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GOLD BUG VALUATION SERVICES, LLC
REAL ESTATE APPRAISAL & CONSULTING

April 24, 2026

Mr. Herbert (Trey) Ivison
Trinity Development

PO Box 12980

Jackson, MS 39211

RE:  Appraisal of:
Knollwood Apartments
A 51-Unit Apartment Property
822 Archie Street
Fort Mill, SC 29715

Dear Mr. Ivison:

In accordance with your request, I have visited the above referenced property located at 822
Archie Street, in the Town of Fort Mill, York County, South Carolina, and have made the
requisite investigation to estimate the Market Value “As Is” of the leased fee estate of the subject
property, based on the current restricted rents, including Interest Credit Subsidy Value, as of the
date of my last visit, April 9, 2026. I have also made the requisite investigation to estimate the
Market Value of the leased fee estate of the subject apartment property, based on market rents
and assuming stabilized occupancy, as of the date of my last visit, April 9, 2026. The site value is
also estimated in this report. Market Value and Market Value “As Is,” are defined in the attached
report. This appraisal report is presented in a narrative format.

Based on my investigation, analysis, and conclusions, an opinion has been formed that the
Market Value “As Is” of the leased fee estate of the subject property, based on the current
restricted rents and including Interest Credit Subsidy Value, as of April 9, 2026, subject to the
Extraordinary and General and Underlying Assumptions and General Limiting Conditions
(which are incorporated into this letter by reference and which are fully set forth in the attached
report), was:

ONE MILLION THREE HUNDRED SEVEN THOUSAND DOLLARS
$1,307,000

This value includes $342,000 in Interest Credit Subsidy Value
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Further, an opinion has been formed that the Market Value of the leased fee estate of the subject
property, based on market rents and assuming stabilized occupancy, as of April 9, 2026, subject
to the General and Underlying Assumptions and Hypothetical and General Limiting Conditions
was:

FOUR MILLION FOUR HUNDRED NINETY THOUSAND DOLLARS
$4,490,000

Of the preceding values estimated for the subject property, $950,000 is allocated to the land.
Of the preceding values estimated for the subject property, -0- is allocated to personal property.

I have attempted to prepare this appraisal report in conformity with the Uniform Standards of
Professional Appraisal Practice (USPAP) developed by the Appraisal Standards Board of the
Appraisal Foundation and Code of Professional Ethics of the Appraisal Institute. The appraisal
report has been prepared in compliance with FIRREA Title XI, 12 CFR Party 34 (RTC).

The compensation for this report is not contingent upon the reporting of a predetermined value or
direction in value that favors the cause of the client, the amount of the value estimate, the
attainment of a stipulated result or the occurrence of a subsequent event. The appraisal
assignment is not based on a requested minimum valuation, a specific valuation, or the approval
of aloan. I hereby certify that [ have no interest in the subject property.

Respectfully submitted,
Digitally signed by Franklin B.

Frastin . S e, NN Séi?i'%?.'m.u 14:53:16
-04'00"

Franklin B. Sewell, MAI

SC State Certified General

Real Estate Appraiser CG-2877

NC State Certified General

Real Estate Appraiser A8089

26006
Enc.
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CERTIFICATION OF THE APPRAISER
I hereby certify that, to the best of my knowledge and belief:

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

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

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

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

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

- The compensation for completing this assignment is not contingent upon the
development or reporting of a predetermined value or direction in value that favors
the cause of the client, the amount of the value opinion, the attainment of a stipulated
result or the occurrence of a subsequent event directly related to the intended use of
this report.

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

- Franklin B. Sewell, MAI made a personal visit to the property that is the subject of
this report.

- No one provided significant real property appraisal assistance to the persons signing
this report.

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

- The use of this report is subject to the requirements of the Appraisal Institute relating
to review by its duly authorized representatives.

- As of the date of this report, Franklin B. Sewell, MAI has completed the continuing
education program for Designated Members of the Appraisal Institute.

- I have not performed any prior services regarding the subject property as an appraiser,
or in any other capacity, within the three-year period immediately preceding
acceptance of this appraisal assignment.
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The appraiser hereby certifies that Gold Bug Realty, LLC was engaged to appraise the Market
Value “As Is” of the leased fee estate of the following real property, based on current restricted
rents, including Interest Credit Subsidy Value, as of the date of my last visit to the property,
April 9, 2026:

Knollwood Apartments
A 51-Unit Apartment Property
822 Archie Street
Fort Mill, SC 29349

The Market Value of the leased fee estate of the subject property, based on market rents and
assuming stabilized occupancy, as of April 9, 2026, is also estimated in this report. The site value
is also estimated in this report and allocations between site value and improvement values are
included.

Based on my investigation, analysis, and conclusions, an opinion has been formed that the
Market Value “As Is” of the leased fee estate of the subject property, based on the current
restricted rents and including Interest Credit Subsidy value, as of April 9, 2026, subject to the
Extraordinary and General and Underlying Assumptions and General Limiting Conditions, was:

ONE MILLION THREE HUNDRED SEVEN THOUSAND DOLLARS
$1,307,000

This value includes $342,000 in Interest Credit Subsidy Value

Further, an opinion has been formed that the Market Value of the leased fee estate of the subject
property, based on market rents and assuming stabilized occupancy, as of April 9, 2026, subject
to the General and Underlying Assumptions and Hypothetical and General Limiting Conditions
was:

FOUR MILLION FOUR HUNDRED NINETY THOUSAND DOLLARS
$4,490,000

Of the preceding values estimated for the subject property, $950,000 is allocated to the land.

Of the preceding values estimated for the subject property, -0- is allocated to personal property.

Digitally signed by

Franklin B. Sewell, MAI
o~ ) 7
Feansctin . /it NP Date: 2026.04.24 14:54:47

-04'00'

Franklin B. Sewell, MAI

SC State Certified General
Real Estate Appraiser CG-2877
NC State Certified General
Real Estate Appraiser A8089




EXTRAORDINARY AND GENERAL AND UNDERLYING ASSUMPTIONS
This appraisal has been made with, and is subject to, the following General Assumptions:

That title to the property is assumed to be good and marketable unless otherwise
stated. No responsibility is assumed for the legal descriptions or for any legal
matter.

That the definition of value together with other definitions and assumptions which
the analyses of the appraiser is based are set forth in appropriate sections of this
report and are a part of these General Assumptions as if included here in their
entirety.

That the property is considered to be under responsible ownership and
management and free of all liens and encumbrances except as specifically
discussed herein.

That the facts, estimates, and opinions furnished the appraiser by others and
contained in this report are considered to be from reliable sources and where
feasible have been verified. However, no responsibility is assumed for the
accuracy of the information. The appraiser reserves the right to modify the value
estimates should more reliable or accurate information become available
subsequent to delivery of this report.

All engineering and/or surveys are assumed to be correct. The sketches, plot
plans, and drawings included in the report are included only to assist the reader in
visualizing the property.

It is assumed that there are no hidden or other unapparent conditions in the soil,
subsoil, structures, or property which would render them more or less valuable.
The appraiser specifically accepts no responsibility for damage by termites, wood
borers, or any other wood infesting insects. No responsibility is assumed for such
conditions or for engineering or inspection which would be required to discover
them.

Unless otherwise stated in this report, the existence of hazardous material, which
may or may not be present on or in the property, was not observed by the
appraiser. The appraiser has no knowledge of the existence of such materials on,
in, or near the property. The appraiser, however, is not qualified to detect such
substances.

The presence of potentially dangerous or hazardous material, gasses, or toxic
substances may affect the value of the property and in this appraisal the value
estimate is predicted on the assumption that there is no such element on, in, or
near the property that would cause a loss in value.



No responsibility is assumed for any such conditions or for any expertise or
engineering knowledge required to discover them.

Good structural and mechanical conditions are assumed to exist and no opinion as
to these matters is to be inferred or constructed from the attached report.

It is assumed that there is full compliance with all applicable federal, state, and
local environmental regulations and laws unless non-compliance is stated,
defined, and considered in the appraisal report.

It is assumed that all required licenses, certificates of occupancy, legislated or
administrative consents from any local, state, or national governmental or private
entity or organization have been or can be obtained or renewed for any use on
which the value estimated contained in this report is based.

It is assumed that the utilization of the land and/or improvements is within the
boundaries or property lines of the property described herein and that there is no
encroachment or trespass unless noted within the report.

The Americans with Disabilities Act of 1990 (“ADA”) became effective January
26, 1992. The appraiser has not made a specific compliance survey and analysis
of this property to determine whether or not it is in conformity with the various
detailed requirements of the ADA. It is possible that a compliance survey of the
property, together with a detailed analysis of the requirements of the ADA, could
reveal that the property is not in compliance with one or more of the requirements
of the Act. If so, this fact could have a negative effect upon the value of the

property.

Unless otherwise noted in the appraisal report, the estimated Market Value does
not include any personal property, fixtures or other non-real estate items.

This appraisal is subject to an extraordinary assumption. As part of the
purchase agreement, the existing USDA loans will be assumed by the new
borrower and consolidated and restated under new rates and terms at closing. The
client was unable to provide the terms of the new USDA loan, other than the
outstanding balance. As such, I have estimated the terms, interest, and note rates
based on my work files of similar USDA properties. It is an extraordinary
assumption of this report that the USDA loan terms utilized to value the interest
credit subsidy are correct.



HYPOTHETICAL & GENERAL LIMITING CONDITIONS
This appraisal has been made with, and is subject to, the following General Limiting Conditions:

The appraiser, by reason of this appraisal report, is not required to give further
consultation, testimony, or to be in attendance in court or at any governmental or
other hearing with reference to the property without prior arrangements.

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

Use and disclosure of the content of this report are governed by the bylaws and
regulations of the Appraisal Institute. Neither all nor any part of the contents of
this report (especially any conclusions as to the value, the identity of the
appraisers or the firm with which they are connected, or any reference to the
Appraisal Institute to the MAI or SRA designations) shall be disseminated to the
general public through advertising or sales media, public relations media, news
media, or other public means of communication without prior written consent of
the appraiser.

Possession of this report or a copy thereof, does not carry with it the right of
publication. It may not be used for any purpose by any other person other than
the party to whom it is addressed without consent of the appraiser, and in any
event, only with properly written qualifications and only in its entirety.

The party for whom this appraisal report was prepared may distribute copies of
this appraisal report in its entirety to such third parties as may be selected by the
party for whom this appraisal report was prepared. However, portions of this
appraisal report shall not be given to third parties without the prior consent of the
signatories of this appraisal report.

This report is also made subject to one hypothetical condition. The subject
property is currently a restricted rent property; however, the estimated value of
the leased fee estate, based on market rents, was made under the hypothetical
condition that the subject property is operating as a market rate property at
stabilized occupancy.

Additional copies of this appraisal may be obtained for an appropriate fee only
with the knowledge and consent of the client.



SUMMARY OF SALIENT FACTS AND CONCLUSIONS

Property Type:

Property Location:

Tax Map Numbers:

County:

Census Tract:

Date of the Value Estimates:
Date of Report:

Property Rights Appraised:
Owner of Record:

Site Data:

Improvement Data:

Flood Zones:
Zoning:

Highest and Best Use - Apartment Site:

Market Value Apartment Property

“As Is” (Restricted Rents):

Interest Credit Subsidy Value:

Restricted Rent Apartment Property

822 Archie Street, Fort Mill, SC

0200601061 and 0200601062

York

611.03

April 9, 2026

April 24, 2026

Leased Fee Estate

Knollwood, LP

6.56 Acres (285,754 S.F.)

(6) Efficiency, (10) One-Bedroom Units, (31) Two-
Bedroom Units & (4) Three-Bedroom Units; Total
of (51) Units in (14) buildings; 35,552 Rentable
S.F. and 782 S.F. Management Office Unit

X, AE Panel 45091C0327F (05-16-17)

GR, Residential District

“As Though Vacant” — Multifamily Development

“As Is” - Existing Use

$1,307,000 (Including Interest Credit Subsidy)

$ 342,000



SUMMARY OF SALIENT FACTS AND CONCLUSIONS (CONT.)

Market Value Apartment Property
(Market Rents): $4,490,000

Land Value: $ 950,000



IDENTIFICATION AND HISTORY

The subject property is located at 822 Archie Street in the Town of Fort Mill, York County,
South Carolina. The property is owned by Knollwood, LP, having been acquired from Donald A.
Campbell, Jr. on January 4, 1979, by deed recorded in the York County Register of Deeds office
in Book 585, at page 830.

The 51-unit Knollwood Apartments can be identified on the York County Assessor’s Map as Tax
Map Numbers 0200601061 and 0200601062. The improvements were constructed in 1979/1980
and operate as an affordable housing community in conformance with Section 515(b) of the
National Housing Act of 1949, as amended, which provides for interest and rent subsidies. The
Project is regulated by USDA Rural Development "USDA RD" as to rent charges, operating
methods, and partner distributions.

I was provided with a Purchase and Sell Agreement in which Knollwood Apartments, LP is to
transfer all partnership interests (GP and LP) and related assets to Mustang GP Holdings, LLC
(GP interests) and Mustang Limited Partners, LLC (LP interests). The agreement is dated
February 9, 2026. The stated consideration is $300,000. The buyer will be assuming the existing
USDA loans on the property. The combined USDA loan balance as of the effective date of this
appraisal is estimated at $668,631; however, the loan balance will be lower based upon the actual
closing date due to continued payments. The buyer has estimated closing in one year, and the
estimated loan balance on April 1, 2027 is $595,899. In addition, existing cash reserves will
transfer with the property. Based upon the current operating budget, the cash reserves at the time
of sale are estimated at $151,410. After adding the loan balance and deducting the cash reserves,
the effective sale price is estimated at $744,489. This is well below the value indications in this
report of $965,000 before adding the interest credit subsidy value and $1,307,000 with the
interest credit subsidy value. It should be noted that due to reamortization, the interest credit
subsidy provides significantly more value to the buyer. The subject property was not listed for
sale at the time of contract ratification. The buyer indicated that he identified the subject property
as a potential investment and reached out to the owner about possibly purchasing the property
and was able to negotiate the sale, therefore the property did not receive typical market exposure.

