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Tab A:

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













































Tab B:

Virginia State Corporation Commission Certification
(MANDATORY)






Tab C:

Principal's Previous Participation Certification
(MANDATORY)

































Tab D:

List of LIHTC Developments (Schedule A)
(MANDATORY)















































































































Tab E:

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




















































































































































































































http://fairfaxcounty.gov/planning-zoning/historic-overlay-districts






http://icare.fairfaxcounty.gov/contactus?ParID=0771%2001%20%200005C
https://law.lis.virginia.gov/vacode/title58.1/chapter31/section58.1-3122.2
http://icare.fairfaxcounty.gov/contactus?ParID=0771%2001%20%200005C




Tab F:

RESNET Rater Certification (MANDATORY)






Steven Febrauary 1, 2023

Performance Point, LLC

Sam 704-563-1030

sam@theperformancepoint.com


steve@theperformancepoint.com
Typewritten text
Steven Armstrong

steve@theperformancepoint.com
Typewritten text
Febrauary 1, 2023

steve@theperformancepoint.com
Typewritten text
Performance Point, LLC

steve@theperformancepoint.com
Typewritten text
Sam Galphin

steve@theperformancepoint.com
Typewritten text
704-563-1030 

steve@theperformancepoint.com
Typewritten text
sam@theperformancepoint.com























Tab G:

Zoning Certification Letter (MANDATORY)





http://www.fairfaxcounty.gov/planning-development

Zoning Certification (continued)

LOCAL CERTIFICATION (to be completed by the appropriate local official):

Check one of the following as appropriate:

The proposed development is consistent [lith elisting [oning re[ uirements

2 applicable to the site or a special use permit has been used. To the best of
my [nhollledge, there are presently no Coning violations outstanding on this

property. (1o further [Coning approvals and/or special permits are reuired.

The proposed development is an approved non-confirming use. To the best
] of my 'nollledge, there are presently no [oning violations outstanding on

this property. (o further Loning approvals and/or special permits are
reluired.

There are no [oning reluirements currently applicable to this site.

The above [oning approval is in effect until’' Does not el pire.

L

Local Official Signature

Adam [Jollacly[} Planner
Local Official Printed Name, Title

August 30, 2022
Date

703-324-1314
Telephone Number































Tab H:

Attorney's Opinion (MANDATORY)






WILLIAMS MULLEN

5. Itis more likely than not that the representations made in the Rehab Information section
of the Application form as to the Development's compliance with or exception to the
Code’s minimum expenditure requirements for rehabilitation projects are correct.

6. After reasonable investigation, the undersigned has no reason to believe that the
representations made under the Rehab Information (Ten-Year Rule) section of the
Application form as to the Development’s compliance with or eligibility for exception to
the ten-year “look-back rule” requirement of Code §42(d)(2)(B) are not correct.

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 the placement in service of each
building of the Development, 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 the requirements of Treasury Department
Circular No. 230. Accordingly, it may not be relied upon for the purpose of avoiding U.S. Federal tax
penalties or to support the promotion or marketing of the transaction or matters addressed herein.

WILLIAMS MULLEN

oy. _Huppaa Cpuduc DY ong

Name: Alyssa Carducci Dangler
its: Shareholder
(Title)

102048010.1

1700 Dominion Tower, 999 Waterside Drive Norfolk, VA 23510 T 757.622.3366 F 757.629.0660
williamsmullen.com | A Professional Corporation



Tab I:

Nonprofit Questionnaire (MANDATORY for points or
pool)

NOTE: 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-Rehab)



Crevenna Oaks Apartments

Temporary Relocation Plan
December 16, 2022
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|. INTRODUCTION

Crevenna Oaks Apartments (the “Property” or “Crevenna Oaks”) is located at 10981 Crevenna
Oak Dr., Burke, VA 22015. Crevenna Oaks is currently owned by Related Affordable (“RA”) and is
subject to a ground lease from Fairfax County Redevelopment and Housing Authority (“FCRHA”).
The property was built in 1979 and contains 50 units. There are 30 two-bedroom units and 20
three-bedroom units contained in 6 townhouse style buildings. The Property covers
approximately 5.4 acres in a neighborhood called the Burke Center Conservancy.

The Property was rehabbed in 2008 using funding from low income housing tax credits (“LIHTCs”)
and all 50 units are currently restricted to 50% of area median income (AMI). The Property is
subsidized by a Project-Based Section 8 Housing Assistance Payment Contract that runs through
2038.

The Property has not had a renovation since 2008 and is in need of rehabilitation. RA estimates
a renovation scope of approximately $90,000 per unit to address physical needs at the Property
for the next 15 years.

RA proposes to apply for tax-exempt bonds and low income housing tax credits from Virginia
Housing Development Authority in 2022/2023 to finance the acquisition and comprehensive
rehabilitation of the Property after it has exited the previous LIHTC compliance period.

People of contact for this relocation plan are as follows:

Ownership

Zack Simmons

Crevenna Oaks Housing, L.P. (“Proposed Owner”)
30 Hudson Yards, 72nd Floor

New York, NY 10001

212-401-7658

Zack.Simmons@Related.com

Brian Samson

Crevenna Oaks Housing, L.P.
30 Hudson Yards, 72nd Floor
New York, NY 10001
646-582-2276
brian.samson@related.com

A copy of this Relocation Plan will be available to all residents of Crevenna Oaks. Copies of the
plan will be provided at the management office located at 10550 Oak Bluff Ct, Burke, VA 22015.
Residents will be advised of how to access a copy of this plan in writing and through community
resident meetings.



Il. PROJECT DESCRIPTION

Crevenna Oaks is located at 10981 Crevenna Oak Dr., Burke, VA 22015. The Property was built in
1979 and contains 50 units. There are 30 two-bedroom units and 20 three-bedroom units
contained in 6 townhouse style buildings. The Property also contains an office building. The
Property covers approximately 5.4 acres in a neighborhood called the Burke Center Conservancy,
which is about 20 miles west of Washington D.C.

The Property will undergo a comprehensive renovation that will result in improved comfort,
safety, and convenience for all residents. Some of the more significant work to be performed to
exterior and common areas will include the following:

Roof replacement

New siding

Exterior door replacement

Window replacement

Parking lot repair

Sidewalk repair

Improved landscaping, grading and drainage upgrades
Security system enhancement

Garbage corrals

Construction of a new community building

Individual apartments will also be significantly improved with such items as:
e New kitchen and bathroom cabinets and countertops

Appliances

Toilets

Showerheads

Flooring

Lighting

Outlets

Hot water heaters

Duct cleaning

Air conditioning replacement

Renovations of individual apartments are scheduled to begin in early 2023. All apartments are
scheduled for completion by the end of 2023 or early 2024.

The Proposed Owner of Crevenna Oaks intends to maintain the affordability of the apartments.
The new owner will work with Virginia Housing to enter into regulatory agreements that will
continue rent and income limits at the Property in connection with Low Income Housing Tax
Credit (LIHTC) and tax-exempt bonds for the Property for at least another 30 years. In addition,



the Proposed Owner is applying to the U.S. Department of Housing and Urban Development
(HUD) to renew and extend the HAP Contract for a new 20-year term.

I1l. RESIDENT RELOCATION & PLAN

i. Resident Demographics
As of August 2022, there are 30 occupied 2 bedroom units and 20 occupied 3 bedroom units.
Demographics of the residents at Crevenna Oaks, based on August 2022 data, include:

e 18% between the ages of 0-18; 16% between the ages of 18-29; 25% between the ages of
30-45; 17% between the ages of 46-61; and 24% 62 years of age and older.

e 64% of residents claim single on their marital status and 36% claim married.

e 86% of residents report being not-Hispanic or Latino and 14% claim Hispanic.

e 92% of households report an income of below $10,000 and 8% of households report an
income above $10,000.

e 42% of residents report being male and 58% being female.

ii. Relocation Plan for Affected Households

RA and the management agent will prioritize resident comfort and minimize disruption as much
as possible during the renovation. Due to the construction related items being completed within
the unit, residents will not be allowed to remain in their respective apartments when in-unit work
is being undertaken. Instead, when a block of apartments is scheduled for renovation, the
affected residents will move into what is termed “on-site hotel” units at the property or actual
off-site hotel rooms arranged in advance by the management agent. (Certain unoccupied units
at the start of the renovation may prospectively be held and used for the purpose of “on-site
hotel” units; however, limited vacant units are expected by the Proposed Owner at the
commencement of the renovation.) With the help of professional movers coordinated by the
management agent, residents will be able to move all necessities and essential belongings into
the on-site hotel units or to the off-site hotel rooms, with larger items to be placed in secure, on-
site storage as needed. On-site hotel units will be furnished and will offer standard appliances
and basic kitchen supplies. Once respective unit renovations are completed, all residents will
return to their own apartments and any items or furnishings placed in storage will be returned
as well. Strict cleaning protocols will be followed by the management agent and by the general
contractor as residents move in and out of apartment units at the property.

Renovations of both the overall building as well as the individual apartments are scheduled to
begin in the first quarter of 2023. All apartments in the buildings are scheduled for completion
by fourth quarter 2023 or first quarter or 2024. The apartments are to be renovated in to-be-
determined unit blocks, and a final unit order and plan will be designated and made available
upon request closer to the start of construction. Renovations in most apartments should take no
more than ten (10) working days to complete with limited follow-up visits for punch-list work.



Management staff will inform each household well in advance of the date that their apartment
is to be renovated to allow ample time to pack belongings. Management will also provide
assistance or arrange for professional movers to provide assistance if residents are unable to
pack and move their belongings.

iii. Planned Measures to Minimize Construction Impact

The renovation is planned so that Crevenna Oaks will be overall livable throughout construction.
The management agent will assist residents in coordinating the packing of their belongings by
providing materials such as cardboard boxes, tape, wrapping paper, etc. Management staff will
be available throughout the process to answer questions and provide any assistance.

To minimize disturbance, construction will not proceed into evening or nighttime hours.
Construction work, particularly that which is loud or disturbing, will be scheduled between 8AM
— 5PM, and ample notice will be provided to all residents prior to any work requiring access to
respective units or any work that otherwise impacts residents. Construction crews will be
responsible for maintaining a clean and safe site as they perform their work.

IV. COVID-19 PROTOCOLS AND PRECAUTIONS

COVID-19 could pose special challenges for the renovation of the Project, to the extent it is still
actively circulating at the time we start rehabilitation. If COVID does still pose a threat at that
time, then the renovation will be done with the utmost concern for COVID-19. The general
contractor is up-to-date on current recommendations by the CDC and the construction industry.
For the duration of time that COVID-19 precautions are required by federal, state and local
agencies, the following precautions will be taken:

The management agent, who is handling the relocation, will be cognizant of COVID-19 protocols.
Specifically, the management agent will make sure the unit is cleaned and sanitized either by the
general contractor on completion or by a qualified cleaning contractor hired by the management
company.

Either the management agent or the general contractor will provide sanitized boxes and
packaging for the residents to fill up with their belongings that are to be moved. If a resident
decides to move his or herself, then he or she will be responsible for appropriate COVID-19
safeguards for any helpers/aids brought to the property.

If a contractor is chosen to move the resident, both the management agent and the general
contractor will work with that contractor to be sure that appropriate methods are used to best
prevent transmittal of viruses to tenants’ furniture and possessions. In general, the moving
company will wear masks and gloves, sanitize the furniture upon moving, and practice social-
distancing during the move (as much as possible).



To successfully transfer residences while the virus is still active, it will be critical to have the
general contractor perform its functions correctly, the residents handle their own behavior in a
way to minimize transmittal, the on-site management company employees and service
coordinators take precautions as outlined by the CDC, and finally that the moving
company/contractor be familiar with and adhere to proper safety protocols regarding COVID-19.

V. PROJECTED RENTS AND RENTAL POLICIES AFTER RENOVATION

The owner of Crevenna Oaks intends to maintain the affordability of the apartments by remaining
in the Section 8 program for 100% of the units. The owner plans to apply to HUD for an increase
in the post-renovation contract rents, but the resident-paid portion of the rent will remain limited
by the resident’s income pursuant to the Section 8 program.

VI. ADVISORY SERVICES TO BE OFFERED

Management will endeavor to keep all residents informed throughout the process. All affected
residents will receive copies of this renovation and relocation plan, current work will be
highlighted in notices sent to all residents, and staff will be available to provide advisory services
to assist residents with questions or complaints. To address the needs of non-English-speaking
residents, literature will be made available to them in the appropriate language and interpreters
will be provided, as needed. Contact information for management staff will be provided to
ensure that residents have ready access to information about the renovation and relocation.

VII. ESTIMATED DETERMINATION AS TO MOVING COST REIMBURSEMENT

Any relocation to allow contractors access to units is planned to be temporary and minimal. No
costs to residents are anticipated. If unit work requires that residents temporarily relocate while
their units are being renovated, the Proposed Owner will work with residents to identify optimal
temporary accommodations, such as available on-site units or off-site hotel rooms, and will
provide reasonable cost reimbursement for lodging and per diem expenses. If there are
unoccupied units at the time that construction commences, these units will be renovated first
and used as on-site hotel units, or residents will have the option to transfer to the newly
renovated unit, making their current unit available for renovation. On-site hotel units will be
furnished and will offer a TV and basic kitchen supplies.

We will work to ensure that the renovation of the property causes as little inconvenience to each
resident as possible and we are confident that each resident will be very happy with the new
Crevenna Oaks Apartments.
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Documentation of Development Location:






Tab K.1

Revitalization Area Certification
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information behind this tab.



Tab K.2

Location Map



Crevenna Oaks
Neighborhood Description

1,2.,3.
Aerial View




b=
A &
5 - “ :
: 5 “ g
Y Homeward Trails 9 & ) ) F“@Q‘ s Cal
Adoption Center Aﬁ Fairfax Station &
Fairfax Station Taco Bell
Geller 9 Railroad Museum : =
ental Labs
A g’ 2 Burke Cent
= urke Centre .
" Poplar gy 2 : 9 Kohl's @
faxStation R Fwwﬁ Shopping Center

.

