RAYMOND JAMES

May 21, 2025

Wiley “Jody” A. Tucker III
Prestwick Companies

3715 Northside Pkwy.
Building 200, Suite 175
Atlanta, GA 30327

Re: Partnership: Blue Ridge Family I, LP
Property Name: Blue Ridge
City/State: near 2095 Oakleaf Drive, Lancaster, Lancaster County, South Carolina,
29720

Dear Mr. Tucker:

This letter will confirm our agreement (“Agreement”) whereby Raymond James Affordable
Housing Investments, Inc. (“RJAHI”) shall attempt to effect a closing (“Closing”) of an investment by a
Fund sponsored by RJAHI (the “RJAHI Fund”) in the above named partnership (“Partnership”) on the
assumptions, terms, and conditions contained in this letter, or such other assumptions, terms and
conditions as are acceptable to you, RIAHI and the RJAHI Fund.

CURRENT ASSUMPTIONS:
I. DESCRIPTION OF THE PROJECT AND THE INVESTMENT.
A. Project:

1. New Construction.
2. Units: 64
3. Estimated Construction Start Date: June 2026.
4. Estimated Construction Completion Date: October 2027.
S. Estimated 100% Occupancy Date: January 2028.
6. Set-aside Requirements: Seven (7) units at or below 20%, Twelve (12) units at

or below 50% AMI and and forty-five (45) units at or below 60% AMI.

7. Rental Assistance: N/A.

8. Management:
a. Company: Alpha-Barnes Real Estate Services II, LLC d/b/a Asset

Living.

b. Management Fee: Estimated to be $43,433 (6.75% of EGI).

9. General Contractor: Arlington Construction.

B. Tax Credit Information:

1. Estimated Partnership Annual Credits: $1,750,000.

2 RJAHI Fund’s Share of Partnership Annual Credits: 99.99% of Federal and
100% of State Credits.

3. Estimated RJAHI Fund Annual Credits: $1,749,825 of Federal and $1,750,000 of
State Credits.

4, Estimated RJAHI Total Credits: $17,498,250 of Federal and 17,500,000 of State.

5. Applicable Fraction: 100%.



C.

D.

Applicable Percentage: 9.00% (fixed).
First Credit Year: 2028.

Equity Investment:

1.

Estimated $0.8000 per dollar of the RJAHI Fund’s Credits (“Credit Price”) and
estimate $0.4500 per dollar of the RJAHI Fund’s State Credits, subject to market
conditions and availability of funds.

The RJAHI Fund’s Estimated Total Capital: $21,873,600 ($13,998,600 Federal
and $7,875,000 State).

Note that the RJAHI Fund’s estimated actual contributions are based on actual
credits delivered. If actual RJAHI Fund Credits are less than the assumed
amount, estimated capital contributions will be reduced by the shortfall times the
Credit Price. If actual The RJAHI Fund Credits are greater than the assumed
amount (“Excess Credits”), then the RJAHI Fund estimated Capital
Contributions will be increased by an amount equal to the Excess Credits times
the Credit Price up to 110% of the Estimated Total Capital, unless such increase
is attributable to an additional reservation of Credits. The RJAHI Fund will
specify under which terms it will purchase any Excess Credits attributable to an
additional reservation of Credits, and/or those that would otherwise cause capital
contributions to exceed 110% of the Estimated Total Capital. The General
Partners can accept or reject those terms. Any Excess Credits that the RIAHI
Fund is unwilling to buy or that the General Partners are unwilling to sell at the
price specified by the RIAHI Fund shall be allocated to the General Partners.

Installment Payment of Estimated Capital Contributions:

a. $4,374,720 (20%) at Closing of which $50,000 shall be paid to RIAHI as
reimbursement of expenses incurred in connection with due diligence.

b. $10,936,800 (50%) at Construction Completion.

c. $6,562,080 (30%) at Stabilized Operations (“Stabilization Capital

Contribution™), of which $218,736 may be held back and paid when all
required tax filing information and Forms 8609 are received and audited
financials for the year of Breakeven Operations are available.

All payments will be subject to various deliveries required by the RIAHI
Fund as described in the definitive documents, including without limitation,
updates of representations and warranties previously given to the RJAHI Fund.