The buyer is applying for Low Income Housing Tax Credits (LIHTC) from the South Carolina
State Housing Finance & Development Authority. A copy of the most recent referenced deed,
containing a legal description of the subject property and the referenced contract can be found in
the Addenda as Addendum A. Documents summarizing the USDA loan balance can be found in
the Addenda as Addendum B.

OWNER OF RECORD

The subject property is currently owned by Knollwood, LP.
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PURPOSE OF THE APPRAISAL

The purpose of the appraisal is to estimate the Market Value of the leased fee estate of the
subject apartment property, based on market rents and assuming stabilized occupancy. The
purpose also includes estimating the Market Value “As Is” of the leased fee estate of the subject
apartment property, based on the current restricted rents, taking into consideration the unique
aspects of below-market financing, federal subsidies and/or LIHTCs in this value estimate. The
site value of the subject property is also estimated in this report and the indicated values are
allocated between site and improvements. The value of the Interest Credit Subsidy is included in
the restricted rent valuation and is allocated along with the site and improvement values.

INTENDED USE OF THE APPRAISAL
The intended use of this appraisal is to aid in application to the South Carolina State Housing
Finance and Development Authority for the Low-Income Housing Tax Credit Program.

CLIENT AND INTENDED USER OF THE APPRAISAL

The client and intended user of this appraisal is Trinity Development, for the stated intended use.
The South Carolina State Housing Finance and Development Authority is also considered an
intended user of the appraisal and the Authority may rely on the representations made herein.
The Authority reserves the right to convey a copy of the appraisal to third parties, assigns and
pertinent parties involved in the contemplated allocation of tax credits.

DATE OF THE VALUE ESTIMATES

April 9, 2026

DATE OF THE REPORT

April 24, 2026

PROPERTY RIGHTS APPRAISED

The subject property is appraised in the leased fee estate which is, “the ownership interest held
by the lessor, which includes the right to the contract rent specified in the lease plus the
reversionary right when the lease expires.””!

! The Dictionary of Real Estate Appraisal, Seventh Edition, Appraisal Institute, Chicago, Illinois, 2022



Market Value: as defined by The Office of the Comptroller of the Currency, FDIC Rules and

DEFINITIONS OF VALUE

Regulations 12 C.F.R. Part 323.2 Definitions (g), is:

The most probable price which a property would bring in a competitive and open market under
all conditions requisite to a fair sale, the buyer and seller each acting prudently and
knowledgeably, and assuming the price is not affected by undue stimulus.
definition is the consummation of a sale as of a specific date and the passing of title from seller

to buyer under conditions whereby:

1.
2.

3.

Market Value “As Is” on Appraisal Date: The estimate of the market value of property in its

Buyer and seller are typically motivated;

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

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

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

The price represents the normal consideration for the property sold
unaffected by special or creative financing or sale concessions granted by
anyone associated with the sale.

current physical condition, use, and zoning as of the appraisal date.’

2 The Dictionary of Real Estate Appraisal, Seventh Edition, Appraisal Institute, Chicago, Illinois, 2022

Implicit in this
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SCOPE OF THE APPRAISAL

The appraisal problem is to estimate the Market Value of the leased fee estate of the subject
property, based on market rents and assuming stabilized occupancy. The appraisal problem also
includes estimating the Market Value “As Is” of the leased fee estate of the subject property,
based on the current restricted rents and including the Interest Credit Subsidy Value. The site
value of the subject property is also estimated in this report. This appraisal report is in a narrative
format.

The subject property can be identified as the Knollwood Apartments, which is a 51-unit
apartment property located at 822 Archie Street, in the Town of Fort Mill, York County, South
Carolina. The subject property was visited by Franklin B. Sewell, MAI, with the initial visit on
March 14, 2026 and the last visit occurring on April 9, 2026.

To estimate these values, I have completed the appraisal process which includes the collection,
confirmation, analysis, and reporting of market data. The geographical area studied was the
Region defined in the Region Analysis section of this report. The data was collected from
various sources as follows:

A Physical visit to the subject property
- A partial set of building plans

- Copy of the operating statements and a rent roll provided by the property
manager

- Recorded deeds and plats found in the York County ROD Office and other
county offices

- Real estate professionals involved in the sale, management, and appraisal
of properties comparable to the subject property

- Employees and publications of state and local government agencies (tax
assessors, zoning officials, Chamber of Commerce, and so on)

- Data sources such as CoStar, Datacomp, Compstak, RPR, and
Mountainseed Analytics

This information was confirmed when possible and analyzed to derive area and neighborhood
trends in land values, absorption rates, growth rates, and so on. The Market Value based on
market rents, is estimated in the Income and Sales Comparison Approaches to Value. The value
indications are then reconciled to arrive at a final estimate of the Market Value, based upon
market rents.
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The Market Value “As Is,” based on current restricted rents, is estimated in the Income
Approach to Value. The Sales Comparison Approach was omitted in the restricted rent scenario
as sales of similarly restricted properties are scarce and each asset carries unique
property-specific factors—such as distinct rent restrictions, compliance timelines, and regulatory
agreements—and the level of detail needed to analyze these differences is rarely available. The
subject improvements are approximately 46 years old. Due to the age of the improvements, the
Cost Approach to Value would not be relevant and has been omitted from this report. The site
value is estimated by the Sales Comparison Approach to Value.
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REGION ANALYSIS
Location

The subject property is located in the Town of Fort Mill, York County, South Carolina. York
County is situated in the north-central portion of South Carolina, about 75 miles north of
Columbia, South Carolina. York County is 231 miles east of Atlanta, Georgia. The City of Rock
Hill is approximately 25 miles south of the City of Charlotte, NC. York County is bounded on
the east by Mecklenburg County in North Carolina and Lancaster County, on the south by
Chester County, on the west by Union County and Cherokee County, and the north by North
Carolina.

The Charlotte metropolitan area (also Metrolina, Charlotte Metro, or Charlotte USA) is a
metropolitan area/region of North and South Carolina within and surrounding the city of
Charlotte. Located in the Piedmont of the Southeastern United States, the Charlotte metropolitan
area is well known for its auto racing history (especially NASCAR). The region is headquarters
to eight Fortune 500 and seven Fortune 1000 companies including Bank of America, Duke
Energy, Nucor Steel, and Lowe’s Home Improvement Stores. Additional headquarters include
Harris Teeter, Food Lion, Cheerwine, and Sundrop. It is home to one of the world’s busiest
airports, Charlotte Douglas International Airport, and is also the Carolinas’ largest
manufacturing region.

York County is part of the Charlotte-Concord-Gastonia, NC-SC Metropolitan Statistical Area
(MSA), defined as seven counties in North Carolina and three counties in South Carolina. The
boundaries were changed in February of 2013 and more counties were added. The Charlotte
MSA is the largest in the Carolinas, and the fifth largest metropolitan area in the Southeastern
region of the United States behind Miami, Atlanta, Washington, D.C., and Tampa. Charlotte is
the 17" largest city and 22" largest metro area in the United States. Charlotte is the 2" largest
city in the Southeast.

The Charlotte-Concord Combined Statistical Area (CSA) is a regional population area including
parts of North Carolina and South Carolina. The aforementioned MSA is the only metropolitan
area (as defined since 2012) included in the CSA, but there are two included micropolitan areas:
Albemarle and Shelby. There are nine municipalities within York County: Clover, Fort Mill,
Hickory Grove, McConnells, Rock Hill, Sharon, Smyrna, Tega Cay, and York. The largest
municipality in York County is Rock Hill. The county seat is the Town of York, located in the
center of the county.

History

York County was established in 1785 and has a land area of 684 square miles. The Catawba
Indians, the only surviving native American tribe in South Carolina, made their home in York
County for many years. At one time, 30,000 Catawbas lived in the area. The oldest artifact
dates to about 600 A.D.
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The county was named by Scotch-Irish from Pennsylvania to honor York County, Pennsylvania.
The Scotch-Irish settlers began arriving in the 1750s and 1760s. Both settlers and Catawbas used
the ancient Nation Ford Road, which dates back to at least 1650, to travel and trade from
Pennsylvania to Charles Towne (now Charleston, SC). The area long had an economy based
heavily on the textile industry.

Climate

The State of South Carolina is located in what is known as the “sunbelt” region of the country
due to its moderate climate. The average daily temperature in York County in January, the
coldest month, is 40.2 degrees Fahrenheit. The average daily temperature in July, the hottest
month, is 81 degrees Fahrenheit. The average annual daily temperature is 60 degrees Fahrenheit.
The mean annual precipitation is 47 inches. The elevation of York County ranges from about
500’ to 1,200’ above MSL.

Population

The 2024 population of the Charlotte-Concord CSA was 3,471,190 according to the Census
estimates. The population in York County was estimated at 303,001 in 2024, up from 281,912 in
2020 and from 226,046 in 2010. This represents an increase of 2.4% per year since 2010. The
2023 population of Rock Hill is 75,654, up from 74,416 in 2020 and 66,154 in 2010. Following
is a summary of population for York County:

YORK COUNTY
YEAR POPULATION
1990 131,497
2000 164,614
2010 226,046
2020 281,912
2024 303,001

Source: US Bureau of the Census

Education

Located in Rock Hill is the campus of Winthrop University, founded in 1886. Clinton Junior
College is a two-year college located in Rock Hill. York Technical College is also located in
Rock Hill. UNC-Charlotte, USC-Lancaster, and Limestone College in Gaffney, SC are all
within a one-hour drive. York County has four school districts.
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Medical Facilities

The 268-bed Piedmont Healthcare System Hospital is located in Rock Hill. Carolina Surgical
Center is an outpatient surgical center located in Rock Hill. The Piedmont West Urgent Care
center is located in the western part of York County. The county health department is located in
Rock Hill. There are also numerous hospitals and medical facilities throughout the region and in
nearby Charlotte, North Carolina.

Utilities

Electric power is supplied in York County by Duke Power, York Electric Cooperative, Inc., and
the City of Rock Hill. Natural gas is supplied by York County Natural Gas Authority. Four
municipal water systems serve York County. AT&T, Comporium Communications, and Fort
Mill Telephone Company provide local telephone service and there are many long-distance
carriers in the area.

Economic Profile

The Charlotte-Gastonia-Rock Hill MSA residents are principally employed in services and the
wholesale/retail trade sectors. Charlotte has become a major banking center, the second largest
in the nation, and a major insurance center. York County residents are principally employed in
Accommodation and Food Service, Retail Trade, Health Care and Social Assistance. About 36%
of the work force commutes out of state due to the proximity to Charlotte. The 2023 median
household income for York County was $83,060. The 2023 per capita personal income for York
County was $43,442. On the following page is a summary of employment by industry.
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EMPLOYMENT BY INDUSTRY

Accommodation and Food Services 12,141

Administrative and Support and Waste
M. t and R diation Services

Agriculture, Forestry, Fishing and Hunting
Arts, Entertainment, and Recreation
Construction

Educational Services 10,155

Finance and Insurance

Health Care and Social Assistance 1,872
Information

Management of Companies and Enterprises
Manufacturing

10,841

Mining, Quarrying, and Oil and Gas Extraction

Other Services (except Public Administration)

Professional, Scientific, and Technical Services

Public Administration

Real Estate and Rental and Leasing

Retail Trade

Transportation and Warehousing

Utilities

Wholesale Trade

0 2,000 4,000 6,000 8,000 10,000 12,000 14,000

Source: SC Department of Employment & Workforce
Quarterly Census of Employment and Wages (QCEW)



Following is a list of the top 20 employers in York County:

20 LARGEST EMPLOYERS
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7 ELEVEN INC

AMISUB OF SOUTH CAROLINA INC

BANK OF AMERICA NATIONAL ASSOCIATIO

CITY OF ROCK HILL

CLOVER SCHOOL DISTRICT NO 2

COMPORIUM INC

CONTINENTAL TIRE NORTH AMERICA INC

COUNTY OF YORK

FOOD LION LLC

FORT MILL SCHOOL DISTRICT NO 4

LPL Financial LLC

MERITOR HEAVY VEHICLE SYSTEMS LLC

ROCK HILL SCHOOL DISTRICT NO 3

ROSS DRESS FOR LESS

SCHAEFFLER GROUP USA INC

SOUTH CAROLINA CVS PHARMACY LLC

SUNBELT RENTALS INCORPORATED

UPPER PALMETTO YMCA

Wal-Mart Associates, Inc.

WINTHROP UNIVERSITY

Source: SC Department of Employment & Workforce
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As of December 2025, the unemployment rate for York County was 4.8%, as compared to 4.9%
for the state and 4.1% for the nation. Following page are a summary of the unemployment rate
for the county, the state, and the US annually from 2014 to 2024 and from November 2024 to
December 2025.