Mat
cmck-ﬁl-A@
: o
&
qu

10901 Crevenna Oak
Dr, Burke, VA 22015

[}
MMC Painting g
and Remodeling @
HS Burr 02K iy,
2 & x
[ o;* £
g Corte, .,5‘5 \ &
@ & é,«s‘
i Q ety N
2 Veterans Federal Systems s
z % N R
vl Q
2 Tim & Sons Services
Heating Cooling...
=
gaand JE Boyle Cystom Reedte
Russell.Marino /(lﬁ %’ Remodeling &... )\ <
Photography (P B A \ %



45y
"-,-;/ ;

~ CAPITOL HILL

2
N
o




Tab K.3

Surveyor's Certification of Proximity To Public
Transportation






Tab L:

PHA / Section 8 Notification Letter



This deal does not require
information behind this tab.



Tab M:

Locality CEO Response Letter






Tab N:

Homeownership Plan






Tab O:

Plan of Development Certification Letter






Tab P:

Developer Experience documentation and
Partnership agreements (Please submit this TAB as a
separate stand alone document)






Tab Q:

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



NOTIFICATION OF SECTION 8 CONTRACT RENTS AND FUNDING

@R (Check one):

Initial Renewal

[ JAmend Rent/BA Only
Section 8 Contract No.%v/Ajﬂ HDZﬂOi‘*fExpires on 3/34;105 3
Owner Name; ((RENENN A OAKS PRESERY AT L .:?e
Project Name: CoQEVEIJK/A OBKS CLUSTER.

Project Location: 1550 OaK Bluff er—/- Burke VA 2505

[ 'Subsequent Renewal
[ IShort-Term Renewal

f Y P
FHA Project No.: _ N/A
7

IDENTIFICATION OF UNITS (“CONTRACT UNITS”) BY SIZE
AND APPLICABLE CONTRACT RENTS

Rent Effective Date

(If blank then no change in rents.)

No. of Units No. of Contract Rent Utility Gross Rent
Bedrooms Allowance
30 =3 37,931 397 32025
2.0 > $2,269 ENVE 72,378
FUNDING

BUDGET AUTHORITY INCREASE: $_51_}5\ 000.00
Contract/Renewal Effective Date ?/1/920 /2 Expiration Date 5/5//’1453

For HUD Use Only:

Notice to Owner executed by:
HUD or CONTRACT ADMINISTRATOR

By: (Signature)

(Printed Name)
(Official Title)
(Date)




Attachment 12

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

PROJECT-BASED SECTION 8

HOUSING ASSISTANCE PAYMENTS
RENEWAL CONTRACT
FOR MARK-UP-TO-MARKET PROJECT

OMB Control #2502-0587

“Public reporting burden for this collection of information is estimated to average 1 hour. This includes the time for collecting,
reviewing, and reporting the data. The information is being collected for obtaining a signature on legally binding documents and will
be used to enforce contractual obligations. Response to this request for information is required in order to receive the benefits to be
derived. This agency may not collect this information, and you are not required to complete this form unless it has a currently valid
OMB control number. No confidentiality is assured.”

PREPARATION OF CONTRACT

Reference numbers in this form refer to notes at the end of the contract text. These
endnotes are instructions for preparation of the Renewal Contract. The instructions are
not part of the Renewal Contract.

Form HUD-9638
Renewal Contract -- Mark-Up-to-Market
REV 10/09
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RENEWAL HAP CONTRACT
FOR SECTION 8 MARK-UP-TO-MARKET PROJECT"

1 CONTRACT INFORMATION?
PROJECT

Section 8 Project Number: VA39H027014

Section 8 Project Number of Expiring Contract:

FHA Project Number (if applicable): N/A

Project Name: CREVENNA OAKS CLUSTER

Project Description:®
11550 Oak Bluff Court, Burke, VA 22015

1 Check this box if the project is a Section 236 project or a
Section 221(d)(3) below market interest rate (BMIR) project at the
beginning of the Renewal Contract term.

PARTIES TO RENEWAL CONTRACT

Name of Contract Administrator?

Virgina Housing Development Authority

Name of Owner

Crevenna Oaks Preservation, L.P.

Form HUD-9638
Renewal Contract -- Mark-Up-to-Market
REV 10/09
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2 TERM AND FUNDING OF RENEWAL CONTRACT

a

The Renewal Contract begins on 9/1/18 ® and shall run for
a period of 20 ®years.

Execution of the Renewal Contract by the Contract Administrator is

an obligation by HUD of $ 5432, 008,00 7 an amount

sufficient to provide housing assistance payments for approximately
® months of the first annual increment of the

Renewal Contract term.

HUD will provide additional funding for the remainder of the first
annual increment and for subsequent annual increments, including
for any remainder of such subsequent annual increments, subject
to the availability of sufficient appropriations. When such
appropriations are available, HUD will obligate additional funding
and provide the Owner written notification of (i) the amount of such
additional funding, and (ii) the approximate period of time within the
Renewal Contract term to which it will be applied.

3 RENEWAL CONTRACT

a

b

Parties

(1)  This contract (“Renewal Contract”) is a housing assistance
payments contract (“HAP contract”) between the contract
administrator and the owner of the housing.

(2) If HUD is the contract administrator, HUD may assign the
Renewal Contract to a public housing agency (“PHA") for the
purpose of PHA administration of the Renewal Contract, as
contract administrator, in accordance with the Renewal
Contract (during the term of the annual contributions contract
(“ACC”) between HUD and the PHA). Notwithstanding such
assignment, HUD shall remain a party to the provisions of
the Renewal Contract that specify HUD's role pursuant to
the Renewal Contract, including such provisions of section 8
(applicable requirements), section 9 (statutory changes
during term), section 10 (distributions) and section 11 (PHA
default) of the Renewal Contract.

Statutory authority

The Renewal Contract is entered pursuant to section 8 of the
United States Housing Act of 1937 (“Section 8”) (42 U.S.C. 1437f),

2

Form HUD-9638
Renewal Contract -- Mark-Up-to-Market
REV 10/09
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and section 524(a) of the Multifamily Assisted Housing Reform and
Affordability Act of 1997 (MAHRA) ** (Title V of Public Law
No.105-65, October 27, 1997, 111 Stat. 1384), as amended.

Expiring Contract

Previously, the owner entered into a Housing Assistance Payments
Contract ("Expiring Contract") with HUD or a PHA to make Section
8 housing assistance payments to the owner for eligible families
living in the project. The term of the Expiring Contract has expired
or will expire prior to the beginning of the term of the Renewal
Contract.

Purpose of Renewal Contract

The purpose of the Renewal Contract is to renew the Expiring
Contract for an additional term. During the term of the Renewal
Contract, the contract administrator will make housing assistance
payments to the owner in accordance with the provisions of the
Renewal Contract. Such payments shall only be made for contract
units occupied by eligible families ("families") leasing decent, safe
and sanitary units from the owner in accordance with HUD
regulations and other requirements.

Contract units

The Renewal Contract applies to the project contract units identified
in Exhibit A by size and applicable contract rents.

4 EXPIRING CONTRACT — PROVISIONS RENEWED

a

Except as specifically modified by the Renewal Contract, all
provisions of the Expiring Contract are renewed (to the extent such
provisions are consistent with statutory requirements in effect at the
beginning of the Renewal Contract term).

Any provisions of the Expiring Contract concerning any of the
following subjects are not renewed, and shall not be applicable
during the renewal term:

(1)  The amount of the monthly contract rents;

(2) Contract rent adjustments;

Form HUD-9638
Renewal Contract -- Mark-Up-to-Market
REV 10/09
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c

(3)

Project account (sometimes called “HAP reserve” or “project
reserve”) as previously established and maintained by HUD
pursuant to former Section 8(c)(6) of the United States
Housing Act of 1937 (currently Section 8(c)(5) of the Act, 42
U.S.C. 1437f(c)(5)). Section 8(c)(5) does not apply to the
Renewal Contract, or to payment of housing assistance
payments during the Renewal Contract term.

The Renewal Contract includes those provisions of the Expiring
Contract that are renewed in accordance with this section.

5 CONTRACT RENT

a

Initial contract rents

At the beginning of the Renewal Contract term, and until contract
rents for units in the project are adjusted in accordance with section
5b, the contract rent for each bedroom size (number of bedrooms)
shall be the initial contract rent amount listed in Exhibit A, which is
attached to and made a part of the Renewal Contract. The initial
contract rent amounts listed in Exhibit A have been increased to
market levels under the HUD Mark-Up-to-Market Option.

Contract rent adjustments

(1)

(2)

OCAF adjustment

Except for adjustment of the contract rents to comparable
market rents at the expiration of each 5-year period (as
provided in paragraph 5b(2) of this section) (“fifth year
adjustment”), during the term of the Renewal Contract the
contract administrator shall annually, on the anniversary of
the Renewal Contract, adjust the amounts of the monthly
contract rents in accordance with HUD requirements, using
an operating cost adjustment factor (OCAF) established by
HUD. Such adjustments by use of the OCAF shall not result
in a negative adjustment (decrease) of the contract rents.
The OCAF shall not be used for a fifth year adjustment.

Fifth year adjustment (comparability adjustment at
expiration of each 5-year period, if applicable)

(@) This section 5(b)(2) is only applicable if the term of
the Renewal Contract is longer than five (5) years
(from the first day of the term specified in section 2a).

4
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(b) At the expiration of each 5-year period of the Renewal
Contract term, the contract administrator shall
compare existing contract rents with comparable
market rents for the market area. At such anniversary
of the Renewal Contract, the contract administrator
shall make any adjustments in the monthly contract
rents, as reasonably determined by the contract
administrator in accordance with HUD requirements,
necessary to set the contract rents for all unit sizes at
comparable market rents. Such adjustments may
result in a negative adjustment (decrease) or positive
adjustment (increase) of the contract rents for one or
more unit sizes.

(c)  To assist in the redetermination of contract rents, the
contract administrator may require that the owner
submit to the contract administrator a rent
comparability study prepared (at the owner's
expense) in accordance with HUD requirements.

(3) Procedure for rent adjustments during renewal term

To adjust contract rents during the term of the Renewal
Contract (in accordance with paragraph 5b(1) or paragraph
5b(2)), the contract administrator shall give the owner notice
of the revised Exhibit A. The revised Exhibit A shall specify
the adjusted contract rent amount for each bedroom size as
determined by the contract administrator in accordance with
paragraph 5b(1) or paragraph 5b(2). The notice shall specify
when the adjustment of contract rent is effective. The notice
by the contract administrator of the revised Exhibit A
constitutes an amendment of the Renewal Contract.

(4) No other adjustments

Except for contract rent adjustments in accordance with
paragraph 5b, there shall not be any other adjustments of
the contract rents during the term of the Renewal Contract.
Special adjustments shall not be granted.

6 OWNER WARRANTIES

a The owner warrants that it has the legal right to execute the
Renewal Contract and to lease dwelling units covered by the
contract.

Form HUD-9638
Renewal Contract -- Mark-Up-to-Market
REV 10/09
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The owner warrants that the rental units to be leased by the owner
under the Renewal Contract are in decent, safe and sanitary
condition, as defined by HUD, and shall be maintained in such
condition during the term of the Renewal Contract.

OWNER NOTICE

a

Before termination of the Renewal Contract, the owner shall
provide written notice to the contract administrator and each
assisted family in accordance with the law and HUD
requirements.

If the owner fails to provide such notice in accordance with the law
and HUD requirements, the owner may not increase the tenant rent
payment for any assisted family until such time as the owner has
provided such notice for the required period.

APPLICABLE REQUIREMENTS

The Renewal Contract shall be construed and administered in accordance
with all statutory requirements, and with all HUD regulations and other
requirements, including amendments or changes in HUD regulations and
other requirements during the term of the Renewal Contract. However,
any changes in HUD regulations and requirements which are inconsistent
with the provisions of the Renewal Contract, including the provisions of
section 5 (contract rent) and section 10 (distributions), shall not be
applicable.

Form HUD-9638
Renewal Contract -- Mark-Up-to-Market
REV 10/09
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10

11

12

STATUTORY CHANGES DURING TERM

If any statutory change during the term of the Renewal Contract is
inconsistent with section 5 or section 10 of the Renewal Contract, and if
HUD determines, and so notifies the contract administrator and the owner,
that the contract administrator is unable to carry out the provisions of
section 5 or section 10 because of such statutory change, then the
contract administrator or the owner may terminate the Renewal Contract
upon notice to the other party.

DISTRIBUTIONS

During the term of the Renewal Contract, neither HUD nor the PHA may
impose any additional limitations on distributions of project funds other
than any distribution limitations specified in Exhibit B, which is attached to
and made a part of this Renewal Contract.

PHA DEFAULT

a This section of the Renewal Contract applies if the contract
administrator is a PHA acting as contract administrator pursuant to
an annual contributions contract (“ACC") between the PHA and
HUD. This includes a case where HUD has assigned the Renewal
Contract to a PHA contract administrator, for the purpose of PHA
administration of the Renewal Contract.

b If HUD determines that the PHA has committed a material and
substantial breach of the PHA’s obligation, as contract
administrator, to make housing assistance payments to the owner
in accordance with the provisions of the Renewal Contract, and that
the owner is not in default of its obligations under the Renewal
Contract, HUD will take actions HUD determines necessary for the
continuation of housing assistance payments to the owner in
accordance with the Renewal Contract.

SECTIONS 236 AND 221(D)(3) BMIR PROJECTS -- PREPAYMENT

a This section of the Renewal Contract shall be applicable if the
project is a Section 236 project or a 221(d)(3) BMIR project (See
the check-box at section 1 of the Renewal Contract).