Developer and Development Fee:

—

W

Developer: Prestwick Development Company
Estimated Development Fee: $1,530,000.
Development Fee is currently estimated to be paid as follows:

a. $596,954 (40% of payable fee) at Closing.
b. $298,477 (20% of payable fee) at Construction Completion.
c. Balance to be paid at Stabilization.

If necessary, part of the development fee will be deferred beyond the date of the
RJAHI Fund’s final capital contribution installment, without interest, and shall be



paid in accordance with the terms of allocations of Cash From Operations and
Cash from Sale or Refinancing or, if not paid within 14 years after placed-in-
service date, from General Partners’ capital as described below. Any
development fee that cannot be paid by the time of the final capital contribution
of the RJAHI Fund or deferred in accordance with the foregoing limitation shall
be paid as an excess cost under the Completion Guaranty. It is currently
estimated that there will be deferred development fee of $280,901.

Development Fee shall be pledged to secure the obligations of the General
Partner and the Guarantors.

E. Reserves:

L.

Replacement Reserve: $19,200 per year ($300 per unit per year) beginning at the
earlier of six months after completion of construction or the first month of
Stabilized Operations, escalating at 3% annually. In the aggregate, no more than
$10,000 will be withdrawn from the Replacement Reserve in any calendar year
without the approval of the RJAHI Fund.

An appropriate amount of Lease-up Reserves and Operating Reserves will be
determined prior to closing and mutually agreed upon according to the definitive
documents. In general, the reserve accounts shall be established with a lending
institution, acceptable to the Limited Partner, and such reserves shall be
maintained for the duration of the Compliance Period (after which, funds on
deposit may be released and distributed as Net Cash Flow) and shall be used
exclusively to pay for Operating Deficits incurred by the Partnership after the
date of the Stabilization Capital Contribution. All withdrawals from the
Operating Reserve Account that would cause aggregate draws in any one fiscal
year to exceed $10,000.00 shall be made only with the Consent of the Limited
Partner, which shall not be unreasonably withheld, delayed or conditioned.

F. Asset Management Fee:

1.

Asset Management Fee: The RJAHI Fund shall receive an annual asset
management fee of $5,000 per year increasing 3% annually.

G. Obligations of General Partners:

1.
2.
3.

General Partners: Blue Ridge Family I GP, LLC

General Partners’ Capital: $0 (estimate).

The General Partners agree that to the extent any deferred development fee has
not been repaid from cash flow at the end of fourteen years from the date the
property is placed in service (or at the time of removal of the General Partners),
they will contribute sufficient capital so that the partnership can pay any amount
of the deferred fee outstanding at that time.

Guaranties: The General Partners and Guarantors will be required to provide
guaranties. Such guaranties will include, but are not limited to, a Completion
Guaranty, Operating Deficit Guaranty, and a Tax Credit Guaranty. The
requirements of the Guaranties will be provided in the Definitive Documents.



H. Obligations of the Guarantors:

1. Guarantors: The General Partner, Wiley A. Tucker, III, Richard D. Lee, Charles
M. Young, Edrick J. Harris, Brandon Dampier, and Sarah Nieman.

2. Guarantors guarantee that the General Partners will perform all of their
obligations under the partnership agreement, including, without limitation,
guaranties, repurchase obligations and the obligation to make a capital
contribution as and when required to pay deferred development fee.

I Definitive Documents

All of the terms and conditions of the investment shall be set forth in definitive documents to be
negotiated by the parties including but not limited to an Amended and Restated Agreement of Limited
Partnership, together with certain closing exhibits (including various Guaranty Agreements). Such
documents shall be consistent with the terms and conditions set forth in this letter with such changes as
the parties may agree are appropriate. Once executed, the definitive documents shall supersede this letter,
which shall be of no further force or effect. RJAHI will begin preparation of the definitive documents
upon the completion of our due diligence to our satisfaction, as determined in our sole discretion.

