Rehab Credits

Locality AMI
$92,800

State AMI
$73,800

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

Units with rents at or below 40% of AMI (up to 10% of LI units)
Units in Higher Income Jurisdictions with rent and income at or below 50% of AMI

Units in Higher Income Jurisdictions with rents <= 50% rented to tenants with <= 60% of AMI

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

5. SPONSOR CHARACTERISTICS:

. Experienced Sponsor - 1 development in Virginia

. Experienced Sponsor - 3 developments in any state

. Developer experience - uncorrected life threatening hazard

. Developer experience - noncompliance

. Developer experience - did not build as represented (per occurrence)
. Developer experience - failure to provide minimum building requirements (per occurence)
. Developer experience - termination of credits by Virginia Housing

. Developer experience - exceeds cost limits at certification

. Developer experience - more than 2 requests for Final Inspection

. Socially Disadvantaged Principal owner 25% or greater

. Management company rated unsatisfactory

. Experienced Sponsor partnering with Local Housing Authority pool applicant

6. EFFICIENT USE OF RESOURCES:

a.
b.

Credit per unit
Cost per unit

7. BONUS POINTS:

a.
orb.
orc.

d.

Extended Use Restriction

Nonprofit or LHA purchase option

Nonprofit or LHA Home Ownership option
Combined 9% and 4% Tax Exempt Bond Site Plan

e. RAD or PHA Conversion participation and competing in Local Housing Authority pool

> 0m -

. Team member with Diversity, Equity and Inclusion Designation
. Commitment to electronic payment of fees
- Zero Ready or Passive House certification from prior allocation
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400 Point Threshold - all 9% Tax Credits TOTAL SCORE: 539.72
300 Point Threshold - Tax Exempt Bonds
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Enhancements:
All units have: Max Pts Score
a. Community Room 5 5.00
b. Exterior walls constructed with brick and other low maintenance materials 40 39.98
c. Sub metered water expense 5 5.00
d. Watersense labeled faucets, toilets and showerheads 3 0.00
e. Rehab only: Infrastructure for high speed internet/broadband 1 0.00
f. N/A for 2022 0 0.00
g. Each unit provided free individual high speed internet access 10 0.00
h. Each unit provided free individual WiFi 12 12.00
i. Bath Fan - Delayed timer or continuous exhaust 3 3.00
j. Baths equipped with humidistat 3 0.00
k. Cooking Surfaces equipped with fire prevention features 4 4.00
|. Cooking surfaces equipped with fire suppression features 2 0.00
m. Rehab only: dedicated space to accept permanent dehumidification system 2 0.00
n. Provides Permanently installed dehumidification system 5 5.00
o. All interior doors within units are solid core 3 3.00
p. USB in kitchen, living room and all bedrooms 1 1.00
g. LED Kitchen Light Fixtures 2 2.00
r. % of renewable energy electric systems 10 0.00
s. New Construction: Balcony or patio 4 4.00
8398
All elderly units have:
t. Front-control ranges 1 0.00
u. Independent/suppl. heat source 1 0.00
v. Two eye viewers 1 0.00
w. Shelf or Ledge at entrance within interior hallway 2 0.00
0.00
Total amenities: 83.98
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X.

Summary Information

Development Summary

2024 Low-Income Housing Tax Credit Application For Reservation

|Dea| Name: Springtree Gardens
Cycle Type: 9% Tax Credits Requested Credit Amount: $1,301,454
Allocation Type: New Construction Jurisdiction: Roanoke City
Total Units 60 Population Target: General Total Score
Total LI Units 60 539.72
Project Gross Sq Ft:  87,971.00 Owner Contact: Gary Ellis
Green Certified? TRUE
Source of Funds Amount Per Unit Per Sq Ft Annual Debt Service
Permanent Financing $6,500,000 $108,333 $74 $378,923
Grants SO S0
Subsidized Funding S0 S0
Uses of Funds - Actual Costs Total Development Costs
Type of Uses Amount Per Unit Sq Ft % of TDC
Improvements $11,765,700] $196,095 $134 63.79% Total Improvements $16,330,323
General Reg/Overhead/Profit $1,270,696 $21,178 S14 6.89% Land Acquisition $350,000
Other Contract Costs S0 S0 S0 0.00% Developer Fee $1,764,270
Owner Costs $3,293,927 $54,899 $37 17.86% Total Development Costs $18,444,593
Acquisition $350,000 $5,833 Y 1.90%
Developer Fee $1,764,270 $29,405 $20 9.57%
Total Uses $18,444,593 $307,410 Proposed Cost Limit/Sq Ft: $206
Applicable Cost Limit/Sq Ft: $250
Income Proposed Cost Limit/Unit: $301,460
Gross Potential Income - LI Units $827,256 Applicable Cost Limit/Unit: $302,887
Gross Potential Income - Mkt Units SO
Subtotal $827,256 Unit Breakdown
Less Vacancy % [ 7.00%] $57,908 Supp Hsg 0
Effective Gross Income $769,348 # of Eff 0
# of 1BR 6
Rental Assistance? FALSE # of 2BR 27
# of 3BR 27
Expenses # of 4+ BR 0
Category Total Per Unit Total Units 60
Administrative $107,255 $1,788
Utilities $4,600 $77
Operating & Maintenance $83,020 $1,384 Income Levels Rent Levels
Taxes & Insurance $122,590 $2,043 # of Units # of Units
<=30% AMI 6
Total Operating Expenses $317,465 $5,291 40% AMI 0
50% AMI 27
Replacement Reserves $18,000 $300 60% AMI 0
>60% AMI 27
Total Expenses $335,465 $5,591| Market 0
Cash Flow Income Averaging? TRUE
EGI $769,348
Total Expenses $335,465
Net Income $433,883 Extended Use Restriction? 30
Debt Service $378,923
Debt Coverage Ratio (YR1): 1.15
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Y. Efficient Use of Resources

Credit Points for 9% Credits:

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

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

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

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

Combined Max $1,980,604
Credit Requested $1,301,454
% of Savings 34.29%
Sliding Scale Points 114.3

Cost Points:

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

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

Total Costs Less Acquisition $18,094,593

Total Square Feet 87,971.00

Proposed Cost per SqFt $205.69

Applicable Cost Limit per Sq Ft $250.00

% of Savings 17.72%

Total Units 60

Proposed Cost per Unit $301,577

Applicable Cost Limit per Unit $302,887

% of Savings 0.43%

Max % of Savings 17.72% Sliding Scale Points 35.44



























































































()] Develop and implement a system for review and processing of change orders as
to construction of the Project.

(r) Deliver to the Company a dimensioned as-built survey of the real property
(locating only buildings) and as-built drawings of the Project construction.

(s) Obtain an Architect’s certificate that the work on the Project is substantially
complete, and inspect the Architect's work.

(t) Obtain certificates of occupancy for all of the Residential Units of the Project.

(u) Take all other actions necessary to provide the Company with a facility ready for
lease to tenants.

W) Maintain, or cause to be maintained, at its expense, all office and accounting
facilities and equipment necessary to adequately perform the foregoing functions.

7. Excluded Services. The Developer shall not be required to perform any of the following
services pursuant to this Agreement and, if any such services are performed with the consent of the
Company, shall be separately compensated therefore as the parties may mutually agree:

(a) Locate, evaluate the suitability of, negotiate the purchase or lease of, or arrange
the financing for the land on which the Project is to be located.

(b) Arrange, or negotiate the terms and conditions of, the permanent financing.

(c) Arrange, or negotiate the terms and conditions of, the capital contributions of an
investor member in the Company.

(d) Perform or assist in the marketing or leasing of units in the Project.

Notwithstanding the foregoing, the Developer shall be obligated to provide information to the Company
(in the form requested by the Company) regarding budgets, cost estimates, the status of the construction
and the accomplishment of its duties hereunder, and any other information to the extent necessary or
helpful to assist the Company or a person retained by it in performing such excluded services.

8. Development Fee. For services provided and to be performed under this Agreement the
Company agrees to pay the developer a fee (the “Development Fee”) in the aggregate amount of
81,764,270, as provided in this Paragraph 8. The Development Fee shall be earned as follows:

(a) Ten percent (10%) of the Development Fee shall be earned as the services
described in Paragraph 3 are performed. In the event that at the end of any billing or fiscal
period, a significant portion (but not all) of such services have been performed, a proportionate
amount of such portion of the Development Fee shall be deemed earned.

(b) Ten percent (10%) of the Development Fee shall be earned as the services
described in Paragraph 4 are performed. In the event that at the end of any billing or fiscal period,
a significant portion (but not all) of such services have been performed, a proportionate amount of
such portion of the Development Fee shall be deemed earned.





































































AGREEMENT FOR PURCHASE AND SALE

OF REAL PROPERTY
This Agreement for Purchase and Sale (“Agreement”) is entered into between FW
Properties , LLC, 90 Town Center Street, Suite 200, Daleville, VA 24083, a Virginia limited
liability company (“Seller”), and Springtree Gardens, LLC. 4445 Corporation Lane Suite 264,
Virginia Beach, VA 23462 (“Buyer”). The effective date of this Agreement shall be the date of its
last execution (“Effective Date™).

1. AGREEMENT TO PURCHASE AND SELL; PURCHASE PRICE

1.1  Agreement to Purchase and Sell. Buyer agrees to purchase from Seller and Seller
agrees to sell to Buyer all that certain parcel of land consisting of 6.70 acres, more or less,
located at 3339 King Street NE, Roanoke, VA, identified as City of Roanoke Tax Map Number
7100601, and designated as New Tract A-1 on a survey entitled “Resubdivision Plat for FW
Properties, L.L.C., prepared by Caldwell With Associates, dated September 11, 2001, attached to
this Agreement as Exhibit 1 (the “Land”), together with all rights and appurtenances pertaining
thereto according to the terms of this Agreement, including but not limited to Seller’s right, title
and interest in and to the following (together with the Land, collectively, the “Property™): (a) all
buildings, improvements, fixtures, structures, parking facilities, electrical systems, plumbing
systems, heating systems, and air conditioning systems located on the Land, if any, or any
portion thereof (collectively, the “Improvements™); (b) all easements, hereditaments and
appurtenances, if any, pertaining or affecting the Land (collectively, the “Easements™);(c) any
street or road abutting the Land, to the center line thereof, if any; (d) all warranties and
guaranties issued in connection with the Improvements, which are in effect as of Closing as
hereinafter defined, if any; and (¢) to the extent assignable, all consents, authorizations,
development rights, allocations of development density or other similar rights, variances or
waivers, licenses, certificates of cccupancy, permits and approvals from any governmental or
quasi-governmental agency, department, board, commission, bureau or other entity or
instrumentality with respect to or attributable to the Property, which remain valid or in effect as
of Closing (collectively, the “Approvals™).

1.2 Purchase Price. The purchase price to be paid for the Property shall be Three Hundred
Fifty Thousand and No/100 Dollars ($350,000) (the “Purchase Price™). The Purchase Price shall
be paid by Buyer to Seller as follows: (a) by a Ten Thousand and 00/100 Dollars ($10,000)
initial deposit paid to the Escrow Agent within five (5) days of the Effective Date (the “First
Deposit™); (b) by a Twenty Thousand and 00/100 Dollars ($20,000) second deposit to be paid to
the Escrow Agent at the end of the Due Diligence Period, as defined below, should the Buyer
not elect to terminate this Agreement prior to the end of such Due Diligence Period (the “Second
Deposit™); and {c¢) by a Three Hundred Twenty Thousand and No/100 Dollars ($320,000.00)
payment to be made at Closing, subject to adjustments for prorations and Closing costs. Such
payment at Closing shall be made by wire transfer to Seller’s account according to instructions to
be provided prior to Closing.
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2. THE DUE DILIGENCE PERIOD OBLIGATIONS

2.1  Due Diligence Period. Selier has informed Buyer that a reasonable search has revealed
that Seller possesses no surveys (other than Exhibit 1), soil tests, borings, titie insurance policies
or commitments, environmental reports, or economic, financial and traffic studies which Seller
can provide the Buyer relating to the Property. Thus, Buyer’s due diligence shall consist of
Buyer’s own analysis and investigation. Accordingly, for one hundred and fifty (150) days
following the Effective Date of this Agreement {the “Due Diligence Period”), Buyer shall be
entitled to engage in evaluation of the site and have prepared a property survey and title
examination as more fully described below.

If Buyer determines in its sole discretion that the Property is not acceptable for any reason during
the Due Diligence Period, Buyer may terminate this Agreement and the First Deposit, plus any
accrued interest, shall be returned to Buyer. The parties thereafter shall be relieved of all further
obligations under this Agreement except for the Buyer’s indemnity obligations set forth in this
Section 2.1.