Form HUD-9638
Renewal Contract -- Mark-Up-to-Market
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During the term of the Renewal Contract, the owner shall not
prepay any FHA-insured mortgage on the project, except where
HUD, in its sole discretion, approves the prepayment as a
component of a transaction whereby the project is preserved as
affordable housing.

EXCLUSION OF THIRD-PARTY RIGHTS

a

The contract administrator does not assume any responsibility for
injury to, or any liability to, any person injured as a result of the
owner's action or failure to act in connection with the contract
administrator's implementation of the Renewal Contract, or as a
result of any other action or failure to act by the owner.

The owner is not the agent of the contract administrator or HUD,
and the Renewal Contract does not create or affect any relationship
between the contract administrator or HUD and any lender to the
owner or any suppliers, employees, contractors or subcontractors
used by the owner in connection with implementation of the
Renewal Contract.

If the contract administrator is a PHA acting as contract
administrator pursuant to an annual contributions contract (“ACC")
between the PHA and HUD, the contract administrator is not the
agent of HUD, and the Renewal Contract does not create any
relationship between HUD and any suppliers, employees,
contractors or subcontractors used by the contract administrator to
carry out functions or responsibilities in connection with contract
administration under the ACC.

WRITTEN NOTICES

Any notice by the contract administrator or the owner to the other party
pursuant to the Renewal Contract must be in writing.

Form HUD-9638
Renewal Contract -- Mark-Up-to-Market
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SIGNATURES
Contract administrator (HUD or PHA)

Name of Contract Administrator
Virgina Housing Development Authority

By: /‘) /I/L/E/\/ MM/ A~

Signature of authorized representative

Cvo | 5 \)acﬁls% 2%’( el Pt Lo Mmacf@{,

Name and official title

Date ?}/;}II}M‘

U.S. Department of Housing and Urban Development

By:
Signature of authorized representative

Name and official title

Date

Owner

Name of Qwner )
Crevenna Oaks Preservation, L..P.

By: e %.,—.,2.\

[ . .
Signature of authorized representative

vice President of U cangrod PeLre

Name and title

Date 9

Form HUD-9638
Renewal Contract -- Mark-Up-to-Market
REV 10/09




Attachment 12

EXHIBIT A

IDENTIFICATION OF UNITS ("CONTRACT UNITS")
BY SIZE AND APPLICABLE CONTRACT RENTS

Section 8 Contract Number: VA39H027014
FHA Project Number (if applicable): N/A
Effective Date of the Rent Increase (if applicable): 9/1/18

Number Number Contract Utility Gross
of Contract Units of Bedrooms Rent Allowance Rent

30 2 $1,931 $ 97 $2,028
20 3 $2,269 $119 $2,388

10

Form HUD-9638
Renewal Contract -- Mark-Up-to-Market
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EXHIBIT B

DISTRIBUTION LIMITATIONS

FOR PROJECT NOT SUBJECT TO DISTRIBUTION LIMITATIONS:

If the project is not subject to any limitations on distribution of project funds,
either pursuant to an FHA Regulatory Agreement or pursuant to the Expiring
Contract, neither HUD nor the PHA may impose any additional limitations on
distribution of project funds during the term of the Renewal Contract.

FOR PROJECT SUBJECT TO DISTRIBUTION LIMITATIONS:

If the project is subject to any limitations on distribution of project funds pursuant
to an FHA Regulatory Agreement or pursuant to the Expiring Contract, such
limitations on distribution shall continue to be applicable during the term of the
Renewal Contract, provided that the owner may take an increased distribution in
accordance with the Section 8 Renewal Policy Guidance for Renewal of Project-
Based Section 8 Contracts, (the "Guidebook").

However, owners of Section 8 properties must maintain the property in good
condition, as demonstrated by a REAC score of 60 or higher, in order to take
increased distributions.

The owner shall comply with the distribution limitations. The maximum
distribution to the owner shall be equal to the total of:

1 The limited distribution permitted pursuant to the FHA Regulatory
agreement or the Expiring Contract, plus

2 Any increased distribution as approved by HUD in accordance with the
Guidebook.

Form HUD-9638
Renewal Contract -- Mark-Up-to-Market
REV 10/09
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INSTRUCTIONS FOR PREPARATION OF RENEWAL CONTRACT
The following instructions are not part of the Renewal Contract.

Endnote numbers are keyed to references in the text of the Renewal Contract.

! This form of Renewal Contract is only to be used to renew an expiring Section 8
project-based HAP contract for a Section 8 project whose rents are increased to
market under the HUD Mark-Up-to-Market Option. The Renewal Contract shall
be entered in accordance with Section 524 of MAHRA and HUD requirements.
Section 2 of the Renewal Contract specifies the contract term.

2To prepare the Renewal Contract for execution by the parties, fill out all contract
information in section 1 and section 2.

3 Enter a description of the housing that will be covered by the Renewal Contract.
The description must clearly identify the housing by providing the address or
other description of project location, and any other information necessary to
clearly designate the covered housing.

If necessary, attach an exhibit with a site plan or other descriptive information.
Enter a reference to the attached exhibit.

* Enter the name of the contract administrator that executes the Renewal
Contract. If HUD is the contract administrator, enter “United States of America —
Department of Housing and Urban Development (HUD)". If the contract
administrator is a public housing agency (PHA), enter the full name of the PHA.

®> The Renewal Contract must be entered before expiration of the Expiring
Contract. Enter the date of the first day after expiration of the term of the
Expiring Contract.

® Enter a whole number of five or more years.
7 Enter the amount of funding obligated.

8 Enter a whole number of months.

Form HUD-9638

Renewal Contract -- Mark-Up-to-Market

Endnotes: INSTRUCTIONS FOR PREPARATION OF RENEWAL CONTRACT
REV 10/09
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PRESERVATION EXHIBIT

Subject to all applicable laws and regulations in effect upon expiration, the
Renewal Contract shall automatically renew for a term of 2' year(s) beginning on
September 1, 2018.2 This requirement shall be binding on the Owner and the Contract
Administrator, as identified in section 1 of the Renewal Contract, and on all their

successors and assigns.

Preservation Exhibit
04-22-2011



INSTRUCTIONS FOR PREPARATION OF PRESERVATION EXHIBIT

The following instructions are not part of the Preservation Exhibit. Endnote numbers
correspond to numbers appearing in the text of the Preservation Exhibit.

' Enter a whole number of one year or more.

2 Enter the date of the first day after expiration of the Renewal Contract.

Preservation Exhibit
04-22-2011
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Allowances



DocuSign Envelope ID: 5E1806DC-2A1F-4F57-901D-AABAEEOB8A3A
Rent Schedule U.S. Department of Housing OMB Approval No. 2502-0012

Low Rent Housing and Urban Development (exp.11/30/2020)
Office of Housing
Federal Housing Commissioner

See page 3 for Instructions, Public Burden Statement and Privacy Act requirements.

Project Name FHA Project Number Date Rents Will Be Effective (mm/dd/yyyy)

CREVENNA OAKS CLUSTER N/A 09/01/2022

Part A — Apartment Rents

Show the actual rents you intend to charge, even if the total of these rents is less than the Maximum Allowable Monthly Rent Potential.

Col. 1 Contract Rents Col. 5 Market Rents
Unit Type Utility (Sec. 236 Projects Only)
(Include Non-revenue Col. 2 Col. 3 Col. 4 Allowances Col. 6 Col. 7 Col. 8
Producing Units) Number Rent Per Unit Monthly (Effective Date Gross Rent Rent Monthly
of Units Contract Rent (mm/dd/yyyy) (Col. 3 + Col. 5) Per Unit Market Rent
Potential 09/01/2022 Potential
(Col. 2 x Col. 3) (Col. 2 x Col. 7)

2 Bedroom 30 2,094 62,820 108 2,202 0 0
3 Bedroom 20 2,461 49,220 120 2,581 0 0
0 0 0 0 0 0

0 0 0 0 0 0

0 0 0 0 0 0

0 0 0 0 0 0

0 0 0 0 0 0

0 0 0 0 0 0

0 0 0 0 0 0

0 0 0 0 0 0

0 0 0 0 0 0

s s | PelCoeaRer 0w e s soa 80
Yearly Contract Rent Potential Yearly Market Rent Potential
(Col. 4 Sum x 12)* $1,344,480 (Col. 8 Sum x 12)* $0

* These amounts may not exceed the Maximum Allowable Monthly Rent Potential approved on the last Rent Computation Worksheet or requested on
theWorksheet you are now submitting. Market Rent Potential applies only to Section 236 Projects.

Part B — Items Included in Rent Part D — Non-Revenue Producing Space
Equipment/Furnishings in Unit (Check those included in rent.)
) Col. 1 Col. 2 Col. 3
Range [|Dishwasher L] Use Unit Type Contract Rent
Refrigerator Carpet ] 5
Air Conditionar [ |Drapes ] 0
Disposal [ |washer/Dryer ] 0
Utilities  (Check those included in rent. For each item, (even those not 0
included in rent), enter E, F, or G on line beside that item) 0
E=electric; G=gas; F=fuel oil or coal. Total Rent Loss Due to Non-Revenue Units $ 0
[ |Heating E [ |Hot Water E [ ILights, etc. E Part E - Commercial Space (retail, offices, garages, etc.)
[ ]Cooling E [ | Cooking EG ] Col. 2 Col. 4
Services/Facilities (check those included in rent) ot Col. 3 Rental Rate
. . Col. 1 Monthly Square Per Sq. Ft
Parking [ [ INursing Care Use oot | Footage (Col. 2 divided by
[ |Laundry ] [ ]Linen/Maid Service Col. 3)
[ ] swimming Pool ] ] 0
0
[ | Tennis Courts ] ] 5
Part C — Charges in Addition to Rent (e.g., parking, cable TV, meals) 0
Purpose Monthly Charge
$0.00 0
. 50 Total Commercial Rent
$0.00 Potential
$0.00 [Part F — Maximum Allowable Rent Potential
$0.00
$0.00 Enter Maximum Allowable Monthly Rent
$0.00 Potential From Rent Computation | $112,040
Worksheet (to be completed by HUD or lender)
Previous editions are obsolete Page 1 of 2 form HUD-92458 (11/05)

ref Handbook 4350.1



DocuSign Envelope ID: 5E1806DC-2A1F-4F57-901D-AABAEEOB8A3A
Part G - Information on Mortgagor Entity

Name of Entity

Crevenna Oaks Preservation, L.P.

Type of Entity
[ Jindividual [ ] General Partnership
[ ]corporation Limited Partnership [ ]Trust

[ ]Joint Tenancy/Tenants in Common

|:| Other (specify)

List all Principals Comprising Mortgagor Entity:

provide name and title of each principal. Use extra sheets, if needed. If mortgagor is a:

« corporation, list: (1) all officers; (2) all directors; and (3) each stockholder having a 10% or more interest.
* partnership, list: (1) all general partners; and (2) limited partners having a 25% or more interest in the partnership.
« trust, list: (1) all managers, directors or trustees and (2) each beneficiary having at least a 10% beneficial interest in the trust.

Name and Title
RA Crevenna Oaks GP, LLC.

Name and Title

Name and Title

Name and Title

Name and Title

Name and Title

Name and Title

Name and Title

Name and Title

Name and Title

Name and Title

Part H — Owner Certification

To the best of my knowledge, all the information stated herein, as well as any information provided in the accompaniment herewith, is true and accurate.

Warning: HUD will prosecute false claims and statements. Conviction may result in criminal and/or civil penalties. (18 U.S.C. 1001, 1010, 1012; 31 U.S.C.

3729, 3802)

Name and Title

David Pearson, Vice President of General Partner

Authorized Official's Signature

,—DocuSigned by:

DAY pelrS o

N—C03D0577FF8A402. .

11/14/2022

Date (mm/dd/yyy)

Part | — HUD/Lender Approval

Addendum Number

Branch Chief/Lender Official Signature
Date (mm/dd/yyy)

HAP Contract Number
VA39H027014

N itzra Wecked 11/15/2022

Exhibit Number

Director, Housing Management Division Signature

Loan Servicer Signature

Date (mm/dd/yyy)

Date (mm/dd/yyy)

Previous editions are obsolete

Page 2 of 2 form HUD-92458 (11/05)

ref Handbook 4350.1
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This deal does not require
information behind this tab.



Tab T:

Funding Documentation



TRUIST HH

Lauren Kew, Vice President

TRUIST COMMUNITY CAPITAL, LLC
303 Peachtree St., Suite 2200

Atlanta, Georgia 30303

Cell 678-793-6397

Email: lauren.kew@truist.com

December 23rd, 2022

Mr. David Pearson

Crevenna Oaks Housing, L.P.
30 Hudson Yards, 72" Floor
New York, NY 10001

Re: Crevenna Oaks Housing, L.P., Virginia, a rehabilitation of an existing apartment complex with a total of 50
units of affordable housing in Burke, Fairfax County, VA.

Dear David:
This letter provides the terms and conditions pursuant to which an affiliate of Truist Community Capital, LLC (“Investor

Limited Partner”) would consider purchasing a Limited Partner interest in a to be formed single purpose entity associated
with the Crevenna Oaks project. The General Partner agrees and acknowledges that all information provided herein shall be

true, correct, and complete in all material respects.

1. Summary:

Beneficiary of Equity Proceeds:

Equity Paid Prior to
Construction Completion:

Eligible Housing Credit
Request Amount:

Dollar Amount of Housing
Credit Allocation to be
Purchased:

Total Equity to Be Provided

Tax Credit Price:

2. Project Information:

Company Name:

Project Name/Description:

Manager:

Class B Limited Partner:

Developer:

Crevenna Oaks Housing, L.P.