I THE RJAHI FUND EXIT RIGHTS

At any time after the end of the Compliance Period applicable to the Project, the Limited Partner
shall have the right to require the General Partner to acquire all but not less than all of the Limited
Partner’s Partnership Interest for a price equal to $1,000.00. The Limited Partner shall exercise its rights
hereunder by giving written notice to the General Partners not more than six months before the end of the
Compliance Period for the Project. The acquisition by the General Partner shall occur on the later of: (i)
the date ninety (90) days after the giving of such notice, or (ii) January 1 of the year following the last
year of the Compliance Period. During the period commencing on the end of the Compliance Period for
the Project and ending twelve months thereafter, the General Partner shall have the option to purchase the
Interest of the RJAHI Fund for a price equal to the amount the RTAHI Fund would receive if the
Partnership sold the Project at fair market value, and the Partnership was then liquidated. If the General
Partners has not exercised its option to purchase the RIAHI Fund’s interest within the twelve month
period, the RJAHI Fund shall have the right to require the General Partner to acquire its interest at the
price equal to the amount the RJAHI Fund would receive if the Partnership sold the Project at fair market
value, paid its debts and distributed the remaining assets in accordance with the provisions relating to
distribution of sales proceeds. Notwithstanding the foregoing, at any time after the 16™ anniversary of the
first taxable year of the applicable Compliance Period, the General Partners fail to acquire the RJAHI
Fund’s interest, then the RJAHI Fund shall have the right, without the concurrence of the General
Partners, to order a sale of the Project.

1L OTHER ASSUMPTIONS TO CLOSING

1. Prior to Closing, there shall have been no changes in tax laws or Treasury
pronouncements, or changes in interpretations of existing tax issues that would materially
and adversely affect this investment.

2. In the event an investment in the Partnership requires HUD Previous Participation
Certification (HUD Form 2530), the ability of the RIAHI Fund and its investor members
to request and obtain HUD 2530 approval in accordance with the electronic filing
requirements promulgated by HUD.



3. RJAHI and the RJAHI Fund's review and approval in its sole discretion of all due
diligence materials, including the construction and permanent loan commitments,
proposed extended use agreement, real estate, plans and specifications, market study
(including any additional market studies determined by the RIAHI Fund and the fund to
be necessary - at the Partnership’s expense), basis for the Credits, operating budgets,
construction and lease-up budgets, current financial statements of the General Partners,
other guarantors and their affiliates, verification of background information to be
provided by the General Partners and their affiliates, and references to be provided by the
General Partners.

4. Satisfactory inspection of the property by RJAHI and the RJAHI Fund investors.

5. Approval by the Investment Committee of RIAHI and the RJAHI Fund investors of the
terms and conditions of the investment in their sole discretion based on then current
market conditions.

6. Availability of investment funds.

7. The negotiation of definitive documents as described herein (and this Agreement shall
terminate if all such documents are not executed and delivered by the Closing date).

Iv. TERM

The initial term of this Agreement shall be for a period of thirteen (13) months from the date of
this letter, with a closing (Closing Date) no later than June 30, 2026, providing that RJAHI may terminate
this Agreement by giving at least 10 days written notice if it determines, in the exercise of its sole
discretion that the conditions to closing are unlikely to be met. RJAHI may extend the term of this
Agreement up to 90 days beyond the initial term and both parties can agree in writing to an extension
beyond that date. If due diligence activities and negotiation of definitive documents continue beyond
termination of this Agreement, the parties shall not be bound hereunder, but only to the extent provided in
definitive documents or other written agreements that are actually executed and delivered.

For more than 25 years Raymond James Affordable Housing Investments and our affiliates have
been involved with the development of affordable housing. We have provided equity for more than 2,600
properties nationwide. We look forward to working with you.

Raymond James Affordable Housing Investments, Inc. reserves the right to alter the terms of this
investment to meet market conditions. Final terms and conditions will be set forth in definitive
documents proposed by Raymond James Affordable Housing Investments, Inc. If the changes are
unacceptable, you shall have no obligation to execute definitive documents and this letter shall terminate
on the Termination Date, or, if sooner, upon receipt of written notice of termination from you citing the
change in terms as the reason for termination.



Sincerely,

Qma

John W. Colvin
Vice President - Director of Acquisitions
Raymond James Affordable Housing Investments, Inc.

Accepted:
A/n// W} 5-21-2028
B : Gen@zf Partner Date



TAB 20

State Tax Credit Request
A. Projects must comply with all of the following for owners to initially claim the state tax credit (STC).