Buyer agrees to hold Seller harmless from all reasonable costs, expenses or liabilities actually
incurred by Seller, arising out of the Buyer’s access to the Property, including without limitation,
personal injury or property damage caused by Buyer, or its agents, in pursuing the activities
permitted under Section 2 of this Agreement. Buyer shall also restore and/or repair, at Buyer’s
expense, any damage to the Property that arises as a result of conducting Buyer’s inspections and
testing as contemplated in Section 2 of this Agreement. Notwithstanding anything else in this
Agreement to the contrary, if any tree clearing is necessary to permit Buyer and Buyer's agents
and representatives to conduct physical and environmental inspections and tests of the Property
that Buyer deems necessary or appropriate, then such tree clearing (the “Clearing™) shall be
excepted from Buyer’s obligations to restore and/or repair the Property and to hold Seller
harmless as set forth in this Section 2.1, so long as Buyer shall be responsible for any
stabilization, erosion and sediment control, and permitting required by any applicable
governmental agency as a result of the Clearing.

2.2  Site Evaluation. The Buyer and its authorized agents shall have the right, at Buyer’s
expense, to engage in inspection and study of the Property to determine whether, in Buyer’s sole
discretion, the Property is acceptable to Buyer. Such investigation may include reasonable
subsurface investigations to determine soil and subsurface conditions, including evaluating the
possible presence on site of hazardous materials. The Seller shall be provided a copy of all
results and reports generated as a result of the site evaluation, excluding any information
proprietary to Buyer. In the event that the Buyer’s evaluation should disclose any condition the
Buyer deems in its sole discretion unsatisfactory (a “Site Defect”), Buyer may terminate the
Agreement as described in Section 2.1, or alternatively give the Seller written notice of the Site
Defect, in which case the parties shall proceed as set forth in Section 2.5.

2.3  Property Survey. Buyer, at its sole expense, may obtain a current property survey (the
“Survey”)} prepared by a licensed land surveyor during the Due Diligence Period. The Seller

shall be provided a copy of the Survey upon its completion. In the event the survey shows any
matter that would impair the Property’s marketability or otherwise involves a matter of survey
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unacceptable to Buyer (a “Survey Defect”), Buyer may terminate the Agreement as described in
Section 2.1, or alternatively give the Seller written notice of the Survey Defect, in which case the
parties shall proceed as set forth in Section 2.5.

2.4  Preliminary Tiile Report. During the Due Diligence Period, Buyer, at its sole expense,
may cause a title insurance company selected by Buyer (the “Title Company™) to issue and
deliver to Buyer a title commitment (“Titte Commitment™) accompanied by copies of all
documents affecting the Property and which shall include any exceptions to the Title
Commitment. The Seller shall be provided a copy of the Title Commitment. Any identified lien
against the Property, including any deed of trust, mortgage or other monetary lien encumnbering
or affecting the Property, shall constitute a curable title defect that Seller shall remove at Closing
(“Closing Title Defect”). In the event that the condition of title, other than a Closing Title
Defect, involves any matter the Buyer deems in its sole discretion unacceptable (an “Interim
Title Defect”), Buyer may terminate the Agreement as described in Section 2.1, or alternatively
give the Seller written notice of the Interim Title Defect, in which case the parties shall proceed
as set forth in Section 2.5.

2.5  Seller’s Option to Cure Defects; Buyer’s Option to Terminate or Accept Defects. In
the event that the Buyer elects to give the Seller notice of any Site Defect, Survey Defect, or
Interim Title Defect (“Noticed Defect”), the Seller shall have thirty (30) days after such notice to
cure any such Noticed Defect, should Seller so elect (“Cure Period”). In the event that Seller
elects not to cure any such Noticed Defect, or fails to do so during the Cure Period, Buyer may at
its option by written confirmation sent to Seller within ten (10) days of the end of the Cure
Period (a) accept the Noticed Defect without an adjustment in the Purchase Price, in which case
the Noticed Defect shall be deemed accepted for all purposes; or (b) terminate the Agreement as
described in Section 2.1. If Buyer elects to terminate this Agreement in accordance with this
Section 2.5, the First Deposit, and the Second Deposit to the extent paid, plus any accrued
interest, shall be returned to Buyer. Buyer’s failure to give written notice of an election under
either Section 2.5(a) or 2.5(b) within such ten (10) day period shall be deemed effective notice of

termination, without a writing, subject to the termination procedures which are to follow a
written notice of termination as set forth in Section 2.1

2.6  Permitted Exceptions. The Property shall be conveyed to Buyer subject to no liens,
charges, encumbrances, exceptions or reservations of any kind or character other than any
Noticed Defect which was accepted pursuant to Section 2.5 above (“Permitted Exceptions™).

2.7  Financial Due Diligence. Buyer or an affiliate shall with reasonable diligence make
timely application for and timely pursue the granting of competitive 9% low income housing tax
credits (“LIHTC”) for the construction of the Property during the 2024 tax credit allocation cycle
administered by Virginia Housing Development Authority in an amount deemed sufficient by
Buyer, in its sole discretion, to provide sufficient funds for the completion of the construction of
the Property. In the event that Buyer is unsuccessful in receiving a reservation and allocation of
competitive 9% LIHTC for the construction of the Property as requested (the “LIHTC
Allocation™) on or before November 1, 2024, despite timely and reasonable efforts to secure the
same, this Agreement will terminate, the First Deposit and the Second Deposit shall be returned
to Buyer, and the parties will have no further obligations to each other except for the Buyer’s
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indemnity obligation set forth in Section 2.1. Notwithstanding anything in this Agreement to the
contrary, the First Deposit and the Second Deposit shall remain refundable to Buyer until the
earlier of (a) receipt of the LIHTC Allocation, and (b) November 1, 2024 (the “Development
Approval Date”).

3. THE CLOSING

3.1 Clesing. Unless termination has previously occurred per the terms of the Agreement, the
Closing on the contemplated sale transaction (the “Closing™) shall take place on or before
August 15, 2028 (the “Closing Date”). Closing shall be conducted by mail or overnight courier
by the Title Company, or at such other time and place as may be agreed to in writing by Seller
and Buyer. Notwithstanding the foregoing, Buyer and Seller shall endeavor to conduct closing
by depositing (by overnight or local courier) into escrow with the Title Company all closing
documents and other items in connection therewith no later than the first business day
immediately prior to the Closing Date.

3.2  Seller’s Obligations. At the Closing, Seller shall deliver:

(a) To Buyer, a properly executed and recordable special warranty deed (the “Deed”),
conveying the Property to Buyer subject only to the Permitted Exceptions. Unless otherwise
agreed to by the parties, the legal description of the Property contained in such Deed shall be
identical to the legal description of the Property set forth in Exhibit 1. In addition, if such legal
description set forth in Exhibit 1 is different than the legal description of the Property shown on the
Survey (the “Survey Legal Description™), and Buyer so requests, Seller shall also quitclaim to
Buyer the Survey Legal Description.

(b To Buyer and Title Company, an affidavit confirming that no work has been
performed on the Property within one hundred and twenty-three {123) days of Closing in a form
reasonably required by the Title Company.

() To the Title Company, evidence of Seller’s authority to execute and deliver the
documents necessary to effectuate the contemplated sale, as reasonably required by the Title
Company.

(d)  To Buyer, a special warranty bill of sale, in a form reasonably acceptable to Seller
and Buyer, conveying to Buyer the Approvals, if applicable.

(e) To Buyer and Title Company, a duly executed non-foreign certification in the
form prescribed by Section 1445 of the Internal Revenue Code and the Treasury Regulations
adopted thereunder, a duly executed Virginia Form R-5E or R-5, if applicable, and if required by
the Title Company or Buyer’s counsel, a duly executed 1099 Real Estate Report Filing form to
report the conveyance of the Property to the IRS.

H To the Title Company and/or Buyer, such other duly executed documents,

certificates or affidavits as are reasonably and customarily required by Buyer’s attorney or the
Title Company provided that such documents do not require the Seller: (i) to obligate itself to
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any entity other than the Buyer or its assignee, or otherwise taken on an obligation not imposed
in this Agreement; (ii) to make representations of fact not known by the Seller or its agents; (iii)
to convey a warranty beyond the special warranty to be provided in the deed of conveyance; or

(iv) to undertake any activity which would cost the Seller in excess of $1,000.

3.3 Buyer’s Obligations. At Closing, Buyer shall deliver to the Title Company on Seiler’s
account a cashier’s check or immediately wired federal funds in an amount equal to the balance
of the Purchase Price (after due credit for the First Deposit and the Second Deposit, plus or
minus prorations, adjustments and Closing costs as set forth herein). In connection with Closing,
the Title Company shall transmit by wire the balance of the Purchase Price (after due credit for
the First Deposit and the Second Deposit, plus or minus prorations, adjustments and Closing
costs as set forth herein) to Seller promptly after recordation of the deed.

34  Closing Costs. In connection with the Closing, Seller shall pay the grantor’s tax and any
costs associated with recording any discharge of mortgage or similar encumbrances. Buyer shall
pay all other recording costs associated with the transaction. Each party shall pay their own
attorneys’ fees and expenses relating to the Closing.

3.5  Proration of Taxes, Rents, Interest, and Insurance. Real estate taxes for the current
year shall be adjusted as of the day of Closing and the net amount thereof shall be added to or
deducted from, as the case may be, the Purchase Price payable by Buyer at the time of Closing.

3.6  Delivery of Property at Closing. Seller shall deliver to Buyer, at Closing, full possession
of the Property, free of all tenants and occupants, the Property to be then: (a) in the same
condition as it presently exists, reasonable wear and tear excepted, and (b) not in violation of any
applicable zoning laws, and not in violation of any other applicable land use control and
environmental laws, rules or regulations.

If Seller shall be unable to convey title (as provided in this Agreement), or to deliver possession
of the Property, all as herein stipulated, or if, at the time of Closing the Property does not
otherwise conform with the provisions of this Section 3.6, then Seller, should it elect in its sole
discretion, shall use reasonable efforts to (a) remove any defects in title, other than a Permitted
Exception, (b) deliver possession as provided herein, and/or (¢) make the Property conform to
the provisions in this Section 3.6, in which event the time for performance hereof shall be
extended for a period of thirty (30) days. If at the expiration of the extended time, Seller shall
have failed so to remove any defects in title, not included in the Permitted Exceptions, deliver
possession, or make the Property conform to the provisions hereof, then, at Buyer’s option, the
First Deposit and the Second Deposit shall be refunded to Buyer and the parties shall have no
other obligations under the Agreement except for Buyer’s indemnity obligations imposed in
Section 2.1.

4. AFFIRMATIVE COVENANTS OF SELLER
4.1  Acts Affecting Property. After the Effective Date, Seller, unless otherwise agreed to in
writing by Buyer, will until Closing: (a) refrain from (i) performing any grading or excavation,

construction, or removal of any improvements, or making any other change or improvement
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upon or about the Property; (ii) creating or incurring any mortgage, lien, pledge, or other
encumbrances in any way affecting the Property other than the Permitted Exceptions and the
Closing Title Defects; and (iii) committing any waste or nuisance upon the Property; (b)
reasonably maintain the Property in its existing condition; and (c) observe all laws, ordinances,
regulations, and restrictions affecting the Property and its use.

4.2  Notice of Changes in Laws. Seiler will advise Buyer promptly of any change in any
applicable laws, regulations, restrictions, rulings, or orders which might affect the value or use of
the Property to Buyer of which Seller obtains knowledge.

43  Compliance with Existing Mortgages and Permitted Exceptions. If the Property is
encumbered by a mortgage(s) and/or has rights pursuant to instruments of record affecting the
Property, Seller will timely comply with all of the terms, obligations, and covenants thereof, and
will not suffer or permit any defauit to occur thereunder or under the note(s) secured by the
mortgage(s).

44  Further Assurances. In addition to the obligations required to be performed hereunder
by Seller at the Closing, Seller agrees to perform such other acts, and to execute, acknowledge,
and/or deliver subsequent to the Closing such other instruments, documents, and other materials
as Buyer may reasonably request and are customarily provided in a commercial real estate
closing in order to effectuate the consummation of the transaction contemplated herein and to
vest title to the Property in Buyer, and to readjust for closing costs and adjustments which were
in error at Closing. This provision shall not require any action by the Seller regarding Permitted
Exceptions.

4.5  Insurance. Until the Closing, Seller shall continue to maintain insurance on the Property
in such amounts as is in existence on the date hereof.

5. REPRESENTATIONS AND WARRANTIES WITH RESPECT TO PROPERTY

Seller represents and warrants, to the best of Seller’s knowledge, information and belief, to Buyer
as follows:

5.1  Authority. The execution and delivery of this Agreement and the performance by Seller
of its obligations hereunder, have been duly authorized as may be required and the execution and
delivery of this Agreement and sale of the Property do not, and will not, violate the
organizational documents of Seller. Seller further has the requisite power and authority to
execute this Agreement, the Closing documents listed in Section 6.1 and all other documents
required to be delivered by Seller.

52  Marketable Title. Seller has good, marketable and insurable title to the Property, free
and clear of all liens, encumbrances, leases, tenancies, security interests, covenants, conditions,
restrictions, rights-of-way, easements, judgments, unrecorded leases, and other matters affecting
title other than the Permitted Exceptions.
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53  No Condemnation Pending or Threatened. Seller has no knowledge of any pending or
threatened condemnation or similar proceeding affecting the Property or any portion thereof, nor
has Seller knowledge that any such action is presently contemplated.