$11,510,326

$1,186,750 of annual tax credits

$11,866,316 of total tax credits (10 years of tax credits times the Investor Limited
Partner’s 99.99% ownership)

$11,510,326

$0.97

Crevenna Oaks Housing, L.P.(“Company”).

Crevenna Oaks, a 50-unit existing, to-be rehabilitated, complex with related site
amenities.

Crevenna Oaks Housing GP, LLC (the “Manager”) will be the managing member of the
Limited Liability Company.

Crevenna Oaks Housing Class B, LLC (the “Class B Limited Partner”) will be the Class
B Limited Partner of the Limited Liability Company.

Crevenna Oaks Developer, LLC (the “Developer”) will act as the Developer of the
property, pursuant to a Development Agreement acceptable to Investor Member.



2|Page
Crevenna Oaks Housing, L.P.

General Contractor:

Guarantors:

Management Company:

Limited Partner Pay
In Schedule:

Representations and Warranties:

Legacy Construction will be the General Contractor.

The term “Guarantor” shall mean The Related Companies, L.P.. The Guarantor will
guarantee the following obligations of the General Partner and the Developer under the
Equity Documents: (a) the obligation of the General Partner to make a Capital
Contribution to repay deferred Development Fee as set forth in the Partnership
Agreement, (b) the Adjusters/Recapture (provided the same shall terminate at the end
of the Compliance Period), (c) the obligation to maintain insurance for the Project as
set forth in the Partnership Agreement subject to available revenue, (d) environmental
indemnification, (e) Development Obligation, (f) operating deficit guaranty, (g)
funding reserves, (h) repurchase, and (i) indemnity for the General Partner’ negligence,
breach of fiduciary duty, intentional breach of the partnership agreement, or willful
misconduct or fraud (without duplication of remedies for recapture); provided the
Guarantors shall have no obligation to indemnify TCC for any loss caused solely by
the actions of TCC or for any breach of the Agreement which was approved in writing
by TCC in its sole discretion. TCC will have the right to accept or reject the
Guarantor(s) in its sole discretion based on a detailed financial and background review.

TRG Management Company, LLP. shall be the initial Management Company.

Upon full underwrite and credit approval of the subject transaction, TCC reserves the
right to contemplate an unsecured Equity Bridge Loan (“EBL”) to accommodate capital
pay-in requirements set by VHDA. During the construction phase, the capital
contributions denoted below can be paid via a combination of equity and EBL facility.

Capital Contribution #1:(49%) $5,640,060 to be provided at admission into the
partnership and closing of the construction-to-perm VHDA loan.

Capital Contribution #2: (17%) $1,956,755 receipt of 1) Certification by Limited
Partner Construction Inspector that the Project is 35% complete in accordance with the
plans and specifications.

Capital Contribution #3: (16%) $1,841,652 receipt of 1) Certification by Limited
Partner Construction Inspector that the Project is 70% complete in accordance with the
plans and specifications.

Capital Contribution #4: (5%) $575,516 receipt of 1) Certification by Limited Partner
Construction Inspector that the Project is 100% complete in accordance with the plans
and specifications, and 2) satisfactory radon testing results.

Capital Contribution #5: (10%) $1,151,033 upon the latest to occur: 1)evidence that
application has been made for Forms 8609 on all LIHTC units, 2) Final Accountant’s
Cost Certification certifying the amount of the Annual Credits, and all costs, 3) physical
occupancy of 90% of the units by qualified tenants at pro forma rents and qualified
leases, 4) all permanent loans have converted and/or closed on the property and 5)
achievement of debt service coverage of all contemplated payments of principal and
interest of 1.15x on first mortgage must pay debt for a period of three (3) consecutive
calendar months. The Operating Deficit Reserve is expected to be funded in this draw.

Capital Contribution #6: (3%) $345,310 upon the latest to occur of: 1) receipt of
properly executed Forms 8609 representing all LIHTC units, 2) stabilized physical
occupancy of 93% of the units by Section 42 compliant tenants at pro forma rents and
compliant leases for 90 consecutive days, and 3) recording of an “extended low-income
housing commitment”.

Customary representations and warranties with respect to the Project, the Partnership,
and the low income tax benefits to Limited Partner will be made jointly and severally by
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Crevenna Oaks Housing, L.P.

Reserve Requirements:

Cash Flow:

Capital Transactions:

the General Partner, as set forth in the Project Documents.

1) Operating Deficit Reserve: $337,130 — which represents 3 months of Operating
Expenses, Debt Service and Replacement Reserves.

2) Capital Replacement Reserve: The Partnership will establish and maintain a reserve
for capital replacements at the higher of $300.00 per unit per year (without escalation)
or an amount required by the permanent lender.

Prior to Stabilization, the General Partner may utilize interim cash for development
costs. After payment of all operating expenses and debt service, cash flow (after the
stabilization of the Project) will be distributed semi-annually on June 30 and within
ninety (90) days after the end of each fiscal year, in the following priority:

(1 To payment of all amounts due and owing to the Investor,

(i) To replenish amounts withdrawn from the Operating Deficit Reserve,
(iii) To repayment of any voluntary loans then outstanding,

(iv) To payment of the Investor’s Asset Management Fee,

(v) To repayment of any outstanding Negative Cash Flow Loans,

(vi) To repayment of the Deferred Developer Fee and any amounts paid by General
Partner to fund the Developer Fee,

(vii) 10% to the Investor,

(viii)  To payment of a supervisory/incentive management fee to the General Partner,

(ix) The balance, 90% to the General Partner.

During the LIHTC compliance period, Limited Partner must approve terms and
conditions related to any financing, refinancing or substitute credit enhancement of the
Project. Use of proceeds from any sale, financing or refinancing would be prioritized as
follows:

To discharge the debts and obligations, including expenses associated with sale
or refinancing and to fund reserves for contingent third-party liabilities,

To payment of any shortfalls in LIHTC due and owing but not paid to the
Investor;

To payment of all other amounts due and owing to the Investor,

To repayment of any voluntary loans then outstanding,

To repayment of any outstanding Negative Cash Flow Loans,

To repayment of the Investor limited partner’s Asset Management Fees that are
outstanding,

To repayment of the Deferred Developer Fee and any capital contribution made
by the General Partner to pay such Developer Feg,

viii $1,000 to the Special Limited Partner

The balance, 90% to the General Partner and 10% to TCC.

%E E EGEE B °

This entire conditional proposal is made based on representations by the General Partner, the Developer and/or their agents,
as to all facts regarding the Project, including but not limited to, the credit worthiness and financial viability of the General
Partner, project limited partnership, and the Guarantors. TCC’s investment is contingent upon final TCC approval of the

Project Documents.

We are pleased to consider this opportunity to partner with you on this property. Should you have any questions or comments
please give me a call. Once acknowledged, the conditional proposal will remain in effect until May 15th, 2023.

Sincerely,

Lawren Rew

Lauren Kew
Vice President
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Crevenna Oaks Housing, L.P.

Agreed to and accepted this day of

By:

David Pearson
Manager, Crevenna Oaks Housing, L.P.

, 2022, by:
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Acknowledgement by Tenant of the availability of Renter
Education provided by Virginia Housing



Crevenna Oaks Apartments

Virginia Housing Free Housing

Education Acknowledgement

I , have read, understand, and acknowledge, | have been
presented information regarding the Virginia Housing free renter education to tenants.

I understand that it is my responsibility to review the website link provided here
www.virginiahousing.com/renters.

By signing below, | acknowledge that | have read, and understand the terms of all items contained
this form.

Resident Name:

Resident Signature:

Date:

Form A.1.R]
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Internet Safety Plan and Resident Information Form (if
internet amenities selected)



RESIDENT INTERNET SERVICE - Acknowledgement of Responsibilities

By signing below, I acknowledge that | have thoroughly reviewed the Internet Security Plan and
understand the general rules of operation prior to use. I understand my responsibility as a user of
the Internet and | agree to abide by the following Rules of Operation at all times.

Rules of Operation
e Computer usage for the purpose of illegal activity is absolutely NOT permitted and will
be reported to authorities.
e Do not access pornographic or illicit sites via the internet.
e No smoking in the community room or business center.
e No profanity will be tolerated on-line or in-person.
e No rough-housing in the community room or business center.
e Surf at your own risk.
If there is any question regarding my or my child’s behavior while using the community internet

(including but not limited to, rough-housing, misuse of equipment, etc.), | or my child may be
suspended from using the Internet service.

By:
Name (Print): Date




BROOK VILLAS

INTERNET SECURITY PLAN

The internet service at Brook Villas will have a rotating password that is only accessible to
residents. The network router will be located in a secure area to which tenants will not have
access. The router will have a secure firewall to prevent data breaches.

At move-in, we will provide Tenants with the attached security and safety information and
guidelines and will ask Tenants to sign an Acknowledgement of Responsibilities statement to
ensure that they are educated in the internet safety and security guidelines.



0

Internet Safety

Playing it safe while playing online




Hi there kids! I am Charlie Cardinal and this is Speedy the Crime
Fighting Hamster. We are here to introduce you to the basics of
Internet Safety and some of the villains you need to watch out for.
There are some bad characters out there, so you have to protect

yourself. Your parents

won't always be there to

n A watch out for you, so stay

sharp, learn all you can,
and stay safe!




Privacy & Personal Information

I~ | Privacy is being able to keep things secret or hidden from others.

— Personal Information is information about you or your family such as
your address, a social security number, your parent’s bank account, or
how much money they have.

Criminals love to get people’s personal information because they can pretend to be
you, or use your money to buy things.

They can also make money off of your information by selling it to others.
Companies or other criminals will use your info to send you junk mail or spam
emails.

Criminals learning your address can be very bad. They may break in and steal from
you. Protect your safety and your belongings, by keeping your information a secret.

These bad people may even use your personal information to trick someone else in
your circle of friends and family. People sometimes tell criminals things that they
shouldn’t if they think that they are communicating with someone they know.

Think before you click Do you know who sent that email?



N "

Passwords

One of the most important things you need to learn is how to create
strong passwords. A password is a code you type in to let the computer
know it is really you.

Having an easy to guess password could allow someone to snoop around in your
private information.

The way to make your password strong is to never use your name or
your birthday. Use something hard to guess, but easy for you to
remember. Make your password at least 8 characters long, and mixing
numbers, symbols, and upper and lower case letters makes the password
‘,strong just like Speedy. Avoid using the same password over and over.
> g [Thatway if they do figure out your password, they only gain access to
7 one account. And never leave your passwords written down where
someone can find it.

A great tool online that creates kid friendly passwords is
the website,


http://www.dinopass.com/

Spam Q\s :
1
Spam is basically email that you receive from different companies or strangers that you

did not sign up for. Most times it isn’t from real companies and usually the sender is up
to no good.

Spam emails can sometimes be a phishing scam. Phishing emails are emails that look
like it is from some trusted source. A place like your bank, the IRS where taxes are
collected, or some other business you shop with often. They make their email look like
it is the real thing with logos, and they put links in the email baiting you to click them.
Once you click the link, you could be launching a program that can damage your
computer in some way or collect your personal information.

Spam emails can also use winning a sweepstakes or some other type prize to trick you
into trusting the email source. After they hook you in, they inform you that to collect
your prize, you must give them your credit card number.

How do you know it is spam?

Spam emails typically have a bunch of spelling and grammar
errors or a mention of someone you don’t know in the subject
line. Don’t Open It! Delete those emails right away.

& %
s w2
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: Malware

Malware is a program written with the intent to harm your computer in
some way.

Programs such as this, may be waiting for you to do something(a trigger), so
that it can run. This could be the clicking of the link or opening an email
attachment.

When searching for free downloads online, be very careful. There are a lot
of sites out there trying to trick you. They will pay to make their site get
returned at the top of the list of search results. Then when you access the
page, they use blinking buttons to trick you to click. The result of clicking
usually ends up being your computer loaded up with malware.

Once your machine is infected, it can change browser settings, create
unusual popup ads on your computer and then pass the malware on to
someone else.



&
Spyware

Spyware is a program that gets onto your computer through a download or
a virus and it gathers information about you and sends this back to its
creator.

Some of the types of information spyware might send back to home base is
email addresses of you or your contacts, passwords, account numbers, and
credit card numbers.

Some spyware out there records how you use your computer and what you
search for online.



Adware

Adware is software that you are allowed to use by the author because of the
advertisements that pop up occasionally during the game. Many of these
type games you will find in the form of apps on your phone or devices.

Through the addition of advertisments, the developer gains some income
that may supplement a discount to the user, sometimes making the software
free.

Often after using the product with the ads, CONGRATULATIONS!
YOU HAVE WON!

a consumer will purchase the software to get rid of
the ads. +800-900
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http://www.pctools.com/security-news/what-is-adware-and-spyware/

Trojan Horse

The name for the Trojan Horse virus was derived from tale of the Trojan Horse
constructed by the Greeks to gain access to the city of Troy. The wooden horse was
left at the gates as an offering to Athena. The horse was then wheeled into the city
and out came Greek fighters hiding inside.

A Trojan horse virus is a form of malware that is dressed
up as something interesting or software from a source we
are familiar with. The purpose is to trick the person into
installing it. This allows the creator of the Trojan to do
damage to data or software on your computer. They also
will set up a ‘back door’ or access point that allows them to
access your system.

Trojan viruses don’t spread by infecting other files and
they cannot duplicate themselves.



http://www.webopedia.com/DidYouKnow/Internet/virus.asp
http://www.britannica.com/topic/Trojan-horse

WeldnlS

Worms are malware that can duplicate itself and spread to other computers.
Worms always do something bad, even if it is just slowing things down.

Worms will frequently set up the ability for computers to be taken over by
the worm’s author by creating backdoors on the host computer. These
computers are then called a “zombie computer”. “Zombie computers” can
be used to send out spam or as a shield to hide the web address of people
who want to do bad things.



http://www.webopedia.com/TERM/Z/zombie.html

= \VIrus

A virus is a small program that is created to spread from one computer to
the next and to mess up the way your computer works.