ANNUAL UNEMPLOYMENT RATE (UNADJUSTED)
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2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024
—e— South Carolina United States —e— York County
YORK COUNTY SOUTH CAROLINA UNITED STATES

Year ‘Employment |  Unemp. Rate | Employment | Unemp. Rate | Employment | Unemp. Rate
2024 148,164 6,224 4.0% 2,430,453 105,178 4.1% 161,346,000 | 6,761,000 4.0%
2023 146,836 4,392 2.9% 2,401,212 74,248 3.0% 161,037,000 | 6,080,000 3.6%
2022 143,097 4,658 3.2% 2,330,548 77,339 3.2% 158,291,000 | 5,996,000 3.6%
2021 139,088 5,285 3.7% 2,272,940 92,676 3.9% 152,581,000 | 8,623,000 5.3%
2020 133,653 83N 5.9% 2,201,090 140,613 6.0% 147,795,000 | 12,947,000 8.1%
2019 133,634 3,720 2.7% 2,263,682 64,405 2.8% 157,538,000 | 6,001,000 3.7%
2018 127,966 4,255 3.2% 2,206,821 76,542 3.4% 155,761,000 | 6,314,000 3.9%
2017 124,647 5137 4.0% 2,168,104 94,845 42% 153,337,000 | 6,982,000 4.4%
2016 121,070 5,788 4.6% 2,145,584 110,199 4.9% 151,436,000 | 7,751,000 4.9%
2015 118,319 6,788 5.4% 2,108,786 132,281 5.9% 148,834,000 | 8,296,000 5.3%
2014 14,036 7,451 6.1% 2,063,369 138,475 6.3% 146,305,000 | 9,617,000 6.2%

Source: SC Departrnent of Employment & Workforce
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MONTHLY UNEMPLOYMENT RATE

Past 13 Months

United States ~—e— South Carolina —— York County
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Period YORK COUNTY SOUTH CAROLINA UNITED STATES
Dec 2025 4.8% 4.9% 4.1%
Nov 2025 5.0% 5.0% 4.3%
Sep 2025 4.4% 4.5% %
Aug 2025 4.9% 4.9% 4.5%
Jul 2025 4.8% 4.7% 4.6%
Jun 2025 4.4% 4.4% 4.4%
May 2025 3.7% 3.7% 4.0%
Apr 2025 3.8% 3.8% 3.9%
Mar 2025 4.1% 4.1% 4.2%
Feb 2025 4.4% 4.5% 4.5%
Jan 2025 4.1% 4.3% 4.4%
Dec 2024 4.0% 4.0% 3.8%
Nov 2024 4.2% 4.2% 4.0%

Source: DEW LMI/BLS - Local Area Unemployment Statistics

The total labor market in York County is currently estimated at 158,459. This number is
projected to increase by 13.3% to 179,471 in 2032. The industry with the largest projected
increase is Transportation and Warehousing, with a 48.3% projected increase.



LABOR MARKET PROJECTIONS

Total Employment by Industry
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2022 2032
Estimated Projected Change Percent Change Annual Percent
Employment Employment
Total All Industries 158,459 179,471 21,012 13.26% 1.25%
Retail Trade 17,568 19,504 1,936 11.02% 1.05%
Manufacturing 17,437 18,702 1,265 7.25% 0.70%
Health Care and 14,050 17,227 3,177 22.61% 2.06%
Social Assistance
Accommodation and 13,951 14,702 751 5.38% 0.53%
Food Services
Educational Services 12,688 13,732 1,044 8.23% 0.79%
Professional, 8,91 10,142 1,231 13.81% 1.30%
Scientific, and
Technical Services
Administrative and 8,059 9,022 963 11.95% 1.14%
Support and Waste
Management and
Remediat
Other Services 7,713 8,244 531 6.88% 0.67%
(except Government)
Wholesale Trade 6,995 7,497 502 7.18% 0.70%
Management of 6,855 9,541 2,686 39.18% 3.36%
Companies and
Enterprises
Construction 6,544 6,698 154 2.35% 0.23%
Finance and 6,284 7,546 1,262 20.08% 1.85%
Insurance
Transportation and 6,017 8,925 2,908 48.33% 4.02%
Warehousing
Information 3,035 3,647 612 20.16% 1.85%
Real Estate and 2,258 2,689 431 19.09% 1.76%
Rental and Leasing
Arts, Entertainment, 2,155 2,411 286 13.27% 1.25%
and Recreation
Utilities 1,140 1,184 44 3.86% 0.38%
Agriculture, Forestry, 912 915 3 0.33% 0.03%
Fishing and Hunting
Mining, Quarrying, 693 797 104 15.01% 1.41%
and Oil and Gas
Extraction

Source: SC Department of Employment & Workforce - Industry Projections
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According to Berkadia’s most recent Multifamily Market Forecast, Charlotte is rapidly
expanding by attracting people with job opportunities, affordability, and amenities to boost
housing demand. As the largest metro in the Carolinas, it aligns with national trends favoring the
South, growing by 50,000 residents annually since 2020. The demographic tailwinds helped the
local job market outpace the national average in four of the last five years, adding 26,500 net
new jobs last year and expecting 14,600 more in 2026. As the nation’s second-largest banking
center by assets, the region will experience expansion in the financial services sector: Bank of
London, SoFi, and Citi will begin filling 1,000 new finance jobs starting this year. In
manufacturing and logistics, Scout Motors Inc., a Volkswagen subsidiary, will establish its new
corporate headquarters, with initial staffing of 1,200 jobs to commence and wages nearly double
the county average. AVL Manufacturing will open its first U.S. facility with 325 hires by July
2026, and Maersk will add 520 logistics jobs. With more job opportunities, rising wages, and
incoming residents, about 23,900 net new households will form, many opting to rent. Renting
remains favorable, with average rent 75% below a mortgage for a $430,000 home. About 10,200
net apartments are expected to be absorbed over the year, nearly matching the approximately
11,400 units coming online. Apartment occupancy was projected to hold near 94.3% in the
fourth quarter. Employment and demographic advancements supported a 2.7% rent increase to
$1,580 by year-end, approaching its 2022 peak.

Recreation & Culture

Lake Wylie is a 12,455-acre lake located within York County. The lake offers swimming,
boating, water skiing, and fishing. Kings Mountain State Park is located on approximately 6,000
acres in northwest York County. There are over 50 public parks in York County. York County
has three public, four semi-private, and two private golf courses. Located 12 miles north of
Rock Hill on I-77 is Paramount’s Carowinds, a 77-acre theme park and the largest amusement
center in North and South Carolina.

The Charlotte Knights is a professional, Triple A baseball team which plays its home games in
the 15,000-seat Knight’s Castle located in Fort Mill. The Charlotte Hornets, Carolina Panthers,
and Charlotte Football Club are professional basketball, football, and soccer teams located in
nearby Charlotte. Other recreational and cultural opportunities abound in nearby Charlotte.

Transportation

The region is served by the Charlotte/Douglas International Airport. The airport is ranked as the
6" busiest passenger airport in the country. Charlotte Douglas International Airport welcomed a
record 58.8 million passengers in 2024, a 10% increase from the previous record set in
2023. There were 596,583 total arrivals and departures in 2024, making CLT the 6th busiest
airport in the world for aircraft operations. The airport offers nonstop service to over 188
destinations, including more than 40 international routes and eight to Europe. The airport is
home to seven major domestic airlines, 15 regional carriers, and three foreign flag carriers. It is
the second-largest hub for American Airlines, which carries nearly 70% of CLT’s passengers.
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The “Destination CLT” initiative is a $4 billion capital investment covering airfield and terminal
upgrades through 2035, ensuring the airport can accommodate future growth. All projects are
demand-driven, with no general tax dollars used. The $600 million Terminal Lobby Expansion
will finish in fall 2025, adding 175,000 square feet of new space and renovating another 191,000
square feet. This project will improve security, baggage claim, and passenger circulation, and
will feature a new 150,000-square-foot curbside canopy for weather protection and convenience.
A new $1 billion, 10,000-foot runway is under construction, scheduled to open in fall 2027. This
will significantly increase airfield capacity and operational efficiency.

Within York County, the Rock Hill-York County Municipal Airport, (Bryant Field) is the major
business and industrial airport serving the area. The airport provides passenger and air freight
service on demand, but has no scheduled air freight due to the proximity of the
Charlotte/Douglas Airport.

An established network of ground transportation and other services complements Charlotte's air
service. The region is the center of the country's largest consolidated rail system, with links to 22
states in the eastern )2 of the United States. The Norfolk Southern Railway and CSX
Transportation serve over 46,000 miles of track over 20 states in the South, East, Midwest and
Canada.

Summary

York County is located in the north-central area of South Carolina. The Town of Rock Hill is
located in the northern portion of the county, east and west of Interstate 77. The Towns of Fort
Mill, Rock Hill, and Tega Cay have become in large part bedroom communities for the
expanding City of Charlotte. In conclusion, the area is steadily growing and the outlook is
positive for the long run. The four basic factors that influence value: social, economic,
government, and environmental considerations, are well balanced in York County and the Town
of Fort Mill.
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TOWN AND NEIGHBORHOOD ANALYSIS

The subject property is located at 822 Archie Street, in the Town of Fort Mill, York County,
South Carolina. The subject neighborhood is considered to be the Town of Fort Mill and those
areas in immediate proximity to the municipal limits.

History

Fort Mill emerged in the mid-19th century on historic Catawba Indian lands. The name derives
from a fort built during the Revolutionary War for defense against British incursions.
Incorporated in 1873, the town quickly became a textile center when John Springs founded the
Springfield Manufacturing Company in 1898. This mill grew into Springs Industries, employing
thousands and producing renowned bedspreads that defined the local economy for over 100
years.

Springs shaped Fort Mill's identity, funding community institutions and creating a classic mill
village. The downtown historic district preserves this heritage, listed on the National Register of
Historic Places since 1992 with Victorian buildings and Springs-era structures. Globalization led
to decline, culminating in the 2007 closure of the flagship mill. This shift opened doors to
economic diversification in the 1990s through York County incentives. The Fort Mill History
Museum now celebrates this evolution from Native American roots and Civil War history to
industrial prominence and modern suburbia.

Population

Fort Mill is experiencing explosive population growth, currently ranked as one of the fastest-
growing towns in the nation. The population tripled since 2000, reaching 41,764 by 2026
estimates. Growth accelerated after 2010, from 10,811 to 25,204 in 2020, then to 36,244 by 2024
at 7.1% annually. Families dominate with 75% of households and a median age of 36. Median
household income stands at $114,321, with 45% holding bachelor's degrees. Projections indicate
55,000 by 2030, supporting sustained rental demand.
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Fort Mill, SC Population Growth (1990-2026)

Growth and Development Trends

Fort Mill's growth and development trends are propelled by its excellent connectivity via
Interstate 77, which provides residents and businesses with access to Charlotte's downtown core
in 15 minutes to the north as well as the broader Charlotte metropolitan region. The town's
proximity to Charlotte Douglas International Airport, 20 minutes away, further enhances its
appeal as a logistics and corporate hub for companies serving the Southeast. This strategic
infrastructure has driven building permits for new construction to rise by 20 percent annually in
the years immediately preceding 2025, reflecting robust developer confidence and consumer
demand before temporary moratoriums were implemented. Residential development during this
period added over 4,000 housing units across single-family homes, townhomes, and multifamily
apartment complexes, significantly expanding the town's housing inventory to accommodate
Charlotte commuters and growing families. Simultaneously, the commercial development
pipeline exceeded $1 billion in proposed projects, encompassing retail shopping centers, Class A
office parks, industrial warehouses, and mixed-use developments that capitalize on Fort Mill's
position along major transportation corridors. York County's competitive tax structure, available
skilled workforce, and business-friendly environment have accelerated this development
momentum, positioning Fort Mill as one of the region's growth centers.
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The town's comprehensive planning initiative titled 'Our Path Forward,' formally adopted in mid-
2025, places strategic emphasis on managed density along designated growth corridors such as
Carowinds Boulevard and US Highway 521 while prioritizing critical infrastructure
improvements including road widenings, sewer system expansions, stormwater management
upgrades, and advanced traffic signal systems to accommodate the rapid influx of new residents
and commuters. A temporary moratorium a temporary moratorium restricting applications
involving rezoning or annexation of residential land for residential developments; rezoning or
annexation for general or limited industrial districts; or development approvals within general or
limited districts was first enacted by the Town Council in June 2025 and ran through the end of
2025. The moratorium was subsequently extended in January 2026 through September 30, 2026.
The moratorium specifically targets mounting traffic congestion and infrastructure capacity
constraints at key intersections throughout town. This provides essential time for comprehensive
traffic studies, utility capacity assessments, and extensive public input sessions.

Major Employers and Emerging Industries

LPL Financial unequivocally serves as Fort Mill's largest private employer, operating its
expansive corporate headquarters campus within the town and providing over 5,500 high-skilled
professional positions across wealth management, financial planning, investment advisory
services, and supporting technology infrastructure roles. The company strategically invested in
significant campus expansions during both 2023 and 2025, constructing additional modern office
towers, state-of-the-art training facilities, and employee amenity centers that not only created
hundreds of new employment opportunities but also delivered average annual salaries
substantially exceeding $100,000, meaningfully elevating the local wage base while stimulating
robust consumer spending on housing, retail establishments, restaurants, and community services
throughout Fort Mill and greater York County. LPL employees enjoy comprehensive on-site
workplace amenities including corporate cafeterias featuring healthy dining options, fully
equipped fitness centers, convenient shuttle services to regional transit connections, and
professional development programs that enhance long-term career progression within the
financial services industry.

Ross Stores maintains a 1.2 million square foot regional distribution and fulfillment center that
employs approximately 2,500 dedicated workers focused on sophisticated retail logistics
operations, high-volume inventory management systems, and rapidly expanding e-commerce
order fulfillment processes supporting popular retail brands such as dd's Discounts and Ross
Dress for Less across multiple Southeastern states. This strategically located facility, benefiting
from immediate Interstate 77 access, represents one of York County's largest private sector
employers and substantially contributes to Fort Mill's rapidly growing reputation as a premier
regional logistics and supply chain management center serving major national retailers.
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Schaeffler Group, the German-headquartered global automotive technology supplier, employs
1,900 highly skilled manufacturing and engineering professionals at its advanced Fort Mill
production facility, where a strategic $200 million capital investment completed in 2024
comprehensively modernized production lines specifically designed to manufacture precision
bearings, transmission components, and specialized parts increasingly destined for next-
generation electric vehicles alongside traditional internal combustion engine applications.

Novant Health supports approximately 1,500 healthcare professionals, clinical staff, and
administrative personnel across its network of Fort Mill-area medical clinics, outpatient
facilities, and corporate support operations, with convenient proximity to its larger Ballantyne
Medical Center campus serving complex care needs. Amazon's strategically positioned
fulfillment and distribution operations contribute 1,200 essential warehousing, inventory
management, and last-mile delivery jobs to the local economy, capitalizing on Fort Mill's
interstate connectivity. Siemens Energy rounds out the major employer roster with 800
specialized positions focused on renewable energy technology development, advanced turbine
components, and energy storage solutions, including recent facility expansions to support
growing clean energy initiatives. Emerging industry clusters are rapidly gaining critical
momentum throughout Fort Mill, as fintech companies strategically cluster around LPL
Financial's established ecosystem, electric vehicle manufacturing leverages Schaeffler's
specialized engineering expertise, and large-scale data center developments benefit from the
county's aggressive tax incentives, reliable power grid infrastructure, and expanding high-speed
fiber optic connectivity networks—all positioning Fort Mill for sustained economic
diversification and thousands of additional high-wage employment opportunities in the coming
decade.