5.4  Adverse Information. Seller has no knowledge of any change contemplated in any
applicable laws, ordinances, or restrictions, or any judicial or administrative action, or any action
by adjacent landowners, or natural or artificial conditions upon the Property, which would
prevent, limit, impede, or cause any cost to Buyer.

5.5  Compliance with Laws. Seller has complied with all applicable laws, ordinances,
regulations, statutes, rules, and restrictions pertaining to and affecting the Property. Performance
of this Agreement will not result in any breach of, or constitute any default under, or result in the
imposition of, any lien or encumbrance upon the Property under any agreement or other
instrument to which Seller is a party or by which Seller or the Property might be bound.

5.6  Pending Litigation. There are no legal actions, suits, or other legal or administrative
proceedings, including condemnation cases, or any governmental environmental cases, pending
or threatened, against the Property, of which Seller is aware, and Seller is not aware of any facts
which might result in any such action, suit or other proceedings.

5.7  No Special Assessments. No portion of the Property is affected by any special
assessments, of which Seller is aware, whether or not constituting a lien thereon.

58  Access to Roads. The Property has pedestrian and vehicular access to and from public
roads, and Seller has no knowledge of any fact or condition which would result in the
termination of such access.

59 Commitments to Governmental Authorities or Others Affecting the Property. No
commitments have been made to any governmental body, organization, group, or individual,
relating to the Property which would impose an obligation upon Buyer or its successors or
assigns to make any contribution or dedications of money or land or to construct, install. or
maintain any improvements of a public or private nature on or off the Property; and no
governmental authority has imposed any requirement that any developer of the Property pay
directly or indirectly any special fees or contributions or incur any expenses or obligations in
connection with any development of the Property or any part thereof. The provisions of this
Section shall not apply to any regular, nondiscriminatory local real estate taxes.

5.10 Hazardous Substances. The Property is not now and to the Seller’s knowledge has
never been used to generate, manufacture, refine, transport, treat, store, handle, dispose, transfer,
produce, process or in any manner deal with any hazardous substance.

5.11 Effective Only at Closing. Each and every warranty and representation made by the
Seller in this Section 5 shall have been true and correct to the best of Seller’s knowledge when
made and at Closing. The warranties and representations set forth in Section 5 shall survive
Closing for nine (9) months.
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6. CONDITIONS TO CLOSING

6.1  Conditions to Buyer’s Obligations. The obligation of Buyer hereunder to consummate
the Closing, and to pay any portion of the Purchase Price to Seller, except as may be specifically
otherwise provided for herein and in addition to any other conditions herein contained, is subject
to the satisfaction, as of the Closing, of each of the following conditions (any of which may be
waived in whole or in part in writing by Buyer at or prior to Closing). If any of the following
conditions precedent are not satisfied prior to Closing, Buyer may elect to extend Closing until
they are satisfied by Seller using reasonable efforts (but such extension shall not be for more than
thirty (30) days), or Buyer may terminate this Agreement by giving Seller written notice on or
before Closing, whereupon the First Deposit and the Second Deposit, plus any accrued interest,
shall be returned to Buyer, and both parties shall be relieved of all obligations under this
Agreement except for Buyer’s indemnity obligations set forth in Section 2.1.

(8 Compliance by Seller. Seller shall have performed, observed, and complied with
all of the covenants, agreements, and conditions required by this Agreement to be performed,
observed and complied with by it prior to or as of the Closing.

(b)  Environmental Condition. There has been no adverse change in the
environmental condition of the Property.

(c) Updated Title Commitment. The Title Commitment required by Section 2.4 of
this Agreement has been updated at Buyer’s instigation and at Buyer’s expense at Closing with
such update showing no change in the status of title as previously approved by Buyer.

(d) Updated Survey. Any survey obtained pursuant to this Agreement may be
updated at Buyer’s instigation and at Buyer’s expense at Closing with such update showing no
change in the status of matters of survey as previously approved by Buyer.

(e) Closing Documents. Seller shall furnish to Buyer, at least seven (7) days prior to
Closing, draft copies of all deeds, affidavits or other documents which will be executed and
delivered by Seller at Closing, which documents shall be subject to the reasonable approval of
Buyer’s attorney. Buyer shall provide Seller any documents that require Seller’s execution at
least seven (7) days prior to Closing.

7. PROVISIONS WITH RESPECT TO DEFAULT AND DEPOSIT

7.1  Default by Seller. If Seiller shall have made any representation or warranty herein which
shall be untrue or misleading in any material respect, or if Seller shall fail to perform any of the
material covenants and agreements contained herein to be performed by it for reasons which
were within Seller’s reasonable control to avoid, Buyer (a) may enforce specific performance of
this Agreement; or (b) may cancel and terminate this Agreement for cause and receive a return of
the First Deposit and the Second Deposit. The Buyer may elect to include a request for injunctive
relief in its specific performance action to preclude the Seller from selling the Property to a third
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party during the pendency of the action, provided that should the Buyer fail to prevail in such
action, the Buyer shall be liable to the Seller for all damages the Seller incurred by being prevented
from selling the Property to a willing third-party buyer. As liquidated damages for Seller’s
material breach of its obligations under the Agreement, Buyer will be entitled to (a) a cash
payment of Twenty Thousand Dollars {$20,000.00); and (b) recover of the First and Second
Deposits. Buyer agrees that such liquidated damages are Buyer’s exclusive remedy for Seller’s
breach, and Buyer waives any right to challenge the adequacy or enforceability of such liquidated
damages in any proceeding. Buyer shall not be entitled to declare Seller in default under any
provision of this Agreement without first giving Seller prior written notice of such default and the
right to cure such default within ten (10) days after Seller’s receipt of such notice. Nothing in this
provision shall render the Seller liable for damages, liquidated or otherwise, or subject to specific
performance for any election on its part not to cure under Section 2.5, which results in a
termination under that section.

7.2 Default by Buyer. If Buyer shall fail to fulfill Buyer’s agreements herein or to make any
payment as provided herein, such failure shall constitute a default, and Seller may elect to
terminate this Agreement. If the for-cause termination pursuant to this Section 7.2 occurs after
the Due Diligence Period but prior to the Development Approval Date, Seller shall be entitled to
payment of the First Deposit as liquidated damages. If the for-cause termination pursuant to this
Section 7.2 occurs after the Development Approval Date, Seller shall be entitled to payment of
the First and the Second Deposit as liquidated damages. Recovery of the First Deposit, and the
Second Deposit, as applicable, shall be the Seller’s sole and exclusive remedy for breach, and
Seller waives any right to challenge the adequacy or enforccability of such liquidated damages in
any proceeding. Seller and Buyer acknowledge and agree that (i} it would be extremely difficult
to accurately determine the amount of damages suffered by Seller as a result of Buyer’s default
hereunder; (ii) the First Deposit constitutes a fair and reasonable amount to be received by Seller
as agreed and liquidated damages for Buyer’s default under this Agreement, as well as a fair,
reasonable and customary amount to be paid as liquidated damages to a seller in an arm’s length
transaction of the type contemplated by this Agreement upon a default by the purchaser
thereunder; and (iii) receipt by Seller of the First Deposit, and the Second Deposit, to the extent
applicable, upon Seller’s default hereunder shall not constitute a penalty or a forfeiture, Seller
shall not be entitled to declare Buyer in default under any provision of this Agreement without
first giving Buyer prior written notice of such default and the right to cure such default within
thirty (30) days after Buyer’s receipt of such notice. The exclusivity of liquidated damages set
forth herein shall not apply to any damages arising out of Seller’s indemnity rights conveyed in
Section 2.1 of this Agreement.

7.3  Attorneys’ Fees. Should either party employ an attorney to enforce any of the
provisions hereof, or to protect its interest in any matter arising under this Agreement, or to
recover damages for the breach of this Agreement, the party prevailing is entitled to receive from
the other party all reasonable costs, charges, and expenses, including reasonable attorneys’ fees,
and litigation expense.

7.4  The Third-party Sale Remedy. The Seller shall not be entitled to transfer the Property
to any third party until after it has given the Buyer notice of termination and the Buyer has not

Page 9 of 16



initiated an action challenging the termination and seeking an injunction to bar such sale within
thirty (30) days thereafter. If the Buyer initiates such action, the Seller shall not transfer the
Property to a third party until after it is adjudicated as to whether the Buyer has proven the
termination was wrongful.

8. REAL ESATE FEE

8.1. Real Estate Agent. Seller and Buyer each represents to the other that it has had no
dealings, negotiations, or consultations with any broker, representative, employee, agent or other
intermediary in connection with the sale of the Property, except Poe & Cronk Real Estate
Group, representing Seller (the “Broker™). Seller shall pay any broker’s commission that may
be due and payable to the Broker in connection with the transaction contemplated by this
Agreement pursuant to a separate agreement between Seller and the Broker. Seller and Buyer
agree that each will indemnify, defend and hold the other free and harmless from the claims of
any broker(s), representative(s), employee(s), agent(s) or other intermediary(ies) claiming to
have represented Seller or Buyer, respectively, or otherwise to be entitled to compensation in
connection with this Agreement or in connection with the sale of the Property, other than Broker.
This mutual indemnity shall survive Closing and any termination of this Agreement and shall not
be limited by any limitations of remedies provisions in this Agreement.

9. OTHER CONTRACTUAL PROVISIONS

9.1  Buyer’s Assignee. Buyer may assign, without the consent of Seller, this Agreement and
all of its rights hereunder to an assignee to take title to the Property who shall succeed to all of
the rights and obligations of Buyer hereunder. In the event of such assignment, Buyer shall
remain liable to Seller in the event of a breach of the Agreement by the assignee to the same
extent as if there had been no assignment of the Agreement.

9.2  Notices. Any notice to be given or to be served upon any party hereto, in connection
with this Agreement, must be in writing, and may be given by either hand delivery, a nationally
recognized overnight delivery service such as Federal Express or Airborne Express, or electronic
mail, and shall be deemed to have been given and received when hand delivered, one (1)
business day after pickup by a nationally recognized overnight delivery service, or received by
electronic mail. Such notices shall be given to the parties hereto at the following addresses:

FOR BUYER:
Springtree Gardens, LLC
1024 Bromely Dr
Matthews, NC 282104

Attn: Danny Ellis
Email: danny@gemmanagement.net

With a copy to:
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The Pryzwansky Law Firm, P.A.
1130 Situs Court, Suite 244
Raleigh, NC 27606

Attn: David T. Pryzwansky
Email : David@pryzlaw.com

FOR SELLER :

FW Properties, LLC

90 Town Center Street, Suite 200
Daleville, Virginia 24083

Attn: Andy Kelderhouse

Email: andyke@fwinc.com

With a copy to:

Woods Rogers PC

10 S. Jefferson Street, Suite 1800
Roanoke, Virginia 24011

Attn: D, Stan Barnhill

Email: barnhill@woodsrogers.com

Any party hereto may, at any time by giving five (5) days’ written notice to the other party hereto,
designate any other address in substitution of the foregoing address to which such notice shall be
given and other parties to whom copies of all notices hereunder shall be sent.

9.3  Entire Agreement; Modification. This Agreement embodies and constitutes the entire
understanding among the parties with respect to the transaction contemplated herein. All prior or
contemporaneous agreements, understandings, representations, and statements, oral or written.
are merged into this Agreement. Neither this Agreement nor any provision hereof may be
waived, modified, amended, discharged, or terminated except by an instrument in writing signed
by the party against which the enforcement of such waiver, modification, amendment, discharge,
or termination is sought, and then only to the extent set forth in such instrument. Nothing in this
Section to the contrary, however, shall prevent the termination of this Agreement in accordance
with the terms of this Agreement specifically providing for its termination and not requiring any
separate written instrument of termination.

94  Applicable Law and Venue for Dispute Resolution. This Agreement shall be governed
by, and construed in accordance with, the laws of the Commonwealth of Virginia. Venue for
any disputes arising out of this transaction will be deemed to be in the Circuit Court for Roanoke
County, Virginia.

95  Headings. Descriptive headings are for convenience only and shall not control or affect
the meaning or construction of any provision of this Agreement.
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9.6 Binding Effect. This Agreement shall be binding upon and shall inure to the benefit of
the parties hereto and their successors and assigns.

9.7  Counterparts. This Agreement may be executed in any number of counterparts, and
each such counterpart hereof shall be deemed to be an original instrument, but all such
counterparts together shall constitute but one Agreement. Signature pages as PDFs may be
transmitted by email.

9.8  Severability. In case any one or more of the provisions contained in this Agreement
shall for any reason be held to be invalid, illegal or unenforceable in any respect, such invalidity,
illegality, or unenforceability shall not affect any other provision hereof, and this Agreement
shall be construed as if such invalid, illegal, or unenforceable provision had never been contained
herein.