Many times viruses hop from computer to computer via email attachments
or messages. They can also hide in funny pictures(memes), e-cards, or other
desirable file attachments. It can also be sent through an instant message.

A virus can corrupt your data, or worse, delete it. It can also email copies of
itself to your friends.

Keeping your anti-virus software up to date is key to protecting against the
latest viruses and other security threats.


https://www.microsoft.com/security/pc-security/virus-whatis.aspx
https://www.microsoft.com/security/pc-security/virus-whatis.aspx
https://www.microsoft.com/security/pc-security/virus-whatis.aspx
https://www.microsoft.com/security/pc-security/virus-whatis.aspx
https://www.microsoft.com/security/pc-security/virus-whatis.aspx

Social Media

Privacy settings on social media accounts are set up as public t
when you first get one. Unless you want everyone to be able to
look at all of your photos and other private stuff, you must go

into your account settings and change this.

5

Something to remember is whatever you post and say on your page can be
shared by your friends. Think about what you post online, BEFORE you do it.
What you post, could be seen by anyone at any time depending on your settings
and the friends you keep. Because we can take pictures of our screens, there is
really no setting that can protect you. Think twice about what you are sharing
with others, so there are no regrets later.

Make sure you know the people that you accept friend requests from. Sometimes
people try to friend you to hack your Facebook account or access your contacts.
Once you are hacked they will send out strange messages or friend requests to
your contacts. Protect your friends and yourself by being cautious with friends
and creating strong passwords for your social media accounts.
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Geotagging

Geotagging is the bit of data that your electronic device
packages with your picture that has information about
where the picture was taken. This is something that can be
turned on and off in your device and typically comes turned
on until you change the setting.

When your photo is geotagged, this gives people information about your location.
Letting outsiders know where you are, can allow them to plan to steal your
belongings or vandalize your home.

Consider if you post a photo every Wednesday in your outfit ready to walk to ball
practice and geotagging is turned on. This shows you have a routine and gives a
rough area you will be in. A predator could come and take you away.

Another issue with allowing the geotagging to occur is you don’t have control of
your own privacy. Everyone does not need to know where you are all of the time,
keep this information private.


http://www.nytimes.com/2010/08/12/technology/personaltech/12basics.html?_r=0

. Be Careful of What You Say!

Defamation: Defamation is the blanket word used for all types of untrue statements
made about others.

Slander: When someone orally tells one or more people an untruth about someone,
which will harm the reputation of the person it is about. It is not slander if the
untruth is in writing of some sort or if it is broadcast through television or radio.

Libel: This is where someone publishes to print(including pictures), written word,
online posts, blogs, articles, or broadcast through radio, television, or film, an untruth
about another which will do harm to the person’s reputation.


http://dictionary.law.com/Default.aspx?selected=458
http://dictionary.law.com/Default.aspx?selected=1969
http://dictionary.law.com/Default.aspx?selected=1153
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Be Careful of What You Say! -

Much of the things people post online may get ignored, and you may get lucky and
avoid legal action. But, when someone gets angry and files a lawsuit it can cause a
major headache and possibly hit you hard in the wallet.

You might think you should have a right to openly complain about a company and
their bad service or lousy product. Well when it comes to this, it is not always that
simple. You can get sued for this and even if the judge agrees with you, you still have
to pay for a defense attorney. Think twice and make sure that whatever you have to
say is worth any headache you may have pop up later.

On social media, people get into the habit of letting their emotions get the better of
them and they end up speaking their minds about others online. When that person
feels that this damages their character, they may opt to sue the other person for
defamation. Even if their case is not successful, the stress, money, and time that you
spend defending yourself is not worth it. To read more about defamatory social
media posts,


http://ideas.time.com/2013/01/07/yelp-reviewers-beware-you-can-get-sued/
http://www.hg.org/article.asp?id=34430
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Stranger Danger Online " s+
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When you think of being on your computer or other electronic device in your own
home, you probably think you are safe. Your mom is in the next room, what could
happen?

Well there are people online that are up to no good. They go in chat rooms and pop
up on your instant messenger, looking for someone to “groom”.

What is grooming you say? Well, grooming is when a stranger(can be any age)
finds someone they are interested in, usually a minor. They act really nice and
maybe they pretend they are much younger than they really are, like they are a kid
just like you. Then they try to get you to like them and to trust them. They may ask
you not to tell anyone you are talking to them. This is not okay and is a warning
sign of a possible groomer.



How to Protect Yourself in Online Chats

N I I A

Choose chat sites designed for kids, such as . Kidzworld is
moderated and its aim is to protect kids from unwanted requests and online
bullying.

Beware of people you don’t know. If they are asking too many questions or being
too friendly they may be up to no good.

If someone asks you to send them a picture or sends you a picture or video that is
inappropriate, tell an adult or report them to the site moderators.

Don’t give out personal information to strangers online
Don’t tell strangers where you live or give them your telephone number
Don’t send strangers pictures of you or others

If you are being bullied or threatened online, tell an adult or someone you trust

Tt


http://www.kidzworld.com/

y Cyberbullying

Cyberbullying is the willful and repeated harm inflicted through the use of
computers, cell phones, and other electronic devices.

Using PhotoShop or other tools to create harassing images.
Posting jokes about another person on the internet
Using the internet to entice a group to physically harm another person.

Making threats online using IM, email, social networking sites, or other
electronic devices.



onsequences of Cyberbullying

Anything that you write, pictures that you post, or videos that you upload can be used
by your school to suspend you.

College students have been removed from their athletic teams and lost college
funding for writing negative comments about their coach.

When applying to colleges, they will search online to see what kind of person you are.
They can deny you access if they don’t like what they find.

When businesses are looking at people to hire for a job they will many times use social
media to see what kind of person they are. Mean or inappropriate type posts can
prevent you from getting the job you desire.

Cyberbullying can also be considered a crime and participating in this type of behavior
can land you in big trouble.



Consequences of Cyberbullying

] §18.2-152.7:1. Harassment by Computer; Penalty makes
cyberbullying a crime.

] Carries a $2500 fine and punishable by up to 12 months in
prison.

There are many websites designed to inform and
decrease the number of bullying cases we see each year.
The U.S. Department of Health and Human Services has
created a website with lots of resources to help combat
bullying of all kinds - www.stopbullying.gov

If you experience cyberbullying or witness it, tell someone
such as a school counselor, teacher, or a parent.



}e
-

[]

The Effects of Cyberbullying

Victims feel depressed, sad, angry, and frustrated.
Victims become afraid and/or embarrassed to attend school.

Can lead to low self-worth, family problems, academic problems,
school violence, and bad behavior.

Victims can also develop thoughts of killing themselves and possibly act
on these feelings.

There are no positive effects of cyberbullying, only pain and suffering
for the victims.

The affects of being bullied can affect the victim into adulthood and
prevent them from being all they can be in the future.
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Dealing with Cyberbullying

Never do the same thing back, 2 wrongs don’t make a right
Tell them to stop

Block their access to you

Report it to the site you are on such as Facebook or Twitter

NEVER pass along messages from cyberbullies, stop the spread of this
behavior

Set up privacy controls and keep the bully out of your friends list
Don’t be a cyberbully yourself

If you witness someone getting bullied, tell someone so it can be stopped.
Many times the person being bullied won’t tell out of fear.

Spread the word that bullying is not cool

Don’t laugh or encourage the bully, it is not funny and it can lead to major
trouble for the person doing the bullying.



~ T About Sexting &

“Sexting” is when someone sends or receives sexually explicit or non-PG Rated
pictures or video electronically, mainly via cell phones or tablets.

The numbers on how many teens say that they have sent/posted nude or semi-
nude pictures or videos of themselves is upsetting.

20% of teens between 13 to 19 years of age have engaged in sexting.

22% of teen girls

18% of teen boys

11% of teen girls between 13 to 16 years of age have engaged in sexting.

Did you know that if you forward a picture of a sexual or nude photo of
someone underage, you are as responsible for the image as the original
sender?? You can be charged with a crime.

Many teens don’t realize that if you send a picture of yourself that is
inappropriate and that picture ends up online, it could be there forever. You
can never fully delete things that end up on the web.



- About Sexting "‘

There is no age minimum that protects young people from getting charged with a
sexual offense.

Something that you think is okay or just a joke, might land you in a ton of trouble.
For example, you might take a picture of your friend naked to embarrass them, but if
they are under the age of 18, this is considered production of child pornography.

If you are sent something inappropriate, do not share it and don’t delete it. Tell an
adult immediately. You may feel like you are getting your friend into trouble, but
you are protecting yourself and you are protecting them. They may not be thinking
about the consequences or the effect this behavior can have on their future.

Anyone that gets convicted of a sex offense, will have to register as a sex offender.
Sex offenders have to keep their address updated and keep a current photo with the
police. The information goes on the sex offender registry where anyone can go and
see your picture and where you live online.

REMEMBER: You can’t control what other people do with your photos. Even if you
think you are sending it to someone you can trust, they may end up surprising you.
You can’t trust anyone with something as private as that. Don’t Do It!



Legal Consequences of Sexting

1 The Virginia Department of Education has an excellent resource with real life
examples of the consequences of sexting that can be found

[] The Attorney General’s Virginia Rules website is designed to give Virginia Youth
information on all the laws in the state. has extensive information on
sexting and other internet security risks.

[] This article in The Virginian-Pilot tells a story of five Virginia teens getting charged
with felonies for sexting and being in possession of sexually explicit photos of a
minor, read more about it


http://www.doe.virginia.gov/support/technology/info_briefs/sexting.pdf
http://www.virginiarules.com/virginia-rules/technology-and-you
http://hamptonroads.com/2010/05/five-va-teens-charged-felonies-sexting-case

Information Provided By:
Office of the Attorney
General
202 North Ninth Street
Richmond, Virginia 23219
(804) 786-2071
wWww.ag.virginia.gov
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	Tab E1 - Crevenna Oaks PSA.pdf
	ARTICLE 1  PURCHASE AND SALE
	1.1 Purchase and Sale.  Subject to the terms and conditions of this Agreement, Seller hereby agrees to sell and convey to Buyer, and Buyer hereby agrees to purchase from Seller, all of Seller's right, title and interest in and to the property describe...
	(a) Land.  Those certain parcel(s) of land located at 10981 Crevenna Oak Dr., City of Burke, County of Fairfax, Virginia 22015 which are more particularly described in Exhibit A attached hereto, together with all rights, easements, licenses, rights of...
	(b) Improvements.  All buildings, structures and other improvements located on the Land, including the multifamily rental apartment buildings which contain, in the aggregate, fifty (50) residential units, together with ninety-seven (97) parking spaces...
	(c) Leases and Assumed Contracts.  All leases, licenses and other occupancy agreements demising space at the Property, together with all amendments and modifications thereof and supplements relating thereto, and all guarantees thereof and security dep...
	(d) Fixtures and Personal Property.  All appliances, fixtures, equipment, machinery, furniture, carpet, drapes and other personal property, if any, owned by Seller and located on or about the Land and the Improvements (the "Personal Property").
	(e) Intangible Property.  All intangible property, if any, owned by Seller and pertaining to the Land, the Improvements, or the Personal Property, including all right, title and interest of Seller in and to (i) any and all assignable plans, specificat...
	(f) HUD Subsidies.  All of Seller’s right, title and interest in and to any subsidies from HUD (as defined herein), including the HAP Contract (as defined below).


	ARTICLE 2  PURCHASE PRICE
	2.1 Purchase Price.  The purchase price (the "Purchase Price") for the Property shall be SIXTEEN MILLION EIGHT HUNDRED THOUSAND AND NO/100 DOLLARS ($16,800,000.00), subject to apportionment as provided in Section 8.3, and shall be paid as described in...
	2.2 Deposit.  Within three (3) Business Days after the full execution and delivery of this Agreement, Buyer shall deliver to the Escrow Agent (as hereinafter defined) a deposit in the amount of TEN THOUSAND AND NO/100 DOLLARS ($10,000.00) (the “Deposi...
	2.3 Balance.  On the Closing Date (as hereinafter defined), Buyer shall deposit into escrow an amount (the "Cash Balance”) equal to the Purchase Price set forth in Section 2.1 (x) minus the Deposit, the outstanding balance of any Existing Mortgage bei...
	2.4 Interest.  All funds received from or for the account of Buyer shall be deposited by the Escrow Agent in an interest-bearing account with a federally insured state or national bank located in New York City.  All interest accrued on the Deposit sha...

	ARTICLE 3  ESCROW
	3.1 The Deposit paid pursuant to Section 2.2 hereof shall be held in escrow by Levitt & Boccio, LLP (the "Escrow Agent"), together with any interest and income earned thereon (such principal, interest and income being hereinafter sometimes collectivel...
	(a) Upon receipt by Escrow Agent of such documents that Escrow Agent requires to invest the Fund, Escrow Agent shall invest the Fund in an F.D.I.C. insured savings account.
	(b) Subject to the provisions of Section 3.1(c) below, the balance of the Escrow Fund shall be the property of and shall be paid over:
	(i) To Seller on the Closing Date in the event the Closing shall occur pursuant to this Agreement; or
	(ii) To Seller upon Escrow Agent's receipt of an Escrow Demand Notice (as hereinafter defined) from Seller stating that Buyer has defaulted in the performance of Buyer's obligations under this Agreement beyond any applicable notice and cure period; pr...
	(iii) To Buyer upon Escrow Agent's receipt of an Escrow Demand Notice (as hereinafter defined) from Buyer stating that Seller has defaulted in the performance of Seller's obligations under this Agreement; or if Buyer or Seller, as applicable, terminat...