1. Consists of one or more building(s) qualified for federal LIHTC under Internal Revenue Code
Section 42.

2. All buildings place in service after January 1, 2020 and before December 31, 2030.
3. Has restricted rents that do not exceed 30% of income for at least

¢ 40% of units occupied by houscholds with incomes of 60% or less of the median income, or
* 20% of units occupied by houscholds with incomes of 50% or less of the median income.

4. The owner provides a report (Report) to SC Housing detailing
e how the STC will benefit the tenants (including, but not limited to, reduced rent),
o why the STC is essential to the financial feasibility to the project, and
« provide evidence of local support.
In the interest of timely implementation, as of these policies being issued there is no prescribed
Report format. Instead owners submit relevant documentation and staff may follow up.

}Jt

Application must request the maximum amount of federal LIHTC before requesting STC. STCs
are only meant to be the last resource in the application and only meant to cover any gap
remaining after all other sources have been maximized.

6. Public Hearing was conducted no less than ten business days from public notice and community
was given no less than ten days to provide comment to SC Housing.

7. Receives an Eligibility Statement from SC Housing.

8. Those awarded STCs also must comply with any applicable SC Housing Bulletin(s) and decisions
made during application review.

The applicant is requesting an allocation of STC and will comply with the above information. The STC will allow the
applicant to reduce rents from a market rate rent to an affordable rent utilizing income averaging of 54% for Lancaster
County. The proposed property will offer a 20.73% market rate advantage over comparable properties. Currently, all
other comparable properties are full/almost full with some posting waiting lists. Very little to no vacancies exist in the
market area causing renters to move outside their desired area resulting an additional cost burden to residents. In
addition, the community will be well situated within the city offering good proximity to services needed for daily living,
some being within walking distance.

STC’s are required for this community. The applicant has requested the maximum federal tax credits for this proposal.
Without the STC, the project is not feasible as there would be an equity gap in funding as the maximum federal tax credit
request would not be enough to cover sources/uses, even with the additional 130% basis boost. Without the STC, the
proposed project would not be financially feasible and therefore, would not be able to be built within the City proposed.

The applicant has been in communication with the City on the proposed development for approx. a year with due diligence
and has had several meetings with Council as well as attended City Council meetings giving presentations at each meeting.
The site was already zoned for this use and the City Council passed a Resolution to assist this project with waiver of fees
to encourage affordable housing in Lancaster. Local support is attached from the City in Tab 20 for affordable housing in
their community.



LANCASTER

THE RED ROSTE C

216 SOUTH CATAWDBA STREET PO BOX 1149 LANCASTER, SC29721-1149  TEL 803-286-8414  FAX 803-286-6109
May 20, 2025

Sarah Niemann
Niemann Consulting Inc
8086 Anthirium Loop
Sarasota FL. 34240

RE:  Blue Ridge
Near 2095 Qakleaf Drive, Lancaster, SC

Dear Sarah,

On behalf of the City of Lancaster, 1 am pleascd to support the application for the development known
as Bluc Ridge for consideration by the SC Housing Finance and Development Authority through the
Low-Income Housing Tax Credit Program. The City is aware the development will be applying for
State and Federal Tax Credits. If provided, this development will offer up to 80 new a(fmdable housmn

units for Lancaster residents.

Onc of the primary missions of the City of Lancaster includes the improvement of the quality of
housing for all income types including workforce housing for lower income persons. Blue Ridge will
help support this mission and the citizens of Lancaster by increasing affordable units to our community.

In support of this development, the City has passed a Resolution to reduce the documented actual cost
of sewer, water tap fees and permitting fees up to $10,000/unit towards improvements to the property.
Waiver of such fees would have been charged in absence of this documented arrangement. See
Resolution attached to this document.

Adjacent and on the proposcd property, the City will make a committed cffort on expanding the
Lindsay Pettus Greenway from the park to the south called the Oakleal Extension. The proposal will
have new walking trails, seating along with a pocket park. This will be for recreational use for the
property and surrounding neighborhoods and will compliment the multifamily community with
additional recreation space whilc also continuing to expand economic improvemcuts to the area. Please
see the park plan attached. The Oakleal Extension will bring a $800,000 direct investment to the

community.
We look forward to hearing a favorable response on your application.