9.9 Risk of Loss by Condemnation.

(@ Al risk of condemnation prior to the Closing shall be on Seller. Immediately
upon obtaining knowledge of the institution of any proceedings for the condemnation of the
Property, or any portion thereof (including negotiations in lieu of condemnation), Seller will
notify Buyer of the pendency of such proceedings. Buyer may participate in any such
negotiations and proceedings, and Seller shall from time to time deliver to Buyer all instruments
requested by it to permit such participation. Seller shall, at its expense, diligently pursue any
such proceeding, and shall consult with Buyer, its attorneys and experts and cooperate with them
in any defense of any such proceedings.

(b)  Ifafter the Effective Date and prior to the Closing all or a part of the Property is
subjected to a bona fide threat of condemnation by a body having the power of eminent domain
or is taken by eminent domain or condemnation (or sale in lieu thereof), Buyer may, by written
notice to Seller, elect to (i) cancel this Agreement, in which event both parties shall be relieved
and released of and from any further liability hereunder, and the First Deposit, and the Second
Deposit to the extent previously made, shall forthwith be returned to Buyer, and thereupon this
Agreement shall become null and void, or (ii) extend this Agreement and the Closing Date for no
more than six (6) months for the purpose of reaching final agreement (including all appeal
periods, as applicable) as to all matters relating to such condemnation/dedication (or sale in lieu
thereof), including, without limitation, the final determination of all awards resulting therefrom.
If Buyer determines, in its sole discretion, that the proposed condemnation/dedication or the
award resulting from such taking (or sale in lieu thereof) will have an adverse impact on, or
prohibit, the Buyer’s intended development and use of the Property, then Buyer may thereafter
elect at any time to cancel this Agreement, in which case both parties shall be relieved and
released of and from any further liability hereunder, and the First Deposit, and the Second
Deposit to the extent previously made, shall forthwith be returned to the Buyer, and thereupon,
this Agreement shall become null and void except as may be otherwise specifically provided in
this Agreement. If no such election is made, this Agreement shall remain in full force and effect
and the purchase contemplated herein, less any interest taken by eminent domain or
condemnation, shall be effected with no further adjustment, and upon the Closing Seller shall
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assign, transfer, and set over to Buyer all of the right, title, and interest of Seller in and to any
awards that have been or that may thereafter be made for such taking.

9.10 No Construction against the Drafter. The parties hereby agree that in the event that the
Court must construe this Agreement, it is their intent that the Court do so according to the plain
meaning of the words used without any rule of construction construing such meaning against the
drafter.

9.11 Waiver. The waiver of one or more defaults by any party to this Agreement shall not be
deemed a waiver of any subsequent default of that provision of the Agreement, or of a default
under any other provision of this Agreement.

9.12 Third Party Inquiries. Seller agrees not to market the Property, negotiate with third
parties, and/or enter into any other agreements relating to the sale of the Property, including
back-up offers, at any time during which this Agreement is in force and effect. From and after
the Effective Date, Seller shall notify Buyer (either verbally, by email or in writing) of any third
party inquiries about the Property (including without limitation any potential purchasers, lessees,
brokers and others), and shall refer all such parties to Buyer as the contract purchaser of the

Property.

Time is of the essence with regards to all time periods in this Agreement.

[SIGNATURE PAGE FOLLOWS]
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IN WITNESS WHEREOF, the parties hereto have executed this Agreement as of the
day and year written below.

SELLER: FW PROPERTIES, LLC, a Virginia limited liability company (Seal)
y: Frsfa -f’é/au« Tve,, Jlmps<

Name. | Aelohet, g W{
Title: I it e
Date:

BUYER: Springtree Ggrgdens, BL.C, a Virginia limited liability company (Seal})
By: . i
Its: m?ﬁ ';A benr

Date: 0'9'/9%/40'4
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Exhibit 1

Resubdivision Plat

[See attached]
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Appendix F
RESNET Rater Certification of Development Plans

| certify that the development’s plans and specifications incorporate all items for the required baseline

energy perfomance as indicated in Virginia's Qualified Allocation Plan (QAP).

In the event the plans and specifications do not include requirements to

meet the QAP baseline energy performance, then those requirements still must be met,

even though the application is accepted for credits.

***please note that this may cause the Application to be ineligible for credits. The Requirements

apply to any new, adaptive reuse or rehabilitated development (including those serving elderly
and/or physically disabled households).

In addition provide HERS rating documention as specified in the manual

I

New Construction - EnergyStar Certification

The development's design meets the criteria for the EnergyStar certification.

Rater understands that before issuance of IRS Form 8609, applicant will obtain and
provide EnergyStar Certification to Virginia Housing.

Rehabilitation -30% performance increase over existing, based on HERS Index

|

Or Must evidence a HERS Index of 80 or lower
Rater understands that before issuance of IRS Form 8609, rater must provide
Certification to Virginia Housing of energy performance.

|

Adaptive Reuse - Must evidence a HERS Index of 95 or lower.
Rater understands that before issuance of IRS Form 8609, rater must provide
Certification to Virginia Housing of energy performance.

Additional Optional Certifications

| certify that the development’s plans and specifications

incorporate all items for the certification as indicated below, and | am a certified verifier

of said certification. In the event the plans and specifications do not

include requirements to obtain the certification, then those requirements still must be met,
even though the application is accepted for credits. Rater understands that before issuance of
IRS Form 8609, applicant will obtain and provide Certification to Virginia Housing.

TRUE Earthcraft Certification - The development's design meets the criteria to obtain
EarthCraft Multifamily program Gold certification or higher

FALSE [LEED Certification - The development's design meets the criteria for the U.S.
Green Building Council LEED green building certification.

FALSE [National Green Building Standard (NGBS) - The development's design meets the criteria
for meeting the NGBS Silver or higher standards to obtain certification

FALSE [Enterprise Green Communities - The developmen's design meets the criteria for meeting

meeting the requirements as stated in the Enterprise Green Communities Criteria for this
developments construction type to obtain certification.

***Please Note Raters must have completed 500+ ratings in order to certify this form

s S

Date: 3/12/24 Printed Name: Stacey Smith

RESNET Rater
Resnet Provider Agency
Viridiant Signature

Provider Contact and Phone/Email Sean Evensen-Shanley (804)212-1934 /sean.shanley@viridiant.org




2024 Pre-Review Comments
Springtree Gardens

[t
[

viridiant
Project Address
3339 King St NE
Roanoke, VA 24102

Project Summary
Springtree Gardens is a 3 story, new construction multifamily development, comprised of 60 units and located in Roanoke, VA.
GDE Holdings, LLC plans to construct the project using 9% LIHTC funding. As part of their funding application the project is

seeking the following certification(s): ENERGY STAR Multifamily New Construction v1.1, EarthCraft v7 Gold. Hugh Diteman of
Dinteman Design Architecture is the primary architect contact for the project.

Unit-level models were generated using Ekotrope v4.2.1 based on the proposed scope

and plans provided by the project team dated: Progress Set 3/7/24

Modeling Summary

Enclosure: Program Notes/Assumptions:

+ R-10 slab edge insulation, 2’ depth Energy Star/Earthcraft

+ R-15 Grade | cavity insulation in exterior above grade walls Energy Star/Earthcraft

* R-11 Grade Il in party walls and stairwalls Energy Star/Earthcraft

* R-11 Grade Il cavity insulation in adiabatic ceilings/floors Assumption

+« R-30 Grade | cavity Roof Deck Energy Star/Earthcraft

* < 0.27 U-Value Door with < 50% glass (Assumed .27 SHGC) Earthcraft Points BE 4.4.2

« 0.25 U-Value/0.27 SHGC windows Assumption - necessary for EC Points BE 4.5.2
Mechanicals:

« SEER14.5, HSPF 8.2, 13k air source heat pump, programmable thermostat EC Points ES 1.15 & 1.16

* .95EF 50 gallon water heater ECPoints ES 5.5 (= .90 EF or > .87 UEF)
« 5 ACHS5O0 for infiltration threshold/blower door test Earthcraft BE 2.0

* 4% duct leakage to the outside, 6% total duct leakage Energy Star/Earthcraft ES 3.0

¢ Ducts within conditioned space and insulated to R-6 Energy Star/Earthcraft ES 2.3

« Fan powered air cycler for ventilation, 45 and 60 cfm, 72 watts, operational 8hrs/day, runs ir Energy Star

Lights, Appliances, and Plumbing:

*« ENERGY STAR certified appliances EnergyStar and EarthCraft
o 691 kWh/yr refrigerator
o 270 kWh/yr dishwasher
o Energy Star Washer e

+ Advanced lighting 100% CFL or LED EC Points ES 6.5

*« ENERGY STAR certified bathroom exhaust fans EC Points ES 4.9

+ No Ceiling Fans Included, but if added must be Energy Star Certified EC Points ES 4.8

* Hot water pipes insulated > R-4 Earthcraft Points ES 5.7

* Low Flow Plumbing Fixtures Earthcraft Requirement WE 1.2
Ekotrope Models HERS Scores:

Unit Type Quantity HERS | EnergyStar Target Buffer
One bedroom 27 61 63 -2
One bedroom top floor 9 60 63 -3
Three bedroom 8 61 63 -2
Three bedroom top floor 3 60 63 -3
Two bedroom 35 61 63 -2
Two bedroom top floor 12 60 63 -3

ENERGY STAR Multifamily New Construction v1.1 requires the project to have a maximum HERS index in compliance with the
ENERGY STAR floating target HERS index and completion of all required ENERGY STAR checklists. EarthCraft v7 Gold requires
the project to have a maximum HERS index of Energy Star.

If any information used to generate the energy models does not accurately reflect the project scope, please reach out to me.

Sincerely,

Tiyahna Grammer
Project Manager, Viridiant










































PLANNING BUILDING AND DEVELOPMENT
Noel C. Taylor Municipal Building

215 Church Avenue, SW, Room 166
Roanoke, Virginia 24011

540-853-1730 planning@roanokeva.gov

March 8, 2024

GED Holdings, LLC
Geoffrey Voelker
5170 Lincrest Place
Charlotte, NC 28211

Gvoelker2@gmail.com

Re:  Zoning verification of property identified as 3339 King Street, NE,
further identified as Tax Map Number 7100601 in the City of
Roanoke, Virginia, hereinafter referred to as the “subject property”.

To whom it may concern:

This zoning verification is hereby provided in response to a request regarding
the zoning and use of the subject property. This information is based on the
contents of Chapter 36.2, Zoning of the Code of the City of Roanoke (1979), as
amended (zoning ordinance), and the Official Zoning Map, City of Roanoke,
Virginia, (December 5, 2005), as amended, as of the date of this letter.

(1) The subject property is located within the RMF: Residential Multifamily
zoning district, without conditions. An excerpt from the Official
Zoning Map showing the subject properties is enclosed as Attachment
A.

(2) Dwelling, Multifamily: A building, a portion of a building, or multiple
buildings on a single lot, designed for the permanent occupancy of
three (3) or more families, regardless of the method of ownership,
with the number of families in residence not exceeding the number
of dwelling units provided. Dwelling, multifamily with 11 or more
units is a use allowed by right in the RMF zoning district. A Use Table
for the Residential district is enclosed as Attachment B.

(3) Per Section 36.2-312 of the Zoning Ordinance, the minimum lot area
per dwelling unit in the RMF zoning district is 1000 square feet.
Section 36.2-312 is enclosed as Attachment C.

(4) The subject property is located within the Floodplain Overlay. Section
36.2-333 of the zoning ordinance addresses regulations pertaining to
development, improvements to existing buildings and in particular,
restrictions for development and establishing new uses within the

ZV124-0008
3339 King Street, NE
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mapped FEMA floodway. Section 36.2-333 is enclosed as Attachment
D.

(5) As of the date of this letter, there are no known violations of the
building code or zoning ordinance. Records pertaining to fire code
violations are retained by the Fire Marshal’s Office. Please contact their
office directly at (540) 853-2795. Additional fees to fulfill the records
request may apply.

(6) The Zoning Ordinance and the Official Zoning Map are amended from
time to time and, as a result, permitted uses and development
standards may change.

This letter may be relied upon by the addressee listed above, and by any
assignee or successor in the interest of the addressee listed above, and by any
other person who has a current or future interest in the subject property
whether as owner or mortgagee. | am authorized and empowered to execute
this zoning verification letter on behalf of the City of Roanoke.