	(c) To obtain payment of the Escrow Fund as provided in this Article 3, other than at Closing, Seller or Buyer, as the case may be (the "Requesting Party"), shall give a notice ("Escrow Demand Notice") to Escrow Agent stating that the Requesting Party...
	(i) deliver to any court of competent jurisdiction the balance of the Escrow Fund, or
	(ii) retain the balance of the Escrow Fund until one of the following events shall have occurred:
	(1) there shall have been served upon Escrow Agent an order or judgment duly entered in a court of competent jurisdiction setting forth the manner in which the Escrow Fund is to be paid out and delivered, in which event Escrow Agent shall deliver the ...
	(2) Seller and Buyer shall have delivered to Escrow Agent a joint statement executed by both Seller and Buyer setting forth the manner in which the Escrow Fund is to be paid out and delivered, in which event the Escrow Agent shall, except to the exten...


	(d) Escrow Agent shall not be liable to either Seller or Buyer in connection with its performance as Escrow Agent hereunder other than for its negligence or willful misconduct, and Seller and Buyer shall jointly indemnify, defend and hold harmless Esc...
	(e) Upon delivery by Escrow Agent of the Escrow Fund as provided herein, Escrow Agent shall be relieved of all liability, responsibility or obligation with respect to or arising out of the Escrow Fund.


	ARTICLE 4  TITLE TO THE PROPERTY
	4.1 Title Commitment and Survey.
	(a) Promptly after the full execution and delivery of this Agreement, Buyer shall order (i) a title insurance report and commitment (the "Title Commitment") for an owner's title insurance policy for the Property from Royal Abstract National LLC, or su...
	(b) On or before the date that is ten (10) Business Days following the delivery of the Buyer’s Objections, Seller shall notify Buyer in writing whether it will commit to eliminate or modify all of Buyer’s Objections that it is obligated to remove purs...


	ARTICLE 5  DUE DILIGENCE
	5.1 Due Diligence Items.  Within three (3) Business Days following the execution of this Agreement, Seller shall at its sole cost and expense furnish to Buyer, at Buyer’s address listed in Section 12.1 below, those documents, information and reports d...
	5.2 No Representation Regarding Due Diligence Items.  Except as expressly set forth in Article 7, by furnishing Buyer with the Due Diligence Items, Seller does not make any representation with respect to the accuracy, completeness, conclusions, or sta...
	5.3 Inspection.  Subject to the rights of tenants under the Leases, Buyer and its agents, employees, representatives, inspectors, appraisers, engineers, contractors, lenders and other consultants (collectively "Buyer's Representatives") shall have the...
	(a) Buyer acknowledges that prior to the Scheduled Closing Date, Buyer will have conducted such surveys, tests, studies, examinations and inspections of the Property as Buyer, in Buyer's sole discretion, has deemed or may deem necessary or advisable a...
	(b) Prior to commencement of any Investigative Activities on the Property, Buyer shall furnish to Seller a copy of Buyer's commercial general liability insurance policy, or a certificate evidencing Buyer has such insurance, covering any and all liabil...
	(c) Buyer shall protect, indemnify, defend and hold the Property, Seller (and Seller's members, representatives, officers, directors, participants, employees, invitees, agents and contractors) free and harmless from and against any and all claims, dam...
	(d) In the event that Buyer’s review of the Due Diligence Items or Reports or its physical inspections of the Property, including, without limitation, its environmental and engineering inspections of the Property, reveal any latent items not disclosed...


	ARTICLE 6  CONDITIONS TO CLOSING
	6.1 Intentionally Omitted.
	6.2 Agency Consents.  Buyer shall obtain all consents, approvals or certificates of, and/or shall provide notice to where required, the applicable local agencies or municipalities in the County of Fairfax, City of Burke or Commonwealth of Virginia res...
	6.3 Ground Lessor Consent. Buyer’s obligations hereunder are contingent upon Seller obtaining the consent of Ground Lessor to this transaction (“Ground Lessor Consent”). Buyer agrees to cooperate with Seller in connection with Seller’s request for and...
	6.4 Prepayment Consents.  Buyer's obligations hereunder are contingent upon Seller obtaining any necessary consents (including any consent by the Existing Mortgagor, if necessary) to the prepayment of the Existing Mortgage (the "Prepayment Consents")....
	6.5 Financing Approval.  Buyer's obligations hereunder are contingent upon Buyer obtaining a commitment from (i) FCRHA or such other authorized bond issuer as Buyer, in its sole discretion, may select (FCRHA and each such other issuer are hereinafter ...
	6.6 HUD Consents.  Buyer's obligations hereunder are contingent upon Buyer obtaining any necessary consents from the United States Department of Housing and Urban Development ("HUD") with respect to the purchase and sale of the Property pursuant to th...
	6.7 Failure to Request or Diligently Seek Approvals.  Notwithstanding anything to the contrary set forth in this Agreement, if either party is unable to obtain the Approvals which such party is obligated hereunder to request and attempt to obtain beca...

	ARTICLE 7  REPRESENTATIONS AND WARRANTIES
	7.1 Buyer's Representations and Warranties.  Buyer represents and warrants to Seller that as of the date of this Agreement and as of the Closing Date:
	(a) Buyer is duly organized, validly existing, and in good standing under the laws of the state of its formation.
	(b) Subject to the Approvals, Buyer has the full power and authority to execute, deliver and perform its obligations under this Agreement.
	(c) This Agreement and all agreements, instruments and documents herein provided to be executed by Buyer are and as of the Closing will be duly authorized, executed and delivered by Buyer, and at the time of Closing will be the legal, valid and bindin...

	7.2 Seller's Representations and Warranties.  Seller represents and warrants to Buyer that as of the date of this Agreement and as of the Closing Date:
	(a) Seller is duly organized, validly existing, and in good standing under the laws of the state of its formation.
	(b) Subject to the Approvals, Seller has the full power and authority to execute, deliver and perform its obligations under this Agreement.
	(c) This Agreement and all agreements, instruments and documents herein provided to be executed by Seller are and as of the Closing will be duly authorized, executed and delivered by and are and will be binding upon Seller, and at the time of Closing ...
	(d) Attached hereto as Schedule 7.2-d is a true, correct and complete rent roll consisting of all residential units on the Property, which rent roll shall include all of the (x) rent concessions, free rent occupancies, reduction or abatement of rent, ...
	(i) there are no other written promises, amendments, agreements or commitments between any tenant and Seller or, to Seller’s knowledge, any one acting by or on behalf of Seller, nor are there any written commitments in favor of any tenants other than ...
	(ii) no Lease has been canceled or surrendered by any express act of Seller and no written notice of cancellation or surrender has been received by Seller;
	(iii) to Seller’s knowledge, except as set forth in the Rent Roll or Leases, no tenant is entitled to any rent concession, rent-free occupancy, reduction or abatement of rent for any reason whatsoever;
	(iv) except as set forth in the Leases, Seller is holding no security deposits with respect to the Leases and no rent has been prepaid for more than one month before its due date;
	(v) there are no brokerage agreements relating to the Leases that are currently in effect; and
	(vi) Seller has not, on or prior to the date hereof, transferred any of their interest in the Leases which will not be discharged at or prior to Closing.

	(e) Attached hereto as Schedule 7.2-e is a true, correct and complete list of the Operating Contracts (as hereinafter defined).  Except as set forth in Schedule 7.2-e, Seller has received no written notice with respect to any Operating Contract that S...
	(f) Except for the Permitted Exceptions, the Operating Contracts and the Leases, and except as set forth in the Schedules to this Agreement, Seller has entered into no agreements or encumbrances which grant parties the right to possession of any porti...
	(g) Except as disclosed in Schedule 7.2-g, Seller has not received any written notice from any Governmental Authority, mortgagee, insurance company, board of fire underwriters, or any other association having authority or power over all or any portion...
	(h) Seller has not received written notice from the supplier of water, sewage, electricity, gas or telephone services to the Property stating that such service is being or will be terminated or curtailed.
	(i) Seller owns, or will own as of the Closing, all of the Personal Property listed on Exhibit 2 to Exhibit C of this Agreement, free and clear of all liens and claims by third parties.
	(j) Seller has received no written notice of any special tax assessments pending or contemplated against the Property that are not of record or disclosed in the Title Commitment.
	(k) Except for the matters set forth on Schedule 7.2-k, there is no action, suit, litigation, hearing or administrative proceeding pending or, to Seller's knowledge, threatened in writing against Seller or with respect to all or any portion of the Pro...
	(l) Seller has received no written notice of any condemnation or eminent domain or zoning change proceedings pending or threatened against the Land or the Improvements, and Seller has received no written notice and to the best of Seller’s knowledge ha...
	(m) Except as listed on Schedule 7.2m, there are no collective bargaining, union or other employment agreements to which Seller is a party and relating to the Property.  Seller represents and warrants that from and after the Closing, Buyer shall have ...
	(n) There are no pending or, to Seller’s knowledge, threatened actions, suits or proceedings before or by any court or administrative agency (i) which question the validity of this Agreement or any instrument or agreement executed in connection herewi...
	(o) Seller has not entered into any other contracts for the sale of, or granting any Person any option, right of first refusal, right of first offer, or any other rights to purchase, all or any portion of any Property.
	(p) Seller has received no written notice that the Property currently violates any applicable Environmental Laws relating to the Property and Seller to the best of its knowledge has no reason to believe the Property currently violates any Environmenta...
	(q) Seller has received no written notice of default with respect to the Existing Mortgage and all payments under such Existing Mortgage are current.
	(r) All financial information and documentation which has been delivered by Seller to Buyer pursuant to Section 5.1 hereof relating to the Property is true, correct and complete.
	(s) Seller has not filed or been the subject of any filing of a petition under the federal bankruptcy law or any state insolvency laws or laws for the reorganization of debtors.
	(t) Seller is not insolvent (within the meaning of any applicable Federal or state law relating to bankruptcy or fraudulent transfers) and will not be rendered insolvent by the transactions contemplated by this Agreement.
	(u) No Employee Benefit Plan within the meaning of Section 3.3 of the Employee Retirement Security Act of 1974 (“ERISA”), sponsored or maintained by Seller, its subsidiaries or affiliates has any interest in the Property, whether (without limiting the...
	(v) Seller is not a person or entity with whom the United States, any Person or entities are restricted or prohibited from doing business under regulations of the Office of Foreign Asset Control (“OFAC”) of the Department of the Treasury (including th...
	(w) Seller is current in all its real and personal property tax obligations assessed against the Property and with regard to itself.
	(x) Intentionally omitted.
	(y)  The HAP Contract is in full force and effect and will remain in effect through the Closing Date and (i) Seller has received no notices concerning any violations thereof, and (ii) Seller does not owe any amounts to HUD under such contract or any a...

	7.2.2 Seller’s Knowledge Party.  The phrase “To Seller’s knowledge” means the actual knowledge of Matthew Finkle.
	7.2.3 Seller agrees to indemnify and hold harmless Buyer and Buyer’s members, partners, officers, directors, employees, agents, successors and assigns (collectively, “Buyer’s Indemnitees”), from and against, and to reimburse Buyer’s Indemnitees with r...

	7.3 The representations and warranties contained in Sections 7.1 and 7.2 hereof shall survive for a period of two (2) years from the Closing Date and are only actionable to the extent Buyer or Seller as applicable is damaged in an amount exceeding $25...
	7.4 Property "As Is".   EXCEPT AS EXPRESSLY SET FORTH IN THIS AGREEMENT, BUYER ACKNOWLEDGES AND AGREES THAT SELLER HAS NOT MADE, DOES NOT MAKE AND SPECIFICALLY NEGATES AND DISCLAIMS ANY OTHER REPRESENTATIONS, WARRANTIES, PROMISES, COVENANTS, AGREEMENT...

	ARTICLE 8  CLOSING
	8.1 Closing Date.
	(a) The consummation of the transactions provided for in this Agreement (the "Closing") shall take place either at the offices of Buyer or Buyer’s lender, in Buyer’s sole discretion, at 10:00 a.m., on such date as the parties hereto may mutually agree...
	(b) Notwithstanding the foregoing, Buyer may elect to postpone the Outside Closing Date for a period not to exceed ninety (90) days by giving written notice of such extension to Seller not later than five (5) Business Days prior to the Outside Closing...

	8.2 Possession.  Possession of the Property shall be delivered to Buyer at the Closing, subject to the rights of tenants under the Leases.
	8.3 Prorations, Payment Reserves and Security Deposits. All rents, other amounts payable by the tenants under the Leases, income, utilities and all other operating expenses with respect to the Property for the month in which the Closing occurs, and re...
	(a) If the Closing shall occur before rents and all other amounts payable by the tenants under the Leases and all other income from the Property have actually been paid for the month in which the Closing occurs, the apportionment of such rents and oth...
	(b) Unless final meter readings have been completed prior to the Closing Date, if the Closing shall occur before the actual amount of utilities and all other operating expenses with respect to the Property for the month in which the Closing occurs are...
	(c) All operating accounts and reserves relating to the operation (including ordinary payables and prepaid items), management and ownership of the Property, including, operating reserve accounts, contingency reserve accounts and painting reserve accou...
	(d) Seller and Buyer acknowledge and agree that all the prorations contemplated by this Section 8.3 may not be completed as of the Closing Date.  Buyer and Seller agree to close without adjustment to the Purchase Price for such prorations subject to t...
	(e) Buyer shall indemnify, protect, defend and hold Seller harmless from and against any and all claims by and liabilities to any third persons arising out of the deposits or fees for which Buyer obtains a credit as provided in this Section 8.3 or whi...