New Commercial Development

Regent Park, the prominent 100-acre master-planned mixed-use development strategically
located along high-traffic Carowinds Boulevard, represents one of Fort Mill's most ambitious
commercial initiatives, ultimately featuring 500,000 square feet of premium retail space, Class A
professional office buildings, and hospitality accommodations meticulously designed to serve the
town's rapidly expanding commuter population and business community. Phase 1 of
construction, which broke ground in early 2024 and achieved substantial completion by mid-
2025, centers around a flagship Publix supermarket serving as retail anchor for a 50,000 square
foot neighborhood shopping plaza that includes specialty tenant spaces for popular coffee
houses, professional beauty salons, medical offices, and diverse quick-service restaurant
concepts, successfully commanding competitive triple-net lease rates ranging from $25 to $35
per square foot. The retail is driven by impressive daily traffic volumes consistently exceeding
30,000 vehicles along this critical commercial corridor. Future development phases strategically
planned for 2026-2028 will introduce distinctive Class A office buildings targeting professional
service firms, healthcare providers, and technology companies alongside a 150-room upscale
extended-stay hotel specifically catering to business travelers, regional visitors, and construction
workers supporting Fort Mill's ongoing development boom.
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The new Elizabeth master planned community incorporates substantial non-residential use, with
at least 350,000 square feet of commercial space permitted under the development agreement.
Initial commercial phases include the South Mill at Elizabeth retail and flex project, which
features approximately 19,868 square feet of retail space, a 15,000-square-foot flex building, and
an 85,000-square-foot climate-controlled self-storage facility. Construction began in Fall 2022
on this mixed-use project along the fast-growing southern side of Fort Mill, SC. The project
contains 18,000 square feet of restaurant/retail space, a 15,000 square foot flex building, and an
85,000 rentable square foot climate-controlled self-storage facility branded as The Vault Fort
Mill. This will be the first project in a new commercial corridor at the entrance to the 1,500 acre,
1,285 home Elizabeth development by Lennar Homes.

Catawba Ridge Marketplace successfully welcomed its marquee anchor tenant Whole Foods
Market alongside popular dining destinations including First Watch, Clean Juice, and several
national fast-casual concepts during its grand opening in early 2025, achieving an exceptional 95
percent preleasing rate across its comprehensive 300,000 square feet of leasable retail and
restaurant space while generating substantial new sales tax revenue streams that directly benefit
town services and infrastructure improvements. Williamson Mill stands as a critically important
adaptive reuse project that thoughtfully transforms underutilized historic textile manufacturing
buildings through incorporation of 20,000 square feet of carefully curated ground-floor retail
space featuring boutique shops, artisanal cafes, specialty grocers, and professional services
directly below new residential apartment units, with construction targeting substantial
completion in late 2026 and positioned to serve as a genuine catalyst for broader downtown core
revitalization efforts. These commercial developments collectively maintain impressively low
retail vacancy rates of just 4.2 percent throughout Fort Mill while demonstrating consistently
strong positive absorption metrics even amidst the temporary development moratorium currently
in effect.

In January 2026, Charlotte developer MPV Properties obtained an appearance review for a new
12,000-square-foot retail center at the corner of Fort Mill Parkway and Hillside Roll Road. “The
hope is to build a project that will provide Elizabeth with retail, medical, restaurant and other
neighborhood services that are upscale yet convenient,” the developer said in its application to
the town. There’s a patio on the Hillside Roll side, allowing for a restaurant. The project has a
45-foot buffer along a stream bed toward Elizabeth homes, and a meandering trail on the
parkway side. There will be pedestrian access to the neighborhood and the town trail system in
the area.

New and Planned Residential Development

Lennar's master-planned Elizabeth development emerges as one of Fort Mill's most successful
recent residential communities, designed with a focus on walkability and extensive lifestyle
amenities. At final build-out, the residential portion of the development is planned to include up
to 1,285 units, comprising approximately 820 single-family homes and 492 townhomes. The
neighborhood environment that includes a resort-style community clubhouse, competition
swimming pool, state-of-the-art fitness center, extensive interconnected walking and biking trails
linking to multiple neighborhood pocket parks, and dedicated children's play areas.
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The development achieved 95 percent sales absorption between 2024 and early 2025,
successfully closing on contracts ranging from $450,000 for accessible entry-level two-story
townhome configurations to $650,000 for single-family detached models typically featuring four
bedrooms, three full bathrooms, finished bonus rooms, and three-car attached garages with
epoxy flooring and built-in storage solutions. Additionally, the community includes a substantial
commercial component and the Elizabeth Commons multi-family phase, which is planned for
292 apartment units.

DRB Homes' designed Harbins Crossing community provides 250 new homes within a nature-
centric residential environment incorporating substantial preserved green space areas, extensive
community trail networks winding through wooded conservation easements, multiple children's
playground destinations, and neighborhood pools serving families specifically seeking larger
premium homesites proximate to Fort Mill's elite public school system.

Williams Reserve represents a substantial forthcoming residential opportunity following formal
annexation approval by Fort Mill Town Council during 2025, strategically planning delivery of
500 single-family detached homes alongside 100 townhomes presented in phased construction
sequences extending through 2027, with location immediately adjacent to planned expansions of
the highly regarded York County School District facilities and featuring advanced smart home
technology packages, extensive customization options through nationally recognized production
builders, and community amenities including championship swimming complexes, tennis
facilities, and extensive recreational programming.

Fort Mill's median existing single-family home sales price has climbed steadily to $565,000
throughout the current market cycle, reflecting impressive 22 percent year-over-year price
appreciation directly attributable to chronically low housing inventory levels, robust demand
from Charlotte-area corporate relocations, and sustained population growth pressures throughout
York County that continue to drive premium pricing across all residential product types.

Multifamily Development

The Lodges at Fort Mill is a rental-only community offering a mix of one- to three-bedroom
apartments, townhomes, and single-family-style homes, located along Fort Mill Highway in the
Indian Land / Fort Mill area. It opened in late 2024. Fox Hunt Farms is a modern apartment
community located at 355 Amistead Avenue in Fort Mill, operated by Greystar and offering one-
to three-bedroom units with higher-end finishes and pet-friendly amenities. The community was
completed in 2025 and reportedly stabilized shortly after construction concluded. Vintage
Wilson Farms is a new apartment community located at 520 Ridgeline Drive in Fort Mill,
developed by Bell Partners and featuring one- to three-bedroom units with updated interiors and
in-unit washers/dryers. The developed was recently completed with lease-up currently underway.

Elizabeth Commons is a 292-unit multifamily development under construction in the Elizabeth
master planned community, with delivery anticipated in December 2026. The C. Herman
Construction project includes four residential buildings, a clubhouse, and multiple outdoor
amenity areas.
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Williamson Mill is a new development of 200 units through historic adaptive reuse of existing
textile-era mill buildings strategically positioned atop vibrant street-level retail within downtown
Fort Mill. The property is targeting substantial construction completion during late 2026 while
featuring desirable rooftop terrace decks, extensive pedestrian-friendly promenades, and direct
connectivity to emerging downtown entertainment districts. The Unique Loom mill site targets
conversion to approximately 150 residential units within existing textile manufacturing buildings
featuring authentic exposed brick interior finishes alongside thoroughly modern community
amenities including professional co-working spaces, pet relief areas, and controlled-access
parking solutions. Mill District plans introduction of 120 contemporary townhome-style
residential units positioned near the historic Springs Industries legacy site, successfully blending
preserved architectural character with practical private attached garages, fenced rear patios, and
comprehensive community programming.

Weidner Apartment Homes' broader strategic portfolio acquisition encompassing approximately
350 additional multifamily units across multiple Fort Mill-area properties during 2025 clearly
signals robust institutional investor confidence in the submarket's sustained performance
potential, particularly highlighting substantial value-add renovation opportunities through
comprehensive interior unit modernizations, enhanced common area amenities, and strategic rate
repositioning initiatives.

Fort Mill's multifamily development pipeline currently totals approximately 800 units across
various construction stages, while consistently sustaining impressive 96 percent stabilized
occupancy levels alongside 12 percent trailing twelve-month net operating income growth even
amidst the temporary residential moratorium currently governing new project approvals.

Healthcare

Healthcare access is strong, anchored by Novant Health facilities including Fort Mill Family
Medicine at 1690 Highway 160 W, the new Mintview OB/GYN clinic opened in late 2025, and
Kingsley Park Drive primary/urgent care. Additional options like Pierce Street Urgent Care
complement proximity to Novant Ballantyne Medical Center, meeting growing population needs.

Immediate Neighborhood

The immediate subject neighborhood is considered to be the southern portion of the Town of
Fort Mill. This area is bounded roughly by Tom Mill Street to the North, municipal limits to the
east, the Catawba River to the south and US Highway 21 to the west. Interstate highway access
via [-77 Northbound entrance ramp lies approximately 2.8 miles northwest of the subject
property, while downtown Fort Mill's historic core is located just along the northern boundary of
the immediate neighborhood. This area blends traditional single-family homes predominantly
constructed from the 1970s through 1990s alongside well-maintained multifamily apartment
communities within a relatively low-density suburban residential setting. Convenient proximity
to Fort Mill's top-rated public school system provides substantial competitive advantage within
the housing marketplace. Specific schools serving the immediate neighborhood include
Riverview Elementary School, River Trail Elementary School and Banks Trail Middle School,
all part of the highly regarded Fort Mill School District 4.
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The aforementioned Elizabeth master planned community lies in the southwestern portion of the
immediate subject neighborhood, north of the Catawba River. Beyond predominant residential
single-family homes and multifamily apartments, non-residential uses within the neighborhood
include small commercial parcels zoned for neighborhood retail along Tom Hall Street, church
facilities, and limited office spaces for local professionals. An industrially zoned area is also
located in the southern portion of the neighborhood, anchored by the the US Foods distribution
center, located off Fort Mill Parkway. This is a major facility, identified as the company's
second-largest, at over 200,000 S.F. It serves as a key hub for supplying restaurants and
foodservice operators in the region. Springfield Golf Club, known as Fort Mill Golf Club, lies
just east of the subject property at 101 Country Club Drive, featuring an 18-hole championship
course designed by Donald Ross and George Cobb. The club offers memberships starting at
$225/month with access to four Leroy Springs courses, clubhouse dining, and practice facilities.

To summarize, the subject property is located at 822 Archie Street, off West Clark Road, just
south of the Fort Mill CBD. This area contains primarily residential land uses with supporting
neighborhood commercial and service uses along nearby corridors. It is convenient to downtown
Fort Mill, area shopping and medical care in both Fort Mil, Rock Hill and the Charlotte area.
Fort Mill is one of the fastest growing towns in the country. Corporate relocations and
infrastructure investments drive this boom. Residential construction has added over 5,000 units
since 2020, while commercial projects line key corridors. A temporary moratorium on residential
rezoning, enacted in 2025 and extended into 2026, reflects the town's commitment to sustainable
planning through the 'Our Path Forward' initiative. Multifamily development remains robust,
with more than 1,500 units delivered in recent years with occupancy rates currently exceeding
95%. Rents have risen annually, creating favorable conditions for properties owners. Property
values are considered to be stable to appreciating, and the long-term outlook for the
neighborhood is very good given ongoing regional population and employment growth.
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SITE ANALYSIS

The subject property is located at 822 Archie Street, in the Town of Fort Mill, York County,
South Carolina. Archie Street is a no-outlet 50” asphalt paved right-of-way, with streetlights, but
without curb and gutter, or sidewalks. The property is also located on the northern side of West
Clark Road and has a small amount of frontage on Williamson Street and Link Street. The
majority of the property is accessed from Archie Street, while one building is accessed from
West Clark Road and two buildings are accessed from Link Street, which terminates at the
subject property.

Size/Shape/Access

The most recent recorded plat showing the subject site is dated August 16, 1976 and was
prepared by John Quinn Hall, P.L.S and is recorded in the York County Register of Deeds office
in plat book 50, at page 56. According to the legal description n the most recent deed, which is
based upon this survey, the subject property totals 6.43 acres, plus a strip that is shown running
along the Banks Street frontage, but the strip does not have a size or dimensions indicated. The
tax assessor’s records show a size of 6.56 acres for the subject property and it is reasonable to
assume this strip totals 0.13 acre, therefore, for the purpose of this appraisal I have assumed a
size of 6.56 acres. Due to the age of the plat, it is recommended that the property be resurveyed.
The site is non-contiguous, with a 0.56 acre portion located south of Archie Street. The 0.56 acre
parcel has approximately 236’ of frontage on Archie Street. The larger subject parcel has roughly
755" of frontage on Archie Street, 468 on West Clark Road, 40’ on Williamson Steet and 40’ on
Link Street. The subject tract has an irregular, but functional shape. The size is within the typical
range for multi-family properties. Access to the site is considered very good.

Easements

No easements are shown on the survey and none were observed that would adversely affect the
value or functionality of the site.

Topography

The site is located in an X Flood Zone. This is an area which does not require flood insurance or
preventative construction and design measures. The site has variable sloped topography, with
elevation changes of approximately 38 feet across the site. Presumed engineered slopes are
present to accommodate the changed elevations. Drainage is assumed to be adequate. The soils
are assumed to be typical of those found in the region and capable of supporting the
improvements. No unusual soil conditions are known to exist; however, we assume no
responsibility for any soil conditions.

Utilities

The subject site has all necessary utilities available to it.
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Environmental Considerations

Environmental hazards associated with real estate can include friable asbestos containing
materials, contaminated soil, potentially leaking underground storage tanks, and other
preexisting or existing chemicals and/or materials on the site or in the buildings. The property
was visually inspected for indications of environmental hazards and none were noted. The
surrounding area was also visually inspected and no potential environmental hazards were noted
which could affect the subject property. However, I am not an expert in this field, and assume
no responsibility for any adverse environmental conditions. The client is advised to retain an
environmental consultant if so desired.