Sincerely,
_ap Me—
Karl D Kleinhenz, MPA Phillip Moore, AICP, CZA, MBA
City Planner I Zoning Administrator
ZVL24-0008

3339 King Street, NE



Attachment A Zoning Map




Sec. 36.2-311. Use table for residential districts. Attachment B

District RA R-12 [R-7 [R5 [R-3 RM- | RM- | RMF | Supplemental

1 2 Regulation
Section

Residential Uses

Dwelling, single-family P P P P

attached

Dwelling, single-family P P P P P P P

detached

Dwelling, two-family S P

Dwelling, multifamily with P P

10 or fewer units

Dwelling, multifamily with S P

11 or more units

Dwelling, townhouse or P S P P 36.2-431

rowhouse

Dwelling, manufactured P

home

Dwelling, mobile home P 36.2-417

Accommodations and Group Living Uses

Bed and breakfast P S S S S S S 36.2-405

Boarding house S

Group care facility, S S

congregate home, elderly

Group care facility, S S

congregate home, not
otherwise listed

Group care facility, group S S
care home

Group care facility, S S
halfway house

Group care facility, nursing S
home

Group care facility,
transitional living facility

Group home P P P P P P P

Industrial Uses

Borrow or Fill Site S 36.2-405.1
Composting Facility S 36.2-407.2
Commercial Uses

Day care home, adult S S S S S S S S

Day care home, child P P P P P P P P
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Family day home

Fire, police, or emergency
services

Utility Uses and Structures

Utility distribution or
collection, basic

Utility distribution or
collection, transitional

Wireless
telecommunications
facility, small cell on
existing structure

P 36.2-432

Wireless
telecommunications
facility, not otherwise
listed

S 36.2-432

Wireless
telecommunications
facility, stealth

P 36.2-432

Animal and Agricultural Uses

Agricultural operations

Animal shelter

Botanical garden or
arboretum

Community garden

P 36.2-407.1

Composting facility

Nursery or greenhouse,
commercial

Kennel, no outdoor pens
or runs

Kennel, with outdoor pens
or runs

Stable, commercial

36.2-428

Wildlife rescue shelter or
refuge area

Accessory Uses

Accessory uses, not
otherwise listed in this
table

P 36.2-403

Accessory apartment

P 36.2-402

Home occupation,
excluding
personal service

P 36.2-413

(Supp. No. 87, Update 2)

Page 2 of 3

Created: 2022-04-20 18:23:32 [EST]




Home occupation, P P P P 36.2-413
personal service

Homestay S S S S 36.2-405
Outdoor storage P 36.2-423
Stable, private P P 36.2-403
Solar Energy System P P P P 36.2-403
Temporary health care P P P P 36.2-403
structure

Wind turbine, commercial | S 36.2-403
Wind turbine, small S S S S 36.2-403

residential districts.

"P" indicates a use permitted as of right.
"S" indicates a use permitted only by special exception.
A blank cell indicates the use is not permitted; any use not listed in this table is not permitted in

(Ord. No. 39122, § 1, 5-16-11; Ord. No. 39495, § 1, 9-4-12; Ord. No. 40088, § 1, 10-20-14; Ord. No. 40296, § 1, 7-6-
15; Ord. No. 40370, § 1, 10-19-15; Ord. No. 40710, & 1, 12-5-16; Ord. No. 41173, § 1, 6-18-18; Ord. No. 41370, § 1,
1-22-19; Ord. No. 41817, § 1, 7-20-20; Ord. No. 41918, § 1, 11-16-20; Ord. No. 42205, § 1, 11-15-21)
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Page 3 of 3

Created: 2022-04-20 18:23:32 [EST]




Attachment C

Sec. 36.2-312. Dimensional regulations for residential districts.

District RA R-12 R-7 R-5 R-3 RM-1 [ RM-2 | RMF

Minimum lot area per dwelling | 43,560 | 12,000 | 7,000 | 5,000 | 3,000 | 3,500 | 2,500 | 1,000
unit (square feet)

Lot area Minimum 43,560 | 12,000 | 7,000 | 5,000 | 3,000 | 5,000 | 5,000 | 15,000
(square feet) Maximum None None None [ None | None | None | None | None
Lot frontage Minimum 150 70 60 50 30 50 50 100
(feet) Maximum None [ None | None | None | None | None | 150 None
Front yard Minimum 30 20 20 15 15 10 10 10
(feet) Maximum None | None | None |40 25 30 30 -
Section 36.2-313 Front yard No No Yes Yes Yes Yes Yes No

requirements for infill
development apply

Side yard minimum depth 10 5 3 3 3 3 3 15
(feet)

Rear yard minimum depth 50 15 15 15 15 15 15 15
(feet)

Height maximum (feet) 45 35 35 35 35 35 45 45
Impervious surface area 25 50 50 60 70 60 70 70
maximum (percentage of lot

area)

Principal structures, maximum No 1 1 1 1 1 No No
number limit limit limit
Accessory structure minimum 5 0 0 0 0 0 0 5
setback from rear and side lot

lines (feet)

Minimum parking requirement | No No No No No No No No
applies

Tree canopy coverage 20 20 20 20 15 15 10 10

(Minimum percent of lot area)

Where a maximum lot frontage is specified for a district, such maximum shall apply to only one
frontage of a corner lot.

A numeric entry means the dimension shall apply based on the unit of measurement indicated.
"Yes" means the requirement applies.

"No" means the requirement does not apply.

"None" means there is no requirement.

(Ord. No. 39122, § 1, 5-16-11; Ord. No. 40088, § 1, 10-20-14; Ord. No. 40296, § 1, 7-6-15; Ord. No. 40710, § 1, 12-
5-16; Ord. No. 41370, § 1, 1-22-19; Ord. No. 42205, § 1, 11-15-21)
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Attachment D

Sec. 36.2-333. Floodplain Overlay District (F).

(a)

General Provisions.

(1)

(2)

(3)

(4)

(5)

(6)

Statutory authorization and purpose. This section is adopted pursuant to the authority granted to
localities by Section 15.2 - 2280 of the Virginia Code (1950), as amended. The purpose of these
provisions is to prevent the loss of life and property, the creation of health and safety hazards, the
disruption of commerce and governmental services, the extraordinary and unnecessary expenditure of
public funds for flood protection and relief, and the impairment of the tax base by regulating uses,
activities, and development which, alone or in combination with other existing or future uses,
activities, and development, will cause unacceptable increases in flood heights, velocities, and
frequencies; restricting or prohibiting certain uses, activities, and development from locating within
districts subject to flooding; requiring all those uses, activities, and developments that do occur in
flood-prone districts to be protected and/or flood-proofed against flooding and flood damage; and
protecting individuals from buying land and structures which are unsuited for intended purposes
because of flood hazards.

Applicability. These provisions shall apply to all privately and publicly owned lands within the
jurisdiction of the City and identified as areas of special flood hazard determined by the City or shown
on the flood insurance rate map (FIRM) or included in the flood insurance study (FIS) that are provided
to the City by Federal Emergency Management Agency (FEMA).

Compliance and liability. No land shall hereafter be developed and no structure shall be located,
relocated, constructed, reconstructed, enlarged, or structurally altered except in full compliance with
the terms and provisions of this section and any other applicable sections and regulations which apply
to uses within the jurisdiction of this section.

The degree of flood protection sought by the provisions of this section is considered reasonable for
regulatory purposes and is based on acceptable engineering methods of study, but does not imply total
flood protection. Larger floods may occur on rare occasions. Flood heights may be increased by man-
made or natural causes, such as ice jams and bridge openings restricted by debris. This section does
not imply that districts outside the floodplain district or land uses permitted within such district will be
free from flooding or flood damages.

This section shall not create liability on the part of the City or any officer or employee thereof for any
flood damages that result from reliance on this section or any administrative decision lawfully made
thereunder.

Records. Records of actions associated with administering this section shall be kept on file and
maintained by or under the direction of the Zoning Administrator in perpetuity.

Abrogation and greater restrictions. To the extent that the provisions are more restrictive, this section
supersedes any section currently in effect in flood-prone districts. To the extent that any other existing
law or regulation is more restrictive or does not conflict with this section, it shall remain in full force
and effect.

These regulations are not intended to repeal or abrogate any existing sections including subdivision
regulations, zoning ordinances or building codes. In the event of a conflict between these regulations
and any other ordinance or section, the more restrictive shall govern.

Severability. If any section, subsection, paragraph, sentence, clause, or phrase of this section shall be
declared invalid for any reason whatever, such decision shall not affect the remaining portions of this

Created: 2024-01-19 11:39:55 [EST]

(Supp. No. 90, Update 1)

Page 1 of 16



section. The remaining portions shall remain in full force and effect; and for this purpose, the
provisions of this section are hereby declared to be severable.

(7)  Penalty for violations. Section 36.2-571 of the City Code contains the provisions for enforcement of this
section and penalties that apply for violations.

(b)  Definitions. Certain terms and words used in this section shall be defined as set forth below. Where any
conflict exists between the definitions below and those set forth in Appendix A, the definitions of this
subsection shall govern for the purposes of the regulations of this section.

Appurtenant or accessory structure: Accessory structures not to exceed two hundred (200) square feet.

Areas of shallow flooding: A special flood hazard area with base flood depths from one (1) to three (3) feet
where a clearly defined channel does not exist, where the path of flooding is unpredictable and indeterminate, and
where velocity flow may be evident. Such flooding is characterized by ponding or sheet flow.

Base flood: The flood having a one (1) percent chance of being equaled or exceeded in any given year.

Base flood elevation: The water surface elevations of the base flood, that is, the flood level that has a one (1)
percent or greater chance of occurrence in any given year. The water surface elevation of the base flood in relation
to the datum specified on the community's flood insurance rate map. For the purposes of this section, the base
flood is the one (1) percent annual chance flood.

Basement: Any area of the building having its floor sub-grade (below ground level) on all sides.

Conditional letter of map revision (CLOMR): A formal review and comment as to whether a proposed flood
protection project or other project complies with the minimum NFIP requirements for such projects with respect
to delineation of special flood hazard areas. A CLOMR does not revise the effective flood insurance rate map or
flood insurance study.

Development: Any man-made change to improved or unimproved real estate, including, but not limited to,
buildings or other structures, mining, dredging, filling, grading, paving, excavation or drilling operations or storage
of equipment or materials.

Encroachment: The advance or infringement of uses, plant growth, fill, excavation, buildings, permanent
structures or development into a floodplain, which may impede or alter the flow capacity of a floodplain.

FEMA: Federal Emergency Management Agency.

Flood or flooding:

1.  Ageneral or temporary condition of partial or complete inundation of normally dry land areas from
a. The overflow of inland or tidal waters;
b.  The unusual and rapid accumulation or runoff of surface waters from any source; or

c. Mudflows which are proximately caused by flooding as defined in paragraph (1)(b) of this
definition and are akin to a river of liquid and flowing mud on the surfaces of normally dry land
areas, as when earth is carried by a current of water and deposited along the path of the current.

2. The collapse or subsidence of land along the shore of a lake or other body of water as a result of
erosion or undermining caused by waves or currents of water exceeding anticipated cyclical levels or
suddenly caused by an unusually high water level in a natural body of water, accompanied by a severe
storm, or by an unanticipated force of nature such as flash flood or an abnormal tidal surge, or by some
similarly unusual and unforeseeable event which results in flooding as defined in paragraph 1 of this
definition.
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Flood insurance rate map (FIRM): An official map of a community, on which FEMA has delineated both the
special hazard areas and the risk premium zones applicable to the community. A FIRM that has been made
available digitally is called a digital flood insurance rate map.

Flood insurance study (FIS): A report by FEMA that examines, evaluates and determines flood hazards and, if
appropriate, corresponding water surface elevations, or an examination, evaluation and determination of mudflow
and/or flood-related erosion hazards.

Floodplain: Any land area susceptible to being inundated by water from any source.

Flood proof: Any combination of structural and non-structural additions, changes, or adjustments to
structures which reduce or eliminate flood damage to real estate or improved real property, water and sanitary
facilities, structures and their contents.

Floodway: The channel of a river or other watercourse and the adjacent land areas that must be reserved in
order to discharge the base flood without cumulatively increasing the water surface elevation more than one (1)
foot at any point within the community.

Freeboard: A factor of safety usually expressed in feet above a flood level for purposes of floodplain
management. "Freeboard" tends to compensate for the many unknown factors that could contribute to flood
heights greater than the height calculated for a selected size flood and floodway conditions, such as wave action,
bridge openings, and the hydrological effect of urbanization in the watershed. The City requires base flood
elevation plus twenty-four (24) inches freeboard.

Functionally dependent use: A use which cannot perform its intended purpose unless it is located or carried
out in close proximity to water. This term includes only docking facilities, port facilities that are necessary for the
loading and unloading of cargo or passengers, and shipbuilding and ship repair facilities, but does not include long-
term storage or related manufacturing facilities.

Habitable space: A space in a building used or capable of being used for living, sleeping, eating or cooking, or
used, or capable of being used, as a home occupation. Bathrooms, toilet rooms, closets, halls, storage or utility
spaces and similar areas are not considered habitable spaces.

Highest adjacent grade: The highest natural elevation of the ground surface prior to construction next to the
proposed walls of a structure.

Historic structure: Any structure that is:

1. Listed individually in the National Register of Historic Places (a listing maintained by the Department of
Interior) or preliminarily determined by the Secretary of the Interior as meeting the requirements for
individual listing on the National Register;

2. Certified or preliminarily determined by the Secretary of the Interior as contributing to the historical
significance of a registered historic district or a district preliminarily determined by the Secretary of the
Interior to qualify as a registered historic district;

3.  Individually listed on a state inventory of historic places in states with historic preservation programs
which have been approved by the Secretary of the Interior; or

4, Individually listed on the city inventory of historic places.