	8.4 Transfer Taxes, Recording and Other Charges.
	(a) At the Closing, Seller and Buyer shall execute, acknowledge, deliver and file all such returns as may be necessary to comply with all applicable transfer tax laws, and the regulations applicable thereto, as the same may be amended from time to tim...
	(b) Any costs, prepayment premiums and penalties associated with (i) the removal and satisfaction of record of all mortgages, deeds of trust or other encumbrances caused by Seller evidencing all outstanding indebtedness related to the Property (includ...
	(c) All other closing costs and expenses shall be paid by Buyer (excluding other costs incurred by Seller in connection with the contemplated transaction), including, without limitation Buyer’s legal fees and expenses, costs of any due diligence revie...
	(d) Notwithstanding any of the foregoing, in the event that any local law requires the allocation of the above-described costs and expenses in a manner other than as provided herein, the parties shall abide by such law(s) and the Purchase Price shall ...

	8.5 Seller's Deliveries at Closing.  At the Closing, Seller shall deliver the following:
	(a) Assumption/Amended and Restated Ground Lease or New Replacement Ground Lease. An Assumption/Amended and Restated Ground Lease or New Replacement Ground Lease with respect to the FCRHA Ground Lease (the "A&R or New Replacement Ground Lease"), duly ...
	(b) Bill of Sale.  A Bill of Sale, duly authorized, executed and acknowledged, conveying the Personal Property to Buyer in the form attached to this Agreement as Exhibit C.  The parties agree that no portion of the Purchase Price shall be allocated to...
	(c) Evidence of Authority.  Such organizational and authorizing documents of Seller as shall be reasonably required by the Title Company to evidence Seller's authority to consummate the transactions contemplated by this Agreement.
	(d) Foreign Person.  A certification of  the Seller certifying that the Seller is not a "foreign person", in the form of Exhibit D attached hereto and made a part hereof, and any required state tax affidavits.
	(e) Leases.  The originals or, if unavailable, copies certified by Seller, of all Leases (to be delivered in place at the Property) and a Rent Roll, current as of the date of the Closing.
	(f) Security Deposits.  The cash security deposits (together with interest accrued thereon) and letters of credit, if any, (together with proper assignments thereof) held by Seller as security under the Leases, but only to the extent the same have not...
	(g) Assumed Contracts.  The originals or, if unavailable, copies certified by Seller, of all Assumed Contracts (to be delivered in place at the Property).
	(h) Contract Terminations.  Terminations of all Operating Contracts (other than the Assumed Contracts).
	(i) Seller’s Approvals.  The originals or copies certified by Seller of (i) the instruments evidencing the assignment or removal and satisfaction of record of all mortgages, deeds of trust or other encumbrances caused by Seller evidencing all outstand...
	(j) Permits and Approvals.  Originals or, if unavailable, copies certified by Seller, of all permits, licenses and approvals relating to the ownership, use or operation of the Property, to the extent in Seller's possession or control;
	(k) Keys to Property.  Keys and combinations in Seller's possession or control relating to the operation of the Property (to be delivered in place at the Property);
	(l) Books and Records. Originals or, if unavailable, copies, of all books and records relating to the operation of the Property and maintained by Seller during Seller's ownership thereof and, in Seller's possession or control (to be delivered in place...
	(m) Title Affidavits. Title affidavit in form and substance as reasonably requested by the Title Company and customary for transactions of this type (including a GAP Undertaking (to the extent required by the Title Company), and a broker lien waiver f...

	8.6 Buyer's Deliveries at Closing.  At the Closing, Buyer shall deliver to Title Company for delivery to Seller, the following:
	(a) Purchase Price.  The Cash Balance payable at Closing, as the same may be adjusted for apportionments under Section 8.3 hereof, by wire transfer of immediately available funds.
	(b) Evidence of Authority.  Such organizational and authorizing documents of Buyer as shall be reasonably required by the Title Company, authorizing Buyer's acquisition of the Property pursuant to this Agreement and the execution of this Agreement and...
	(c) Other Documents. All other payments and documents required to be delivered by Buyer to Seller on the Closing Date to consummate the transactions described herein and/or as required by this Agreement, including, but not limited to, all documents re...

	8.7 Documents to be Executed by Seller and Buyer.  At the Closing, Seller and Buyer shall also execute and deliver to the Title Company the following for delivery of an original, fully executed counterpart to Seller and Buyer, respectively, at Closing:
	(a) Tenant Notices.  Signed notice form from which notices to each tenant of the Property will be prepared and delivered by the Seller, in the form attached to this Agreement as Exhibit E (the "Tenant Notice"), notifying such tenants that the Property...
	(b) Intentionally Deleted.
	(c) Assignment of Leases and Operating Contracts.  An Assignment of all Leases and Operating Contracts in the form attached to this Agreement as Exhibit F.
	(d) Assignment of Intangible Property.  An Assignment of Property Documents, Intangible Property, Permits and Warranties in the form attached to this Agreement as Exhibit G.
	(e) Tax Returns.  The returns required under the RET and any other tax laws applicable to the transactions contemplated herein.
	(f) Closing Statements.  Closing statements prepared by the Title Company, reflecting all payments, prorations, charges, and costs of transfer.
	(g) Intentionally omitted.
	(h) Assignment and Assumption of HAP Contract. An Assignment and Assumption HAP Contract in a form approved by HUD.
	(i) Other Documents.  Such other documents, instruments, certifications and confirmations as may be reasonably required and customary to fully effect and consummate the transactions contemplated hereby.


	ARTICLE 9  RISK OF LOSS
	9.1 If between the date hereof and the Closing Date all or any portion of the Improvements are materially damaged by fire or other casualty, or any material portion of the Property is taken or Seller shall receive an official notice from any Governmen...
	9.2 If, prior to the Closing Date, (i) the Improvements are materially damaged or a Material Taking occurs and Buyer shall not elect to terminate this Agreement as provided in Section 9.1, (ii) the Improvements suffer any damage other than material da...

	ARTICLE 10  DEFAULT PRIOR TO CLOSING
	10.1 LIQUIDATED DAMAGES - DEPOSIT.   NOTWITHSTANDING ANYTHING TO THE CONTRARY CONTAINED IN THIS AGREEMENT, IF BUYER HAS NOT TERMINATED THIS AGREEMENT IN ACCORDANCE WITH THE TERMS HEREOF AND IF THE SALE OF THE PROPERTY TO BUYER IS NOT CONSUMMATED FOR A...
	10.2 Buyer's Remedies.  In the event Seller fails to perform any of its obligations or is otherwise in default under this Agreement, then Buyer shall deliver to Seller written notice of such default, which notice shall set forth complete information a...

	ARTICLE 11  PRE-CLOSING COVENANTS
	11.1 Pre-Closing Covenants of Seller.  Until the Closing or earlier termination of this Agreement, Seller shall:
	(a) generally continue to operate the Property until the Closing in accordance with its current practices;
	(b) enter into new leases and extend existing Leases provided that such new leases or extended Leases shall (i) be at rental rates currently in effect or as permitted or required by Law or at rent schedules which will otherwise be disclosed to Buyer, ...
	(c) not default (beyond any applicable notice and cure periods) under (i) the Existing Mortgage, (ii) any regulatory or use agreement entered into with any Governmental Authority governing the use of the Property and (iii) any Operating Contracts;
	(d) not make any substantial improvements to the Property except as may be required by Law, Seller’s insurer(s) or the Existing Mortgagees, or to remedy any safety-threatening condition (and, in such event, Seller shall promptly notify Buyer of such r...
	(e) at its own expense, keep and maintain in full force and effect through the Closing, all policies of all risk and general liability insurance in amounts and coverage not less than those in force as of the date hereof;
	(g) reaffirm all representations and warranties of Seller as set forth in this Agreement as being and remaining true and correct as of the Closing Date, or if necessary to modify such representations and warranties of Seller to take into account any c...

	11.2 Pre-Closing Covenants of Buyer.
	(a) Until the Closing or earlier termination of this Agreement, Buyer shall:
	(i) provide Seller upon request with copies of all material correspondence in connection with the Approvals;  provided, however, that Buyer shall not be obligated to disclose to Seller confidential financial information concerning the principals of Bu...
	(ii) upon Seller’s request (not more frequently than monthly) inform Seller of the status of the Approvals, including providing Seller with (1) copies of all correspondence relating thereto and (2) reasonable notice of any meetings relating thereto an...

	(b) Reasonably promptly after Buyer obtains the Approvals, Buyer shall notify Seller as to which Operating Contracts (if and only to the extent assignable) Buyer elects to assume, which contracts shall automatically include those which cannot be termi...