Conclusion

In summary, the size of the subject tract is within the typical range for multifamily sites in the
region. The shape is irregular, but functional and access is good. There are no known adverse
physical characteristics. The physical and functional characteristics of the site appear to meet the
desires and standards of typical purchasers in the market.



36

‘5w sayecee

PR

L W
. §EFEAS

B leaw
SET IR FEFL A

L7 e

I 416193 YH0A
iy ’ﬁs ’:14 427319
Ihe ¢ 1 99HE

N
)
. HemdTE O Y
Iy
95 3w f
PR LK FRLY) IR A OmT l

|
~
1




37

*sesodind Aiojenges

10 pasn eq jJouued sesle paziuiepoiun pue paddewun

1o segew dejy e3ep 810848 W4 Pue Uequinu jeued Wy |4
‘s1elyluepl Ajjunwiwod ‘ejep uopessd dew Yeq e|ess ‘pusss|
'sjeqe| suoz pooy} ‘fieSew) deweseq iesdde Jou op sjusws|e
dew Suimo||o) 8y} JO 810 10 BUO By} JI PIOA SI 8few dew siy)

8L} 18A0 Bjep meu Ag pepasiedns swodeq

10 88ueyo AeL UOHEWLIOJUI BAOBY8 PUB THAN 8y "swl}
pue ejep siy) 0} 10 308|481
Jou s80p pue Wd Ev'Z 18 920Z/8/% uo pepodxe sem

dew siyL "viN34 Aq pepircid seoinies Gam THAN SAlejHouIne
U3 Woy AjYosIIp PeAUSP S| UOHELLIoJUI PiezeY Poo]) 8y |

spiepuejs foeinooe

S,VIN34 Yim sel umoys eyy

"MO|eq PBquOsep SE PIoA Jou si 3 Ji sdew pooly [eYSIp

40 @sn 8y} 10y SIS YIm sel dew siyL

‘uoneoo| Auedoid eAnejioyine ue
jueseides Jou seop pue Jesn eyj Aq peysjes julod
ejewixoidde ue si dew eyj uo pakeidsip uid ey o

paddewun ST3INVd dYIN
eiqejieny ejeq [e)sia oN

A s|qelieny eieq |eusiq

einieed aldeiBoIpRH — g3y y3y
eulleseq olyold —— = ¥3H10
auljeseq JPosuel] |BJSE0] === ===
Kiepunog uonoipsuny
Apmis jo ywry

(348) OUIT UOHEASIT POOI BSEG s
joesuel) [BISEO) — — —
UoIjeAS|3 80BLNG JBIBM  FTT—
0UBYD [ENUUY %T UMM SUONDSS $S0I) F5—a)

1IEMPOO|4 JO ‘@YIQ ‘88AST 1111111 SIUNLONYLS
19M8S WIOJS 10 ‘USAIND ‘[BuUey) = = — = | TVHINID
@ auoz piezeH pooj4 paujuwuelepu Jo ealy SV3YV ¥3HLO

R CANELITE Y m—

Xauoz plezeH Poo|4 [BLIIUIIA JO B8ly NIFUIS ON

90078087 0} 8NP XSIY POOI4 Yym ealy
X 9U07 'SOIJON 98G ‘B8NS
0} enp )siy pool4 peonpsy Yim esly -
X au0z pieZEH POO|4 BOUBYD | -
[enuuy %T SUOIIPUOD 8IMIn4 ?‘
x a0z 8]IW 81eNbS BUO UBY) SS8] JO SEale
@8eulelp Y)Im 10 J00j 8UO uey) sse| yidep

ageJeAR Y3)IM POO]) SOUBYD [ENUUE %T JO
sealy ‘pIezeH pooj4 8sueyd [enuuy %z°0

Aempool4 Aiojeingey SV3YV QUVZVH
4V I ‘HY ‘Ov 3y auoz yideq 40 349 UNM ao074 VI03dS
66V A 'V au0z

(349) uoeas|3 poo|4 eseq INOYIM

LNOAVT TINVd WHI4 HOd4 dYIN X3ANI ANV ON3931 3 1VLIA H04 LHOd3IY SId 335

.| QYVZVH 40014
40 SV3YV 43HLO0

puaba

gzoz de $9sN S A1ogew) d g
000' 00S°L 000'L 005 0se 0

NubE 6SobE M.BT.9508 000 9L 1994 |HII”I

. SVIIV ALV 40dd0O D!
LT0Z/9T/S ‘Y3 lyh ’
mhﬂm@uﬁmomq

023V 2u0
><>>m_0mv._n_

N
NuEQoSE M.SS.95.08

)oY | JokeT piezeH poold [euoneN




38

S310N

spang

S|@dled

puabai

45 2y Aq uoneyaidiaaul Jo asn iy 4oy J0 ‘Ulasay
J0/pue spiodas 3y} o) papiroid ase ‘paijdiul 1o ssa

buiddew
S31jUBLIEM ON "UOIBWIOJUI UYoNs jo Adeindde Jo Ayppuaiyne ayy Ajisad

jou s30p AJUNo?) 04 ‘81ep-0)-dn pue ajendde Jaul 343 JaA0 papirosd uoneuojul daay 0} apeLu si 34042 A1aAd 3|IYM awiePsIq 00z ool o]
T~
< N\ @ 25 Auno) 1o
~ ~
&y D ¥
1\% ~

hat




39
IMPROVEMENTS ANALYSIS

The subject improvements include 51 apartment units located in 14 one-story buildings. The
property also includes a management office unit. The apartment buildings are estimated to have a
total of 35,552 rentable S.F. There are (6) 483 S.F. efficiency units, (10) 486 S.F. one-bedroom
units, (31) 782 S.F. two-bedroom units and (4) 888 S.F. three-bedroom units. The office unit
totals 782 S.F. Following in this section are portions of building plans. Following is a breakdown
the apartment unit areas:

Type Sq Ft | Count | Sq Ft
Efficiency 483 6 2,898
1-Bedroom 486 10 4,860
2-Bedroom 782 31 24,242
3-Bedroom 888 4 3,552

697 51 35,552

Following are specifics as to construction:

Building:

Structure: The buildings’ construction is wood-frame. There is a porch
located at each unit entrance.

Foundation: Each building has a concrete slab and foundation.

Exterior Walls: Exterior walls consist of vinyl siding, with brick veneer.

Roof: The buildings contain gabled roofs, covered with dimensional
asphalt composition shingles.

Fenestration: The building has double-hung windows in metal frames. The
exterior doors are doors are wood and each unit has an aluminum
storm door. Some units have sliding-glass rear doors.

HVAC: The apartments and office/community building are heated and
cooled with split heat pump systems. The HVAC systems are
assumed to be adequate.

Electrical: Each unit has an individual 125-amp electrical panel. The electrical

system is assumed to be adequate.



Plumbing:

Interior Construction:

Interior Finishes:

Appliances:

Site Improvements:

Depreciation:
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Each unit has one, three-fixture bathroom. The office unit has a
two-fixture restroom and a mop sink. Each unit has a washer and
dryer hookup. The plans show the office unit as having hookups
for three washers and three dryers; however, there is currently only
one coin operated water and dryer. The plumbing systems appear
to be adequate.

Interior construction consists of gypsum board over wood stud
walls.

The units have a mixture of carpet and vinyl floor coverings. The
walls are ceiling are gypsum board.  The units contain
incandescent fixtures. Each unit contains one ceiling fan.
Countertops are laminate over plywood substrate. Limited
bathrooms have solid surface resin countertops. The bath
enclosures are fiberglass. The office unit has painted gypsum board
walls and blown ceilings, synthetic wood floor covering, and vinyl
floorcovering. The maintenance room in the office unit has a
sealed concrete floor. The office unit has a ceiling fan and a
mixture of fluorescent and incandescent light fixtures.

Each unit has a range/oven, hood, and refrigerator. The office unit
has a refrigerator and microwave and a laundry room with one
coin-operated washer and one coin-operated dryer.

There is adequate landscaping. There are 4’ wide concrete
sidewalks around the perimeter of the parking areas and 3’
sidewalks leading to each building. The entrance drive and parking
areas are asphalt paved, with curb and gutter. There are a total of
76 marked parking spaces. The parking areas have pole mounted
light fixtures. There is an aluminum mail kiosk. A concrete paved
dumpster pad is partially surrounded by a wood fence. A wood
framed property sign is located at the entrance.

The buildings have an estimated total economic life of 45 years.
The estimate of total economic life is taken from the Depreciation
section of Marshall Valuation Service, a national cost manual. The
improvements were reportedly constructed in 1979/1980, are about
46 years old and appear to be reasonably well maintained. There
was some minor deferred maintenance noted, such as worn
carpeting, repaired ceilings, and damaged/worn cabinetry.
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The effective age is estimated to be 30 years and physical
depreciation is estimated to be 67% based on the age/life method
(30 years/45 years). The subject site is 6.56 acres and the density is
7.8 units per acre, which is within the typical range for multifamily
properties. The parking is adequate. There appears to be strong
demand in the market for this type of development as a restricted
rent property.

Conclusion:

In summary, the subject improvements include a 51-unit residential apartment development. The
apartment property and related improvements are functional and add considerable value to the
site.

PERSONAL PROPERTY

Current appraisal standards require that the value of personal property, fixtures, and intangible
items be identified. The depreciated value must be allocated. The subject apartment units have
range/oven, refrigerator and mini-blinds and the office area contains furniture and appliances.
The estimated economic life of major appliances for multi-family use is about ten years. The
lives of the other items would be less. While items have been replaced on an as needed basis, the
average age of the appliances, furniture, and window treatments appears to exceed ten years.
Based upon the average age of the personal property, it is assumed to have only negligible
salvage value. Based on the consideration of these factors, it is estimated that the subject’s
personal property has no measurable separate contributory value beyond to the continued
operation of the subject for whatever period they continue to have utility to the property.
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1A 1285 Banks Road 1BR
1B 1 BR
1C 1BR
1D 1BR
2A 605 Link Street 1BR
2B 1BR
2C EFF
2D EFF
3A 706 Archie Street 2BR
3B 2BR
3C 2BR
3D 2BR
4A 802 Archie Street 1BR
4B H-EFF
4C H-EFF
4D 1BR
5A 806 Archie Street 3BR
5B 3BR
6A 810 Archie Street 2 BR
6B 2BR
6C 2 BR
6D 2BR
7A 602 Link Street 2 BR
7B 2BR
7C 2BR
7D 2BR
8A 814 Archie Street 3 BR
8B 3BR
9A 818 Archie Street 2BR
9B 2 BR
9C 2BR
9D 2BR
10A 822 Archie Street 2 BR
10B 2BR
10C 2BR
10D ffice)| 2BR
11A 826 Archie Street 2 BR
11B 2BR
11C 2BR
11D 2BR
12A 830 Archie Street H-EFF
12B EFF
12C 1 BR
12D 1BR
13A 834 Archie Street 2 BR
13B 2BR
13C 2BR
13D 2BR
14A 851 Archie Street 2BR
14B 2 BR
14C 2BR
14D 2BR
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ZONING

The subject property is zoned GR, Residential District, by the Town of Fort Mill. According to
the Fort Mill zoning ordinance, it is the intent that the GR zoning district be developed and
reserved for medium-to-high density residential purposes. The regulations which apply within
this district are designed to encourage the formation and continuance of a stable, healthy
environment for several different types of dwellings and certain other compatible uses on zoning
lots of ten thousand or more square feet, and to discourage unwarranted encroachment of
commercial, industrial, or other uses capable of adversely affecting the residential character of
the district. Permitted uses withing this district include single-family dwellings (other than
mobile homes), two-family dwellings, multifamily dwellings and group dwellings.

The maximum permitted density allowed for multifamily development in a GR district is ten
units per acre. The minimum lot area is 10,000 S.F. and the minimum land area per dwelling unit
is 10,000 S.F. The minimum lot width measured at the building line is 75 feet and the minimum
front yard depth measured from the nearest street right-of-way line is 35 feet. The minimum side
yard is ten feet for a principal structure with accessory uses being five feet. The minimum rear
yard is 35 feet for a principal structure with accessory uses being five feet. The subject property
is currently improved with a 51-unit multifamily development. The improvements appear to
represent a legal, conforming use.
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ASSESSMENT AND TAXES

The subject property is in York County. Property valuation and assessment are the responsibility
of the York County Assessor. Under South Carolina Statutes and Constitution, all properties in
the State of South Carolina are appraised by the County Assessors at Market Value and are
assessed based on a system of classification. Industrial properties falling under certain
classifications are appraised by the South Carolina Tax Commission. This system provides that
these industrial properties carry a 10.5% ratio of assessment to Market Value.

Commercial properties are appraised at Market Value and assessed at 6% of that value. Light
industrial properties are appraised by the York County Assessor and assessed at 6%. All other
properties, except qualifying primary owner-occupied residences and properties which qualify
for agricultural use valuation are assessed at 6% of Market Value. Owner occupied residences
may be assessed at 4% upon application. Agricultural properties which qualify for agricultural
use valuation are assessed at 4% or 6% of Use Value depending on the type of ownership. Due
to the new South Carolina tax law, properties are reappraised at Market Value upon sale.
Property owners can then apply for a 25% reduction in the assessment.

The subject property is currently valued by the assessor at a market value of $1,798,700 and
taxed based upon a capped value of $1,444,699. The property was assessed in 2025 at 6%, or
$86,683. The 2025 taxes, including a $2,016 landfill fee, totaled $51,754.13 and have been paid.
The taxes equate to $1,015/unit. The 2025 millage rate for the subject property was 0.5738. The
2026 millage rate has not yet been set. The subject taxes have increased by an average of 10.1%
per year over the past three years; however, the majority of this increase occurred during the
2025 reassessment year when the taxes increased by 17.5%.

Due to the point-of-sale tax law enacted in 2007, all properties are appraised at market value
upon sale or development. Property owners can apply for a 25% reduction in the appraised value
after a sale until the next reassessment, when the 15% cap will take effect. In no case can the
reduced appraised value be less than the previous appraised value, not the capped value.
Assuming a 2026 sale of the subject property, I have estimated the 2026 taxes using data from
the Income Approach to Value in a loaded capitalization rate analysis. Assuming a 2026 sale and
a 25% reduction in taxable value, the 2026 taxes are projected at $123,425 as a market rate
property. Per USDA requirements, the real estate tax expense for the restricted value in this
report is based upon the operating budget.
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HIGHEST AND BEST USE ANALYSIS

Highest and Best Use may be defined as “the reasonably probable and legal use of vacant land or
an improved property, which is physically possible, appropriately supported, financially feasible,
and that results in the highest value.”