Hydrologic and hydraulic analysis: Analyses performed by a licensed professional engineer, in accordance
with standard engineering practices that are accepted by the Virginia Department of Conservation and Recreation
and FEMA, used to determine the base flood, other frequency floods, flood elevations, floodway information and
boundaries, and flood profiles.

Letter of map amendment (LOMA): An amendment based on technical data showing that a property was
incorrectly included in a designated special flood hazard area. A LOMA amends the current effective Flood
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Insurance Rate Map and establishes that a land as defined by metes and bounds or structure is not located in a
special flood hazard area.

Letter of map revision (LOMR): A revision based on technical data that may show changes to flood zones,
flood elevations, floodplain and floodway delineations, and planimetric features. A Letter of Map Revision Based
on Fill (LOMR-F), is a determination that a structure or parcel of land has been elevated by fill above the base flood
elevation and is, therefore, no longer exposed to flooding associated with the base flood. In order to qualify for
this determination, the fill must have been permitted and placed in accordance with the community's floodplain
management regulations.

Lowest floor: The lowest floor of the lowest enclosed area (including basement). An unfinished or flood-
resistant enclosure, usable solely for parking of vehicles, building access or storage in an area other than a
basement area is not considered a building's lowest floor; provided, that such enclosure is not built so as to render
the structure in violation of the applicable non-elevation design requirements of Code of Federal Regulations 44
(C.F.R.) 60.3.

Manufactured home: A structure, transportable in one (1) or more sections, which is built on a permanent
chassis and is designed for use with or without a permanent foundation when connected to the required utilities.
For floodplain management purposes the term "manufactured home" also includes park trailers, travel trailers,
and other similar vehicles placed on a site for greater than one hundred eighty (180) consecutive days.

Mean sea level: Is an elevation point that represents the average height of the ocean's surface (such as the
halfway point between the mean high tide and the mean low tide) which is used as a standard in determining land
elevation.

New construction: For the purposes of determining insurance rates, structures for which the "start of
construction" commenced on or after November 4, 1981, and includes any subsequent improvements to such
structures. For floodplain management purposes, new construction means structures for which the start of
construction commenced on or after the effective date of a floodplain management regulation adopted by a
community and includes any subsequent improvements to such structures. Such structure is also referred to as
"post-FIRM."

Post-FIRM structures: A structure for which construction or substantial improvement occurred on or after
November 14, 1981.

Recreational vehicle: A vehicle which is:
1. Built on a single chassis;
2. Four hundred (400) square feet or less when measured at the largest horizontal projection;
3. Designed to be self-propelled or permanently towable by a light duty truck; and

4, Designed primarily not for use as a permanent dwelling but as temporary living quarters for
recreational camping, travel, or seasonal use.

Repetitive loss structure: A building covered by a contract for flood insurance that has incurred flood-related
damages on two (2) occasions in a ten (10) year period, in which the cost of the repair, on the average, equaled or
exceeded twenty-five (25) percent of the market value of the structure at the time of each such flood event; and at
the time of the second incidence of flood-related damage, the contract for flood insurance contains increased cost
of compliance coverage.

Special flood hazard area: The land in the floodplain subject to a one (1) percent or greater chance of being
flooded in any given year as determined in subsection (d)(1) of this Section.

Start of construction: For other than new construction and substantial improvement, under the Coastal
Barriers Resource Act (P.L. - 97-348), means the date the building permit was issued, provided the actual start of
construction, repair, reconstruction, rehabilitation, addition, placement, substantial improvement or other
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improvement was within one hundred eighty (180) days of the permit date. The actual start means either the first
placement of permanent construction of a structure on a site, such as the pouring of slab or footings, the
installation of piles, the construction of columns, or any work beyond the stage of excavation; or the placement of
a manufactured home on a foundation. Permanent construction does not include land preparation, such as
clearing, grading and filling; nor does it include the installation of streets and/or walkways; nor does it include
excavation for a basement, footings, piers, or foundations or the erection of temporary forms; nor does it include
the installation on the property of accessory buildings, such as garages or sheds not occupied as dwelling units or
not part of the main structure. For a substantial improvement, the actual start of the construction means the first
alteration of any wall, ceiling, floor, or other structural part of a building, whether or not that alteration affects the
external dimensions of the building.

Structure: For floodplain management purposes, a walled and roofed building, including a gas or liquid
storage tank, that is principally above ground, as well as a manufactured home.

Substantial damage: Damage of any origin sustained by a structure whereby the cost of restoring the
structure to its before damaged condition would equal or exceed fifty (50) percent of the market value of the
structure before the damage occurred.

Substantial improvement: Any reconstruction, rehabilitation, addition, or other improvement of a structure, taking
place during a period of five (5) years, the cumulative cost of which equals or exceeds fifty (50) percent of the
market value of the structure before the "start of construction" of the improvement. This term includes repetitive
loss structures or structures that that have incurred substantial damage regardless or the actual repair work
performed. The term does not, however, include either:

1.  Any project for improvement of a structure to correct existing violations of state or local health,
sanitary, or safety code specifications which have been identified by the local code enforcement official
and which are the minimum necessary to assure safe living conditions, or

2. Any alteration of a historic structure, provided that the alteration will not preclude the structure's
continued designation as a historic structure.

Violation: The failure of a structure or other development to be fully compliant with the City's floodplain
management regulations. A structure or other development without the elevation certificate, other certifications,
or other evidence of compliance required in this section is presumed to be in violation until such time as that
documentation is provided.

Watercourse: A lake, river, creek, stream, wash, channel or other topographic feature on or over which
waters flow at least periodically. Watercourse includes specifically designated areas in which substantial flood
damage may occur.

(c)  Administration.

(1) Designation of the Zoning Administrator. The Zoning Administrator is hereby appointed to administer
and implement these regulations. The Zoning Administrator may delegate duties and responsibilities
set forth in these regulations to qualified technical personnel, plan examiners, inspectors, and other
employees.

(2)  Duties and Responsibilities of the Zoning Administrator. The duties and responsibilities of the Zoning
Administrator shall include but are not limited to:

(A) Review applications for permits to determine whether proposed activities will be located in the
special flood hazard area (SFHA).

(B) Interpret floodplain boundaries and provide available base flood elevation and flood hazard
information.
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(C) Review applications to determine whether proposed activities will be reasonably safe from
flooding and require new construction and substantial improvements to meet the requirements
of these regulations.

(D) Review applications to determine whether all necessary permits have been obtained from the
Federal, State or local agencies from which prior or concurrent approval is required; in particular,
permits from state agencies for any construction, reconstruction, repair, or alteration of a dam,
reservoir, or waterway obstruction (including bridges, culverts, structures), any alteration of a
watercourse, or any change of the course, current, or cross section of a stream or body of water,
including any change to the 100-year frequency floodplain of free-flowing non-tidal waters of the
State.

(E)  Verify that applicants proposing an alteration of a watercourse have notified adjacent
communities, the Department of Conservation and Recreation (Division of Dam Safety and
Floodplain Management), and other appropriate agencies (Virginia Department of Environmental
Quality, United States Army Corps of Engineers) and have submitted copies of such notifications
to FEMA.

(F)  Approve applications and issue permits to develop in flood hazard areas if the provisions of these
regulations have been met, or disapprove applications if the provisions of these regulations have
not been met.

(G) Inspect or cause to be inspected, buildings, structures, and other development for which permits
have been issued to determine compliance with these regulations or to determine if non-
compliance has occurred or violations have been committed.

(H) Review elevation certificates and require incomplete or deficient certificates to be corrected.

()  Submit to FEMA, or require applicants to submit to FEMA, required data and information
necessary to maintain FIRMs as outlined in item (c)(7) below.

(J)  Maintain and permanently keep records that are necessary for the administration of these
regulations, including:

(i) Flood Insurance Studies, Flood Insurance Rate Maps (including historic studies and maps
and current effective studies and maps) and Letters of Map Change; and

(i) Documentation supporting issuance and denial of permits, Elevation Certificates,
documentation of the elevation (in relation to the datum on the FIRM) to which structures
have been floodproofed, inspection records, other required design certifications, variances,
and records of enforcement actions taken to correct violations of these regulations.

(K)  Enforce the provisions of these regulations, investigate violations, issue notices of violations or
stop work orders, and require permit holders to take corrective action.

(L)  Advise the Board of Zoning Appeals regarding the intent of these regulations and, for each
application for a variance, prepare a staff report and recommendation.

(M)  Administer the requirements related to proposed work on existing buildings:

(i) Make determinations as to whether buildings and structures that are located in flood
hazard areas and that are damaged by any cause have been substantially damaged.

(i)  Make reasonable efforts to notify owners of substantially damaged structures of the need
to obtain a permit to repair, rehabilitate, or reconstruct. Prohibit the non-compliant repair
of substantially damaged buildings except for temporary emergency protective measures
necessary to secure a property or stabilize a building or structure to prevent additional
damage.
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(N)  Notify FEMA when the corporate boundaries of the City have been modified and:

(i)

(i)

Provide a map that clearly delineates the new corporate boundaries or the new area for
which the authority to regulate pursuant to these regulations has either been assumed or
relinquished through annexation; and

If the FIRM for any annexed area includes special flood hazard areas that have flood zones
that have regulatory requirements that are not set forth in these regulations, prepare
amendments to these regulations to adopt the FIRM and appropriate requirements, and
submit the amendments to the governing body for adoption; such adoption shall take place
at the same time as or prior to the date of annexation and a copy of the amended
regulations shall be provided to Department of Conservation and Recreation (Division of
Dam Safety and Floodplain Management) and FEMA.

(3) Use and interpretation of flood insurance rate maps. The Zoning Administrator shall make
interpretations, where needed, as to the exact location of special flood hazard areas, floodplain
boundaries, and floodway boundaries. The following shall apply to the use and interpretation of FIRMs

and data:

(A)  Where field surveyed topography indicates that adjacent ground elevations:

(i)

(i)

Are below the base flood elevation, even in areas not delineated as a special flood hazard
area on a FIRM, the area shall be considered as special flood hazard area and subject to the
requirements of these regulations; or

Are above the base flood elevation and the area is labelled as a SFHA on the FIRM, the area
shall be regulated as special flood hazard area unless the applicant obtains a Letter of Map
Change that removes the area from the SFHA.

(B) In FEMA-identified special flood hazard areas where base flood elevation and floodway data have
not been identified and in areas where FEMA has not identified SFHAs, any other flood hazard
data available from a federal, state, or other source shall be reviewed and reasonably used.

(C) Base flood elevations and designated floodway boundaries on FIRMs and in FISs shall take
precedence over base flood elevations and floodway boundaries by any other sources if such
sources show reduced floodway widths and/or lower base flood elevations.

(D) Other sources of data shall be reasonably used if such sources show increased base flood
elevations and/or larger floodway areas than are shown on FIRMs and in FISs.

(E) If a preliminary flood insurance rate map and/or a preliminary flood insurance study has been
provided by FEMA:

(i)

(ii)

(iii)

Upon the issuance of a Letter of Final Determination by FEMA, the preliminary flood hazard
data shall be used and shall replace the flood hazard data previously provided from FEMA
for the purposes of administering these regulations.

Prior to the issuance of a Letter of Final Determination by FEMA, the use of preliminary
flood hazard data shall be deemed the best available data pursuant to Section (d)(2)(C)(i)
and used where no base flood elevations and/or floodway areas are provided on the
effective FIRM.

Prior to issuance of a Letter of Final Determination by FEMA, the use of preliminary flood
hazard data is permitted where the preliminary base flood elevations or floodway areas
exceed the base flood elevations and/or designated floodway widths in existing flood
hazard data provided by FEMA. Such preliminary data may be subject to change and/or
appeal to FEMA.

(Supp. No. 90, Update 1)

Created: 2024-01-19 11:39:55 [EST]

Page 7 of 16



(d)

(4)

(5)

(6)

(7)

(8)

Jurisdictional boundary changes. The floodplain ordinance in effect in any adjoining locality on the date
of annexation of any area previously within the adjoining locality shall remain in effect and shall be
enforced by the City for all annexed areas until the City adopts and enforces a section which meets the
requirements for participation in the National Flood Insurance Program.

The City will notify FEMA when the corporate boundaries of the City have been modified and provide a
map that clearly delineates the new corporate boundaries of the new area for which the authority to
regulate pursuant to these regulations has either been assumed or relinquished through annexation. If
the FIRM for any annexed area includes special flood hazard areas which have flood zones that have
regulatory requirements not set forth in these regulations, the City shall adopt amendments to these
regulations to amend the FIRM and appropriate requirements. Such adoption shall take place at the
same time as, or prior to, the date of annexation, and a copy of the amended regulations shall be
provided to Department of Conservation and Recreation (Division of Dam Safety and Floodplain
Management) and FEMA.