	ARTICLE 12 MISCELLANEOUS
	12.1 Notices.  All notices, demands and requests which may be given or which are required to be given by either party to the other, and any exercise of a right of termination provided for in this Agreement, shall be in writing and shall be deemed effe...
	12.2 Broker; Real Estate Commissions.  Each of Buyer and Seller represents and warrants to the other that it has not dealt with any broker or finder in connection with the sale and purchase of the Property pursuant to this Agreement and that to the be...
	12.3 Entire Agreement.  This Agreement embodies the entire agreement between the parties relative to the subject matter hereof, supersedes any prior oral or written agreement of the parties thereto and both parties acknowledge that there are no oral o...
	12.4 Amendment.  This Agreement may be amended only by a written instrument executed by the party or parties to be bound thereby.
	12.5 Headings.  The captions and headings used in this Agreement are for convenience only and do not in any way limit, amplify, or otherwise modify the provisions of this Agreement.
	12.6 Time of Essence.  Time is of the essence with respect to all dates referenced herein and all of Buyer’s obligations under this Agreement; however, if the final date of any period which is set out in any provision of this Agreement falls on a day ...
	12.7 Governing Law.  This Agreement shall be governed by the laws of the Commonwealth of Virginia and the laws of the United States without giving effect to any principles of conflicts of laws.
	12.8 Successors and Assigns; Assignment.  This Agreement shall bind and inure to the benefit of Seller and Buyer and their respective heirs, executors, administrators, personal and legal representatives, successors and permitted assigns.  Buyer shall ...
	12.9 Severability.  If any provision of this Agreement is held to be illegal, invalid or unenforceable under present or future laws, such provision shall be fully severable; this Agreement shall be construed and enforced as if such illegal, invalid or...
	12.10 Electronic Deemed Original.  This Agreement, and any amendment hereto, may be executed and distributed electronically and a copy of this Agreement executed and distributed electronically shall be deemed an original for all purposes.
	12.11 Attorneys’ Fees.  In the event it becomes necessary for either party hereto to file suit or seek arbitration to enforce this Agreement or any provision contained herein, the party prevailing in such suit shall be entitled to recover, in addition...
	12.12 Multiple Counterparts.  This Agreement may be executed in a number of identical counterparts which, taken together, shall constitute collectively one (1) agreement; in making proof of this Agreement, it shall not be necessary to produce or accou...
	12.13 Schedules and Exhibits.  Each of the Schedules and Exhibits referred and attached to this Agreement are incorporated into this Agreement by this reference and made a part hereof for all purposes.
	12.14 No Recordation.  Seller and Buyer hereby acknowledge that neither this Agreement nor any memorandum or affidavit thereof shall be recorded of public record in any county.
	12.15 Merger Provision.  Except as otherwise expressly provided herein, any and all rights of action of Buyer for any breach by Seller of any representation, warranty or covenant contained in this Agreement shall merge with the A&R or New Replacement ...
	12.16 Jury Waiver. Notwithstanding any other provision of this Agreement, any party to this Agreement may initiate and maintain an action for judicial relief for the purpose of seeking specific performance, a provisional or ancillary remedy OR clearin...
	12.17 Limitation of Liability.  No present or future partner, director, officer, shareholder, manager, member, employee, advisor, agent, attorney, asset manager, or subasset manager of or in Buyer or Seller shall have any personal liability, directly ...
	12.18 Confidentiality.  Without limiting the provisions set forth in Section 5.1 hereof, Buyer shall keep confidential and shall not disclose the terms of the transfers contemplated in this Agreement, including the Purchase Price and all other financi...
	12.19 Jurisdiction and Venue.  Each party hereby consents to the jurisdiction of any state or federal court located within New York City, waives personal service of any and all process upon it, consents to service of process by registered mail directe...
	12.20 Definitions.  The following words and phrases shall be construed as follows:  (i) “at any time” shall be construed as “at any time or from time to time”; (ii) “any” shall be construed as “ any and all”; (iii) “including” shall be construed as “i...
	(a) “Affiliate” shall mean any Person which, directly or indirectly through one or more intermediaries, Controls, is Controlled by, or is under common Control with such Person first mentioned.
	(b) “Agreement” shall have the meaning set forth in the introductory paragraph of this Agreement.
	(c) “A&R or New Replacement Ground Lease” shall have the meaning set forth in Section 8.5(a) of this Agreement.
	(d) “Approvals” shall have the meaning set forth in Section 6.5 of this Agreement.
	(e) “Assumed Contracts” shall have the meaning set forth in Section 11.2(b) of this Agreement.
	(f) “Burke” shall have the meaning set forth in Section 1.1 of this Agreement.
	(g) “Business Day” shall have the meaning set forth in Section 8.1(a) of this Agreement.
	(h) “Buyer” shall have the meaning set forth in the introductory paragraph of this Agreement.
	(i)  “Buyer’s Indemnitees” shall have the meaning set forth in Section 7.2.3 of this Agreement.
	(j) “Buyer’s Objections” shall have the meaning set forth in Section 4.1(a) of this Agreement.
	(k) “Buyer’s Representatives” shall have the meaning set forth in Section 5.3 of this Agreement.
	(l) “Cash Balance” shall have the meaning set forth in Section 2.3 of this Agreement.
	(m) “Closing” shall have the meaning set forth in Section 8.1(a) of this Agreement.
	(n) “Closing Date” shall have the meaning set forth in Section 8.1(a) of this Agreement.
	(o) “Control” (including the correlative meaning of the terms “controlled by “ and “under common control with”) shall mean the possession, direct or indirect, of the power to direct or cause the direction of the management and policies of an entity, w...
	(p)  “Deposit” shall have the meaning set forth in Section 2.2 of this Agreement.
	(q) “Due Diligence Items” shall have the meaning set forth in Section 5.1 of this Agreement.
	(r) “Due Diligence Period” shall have the meaning set forth in Section 5.1 of this Agreement.
	(s) “Environmental Laws” shall mean all federal, state and local environmental, health, chemical use, safety and sanitation laws, statutes, ordinances and codes relating to the protection of the environment and/or governing the use, storage, treatment...
	(t) “ERSIA” shall have the meaning set forth in Section 7.2(u) of this Agreement.
	(u) “Escrow Agent” shall have the meaning set forth in Section 3.1 of this Agreement.
	(v) “Escrow Demand Notice” shall have the meaning set forth in Section 3.1(c) of this Agreement.
	(w) “Escrow Fund” shall have the meaning set forth in Section 3.1 of this Agreement.
	(x) “Existing Mortgages” shall mean that certain first mortgage in the original principal amount of $10,050,000 held by Existing Mortgagee and any other mortgages or similar encumbrances encumbering the Property.
	(y) “Existing Mortgagee” shall mean Deutsche Bank and any other holders or assigns of the Existing Mortgages.
	(z) “Existing Mortgagor” shall mean the borrower under the Existing Mortgage.
	(aa) “FCRHA” shall have the meaning set forth in Section 1.1 of this Agreement.
	(bb) “FCRHA Ground Lease” shall have the meaning set forth in Section 1.1 of this Agreement.
	(cc) “Financing Approvals” shall have the meaning set forth in Section 6.5 of this Agreement.
	(dd) “Final Closing Statement” shall have the meaning set forth in Section 8.3(d) of this Agreement.
	(ee) “Fund” shall have the meaning set forth in Section 3.1 of this Agreement.
	(ff) “Governmental Authority” means any agency, bureau, board or commission, court, department, official, political subdivision, public authority, regulatory authority, tribunal or other body, subdivision or instrumentality of any government, whether ...
	(gg) “Ground Lessor” shall have the meaning set forth in Section 1.1 of this Agreement.
	(hh) “Ground Lessor Consent” shall have the meaning set forth in Section 6.3 of this Agreement.
	(ii) “HAP Contract” shall have the meaning set forth in Section 6.6 of this Agreement.
	(jj)  “Hazardous Substance” means, without limitation, any flammable, explosive or radioactive material, polychlorinated biphenyl, petroleum or petroleum product, methane, hazardous materials, hazardous wastes, hazardous or toxic substances or related...
	(kk) “HUD” shall have the meaning set forth in Section 6.6 of this Agreement.
	(ll)  “HUD Consents” shall have the meaning set forth in Section 6.6 of this Agreement.
	(mm) “Improvements” shall have the meaning set forth in Section 1.1(b) of this Agreement.
	(nn) “Intangible Property” shall have the meaning set forth in Section 1.1(e) of this Agreement.
	(oo) “Investigative Activities” shall have the meaning set forth in Section 5.3(a) of this Agreement.
	(pp) “Issuer” shall have the meaning set forth in Section 6.5 of this Agreement.
	(qq) “Land” shall have the meaning set forth in Section 1.1(a) of this Agreement.
	(rr) “Law” means any present or future constitutional provision, federal, state or local law, statute, ordinance, law, rule, regulation or interpretation of any thereof, and any Order of any Governmental Authority.
	(ss) “Leases” shall have the meaning set forth in Section 1.1(c) of this Agreement.
	(tt) “Liabilities” shall have the meaning set forth in Section 5.3(c) of this Agreement.
	(uu) “material damage” or “material portion” shall have the meaning set forth in Section 9.1 of this Agreement.
	(vv) “Material Taking” shall have the meaning set forth in Section 9.1 of this Agreement.
	(ww) “Notice of Objection” shall have the meaning set forth in Section 3.1(c) of this Agreement.
	(xx) “Objection Termination Date” shall have the meaning set forth in Section 4.1(b) of this Agreement.
	(yy) “OFAC” shall have the meaning set forth in Section 7.2(v) of this Agreement.
	(zz) “Open Items” shall have the meaning set forth in Section 8.3(d) of this Agreement.
	(aaa) “Operating Contracts” shall mean all service, maintenance, purchase order, equipment and systems contracts, employment contracts, and other contracts and/or leases where Seller or its agents, employee or representative is employer, lessee, purch...
	(bbb) “Order” means any decree, injunction, judgment, order, ruling, assessment or writ, including any executive mandate of any Governmental Authority.
	(ccc) “Outside Closing Date” shall have the meaning set forth in Section 8.1(a) of this Agreement.
	(ddd) “Person” shall mean an individual, corporation, partnership, limited liability company, joint venture, estate, trust, unincorporated association, any federal, state, county or municipal government or any bureau, department, authority or agency t...
	(eee) “Permitted Exceptions” shall have the meaning set forth in Section 4.1(a) of this Agreement.
	(fff) “Personal Property” shall have the meaning set forth in Section 1.1(d) of this Agreement.
	(ggg)  “Prepayment Consents” shall have the meaning set forth in Section 6.4 of this Agreement.
	(hhh) “Property” shall have the meaning set forth in Section 1.1 of this Agreement.
	(iii) “Purchase Price” shall have the meaning set forth in Section 2.1 of this Agreement.
	(jjj) “RET” shall have the meaning set forth in Section 8.4(a) of this Agreement.
	(kkk) “Rent Roll” shall have the meaning set forth in Section 7.2(d) of this Agreement.
	(lll)  “Replacement Reserves” shall mean any reserve for replacement account held for the benefit of the Property, as required by HUD or any Existing Mortgagee.
	(mmm) “Reports” shall have the meaning set forth in Section 5.1 of this Agreement.
	(nnn) “Requesting Party” shall have the meaning set forth in Section 3.1(c) of this Agreement.
	(ooo) “Reserves” shall have the meaning set forth in Section 8.3(c) of this Agreement.
	(ppp) “Scheduled Closing Date” shall have the meaning set forth in Section 8.1(a) of this Agreement.
	(qqq) “Seller” shall have the meaning set forth in the introductory paragraph of this Agreement.
	(rrr) “Seller’s Note”, if applicable, shall have the meaning set forth in Section 2.3.1 of this Agreement.
	(sss) “Supervising Agency Consents” shall have the meaning set forth in Section 6.2 of this Agreement.
	(ttt) “Surviving Obligations” shall mean obligations which by their terms expressly survive the termination of this Agreement.
	(uuu) “Tenant Notice” shall have the meaning set forth in Section 8.7(a) of this Agreement.
	(vvv) “Title Commitment” shall have the meaning set forth in Section 4.1(a) of this Agreement.
	(www) “Title Company” shall have the meaning set forth in Section 4.1(a) of this Agreement.
	(xxx) “Transfer Taxes” shall have the meaning set forth in Section 8.4(a) of this Agreement.

	12.21 Acceptance of Escrow Fund.  Whenever this Agreement provides that, in connection with a termination of this Agreement, the Escrow Fund is to be returned to Buyer, the acceptance by Buyer of the Escrow Fund shall be conclusively deemed to be agre...
	12.22 Buyer’s Deemed Consent. With respect to those circumstances set forth in this Agreement for which Buyer’s consent is required, such consent shall be deemed given if Buyer fails to consent or withholds consent (and, if withheld, provide Seller wi...
	12.23 Employees post-Closing. Seller represents and warrants that from and after the Closing, Buyer shall have no obligation and shall incur no liabilities with respect to the period prior to Closing with regard to any employees employed by Seller or ...
	12.24  Intentionally omitted.
	12.25 Interpretation.  This Agreement shall be interpreted without the aid of any presumption against the party drafting or causing the drafting of the provision in question.
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	Crevenna Oaks - Draft Development Fee Agreement.pdf
	Section 1. Obligations of the Developer.  The Developer shall have the following duties, to the extent they have not already been performed:
	(a) to assist, advise and consult on the selection of and provide coordination and supervision of the architect and engineer in connection with the preparation of and any changes to the site plan for the Project and the renderings, drawings and specif...
	(b) to be cognizant of and advise the Partnership with respect to any and all rules or regulations, city ordinances, including health and fire safety regulations, or any other requirements of law or governmental authorities applicable to the developme...
	(c) to assist, coordinate and supervise the obtaining of all necessary building permits and approvals for and in connection with the development and construction/ rehabilitation of the Project;
	(d) to consult, advise and assist in preparing a development and construction/rehabilitation budget and pro forma cash flow projections and coordinating professionals in connection therewith;
	(e) to cooperate and coordinate with the construction/rehabilitation contractors appointed by the Partnership;
	(f) to otherwise use commercially reasonable best efforts to coordinate, supervise and cause the development and construction/rehabilitation of the Project on a timely basis and within the contemplated budget;
	(g) to record the progress on all of the foregoing, and, as requested, submit written progress reports to the Partnership; and
	(h) to maintain or cause to be maintained at its sole cost and expense all off-site office and accounting facilities and equipment necessary to adequately perform all functions of Developer specified herein.

	Section 2. Services Not Contemplated By This Agreement.  The Developer is not responsible for in any manner or form and shall not perform any of the following services, it being the understanding between the parties hereto that all such listed activit...
	(a) any services with respect to the acquisition of the land or buildings included in the Project or development of nonresidential improvements;
	(b) services in connection with obtaining an allocation of Credits;
	(c) any services in connection with obtaining commitments from and negotiating with any permanent lender to the Project;
	(d) any services in connection with the syndication of the Partnership or placement of the equity from investor limited partners;
	(e) any services with respect to the lease-up of the apartment units (such services already having been contemplated in the Management Agreement);
	(f) any services in connection with the organizational structure of the Project and any entity with respect thereto or the organization of the Partnership; and
	(g) any services in connection with obtaining any rental subsidies for the Project.

	Section 3. Development Fee.  In consideration of the performance by the Developer of the development services described herein, the Partnership shall pay to the Developer a development fee (the “Development Fee”) in the amount set forth on Exhibit A a...
	Section 4. Pledge of Development Fee.
	(a) In order to secure the obligations of The Related Companies, L.P., a New York limited partnership, under that certain guaranty dated as of the date hereof (the “Guaranty”), the Developer hereby pledges, assigns and grants to [LIHTC Investor], a __...
	(b) Upon the occurrence and continuation of any breach or default, or event which, with the giving of notice or lapse of time, or both, would constitute a breach or default of the obligations of the General Partner to perform the Guaranteed Obligation...
	(c) If an event of default shall occur and be continuing under the Partnership Agreement as aforesaid, then, at the option of the Investor Limited Partner, all Guaranteed Obligations shall become immediately due and payable and the Investor Limited Pa...
	(d) Except as otherwise provided herein, all moneys which the Investor Limited Partner shall receive in accordance with the provisions hereof shall be applied (to the extent thereof), first to the payment of all costs and expenses incurred in connecti...
	(e) The remedies provided herein and in the Guaranty in favor of the Investor Limited Partner shall not be deemed exclusive, but shall be cumulative, and shall be in addition to all other remedies in favor of the Investor Limited Partner existing at l...

	Section 5. Termination of Duties and Responsibilities of Developer.  The Developer shall have no further duties or obligations hereunder after Construction Completion (as defined in the Partnership Agreement) and, if applicable, completion of all punc...
	Section 6. Miscellaneous.
	(a) This Agreement shall be binding upon the parties hereto and their respective successors and permitted assigns.  This Agreement may not be assigned by any of the parties hereto without the written consent of the other party and the Developer may no...
	(b) The descriptive paragraph headings of this Agreement are inserted for convenience only and are not intended to and shall not be construed to limit, enlarge, or affect the scope or intent of this Agreement nor the meaning of any provision hereof.
	(c) This Agreement and the rights and obligations of the parties hereto shall be governed and construed and enforced in accordance with the laws of the State of New York, without regard to principles of conflicts of laws.  The parties agree and consen...
	(d) This Agreement embodies the entire agreement and understanding between the parties relating to the subject matter hereof and supersedes all prior agreements and understandings related to such subject matter, and it is agreed that there are no term...
	(e) This Agreement shall not be amended or modified in any respect without the prior written consent of each party hereto.
	(f) No party hereto shall file or attempt to file this Agreement of record.
	(g) This Agreement and the obligations of the Developer hereunder are solely for the benefit of the Partnership and its Partners and no benefits to third parties are intended.
	(h) In the event any provision hereof is deemed to be unenforceable or against public policy, then such provision shall be deemed omitted from this Agreement and to the extent possible such provision shall be replaced with an enforceable provision whi...
	(i) The waiver by any party of any breach of this Agreement shall not operate or be construed to be a waiver of any subsequent breach.
	(j) All capitalized terms herein shall have the same meanings as set forth in the Partnership Agreement, except as otherwise expressly set forth herein.

	Section 7. Notice.  All notices, demands and requests which may be given or which are required to be given by either party to the other shall be in writing and shall be deemed effective either:  (a) on the date personally delivered to the address belo...
	If to the Developer:
	Section 8. Counterparts.  This Agreement may be executed in several counterparts, each of which shall be deemed to be an original copy and all of which together shall constitute one agreement binding on all parties hereto, notwithstanding that all the...
	Section 9. Responsibilities of the Partnership.  In order for the Developer to perform duties described herein, the Partnership shall:
	(a) provide full information regarding its requirements for the Project;
	(b) designate a representative who shall be fully acquainted with the scope of the work and has authority to render decisions promptly and furnish information expeditiously; and
	(c) if the Partnership becomes aware of any fault or defect in the Project or nonconformance with any contract or other documents, it shall give prompt written notice thereof to the Developer.

	Section 10. Independent Contractor.  The parties hereto do not intend to create a partnership or any similar association for any purpose pursuant to this Agreement.  The Developer shall be an independent contractor for all purposes.
	Section 11. Waiver of Jury Trial; Arbitration.  The parties agree that the provisions of Section [____]2F  of the Partnership Agreement are incorporated herein by reference and shall apply to the parties and to this Agreement as though fully set forth...
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