Therefore, any use of a property must meet the four tests of being legally permissible, physically
possible, financially feasible, and maximally productive.

Legally Permissible: The subject property is zoned GR, Residential District, by the Town of Fort
Mill. According to the Fort Mill zoning ordinance, it is the intent that the GR zoning district be
developed and reserved for medium-to-high density residential purposes. The regulations which
apply within this district are designed to encourage the formation and continuance of a stable,
healthy environment for several different types of dwellings and certain other compatible uses on
zoning lots of ten thousand or more square feet, and to discourage unwarranted encroachment of
commercial, industrial, or other uses capable of adversely affecting the residential character of
the district. Permitted uses withing this district include single-family dwellings (other than
mobile homes), two-family dwellings, multifamily dwellings and group dwellings.

The maximum permitted density allowed for multifamily development in a GR district is ten
units per acre. The minimum lot area is 10,000 S.F. and the minimum land area per dwelling unit
is 10,000 S.F. The minimum lot width measured at the building line is 75 feet and the minimum
front yard depth measured from the nearest street right-of-way line is 35 feet. The minimum side
yard is ten feet for a principal structure with accessory uses being five feet. The minimum rear
yard is 35 feet for a principal structure with accessory uses being five feet. The subject property
is currently improved with a 51-unit multifamily development. The improvements appear to
represent a legal, conforming use.

Physically Possible: The subject property is located at 822 Archie Street, in the Town of Fort
Mill, York County, South Carolina. Archie Street is a no-outlet 50’ asphalt paved right-of-way,
with streetlights, but without curb and gutter, or sidewalks. The property is also located on the
northern side of West Clark Road and has a small amount of frontage on Williamson Street and
Link Street. The majority of the property is accessed from Archie Street, while one building is
accessed from West Clark Road and two buildings are accessed from Link Street, which
terminates at the subject property.

Size/Shape/Access

The most recent recorded plat showing the subject site is dated August 16, 1976 and was
prepared by John Quinn Hall, P.L.S and is recorded in the York County Register of Deeds office
in plat book 50, at page 56. According to the legal description n the most recent deed, which is
based upon this survey, the subject property totals 6.43 acres, plus a strip that is shown running
along the Banks Street frontage, but does not have a size or dimensions indicated. The tax
assessor’s records show a size of 6.56 acres for the subject property and it is reasonable to

3 Appraisal Institute, The Appraisal of Real Estate, 12 ed., p. 305.
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assume this strip totals 0.13 acre, therefore, for the purpose of this appraisal I have assumed a
size of 6.56 acres. Due to the age of the plat, it is recommended that the property be resurveyed.
The site is non-contiguous, with a 0.56 acre portion located south of Archie Street. The 0.56 acre
parcel has approximately 236 of frontage on Archie Street. The larger subject parcel has roughly
755" of frontage on Archie Street, 468” on West Clark Road, 40° on Williamson Steet and 40’ on
Link Street. The subject tract has an irregular, but functional shape. The size is within the typical
range for multi-family properties. Access to the site is considered very good.

Easements

No easements are shown on the survey and none were observed that would adversely affect the
value or functionality of the site.

Topography

The site is located in an X Flood Zone. This is an area which does not require flood insurance or
preventative construction and design measures. The site has variable sloped topography, with
elevation changes of approximately 38 feet across the site. Presumed engineered slopes are
present to accommodate the changed elevations. Drainage is assumed to be adequate. The soils
are assumed to be typical of those found in the region and capable of supporting the
improvements. No unusual soil conditions are known to exist; however, we assume no
responsibility for any soil conditions.

Utilities
The subject site has all necessary utilities available to it.
Environmental Considerations

Environmental hazards associated with real estate can include friable asbestos containing
materials, contaminated soil, potentially leaking underground storage tanks, and other
preexisting or existing chemicals and/or materials on the site or in the buildings. The property
was visually inspected for indications of environmental hazards and none were noted. The
surrounding area was also visually inspected and no potential environmental hazards were noted
which could affect the subject property. However, I am not an expert in this field, and assume
no responsibility for any adverse environmental conditions. The client is advised to retain an
environmental consultant if so desired.

Conclusion

In summary, the size of the subject tract is within the typical range for multifamily sites in the
region. The shape is irregular, but functional and access is good. There are no known adverse
physical characteristics. The physical and functional characteristics of the site appear to meet the
desires and standards of typical purchasers in the market.
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Financially Feasible: Next, 1 will consider what uses would be financially feasible for the
subject properties. The subject neighborhood is located in an area in and surrounding the Town
of Fort Mill. The immediate subject neighborhood is considered to be the southern portion of the
Town of Fort Mill. This area is bounded roughly by Tom Mill Street to the North, municipal
limits to the east, the Catawba River to the south and US Highway 21 to the west. Interstate
highway access via [-77 Northbound entrance ramp lies approximately 2.8 miles northwest of the
subject property, while downtown Fort Mill's historic core is located just along the northern
boundary of the immediate neighborhood. This area blends traditional single-family homes
predominantly constructed from the 1970s through 1990s alongside well-maintained multifamily
apartment communities within a relatively low-density suburban residential setting. Convenient
proximity to Fort Mill's top-rated public school system provides substantial competitive
advantage within the housing marketplace. Specific schools serving the immediate neighborhood
include Riverview Elementary School, River Trail Elementary School and Banks Trail Middle
School, all part of the highly regarded Fort Mill School District 4.

The aforementioned Elizabeth master planned community is located in the southwestern portion
of the neighborhood, north of the Catawba River. Beyond predominant residential single-family
homes and multifamily apartments, non-residential uses within the neighborhood include small
commercial parcels zoned for neighborhood retail along Tom Hall Street, church facilities, and
limited office spaces for local professionals. The Elizabeth community incorporates substantial
non-residential use, with at least 350,000 square feet of commercial space permitted under the
development agreement. Initial commercial phases include the South Mill at Elizabeth retail and
flex project, which features approximately 19,868 square feet of retail space, a 15,000-square-
foot flex building, and an 85,000-square-foot climate-controlled self-storage facility. An
industrially zoned area is also located in the southern portion of the neighborhood, anchored by
the the US Foods distribution center, located off Fort Mill Parkway. This is a major facility,
identified as the company's second-largest, at over 200,000 S.F. It serves as a key hub for
supplying restaurants and foodservice operators in the region. Springfield Golf Club, known as
Fort Mill Golf Club, lies just east of the subject property at 101 Country Club Drive, featuring an
18-hole championship course designed by Donald Ross and George Cobb. The club offers
memberships starting at $225/month with access to four Leroy Springs courses, clubhouse
dining, and practice facilities.

Fort Mill is experiencing explosive population growth, currently ranked as one of the fastest-
growing towns in the nation. The population tripled since 2000, reaching 41,764 by 2026
estimates. Growth accelerated after 2010, from 10,811 to 25,204 in 2020, then to 36,244 by 2024
at 7.1% annually. Families dominate with 75% of households and a median age of 36. Median
household income stands at $114,321, with 45% holding bachelor's degrees. Projections indicate
55,000 by 2030, supporting sustained rental demand.

Fort Mill's growth and development trends are propelled by its connectivity via Interstate 77,
which provides residents and businesses with access to Charlotte's downtown core in 15 minutes
to the north as well as the broader Charlotte metropolitan region.
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The town's close proximity to Charlotte Douglas International Airport, only 20 minutes away,
further enhances its appeal as a logistics and corporate hub for companies serving the Southeast.
This strategic infrastructure has driven building permits for new construction to rise by an
impressive 20 percent annually in the years immediately preceding 2025, reflecting robust
developer confidence and consumer demand before temporary moratoriums were implemented.
Residential development during this period added over 4,000 housing units across single-family
homes, townhomes, and multifamily apartment complexes, significantly expanding the town's
housing inventory to accommodate Charlotte commuters and growing families.

Simultaneously, the commercial development pipeline exceeded $1 billion in proposed projects,
encompassing retail shopping centers, Class A office parks, industrial warehouses, and mixed-
use developments that capitalize on Fort Mill's position along major transportation corridors.
York County's competitive tax structure, available skilled workforce, and business-friendly
environment have accelerated this development momentum, positioning Fort Mill as one of the
region's most dynamic growth centers.

The town's comprehensive planning initiative titled 'Our Path Forward,' formally adopted in mid-
2025, places strategic emphasis on managed density along designated growth corridors such as
Carowinds Boulevard and US Highway 521 while prioritizing critical infrastructure
improvements including road widenings, sewer system expansions, stormwater management
upgrades, and advanced traffic signal systems to accommodate the rapid influx of new residents
and commuters. Temporary moratoriums on residential rezoning applications, first enacted by
the Town Council in June 2025 and subsequently extended through September 2026, specifically
target mounting traffic congestion and infrastructure capacity constraints at key intersections
throughout town.

Lennar's master-planned Elizabeth development emerges as one of Fort Mill's most successful
recent residential communities, designed with a focus on walkability and extensive lifestyle
amenities. At final build-out, the residential portion of the development is planned to include up
to 1,285 units, comprising approximately 820 single-family homes and 492 townhomes. The
neighborhood environment that includes a resort-style community clubhouse, competition
swimming pool, state-of-the-art fitness center, extensive interconnected walking and biking trails
linking to multiple neighborhood pocket parks, and dedicated children's play areas.

The development achieved 95 percent sales absorption between 2024 and early 2025,
successfully closing on contracts ranging from $450,000 for accessible entry-level two-story
townhome configurations to $650,000 for single-family detached models typically featuring four
bedrooms, three full bathrooms, finished bonus rooms, and three-car attached garages with
epoxy flooring and built-in storage solutions. Additionally, the community includes a substantial
commercial component and the Elizabeth Commons multi-family phase, which is planned for
292 apartment units.
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DRB Homes' designed Harbins Crossing community provides 250 new homes within a nature-
centric residential environment incorporating substantial preserved green space areas, extensive
community trail networks winding through wooded conservation easements, multiple children's
playground destinations, and neighborhood pools serving families specifically seeking larger
premium homesites proximate to Fort Mill's elite public school system.

Williams Reserve represents a substantial forthcoming residential opportunity following formal
annexation approval by Fort Mill Town Council during 2025, strategically planning delivery of
500 single-family detached homes alongside 100 townhomes presented in phased construction
sequences extending through 2027, with location immediately adjacent to planned expansions of
the highly regarded York County School District facilities and featuring advanced smart home
technology packages, extensive customization options through nationally recognized production
builders, and community amenities including championship swimming complexes, tennis
facilities, and extensive recreational programming.

Fort Mill's median existing single-family home sales price has climbed steadily to $565,000
throughout the current market cycle, reflecting impressive 22 percent year-over-year price
appreciation directly attributable to chronically low housing inventory levels, robust demand
from Charlotte-area corporate relocations, and sustained population growth pressures throughout
York County that continue to drive premium pricing across all residential product types.

The Lodges at Fort Mill is a rental-only community offering a mix of one- to three-bedroom
apartments, townhomes, and single-family-style homes, located along Fort Mill Highway in the
Indian Land / Fort Mill area. It opened in late 2024. Fox Hunt Farms is a modern apartment
community located at 355 Amistead Avenue in Fort Mill, operated by Greystar and offering one-
to three-bedroom units with higher-end finishes and pet-friendly amenities. The community was
completed in 2025 and reportedly stabilized shortly after construction concluded. Vintage
Wilson Farms is a new apartment community located at 520 Ridgeline Drive in Fort Mill,
developed by TDK and features one- to three-bedroom units with updated interiors and in-unit
washers/dryers. The development was completed in 2025 with lease-up currently underway.

Elizabeth Commons is a 292-unit multifamily development under construction in the Elizabeth
master planned community, with delivery anticipated in December 2026. The C. Herman
Construction project includes four residential buildings, a clubhouse, and multiple outdoor
amenity areas.

Williamson Mill is a new development of 200 units through historic adaptive reuse of existing
textile-era mill buildings strategically positioned atop vibrant street-level retail within downtown
Fort Mill. The property is targeting substantial construction completion during late 2026 while
featuring desirable rooftop terrace decks, extensive pedestrian-friendly promenades, and direct
connectivity to emerging downtown entertainment districts. The Unique Loom mill site targets
conversion to approximately 150 residential units within existing textile manufacturing buildings
featuring authentic exposed brick interior finishes alongside thoroughly modern community
amenities including professional co-working spaces, pet relief areas, and controlled-access
parking solutions.
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Mill District plans introduction of 120 contemporary townhome-style residential units positioned
near the historic Springs Industries legacy site, successfully blending preserved architectural
character with practical private attached garages, fenced rear patios, and comprehensive
community programming.

Weidner Apartment Homes' broader strategic portfolio acquisition encompassing approximately
350 additional multifamily units across multiple Fort Mill-area properties during 2025 clearly
signals robust institutional investor confidence in the submarket's sustained performance
potential, particularly highlighting substantial value-add renovation opportunities through
comprehensive interior unit modernizations, enhanced common area amenities, and strategic rate
repositioning initiatives.

Fort Mill's multifamily development pipeline currently totals approximately 800 units across
various construction stages, while consistently sustaining impressive 95 percent stabilized
occupancy levels alongside 12 percent trailing twelve-month net operating income growth even
amidst the temporary residential moratorium currently governing new project approvals.

To summarize, the subject property is located at 822 Archie Street, off West Clark Road, just
south of the Fort Mill CBD. This area contains primarily residential land uses with supporting
neighborhood commercial and service uses along nearby corridors. It is convenient to downtown
Fort Mill, area shopping and medical care in both Fort Mil, Rock Hill and the Charlotte area.
Fort Mill is one of the fastest growing towns in the country. Corporate relocations and
infrastructure investments drive this boom. Residential construction has added over 5,000 units
since 2020, while commercial projects line key corridors. A temporary moratorium on residential
rezoning, enacted in 2025 and extended into 2026, reflects the town's commitment to sustainable
planning through the 'Our Path Forward' initiative.