District boundary changes. The delineation of any of the Floodplain Districts may be revised by the City
where natural or man-made changes have occurred and/or where more detailed studies have been
conducted or undertaken by the U. S. Army Corps of Engineers or other qualified agency, or an
individual documents the need for such change. However, prior to any such change, approval must be
obtained from FEMA. A completed LOMR is a record of this approval.

Interpretation of district boundaries. Initial interpretations of the boundaries of the Floodplain Districts
shall be made by the Zoning Administrator. Should a dispute arise concerning the boundaries of any of
the Districts, the Board of Zoning Appeals shall make the necessary determination. The person
questioning or contesting the location of the District boundary shall be given a reasonable opportunity
to present his case to the Board and to submit his own technical evidence if he so desires.

Submitting model backed technical data. A City's base flood elevations may increase or decrease
resulting from physical changes affecting flooding conditions. As soon as practicable, but not later than
six months after the date such information becomes available, a community shall notify the FEMA of
the changes by submitting technical or scientific data. The community may submit data via a LOMR.
Such a submission is necessary so that upon confirmation of those physical changes affecting flooding
conditions, risk premium rates and flood plain management requirements will be based upon current
data.

Letters of map revision. When development in the floodplain will cause or causes a change in the base
flood elevation, the applicant, including state agencies, must notify FEMA by applying for a conditional
letter of map revision (CLOMR) and then receiving a LOMR.

Establishment of Floodplain Overlay District and flood zones.

(1)

(2)

Description of special flood hazard districts (SFHA). The various special flood hazard districts shall
include the SFHAs. The basis for the delineation of these districts shall be the FIS and the FIRM for the
City prepared by FEMA, Federal Insurance Administration, dated September 28, 2007, and any
subsequent revisions or amendments thereto.

The boundaries of the SFHA Districts are established as shown on the FIRM which is declared to be a
part of this section and which shall be kept on file in the Department of Planning, Building, and
Development.

All development within the Floodplain Overlay District is subject to the development provisions found
in subsection (e) of this section.

Additional requirements in specific special flood hazard areas.
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(A)  Floodway. The floodway is the portion of an AE Zone that is delineated, for purposes of this
section, using the criterion that certain areas within the floodplain must be capable of carrying
the waters of the one (1) percent annual chance flood without increasing the water surface
elevation of that flood more than one (1) foot at any point. The areas included in this District are
specifically defined in Table 5 of the above-referenced FIS and shown on the accompanying FIRM.

The following provisions shall apply within the floodway of an AE zone:

(i)

(i)

(iii)

Within any floodway area, no encroachments, including fill, new construction, substantial
improvements, or other development shall be permitted unless it has been demonstrated
through hydrologic and hydraulic analysis performed in accordance with standard
engineering practice that the proposed encroachment will not result in any increase in
flood levels within the community during the occurrence of the base flood discharge.
Hydrologic and hydraulic analyses shall be undertaken only by professional engineers or
others of demonstrated qualifications, who shall certify that the technical methods used
correctly reflect currently-accepted technical concepts. Studies, analyses, computations,
etc., shall be submitted in sufficient detail to allow a thorough review by the Zoning
Administrator.

Development activities which increase the water surface elevation of the base flood may
be allowed, provided that the applicant first applies for a (CLOMR), and receives the
approval of FEMA. Such application shall be accompanied by a resolution adopted by the
City Council for the City, endorsing such application.

If the above items in this part are satisfied, all new construction and substantial
improvements shall comply with all applicable flood hazard reduction provisions of part d
of this section.

Permitted uses in floodway. The following uses shall be permitted as of right in the
floodway to the extent that they are otherwise permitted in the underlying base zoning
district and are not prohibited by any other section, and provided they do not employ
structures, fill, or storage of materials and equipment within the floodway which may
cause any increase in 100-year flood height and velocity:

(1)  Agricultural operations, such as farming, pasture, grazing, outdoor plant
nurseries, horticulture, forestry, sod farming, and wild crop harvesting;

(2)  Public and private recreational uses such as parks, picnic grounds, golf courses,
boat launching or swimming areas, hiking or horseback riding trails, wildlife and
nature preserves, fishing areas, and trap and skeet game ranges;

(3) Botanical gardens; and
(4) Accessory residential uses such as yard areas, gardens, and play areas.

Special exception uses in floodway. The following uses shall be permitted in the floodway
by special exception granted by the Board of Zoning Appeals provided such uses are
permitted in the underlying base zoning district:

(1) Accessory structures related to the uses set forth in subsections (ii)(1) through
(ii)(4), above.

(2)  Utilities distribution: gas/electric compressor station or substation, or water
pump/lift station.

(3) Sewage treatment facility or water treatment facility.

(Supp. No. 90, Update 1)
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(4) Quarry and mining operations, including excavation of sand, gravel, or clay,
provided no increase in the level of flooding or velocity is caused.

(5) Storage of materials and equipment provided that they are not buoyant,
flammable, toxic, hazardous, or explosive, and are not subject to major damage
by flooding, or provided that such material and equipment is firmly anchored to
prevent flotation or movement, or can be readily removed from the area within
the time available after flood warning.

(6) Placement or storage of a recreational vehicle, provided such recreational
vehicle is on the site for fewer than one hundred eighty (180) consecutive days,
is fully licensed and ready for highway use. For purposes of this section, a
recreational vehicle is ready for highway use if it is on its wheels or jacking
system, is attached to the site only by quick disconnect type utilities and
security devices, and if it has no permanently attached additions.

(7)  After public notice and subject to appropriate conditions and safeguards, the
Board of Zoning Appeals may, as a special exception, permit the change of a
nonconforming use in the floodway to another use not permitted in the
floodway, provided the proposed use is permitted in the base zoning district,
and the proposed use as proposed to be conducted, shall be of a nature more
in keeping with the character of the floodplain overlay district than the use
from which the change is proposed to be made. Failure to conduct the use in
the manner approved by the Board shall be grounds for revocation of the
special exception, pursuant to the procedures set forth in Section 36.2-560(e).
Where such a special exception has been revoked, the nonconforming status of
the use, individually or in combination, shall no longer exist, and future use of
the structure or premises, individually or in combination, shall thereafter
conform to the regulations of the floodplain overlay district.

(B) AE zones with no floodway delineated. AE zones on the FIRM are those areas for which one (1)
percent annual chance flood elevations have been provided and the floodway has not been
delineated.

The following provisions shall apply within an AE Zone where FEMA has provided base flood
elevations but has not delineated a floodway:

(i)

(ii)

Until a regulatory floodway is designated, no new construction, substantial improvements,
or other development (including fill) shall be permitted within the areas of special flood
hazard, designated as Zones A1-30, AE, or AH on the FIRM, unless it is demonstrated that
the cumulative effect of the proposed development, when combined with all other existing
and anticipated development, will not increase the water surface elevation of the base
flood more than one (1) foot at any point within the City.

Development activities in Zones Al-30, AE, or AH on the City's FIRM which increase the
water surface elevation of the base flood by more than one (1) foot may be allowed,
provided that the applicant first applies for a CLOMR, and receives the approval of FEMA.
Such application shall be accompanied by a resolution adopted by the City Council for the
City, endorsing such application.

(C) AZones: AZones are those areas for which no detailed flood profiles or elevations are provided,
but the one (1) percent annual chance floodplain boundary has been approximated. For these
areas, the following provisions shall apply:

(Supp. No. 90, Update 1)

Created: 2024-01-19 11:39:55 [EST]

Page 10 of 16



(i)  The Approximated Floodplain District shall be that floodplain area for which no detailed
flood profiles or elevations are provided, but where a one (1) percent annual chance
floodplain boundary has been approximated. Such areas are shown as Zone A on the maps
accompanying the FIS. For these areas, the base flood elevations and floodway information
from federal, state, and other acceptable sources shall be used, when available. Where the
specific one (1) percent annual chance flood elevation cannot be determined for this area
using other sources of data, such as the U. S. Army Corps of Engineers Floodplain
Information Reports, U. S. Geological Survey Flood-Prone Quadrangles, etc., then the
applicant for the proposed use, development and/or activity shall determine this base
flood elevation. For development proposed in the approximate floodplain the applicant
must use technical methods that correctly reflect currently accepted practices, such as
point on boundary, high water marks, or detailed methodologies hydrologic and hydraulic
analyses. Studies, analyses, computations, etc., shall be submitted in sufficient detail to
allow a thorough review by the Zoning Administrator.

The Zoning Administrator reserves the right to require a hydrologic and hydraulic analysis
for any development. When such base flood elevation data is utilized, the lowest floor shall
be elevated to or above the base flood level plus twenty four (24) inches, or flood proofed
to such level when applicable.

During the permitting process, the Zoning Administrator shall obtain:

(1) The elevation of the lowest floor (in relation to mean sea level), including the
basement, of all new and substantially improved structures; and,

(2)  If the structure has been flood-proofed in accordance with the requirements of
this article, the elevation (in relation to mean sea level) to which the structure
has been flood-proofed.

(D) AO Zones. AO Zones are those areas of shallow flooding identified as AO on the FIRM. For these
areas, the following provisions shall apply:

(i)  All new construction and substantial improvements of residential structures shall have the
lowest floor, including basement, elevated to two(2) feet above the flood depth specified
on the FIRM. Such elevation shall be established by identifying the highest adjacent grade
and adding the flood depth number specified in feet on the FIRM. If no flood depth number
is specified, the lowest floor, including basement, shall be elevated no less than four (4)
feet above the highest adjacent grade.

(i)  All new construction and substantial improvements of non-residential structures shall:

(1) Have the lowest floor, including basement, elevated to two (2) feet above the
flood depth specified on the FIRM. Such elevation shall be the highest adjacent
grade and adding the flood depth number specified in feet on the FIRM. If no
flood depth number is specified, the lowest floor, including basement, shall be
elevated at least four (4) feet above the highest adjacent grade; or,

(2) Together with attendant utility and sanitary facilities, be completely flood-
proofed to the specified flood level described above so that any space below
that level is watertight with walls substantially impermeable to the passage of
water and with structural components having the capability of resisting
hydrostatic and hydrodynamic loads and effects of buoyancy.

(iii) Adequate drainage paths around structures on slopes shall be provided to guide
floodwaters around and away from proposed structures.
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(2) Overlay Concept. The Floodplain Districts described above shall be overlays to the existing underlying
districts as shown on the Official Zoning Ordinance Map, and as such, the provisions for the Floodplain
Districts shall serve as a supplement to the underlying district provisions. If there is any conflict
between the provisions or requirements of the Floodplain Districts and those of any underlying district,
the more restrictive provisions shall apply. In the event any provision concerning a Floodplain District is
declared inapplicable as a result of any legislative or administrative actions or judicial decision, all
remaining provisions shall remain applicable and in effect.

(e)  District Provisions.

(1) Permit and Application Requirements.

(A)

(B)

(€)

Permit Requirement. All uses, activities, and development occurring within any floodplain
district, including placement of manufactured homes, shall be undertaken only upon the issuance
of a zoning permit. Such development shall be undertaken only in strict compliance with the
provisions of this section and with all other applicable codes and ordinances or sections, as
amended, such as the Virginia Uniform Statewide Building Code and the City's subdivision
regulations set forth in Chapter 31.1, Subdivisions, of the City Code. Prior to the issuance of any
such permit, the Zoning Administrator shall require all applications to include compliance with all
applicable state and federal laws and shall review all sites to ensure that they are reasonably safe
from flooding. Under no circumstances shall any use, activity, and/or development adversely
affect the capacity of the channels or floodways of any watercourse, drainage ditch, or any other
drainage facility or system.

Site Plans and Permit Applications. All applications for development within any floodplain district
and all building permits issued for the floodplain shall incorporate the following information:

(i)  The elevation of the Base Flood at the site.

(i)  The elevation of the lowest floor (including basement) or, in V zones, the lowest horizontal
structural member.

(iii)  For structures to be flood-proofed (non-residential only), the elevation to which the
structure will be flood-proofed.

(iv) Topographic information showing existing and proposed ground elevations.
Elevation certificates and floodproofing certificates.

(i)  All applications for zoning permits for structures shall include a standard FEMA elevation
certificate completed by a licensed surveyor or engineer.

(i)  All applications for nonresidential structures to be floodproofed shall include a FEMA
floodproofing certificate, when applicable.

(iii)  Prior to issuance of a Certificate of Occupancy, the applicant shall provide a final FEMA
elevation certificate of the as-built construction.

(2)  General Standards. The following provisions shall apply to all permits:

(A)

(B)

New construction and substantial improvements shall be built according to this section and the
Virginia Uniform Statewide Building Code, and anchored to prevent flotation, collapse or lateral
movement of the structure.

Manufactured homes shall be anchored to prevent flotation, collapse, or lateral movement.
Methods of anchoring may include, but are not limited to, use of over-the-top or frame ties to
ground anchors. This standard shall be in addition to and consistent with applicable state
anchoring requirements for resisting wind forces.
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(C) New construction and substantial improvements shall be constructed with materials and utility
equipment resistant to flood damage.