W '\'h Regards,
NN

en [Ilp”'ﬂu fles ™

Cl 'Admlmst‘(ij r

City of Lancaster, South Carolina
www. ncastercityse.com



Proposed Budget for Recreational Area (on and adjacent to Site):

Item Qty Unit Rate Subtotal
Clearing 1 $  37,500.00 $  37,500.00
Rough Grading 1 $  55,000.00 $  55,000.00
Sidewalks 7,800 $ 15.00 $ 117,000.00
Fine Grading 1 $  24,000.00 $  24,000.00
Landscaping 1 $ 75,000.00 $ 75,000.00
Benches 18 $ 2,000.00 $  36,000.00
Lighting 1 $ 115,000.00 $ 115,000.00
Signage 1 $ 8,000.00 $ 8,000.00
Restroom Facility 1 $  85,000.00 $  85,000.00
Playground Surface 4,000 $ 6.00 | $ 24,000.00
Pavillion 1 $ 50,000.00 $ 50,000.00
Decorative Fence 400 $ 90.00 $  36,000.00
Picnic Tables 2 $ 800.00 $ 1,600.00
Grilles 2 $ 600.00 $ 1,200.00
Playground Equipment 1 $  35,000.00 $  35,000.00
Pet Waste Station 4 $ 400.00 | $ 1,600.00
Subtotal Subtotal $ 701,900.00
OH&GC $ 56,152.00
Fee $ 42,114.00
Total $ 800,166.00
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RESOLUTION R25-06

A RESOLUTION AUTHORIZING INCENTIVES TO PRESTWICH DEVELOPMENT
COMPANY TO SUPPORT THEIR APPLICATION FOR LOW-INCOME HOUSING
TAX CREDITS

WHEREAS, the City of Lancaster is committed to supporting the development of attenable
housing in the community; and

WHEREAS, Prestwich Development Company, a qualified developer, has expressed interest in
applying for Low-Income Housing Tax Credits (LIHTC) to finance the Blue Ridge Workforce
Housing Development Project that will provide affordable housing to low-income residents; and

WHEREAS, the application for LIHTC is a competitive process, and leveraging incentives
provided by the City of Lancaster will enhance the likelihood of a successful application and
contribute to the realization of this workforce housing project; and

WHEREAS, the City of Lancaster City Council desires to support this initiative by offering
certain incentives, including but not limited to the paying of certain fees and making efforts to
extend the Lindsay Pettus Greenway to connect through the housing development to enhance the
project’s appeal and the future residents access to the Greenway.

NOW THEREFORE, BE IT RESOLVED, by the Mayor and Council of the City of Lancaster,
South Carolina, in Council assembled, hereby authorizes the provision of the following incentives
to Prestwick Development Company to support their application for Low-Income Housing Tax
Credits (LIHTC):

1. Paying of Fees: The City of Lancaster will pay the following fees associated with the
housing development: :

Building permit application, inspection, and reinspection fees

Grading permit

Gas permit application, inspection, and reinspection fees

Plumbing application, inspection, and reinspection fees

Mechanical application, inspection, and reinspection fees

Electrical application, inspection, and reinspection fees

Water and sewer connection, and tap fees

®opo o

2. Commitment to Extend Lindsay Pettus Greenway: The City of Lancaster will make a
committed effort to extend the Lindsay Pettus Greenway, located adjacent to the housing
development, in order to provide enhanced recreational opportunities for the residents.

3. Other Support: The City of Lancaster will also contribute the commercial water meter and
provide fast-tracking permitting and plan approval to the developer.

BE IT FURHER RESOLVED, that the City Administrator is authorized to execute all necessary
documents required by Prestwick Development Company to help ensure a successful LIHTC
application.



DONE IN MEETING ASSEMBLED on the 22™ day of April 2025, and to become effective

April 22, 2025.
Yeas S Nays Z

/_\

City Administrator - .
T. Alston BeVenny, Mayor

Requested by:

Appygved as to form:

elli Stevens, City Clerk

Mitch Norrell, City Attortley