Multifamily development remains robust, with more than 1,500 units delivered recently at
occupancy rates exceeding 95%. Rents have risen 10-15% annually, creating favorable
conditions for properties owners. Property values are considered to be stable to appreciating, and
the long-term outlook for the neighborhood is very good given ongoing regional population and
employment growth.

The subject property is well located in a residential area with good road frontage and access. The
subject zoning allows for a variety of residential uses. There appears to be strong demand for
both single-family homes and apartments in the area. Therefore, the financially feasible use for
the subject property, if vacant, is considered to be residential development. Due to increased
development density, multifamily use typically brings a greater return to the land, therefore the
most financially feasible use is considered multifamily use.

Maximally Productive: The financially feasible use for the subject property is residential
multifamily development. The maximum allowed density is 10 units per acre and the subject site
totals 6.56 acres, therefore, the maximally productive use of the subject site is considered to be
multifamily family development of up to 65 units.
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Conclusion

The highest and best use for the subject site “as though vacant” is multifamily development of up
to 65 units. The subject site is improved with a 51-unit affordable housing development that was
constructed under the USDA Rural Development program, which imposes long-term
affordability and income-eligibility restrictions on tenant rents and household incomes. Based
upon the conclusions of this report, the improvements add very little value to the site under its
current restricted use; however, the interest credit subsidy adds additional value to the property
under these regulations. Because of the binding regulatory covenants and program requirements,
the only feasible use of the improvements “as improved” is continued operation as a
restricted-rent affordable housing property. Consequently, the current use is consistent with the
highest and best use of the subject property “as improved. The most probable purchaser is a
regional investor or non-profit entity.
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VALUATION METHODOLOGY

The valuation process begins when an appraiser identifies the appraisal problem and ends when
he or she reports a conclusion to the client. Each real property is unique and many different
types of value can be estimated for a single property. The most common appraisal assignment is
performed to estimate market value; the valuation process contains all the steps appropriate to
the type of assignment. The mode also provides the framework for estimating any other defined
value. Furthermore, evaluation assignments often call for value estimates which are derived
through application of the valuation process.

The valuation process is accomplished through specific steps; the number of steps followed
depends on the nature of the appraisal assignment and the data available. The model indicates a
pattern that can be used in any appraisal assignment to perform market research and data
analysis, to apply appraisal techniques, and to integrate the results of these activities into an
estimate of defined value.

Research begins after the appraisal problem has been defined. The analysis of data relevant to
the problem starts with an investigation of trends observed at all market levels — international,
national, regional, community, and neighborhood. This examination will help the appraiser
understand the interrelationships among the principles, forces, and factors that affect real
property value in the specific area. It also provides raw data form which to extract quantitative
information and property value over a number of years, the population movement into an area,
and the number of employment opportunities available and their effect on the purchasing power
of potential property users. These data can be analyzed and employed to estimate the defined
value.

Traditionally, appraisal techniques are the specific procedures within the three approaches that
are applied to derive indications of real property value. Other procedures such as the use of
inferential statistics and economic models also contribute to appraisals. One or more approaches
to value may be used depending on their applicability to the particular appraisal assignment.

In assignments to estimate market value, the ultimate goal of the valuation process is a well-
supported value conclusion that reflects all the factors that influence the market value of the
property being appraised. To achieve this goal, an appraiser studies a property form three
different viewpoints, which correspond to the three traditional approaches to value.

1. The current cost of reproducing or replacing the improvements, minus the loss in
value from depreciation, plus site value — the cost approach.

2. The value indicated by recent sales of comparable properties in the market — the sales
comparison approach.

3. The value of a property’s earning power based on the capitalization of its income —
the income capitalization approach.
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The three approaches are the interrelated; each requires the gathering and analysis of cost, sales
and income data that pertain to the property being appraised.

From the approaches applied, the appraiser derives separate indications of value for the property
being appraised. One or more of the approaches may not be applicable to a specific assignment
or may be less reliable due to the nature of the property, the needs of the client, or the data
available.

To complete the valuation process, the appraiser integrates the information drawn from the
market research data analysis and from the application of approaches to form a value conclusion.
This conclusion may be present as a single point estimate of value or as a range within which the
value may fall. An effective integration of all the elements in the process depends on the
appraiser’s skill, experience, and judgment.*

4 Appraisal Institute, The Appraisal of Real Estate, 10" ed., p. 71.
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SITE VALUATION

The most universally accepted method of the valuation of land is by comparison with properties
that have recently sold in the competing market. I have researched the market and have located
the following sales of properties used in estimating a value for the subject property. All of the
sales are located within the subject neighborhood, in or surrounding the Town of Fort Mill. They
are shown on a chart at the end of this section entitled “Land Sales Chart.”

Discussion of Adjustments:

The sales indicate a range in value before adjustments of $86,700 to $296,545/acre and $6,378 to
$16,610/unit. The primary value indicators are $ per acre and $ per unit. Multifamily developers
typically utilize financial modeling techniques and purchase decisions are often based on the
price per unit. I analyzed both indicators.

Time/Market Conditions: All of the sales occurred since April 2022. The market for vacant
sites in the subject market appears to have been stable over the past three to four years, therefore,
no adjustment is warranted.

Size: The sales ranged in size from 3.67 to 16.355 acres. Larger sites typically sell for a lower
per acre price; however, larger multifamily projects can often support higher land prices per acre
because fixed development costs are spread over more units, therefore no adjustment for size is
made to the larger sales.

Location: Sale No. 1 is located in a new master planned community in Fort Mill and is adjusted
-10% for location. Sale Nos. 3 and 4 have inferior locations in western Rock Hill and are
adjusted +20% for location.

Shape/Access: Sale No. 3 has extensive frontage on two parkways (one planned) and is adjusted
-5% for superior shape and access.

Zoning: Sale Nos. 1, 2, and 3 are adjusted -22%, -36%, and -13%, respectively, for superior
zoning that allows significantly greater development density in comparison to the subject

property.
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Conclusion

After adjustments, the sales range from $4,082 to $11,734/unit, with a mean of $9,251/unit and a
median of $10,599/unit. The sales ranged from $104,040-$186,823/acre, with a mean of
$144,393/acre and a median of $143,354/acre. The § per unit indications is given less emphasis
as the high-density sales naturally depress the price per unit and the zoning adjustment further
lowered this indication. The sales display a great deal of variance even after adjustments due to
rental product type, project size, densities, location and developer profile. Based upon the
foregoing information, and considering the previous grading and engineering performed on the
subject site, I believe that the indicated value would fall in the middle of the range on a per acre
basis, at about $145,000/acre. The subject property totals 6.56 acres and the indicated value is
$951,200, rounded to $950,000. This equates to $14,615 per allowed unit, which is reasonable
considering the subject property’s relatively low allowed density. Therefore, the estimated value
of the subject site by the Sales Comparison Approach to Value is then $950,000.
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LAND SALES CHART
SALE NUMBER SALE NO. 1 SALE NO. 2 SALE NO. 3 SALE NO. 4
6620701007
TMS 0202001148 6620701008 5970401051 5950101014
. 1132 North .
Fort Mill Pkwy. 805 Heckle Blvd. 1861 Main St.
LOCATION Fort Mill Anderson Rd. Rock Hill Rock Hill
Rock Hill
ZONING MXU GC MF-R MF-R
SALE DATE 05-18-23 12-09-24 06-30-22 04-22-22
SELLER Lennar Carolinas, 8413 Kingston Pike, Bryant G. Barnes, Haefele Family
LLC LLC Trustee, et al. Limited Partnership
BUYER CCC Elizabeth AHI Marlowe LL, Magnolia Terrace Hf(?ﬁsng’; tAUtfhlgrlti
Commons, LLC LLC Apartments, LLC otthe H?llo ¢
DEED
REFERENCE 20758/299 21655/201 20274/410 20136/200
PLAT
REFERENCE 170/492 D288/4 169/269 B224/8
EFF. SALE PRICE $4,850,000 $1,250,000 $1,565,000 $880,000
EFF. SIZE
(ACRES) 16.355 3.67 11.50 10.15
:ESI;“I; SIZE 712,424 246,985 501,123 442,134
PLANNED UNITS 292 196 156 90
DENSITY 17.9:1 34.6:1 13.6:1 8.9
SALE
PRICE/UNIT $16,610 $6,378 $10,032 $9,778
SALE
PRICE/ACRE $296,545 $220,459 $136,087 $86,700
SALE PRICE/SF $6.81 $5.06 $3.56 $1.99
ADJ.
SIZE -0- -0- -0- -0-
LOCATION -10% -0- +20% +20%
SHAPE/ACCESS -5% -0- -0- -0-
TOPOGRAPHY -0- -0- -0- -0-
ZONING -22% -36% -13% -0-
TOTAL . . . .
ADJUSTMENT -37% -36% +7% +20%
ADJ. SALE
PRICE/UNIT $10,464 $4,082 $10,734 $11,734
ADJ. SALE
PRICE/ACRE $186,823 $141,094 $145,613 $104,040




64

6% Od 0LT N8 1Vd

ot o0 B0 Sk s SEEERERS ‘_. - - 7
O r g > ] Hi s R ] %
A - £
ol BN S 3 skt 08 ‘wnasy | A
emudertro NTTO i R S i 3 s o} 3 S .>€
2 KINNOD YHOR|| wonee SBHERG FHH 2 ¥ fof TR )
= TR _IN04 40 NMOL ‘NI GHALYIOT LT e i;o O ]

o
ks

SALE NO. 1 PLAT

e RIS Sh SR see e TaRes 3 smaEnE
2-4'1-4 '3 6 0 ' Vi ot 3y L L.Eﬁu%%hzﬂuw - s

:SIOVHL T R

v [T | gao o |
= o o |
s I ) s s
S I o
0 I 0 0 1 -
o o w
* | O | o s | "
L0 o vy |
S o
) T e | e i e
- et s W
T
oy v e —
2 - e
[ | =3 o

6% 0d

Terg oLt 11d va
Wet LZB02s £20220r60

e e e e B S e T B TR LY
AP0 30 U VDAL
- e TR IR
A0 2O UVIND
= g s pomer e oo mun ot e SIS
A BT S e T S e A B A S Y
3 RS RS B R A
: e e 2 1 ot G B e iy
T A D o e o b
- et e AT
: i a2 0 3 e

: o e AT S ¢ Lo
: e SRR EATRRS
: fppsldspudnd
% R N SR 0%
: - O syt oy
ongon £o8 U 2 ol e PR B2 10 01
3 o Fem ez e
£33 8 0w tmmiss s s 10 o s D LT s S
= pus e s o R
SRR A 10 2 o T R 8 i 4 v GRSV
iy 383 T —
- v G S S
iR A i S i
Bt sl
=aRE ThOw TREMD WTRO S T IV v o L
(e -t /o s St A o S 1 it




SALE NO. 2 PLAT

I i

g:: 3 Hj%' ‘ ii 2 .
i o e

: 4
£ A
‘é b
14 §38
g H
L
SR
5393 (8l
52397 1°
A
F
g9558

DATE _
FOR.

3 s 7009-FRX_ (003} 547-0766 : s S
P-B0K 1512, FORE ML, SC {29716 (305) S7-7309 4K (203) CHD. B ]

BOUNDARY & PHYSICAL SURVEY FOR

SOUTR CAROLINA

&)
3
:
2 o
EEE
8§
]
=
2

ROCK HILL\TOWNSHIP

i
SHEET NO. |

21

L

65




SALE NO. 3 PLAT

$0.5

i

289

R TLPIETE

==

SHECAUTION***

PALMETTO UTIATY LOCATION SERVICE

Curve Table

@

[ [orase 4 v o o

— ¢
Toere
T

CHERRY ROAD SOUTH
) J(5c uamr s22)

CERTIFICATE OF OWNERSHIP AND DEDICATION
¢ ACKOINLEIYIE THAT 130k VR AR T ORI 2
OV RGRERTY OO s b L
200PT TG LA OF BuBD
T T A BN B o LRI A0 )
FURUCUSE 5 RONGE, STREETS, XD CAZENENTS FOREVER AL Ak

G e -
SV
R -

Eosement Curve Toble

TOCA o WA
T 10 SesE

moms

1 s oo e
SR PR

1) soDes

et g
o AT
501 Sat BREN R Ve

) PRITY SURAEY T2 ANY AND ALk EASIVENTS MO
S OF RECORO WO 0N O SRR

31 0D WO COIETTR TECARR 14 2023

T3 AL W AR 3/ BEINR LTS OTESWEE HOTED

R vetrr s ot Faees v

W Canc

W DaAT-FAuRY SESORNTIL)
AL s cheeonce

W [onten [ etia | erors et | G Lomih

S 4% [1sr

&

X3

AR UstH 0 BT

EIEEE

Pt
o

C10
Jches nesoeina cmer
7l

VG| 1870 |51
e

12| wm

T | o7
e

PROMENIY SNET 10 ALL /K AN EXSEVENTS OF RECHD

oo | iss | o 4w

12) SHHT-CEWAY FOR 5 93 [HINCAE BUID)
S T o Tl g0 gl e
P e P

WO s et 4 s pATORH
£9ROR OF CLOBRE. 110020

ot 1 v |

[ rasamant e Tt

oleee/¢[e[ele[s[s[s]s

Comment Una T Tovvmnt e Tatie

T

PUBLIC UTILITY EASEMENT PLAT FOR:

2
TG
RS pees e

7082028 10:54:25 o
B PLAT 172

L

MAGNOLIA TERRACE APARTMENTS, LLC

et "

e
%ﬂmn s 1= 60
e e

ARBOR

AND DESIGN

Zaf 2t e ——

PLAT BK 172 PG 440

66




SALE NO. 4 PLAT

THOMAS LAND SURVEYING, o

1428 Nicholson Avenue, HRock Hill, S.C. 29732
(803) 366-7983
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SEC! YORK COUNTY, SOUTH CAROLINA, PROPERTY STRIP MAP
STA. 225+00 TO STA. 240+00. SHEET 4-F OF 148 DATED 10-1-39.
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INCOME APPROACH TO VALUE

According to the principle of anticipation, value is based on the expectation of future benefits.
The income capitalization process involves converting future benefits into present value. There
are two methods used in arriving at a value estimate by the Income Approach to Value: Direct
Capitalization and Yield Capitalization. The Direct Capitalization Method is well suited for
stabilized properties and is discussed below:

Direct Capitalization: The basic premise of direct capitalization is that no
prudent investor would pay more for a property than the value indicated by
capitalizing or dividing the net operating income by a rate of return shown to be
desired in the market for that type of property. Direct capitalization converts one
year's income into a value indication. The major steps in direct capitalization are
to estimate potential gross income, deduct an appropriate vacancy and credit loss
allowance to arrive at effective gross income, then deduct all expenses attributable
to the real estate which leaves net operating income. The net operating income is
then divided by an overall rate developed from the market to arrive at a value
indication.