(D) New construction or substantial improvements shall be constructed by methods and practices
that minimize flood damage.

(E) New electrical, heating, ventilation, plumbing, air conditioning equipment and other service
facilities, including duct work, shall be designed and/or located so as to prevent water from
entering or accumulating within the components during conditions of flooding.

(F) New and replacement water supply systems shall be designed to minimize or eliminate
infiltration of flood waters into the system.

(G) New and replacement sanitary sewage systems shall be designed to minimize or eliminate
infiltration of flood waters into the systems and discharges from the systems into flood waters.

(H) On-site waste disposal systems shall be located and constructed to avoid impairment to them or
contamination from them during flooding.

() Inaddition to provisions A - H above, in all special flood hazard areas, the additional provisions
shall apply:

(J)  Prior to any proposed alteration or relocation of any channels or of any watercourse, stream,
etc., within this jurisdiction a permit shall be obtained from the U. S. Corps of Engineers, the
Virginia Department of Environmental Quality, and the Virginia Marine Resources Commission (a
joint permit application is available from any of these organizations). Furthermore, in riparian
areas, notification of the proposal shall be given by the applicant to all affected adjacent
jurisdictions, the Department of Conservation and Recreation (Division of Dam Safety and
Floodplain Management), other required agencies, and FEMA.

(K)  The flood carrying capacity within an altered or relocated portion of any watercourse shall be
maintained.

(3) Elevation and Construction Standards. In all identified flood hazard areas where base flood elevations
have been provided in the FIS or generated by a certified professional in accordance with subsection
(d)(2)C of this section, the following provisions shall apply:

(A) Residential Construction. New construction or substantial improvement of any residential
structure in Zones A1-30, AE, AH and A with detailed base flood elevations shall have the lowest
floor, including basement, elevated to or above the base flood level plus twenty-four (24) inches
of freeboard. In addition, all electrical, heating, ventilation, plumbing, air conditioning
equipment, and other service facilities, including ductwork, for new construction or substantial
improvement shall be elevated or floodproofed to two (2) feet above the base flood elevation,
also known as two (2) feet of freeboard.

(B) Non-Residential Construction.

(i)  New construction or substantial improvement of any commercial, industrial, or non-
residential building shall have the lowest floor, including basement, elevated to or above
the base flood level plus twenty-four (24) inches of freeboard. In addition, all electrical,
heating, ventilation, plumbing, air conditioning equipment, and other service facilities,
including ductwork, for new construction or substantial improvement shall be elevated or
floodproofed to two (2) feet above the base flood elevation, also known as two (2) feet of
freeboard.

(ii)  Non-residential buildings located in all A1-30, AE, and AH zones may be flood-proofed in
lieu of being elevated provided that all areas of the building components below the
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elevation corresponding to the BFE plus twenty-four (24) inches of freeboard are water
tight with walls substantially impermeable to the passage of water, and use structural
components having the capability of resisting hydrostatic and hydrodynamic loads and the
effect of buoyancy. Certain buildings and structures including detached garages, small pole
barns, storage sheds, gazebos, picnic shelters, and similar structures may be wet flood
proofed. For any development requiring a building permit, a registered professional
engineer or architect shall certify that the standards of this subsection are satisfied. Such
certification, including the specific elevation (in relation to mean sea level) to which such
structures are floodproofed, shall be maintained by the Zoning Administrator.

(C) Space Below the Lowest Floor. In zones A, AE, AH, AO, and A1-A30, fully enclosed areas, of new
construction or substantially improved structures, which are below the regulatory flood
protection elevation shall:

(i)

(i)

(iii)

not be designed or used for human habitation, but shall be used solely for parking of
vehicles, building access, or limited storage of maintenance equipment used in connection
with the premises. Access to the enclosed area shall be the minimum necessary to allow for
parking of vehicles (garage door) or limited storage of maintenance equipment (standard
exterior door), or entry to the living area (stairway or elevator).

be constructed entirely of flood resistant materials below the regulatory flood protection
elevation;

include measures to automatically equalize hydrostatic flood forces on walls by allowing for
the entry and exit of floodwaters. To meet this requirement, the openings must either be
certified by a professional engineer or architect or meet the following minimum design
criteria:

(1) Provide a minimum of two (2) openings on different sides of each enclosed area
subject to flooding.

(2) The total net area of all openings must be at least one (1) square inch for each
square foot of enclosed area subject to flooding.

(3) If a building has more than one (1) enclosed area, each area must have
openings to allow floodwaters to automatically enter and exit.

(4)  The bottom of all required openings shall be no higher than one (1) foot above
the adjacent grade.

(5) Openings may be equipped with screens, louvers, or other opening coverings or
devices, provided they permit the automatic flow of floodwaters in both
directions.

(6) Foundation enclosures made of flexible skirting are not considered enclosures
for regulatory purposes, and, therefore, do not require openings. Masonry or
wood underpinning, regardless of structural status, is considered an enclosure
and requires openings as outlined above.

(D) Standards for Manufactured Homes and Recreational Vehicles

(i)

(ii)

In all designated special flood hazard areas, all manufactured homes placed, or
substantially improved, on individual lots or parcels, must meet all the requirements for
the zone in which they are located for new construction, including the elevation and
anchoring requirements in this section.

All recreational vehicles placed on sites must either
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(f)

(g)

(1) be on the site for fewer than 180 consecutive days, be fully licensed and ready
for highway use (a recreational vehicle is ready for highway use if it is on its
wheels or jacking system, is attached to the site only by quick disconnect type
utilities and security devices and has no permanently attached additions); or

(2) meet all the requirements for manufactured homes in subsection (e)(3)(D)(i)

Existing Structures in Floodplain Areas. Any structure or use of a structure or premises must be brought into
conformity with these provisions when it is changed, repaired, or improved, unless one (1) of the following
exceptions is established before the change is made:

(1) The Zoning Administrator has determined that:
(A) A proposed change is not a substantial repair or substantial improvement,
(B) No new square footage is being built in the floodplain that is not compliant,
(C) No new square footage is being built in the floodway, and

(D) No new square footage is being created or existing square footage converted for use as habitable
space below the elevation of the base flood elevation plus two (2) feet of freeboard, and

(E)  The change complies with this section and the Virginia Uniform Statewide Building Code.
(2) The changes are required to comply with a citation for a health or safety violation.

(3) The structure is a historic structure and the change required would impair the historic nature of the
structure. The historic structure shall be flood proofed to the extent practical in accordance with the
Virginia Uniform Statewide Building Code and FEMA Floodplain Management Bulletin Historic
Structures, FEMA P-467-2, as the same may be amended or updated from time to time.

Variances. Variances shall be issued only upon (i) a showing of good and sufficient cause, (ii) after the Board
of Zoning Appeals has determined that failure to grant the variance would result in exceptional hardship to
the applicant, and (iii) after the Board of Zoning Appeals has determined that the granting of such variance
will not result in unacceptable or prohibited increases in flood heights, additional threats to public safety,
extraordinary public expense; and will not create nuisances, cause fraud or victimization of the public, or
conflict with local laws or ordinances.

In passing upon applications for variances, the Board of Zoning Appeals shall satisfy all relevant factors and
procedures specified in other sections of the zoning ordinance and consider the following additional factors:

(1) The danger to life and property due to increased flood heights or velocities caused by encroachments.
No variance shall be granted for any proposed use, development, or activity within any floodway
district that will cause any increase in the one (1) percent chance flood elevation.

(2) The danger that materials may be swept on to other lands or downstream to the injury of others.

(3) The proposed water supply and sanitation systems and the ability of these systems to prevent disease,
contamination, and unsanitary conditions.

(4) The susceptibility of the proposed facility and its contents to flood damage and the effect of such
damage on the individual owners.

(5) Theimportance of the services provided by the proposed facility to the community.
(6) The requirements of the facility for a waterfront location.
(7) The availability of alternative locations not subject to flooding for the proposed use.

(8) The compatibility of the proposed use with existing development and development anticipated in the
foreseeable future.
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(9) The relationship of the proposed use to the comprehensive plan and floodplain management program
for the area.

(10) The safety of access by ordinary and emergency vehicles to the property in time of flood.

(11) The expected heights, velocity, duration, rate of rise, and sediment transport of the flood waters
expected at the site.

(12) The historic nature of a structure. Variances for repair or rehabilitation of historic structures may be
granted upon a determination that the proposed repair or rehabilitation will not preclude the
structure's continued designation as a historic structure and the variance is the minimum necessary to
preserve the historic character and design of the structure.

(13) Such other factors which are relevant to the purposes of this section.

The Board of Zoning Appeals may refer any application and accompanying documentation pertaining to
any request for a variance to any engineer or other qualified person or agency for technical assistance in
evaluating the proposed project in relation to flood heights and velocities, and the adequacy of the plans for
flood protection and other related matters.

Variances shall be issued only after the Board of Zoning Appeals has determined that the granting of
such will not result in unacceptable or prohibited increases in flood heights, additional threats to public
safety, extraordinary public expense; and will not create nuisances, cause fraud or victimization of the public,
or conflict with local laws or ordinances.

Variances shall be issued only after the Board of Zoning Appeals has determined that the variance will
be the minimum required to provide relief.

The Board of Zoning Appeals shall notify the applicant for a variance, in writing, that the issuance of a
variance to construct a structure below the one (1) percent chance flood elevation (a) increases the risks to
life and property and (b) will result in increased premium rates for flood insurance.

A record shall be maintained of the above notification as well as all variance actions, including
justification for the issuance of the variances. Any variances that are issued shall be noted in the annual or
biennial report submitted to the Federal Insurance Administrator.

(Ord. No. 37633, § 5, 11-20-06; Ord. No. 37915, § 1, 10-1-07; Ord. 39918, & 1, 4-21-14; Ord. No. 40710, § 1, 12-5-
16; Ord. No. 40748, § 1, 1-17-17; Ord. No. 41173, § 1, 6-18-18; Ord. No. 42205, § 1, 11-15-21)
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THE PRYZWANSKY LAW FIrRM, P.A.

1130 SITus COURT, SUITE 244
RALEIGH, NC 27606
919.828.8668 PHONE

DAVID T. PRYZWANSKY
DAVID@PRYZLAW.COM

March 13, 2024

Virginia Housing
601 South Belvidere Street
Richmond, Virginia 23220

RE: 2024 Tax Credit Reservation Request
Name of Development: Springtree Gardens

Name of Owner: Springtree Gardens, LLC

Ladies and Gentlemen:

This undersigned firm represents the above-referenced Owner as its counsel. It has received

a copy of and has reviewed the completed application package dated March 13, 2024 (of which this
opinion is a part) (the “Application”) submitted to you for the purpose of requesting, in connection
with the captioned Development, a reservation of low income housing tax credits (“Credits”)
available under Section 42 of the Internal Revenue Code of 1986, as amended (the “Code”). It has
also reviewed Section 42 of the Code, the regulations issued pursuant thereto and such other
binding authority-as it believes to be applicable to the issuance hereof (the regulations and binding
authority hereinafter collectively referred to as the “Reguiations”).

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

1. It is more likely than not that the inclusion in eligible basis of the Development of such
cost items or portions thereof, as set forth in Hard Costs and Owners Costs section of the

Application form, complies with all applicable requirements of the Code and Regulations.

2. The calculations (a) of the Maximum Allowable Credit available under the Code with



respect to the Development and (b) of the Estimated Qualified Basis of each building in the
Development comply with all applicable requirements of the Code and regulations, including
the selection of credit type implicit in such calculations.

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

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

5. The site of the captioned Development is controlled by the Owner, as identified in the Site
Control section of the Application, for a period of not less than four (4) months beyond the
application deadline.

6. The type of the nonprofit organization involved in the Development is an organization described in Code
Section 501(c)(3) or 501(c)(4) and exempt from taxation under Code Section 501(a), whose purposes include
the fostering of low-income housing.

7. The nonprofit organizations” ownership interest in the development is as described in the Nonprofit
Involvement section of the Application form.

Finally, the undersigned is of the opinion that if all information and representations

contained in the Application and all current law were to remain unchanged, upon compliance by

the Owner with the requirements of Code Section 42(h)(1)(E), the Owner would be eligible under the
- applicable provisions of the Code and the Regulations to an allocation of Credits in the amount(s)
requested in the Application.

This opinion is rendered solely for the purpose of inducing the Virginia Housing Development
Authority (“Virginia Housing”) to issue a reservation of Credits to the Owner. Accordingly, it may

be relied upon only by Virginia Housing and may not be relied upon by any other party for any other
purpose. »

This opinion was not prepared in accordance with thé requiremerits of Treasury Department

Circular No. 230. Accordingly, it may not be relied upon for the purpose of avoiding U.S. Federal tax
penalties or to support the promotion or marketing.of the transaction or matters addressed herein.

The Pryzwansky Law Firm, P.A.

By | 2 )] =
David T. Pryzwansky, Ktto ¥y
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