The subject property includes 51 apartments rented under the USDA Rural Development (RD)
program. The subject property is currently 98% occupied and I have used the direct
capitalization method to estimate the Market Value “As Is” of the leased fee estate of the subject
property, subject to the current restricted rents. I have also used the direct capitalization method
to estimate the Market Value of the leased fee estate of the subject property based on market
rents and under the hypothetical condition that the property is stabilized as a market rent

property.
Market Rate Rent Comparables

I have researched the market and have located market rents for apartments that would be
considered competition for the subject property if operated as a conventional property at market
rents. All comparable properties are located within a 7-mile radius of the subject property in
either the Town of Fort Mill or the northeastern portion of the adjacent City of Rock Hill.
Comparables were chosen which encompass the subject unit mix that were constructed between
1972 and 2009. The rents are summarized on a table on the next page and details for each
property follow.
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RENT COMPARABLE SUMMARY TABLE
property | £ | S | egp | 18R [ ISR g [28R [pn g [ opn | 0% [ R [y
Name Size Rent 3/SF Size Rent 3/SF Size Rent 3/SF Size Rent >/SF
Fort Mill
Townhomes 750 $1,317 | $1.76 | 1,000 $1,520 | $1.52
el LAl 750 | $1,275 | $1.70 | 1,000 |  $1,550 | $1.55
Townhomes
The
1,078 $1,541 | $1.43 | 1,229 $1,863 | $1.52

Commons
Riverview
Studios 600 S775 | $1.29 | 750 S875 | $1.17
Yorktowne
Village 600 $1,325 | $2.21 | 1,048 $1,516 | $1.45
Villas at
1825 750 $1,218 | $1.62 | 1,007 $1,322 | $1.31 | 1,150 $1,562 | S1.36

The Vintage | 515 | $1,107 | $2.15 | 764 $1,211 | $1.58 894 $1,294 | $1.45 | 1,012 $1,299 | $1.28

Estates at

. 683 $1,292 | $1.89 975 $1,403 | $1.44 | 1,321 $1,611 | S1.22
Rock Hill

Gable Oaks | 336 | $1,055 | $3.14 | 520 $1,172 | $2.25 864 $1,309 | $1.51 | 1,080 $1,555 | $1.44

Quiail Ridge 714 $987 | $1.38 | 1,075 $1,245 | $1.16 | 1,166 $1,530 | S1.31
Fort Mill Il 750 $1,441 | $1.92 | 1,000 $1,641 | S1.64
Villas at

. . 750 $1,225 | $1.63 | 1,008 $1,325 | $1.31 | 1,300 $1,600 | S1.23
Riverview
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RENT COMPARABLE
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RENT COMPARABLE AMENITY MATRIX
The
amerty | S e | Commons | KTAgon | oroune | v o0
at Fort Mill
Central AC Yes Yes Yes Yes Yes Yes
Dishwasher No No Yes No Yes No
Disposal No No No No Yes No
Oven/Range Yes Yes Yes Yes Yes Yes
Refrigerator Yes Yes Yes Yes Yes Yes
W/D Hookup Yes Yes Yes No Yes No
Hardwood Floors No No No No No No
Vinyl Plank No No Yes No No No
Carpet Yes Yes Yes Yes Yes Yes
Walk-In Closet No No Yes No No No
Balcony/Patio No No Yes No Yes No
Clubhouse Yes Yes Yes Yes Yes Yes
Fitness Center No No Yes No Yes No
Swimming Pool No No No No Yes No
Playground Yes Yes Yes Yes No No
Picnic Area Yes Yes Yes Yes Yes No
On-Site Mgmt No No Yes Yes Yes Yes
Business Center No No Yes No No No
Central Laundry Yes Yes Yes Yes Yes Yes
Pet Park No No No No No No
Tennis Court No No No No No No
Gated Community No No No No No No
Elevator No No No No No No
Controlled Access No No Yes No No No
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RENT COMPARABLE AMENITY MATRIX (CONT.)
Amenity The Vintage Estates .at Gable Oaks | Quail Ridge | Fort Mill lll \.Iillas.at
Rock Hill Riverview
Central AC Yes Yes Yes Yes Yes Yes
Dishwasher Yes Yes Yes Yes No Yes
Disposal Yes Yes No Yes No Yes
Oven/Range Yes Yes Yes Yes Yes Yes
Refrigerator Yes Yes Yes Yes Yes Yes
W/D Hookup Yes No No Yes Yes No
Hardwood Floors Yes No No No No No
Vinyl Plank Yes Yes Yes Yes No No
Carpet Yes Yes Yes Yes Yes Yes
Walk-In Closet Yes Yes Yes Yes No No
Balcony/Patio Yes Yes Yes Yes No Yes
Clubhouse Yes Yes Yes Yes Yes Yes
Fitness Center Yes Yes No Yes No Yes
Swimming Pool No Yes Yes Yes No No
Playground No Yes Yes Yes Yes No
Picnic Area No Yes Yes Yes Yes Yes
On-Site Mgmt Yes Yes Yes Yes No Yes
Business Center No Yes No Yes No No
Central Laundry Yes Yes Yes Yes Yes Yes
Pet Park No No No Yes No No
Tennis Court No No No No No No
Gated Community No No No No No No
Elevator Yes No No No No No
Controlled Access Yes No Yes Yes No No
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RENT COMPARABLE #1

Fort Mill Townhomes
100 Bollin Cir, Fort Mill, SC 29715

Distance from Subject: 2.1 Miles
County: York
Year Built/Renovated: 1984/2006

Stories: 2

Total Units: 52

Program: Market Rate

Property Type: Garden Apartments
Vacancy: 1.9%

PROPERTY DETAILS

Land Area: 7.05 AC (307,098 SF)
Average Unit Size: 846 SF
Building FAR: 0.14
Construction Type: Wood Frame
Number of Buildings: 7

Units Per Area: 7/AC

Parcel: 0200114014
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UNIT MIX & RENTS

Beds Baths Avg. Size (SF) Avg. Rent/Month $/SF

1 1 750 $1,317 $1.76

2 1.5 1,000 $1,520 $1.52

KEY AMENITIES

* Air Conditioning * Wheelchair Accessible (Rooms)

* Cable Ready * Courtyard

* Ceiling Fans * Fitness Center

* Heating * Laundry Facilities

* Kitchen * Maintenance on site

* Refrigerator * Picnic Area

* Tub/Shower * Playground

» Washer/Dryer * Property Manager on Site
PROPERTY NOTES

Parking: 1.75/Unit; 91 Surface Spaces
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RENT COMPARABLE #2

Fort Mill Townhomes II
200 Drane Cir, Fort Mill, SC 29715

Distance from Subject: 1.3 Miles
County: York

Year Built/Renovated: 1985
Stories: 2

Total Units: 46

Program: Market Rate

Property Type: Garden Apartments
Vacancy: 2.2%

PROPERTY DETAILS

Land Area: 4.95 AC (215,622 SF)
Average Unit Size: 815 SF
Building FAR: 0.28
Construction Type: Wood Frame
Number of Buildings: 6

Units Per Area: 9/AC

Parcel: 0200501022
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UNIT MIX & RENTS
Beds Baths Avg. Size (SF) Avg. Rent/Month $/SF
1 1 750 $1,241 $1.65
2 1.5 1,000 $1,641 $1.64
KEY AMENITIES
* Air Conditioning * 24 Hour Access
* Heating * Online Services
* Kitchen * Smoke Detector
* Oven * Tenant Controlled HVAC
* Range » Walk-Up
* Tub/Shower
PROPERTY NOTES

Parking: 2.61/Unit; 120 Surface Spaces



RENT COMPARABLE #3

The Commons at Fort Mill
221 Embassy Dr, Fort Mill, SC 29715

Distance from Subject: 5.0 Miles
County: York

Year Built/Renovated: 2009
Stories: 3

Total Units: 144

Program: Market Rate

Property Type: Garden Apartments
Vacancy: 9.7%

=

~—

PROPERTY DETAILS

Land Area: 10.24 AC (446,054 SF)
Average Unit Size: 1,116 SF
Building FAR: 0.51

Construction Type: Masonry
Number of Buildings: 5

Units Per Area: 14/AC

Parcel: 7190000194

78
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UNIT MIX & RENTS
Beds Baths Avg. Size (SF) Avg. Rent/Month $/SF
2 2 1,065 $1,508 $1.42
2 2 1,085 $1,558 $1.44
3 2 1,229 $1,863 $1.52

KEY AMENITIES

* Air Conditioning » Walk-In Closets * Package Service
* Balcony » Washer/Dryer * Pet Play Area
* Cable Ready » Washer/Dryer Hookup * Picnic Area
* Carpet * Wheelchair Accessible * Playground
* Ceiling Fans * Wi-Fi * Pool

* Crown Molding

* Dishwasher

* Fireplace

* Grill

* High Speed Internet Access
* Kitchen

* Linen Closet
» Microwave

* Oven

* Patio

* 24 Hour Access
* Clubhouse

* Corporate Suites
* Courtyard

* Disposal Chutes
* Fitness Center

* Gated

* Laundry Facilities
* Online Services

* Range

PROPERTY NOTES

Parking: 2.78/Unit; 300 Surface Spaces

* Property Manager on Site
* Refrigerator

* Satellite TV

* Smoke Free

* Stainless Steel Appliances
* Trash Pickup - Door to
Door

» Walking/Biking Trails

* Storage Space

* Tub/Shower



RENT COMPARABLE #4

Riverview Studio Apartments
1420-1442 Riverview Rd, Rock Hill, SC 29732

Distance from Subject: 5.1 Miles
County: York

Year Built/Renovated: 1988
Stories: 2

Total Units: 28

Program: Market Rate

Property Type: Garden Apartments
Vacancy: 7.1%

PROPERTY DETAILS

Average Unit Size: 675 SF
Building FAR: 3.86
Construction Type: Wood Frame
Number of Buildings: 2

Parcel: 6360101014

80
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UNIT MIX & RENTS
Beds Baths Avg. Size (SF) Avg. Rent/Month $/SF
Studio 1 600 §775 $1.29
1 1 750 $875 $1.17
KEY AMENITIES
* Air Conditioning * Microwave
* Balcony * Range
* Dishwasher * Refrigerator
* Fireplace * Washer/Dryer
* High Speed Internet Access
PROPERTY NOTES

Parking: 4.00/Unit; 48 Surface Spaces



RENT COMPARABLE #5

Yorktowne Village Apartments
2172 Ebinport Rd, Rock Hill, SC 29732

Distance from Subject: 6.8 Miles
County: York
Year Built/Renovated: 1997

Stories: 2

Total Units: 124

Program: Market Rate

Property Type: Garden Apartments
Vacancy: 4.0%

PROPERTY DETAILS

Land Area: 11.17 AC (486,565 SF)
Average Unit Size: 969 SF
Building FAR: 0.27

Construction Type: Wood Frame
Number of Buildings: 16

Units Per Area: 11/AC

Parcel: 5920801001
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Beds Baths
1 1

2 1.5

2 2

* Air Conditioning

* Balcony

* Cable Ready

* Dishwasher

* Disposal

* Fireplace

* Heating

* High Speed Internet Access
* Kitchen

* Oven

* Range

* Refrigerator

* Tub/Shower

* Vaulted Ceiling

» Washer/Dryer Hookup
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UNIT MIX & RENTS

Avg. Size (SF)

600
990
1,080

Avg. Rent/Month $/SF
$1,325 $2.21
$1,500 $1.52
$1,525 $1.41

KEY AMENITIES

* Wheelchair Accessible (Rooms)
¢ 24 Hour Access

* Air Conditioning

* Balcony

e Car Wash Area

« Fitness Center

* Laundry Facilities

* Online Services

* Playground

* Pool

* Property Manager on Site
* Smoke Detector

* Tenant Controlled HVAC
* Walk-Up

PROPERTY NOTES

Parking: 2.65/Unit; 328 Surface Spaces
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RENT COMPARABLE #6

The Villas at 1825
1825 Heather Sq, Rock Hill, SC 29732

Distance from Subject: 5.2 Miles
County: York

Year Built/Renovated: 1972/2017
Stories: 2

Total Units: 132

Program: Market Rate

Property Type: Garden Apartments
Vacancy: 3.8%

e
=
=]
= ——
|
e

PROPERTY DETAILS

Land Area: 4.27 AC (186,001 SF)
Average Unit Size: 1,077
Building FAR: 0.71

Construction Type: Wood Frame
Number of Buildings: 16

Units Per Area: 31/Acre

Parcel: 6360101005



UNIT MIX & RENTS

Beds Baths Avg. Size (SF)

1 1 600 $1,206

1 1 950 $1,233

2 1 950 $1,310

2 1 1,050 $1,331

3 1 1,150 $1,570

3 1.5 1,150 $1,551

KEY AMENITIES

* Central AC * Carpet

» Oven/Range * Clubhouse

* Refrigerator * Central Laundry
PROPERTY NOTES

Parking: 2.65/Unit; 350 Surface Spaces

Avg. Rent/Month $/SF

$2.01
$1.30
$1.38
$1.27
$1.37
$1.35
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RENT COMPARABLE #7

The Vintage
1061 Hearn St, Rock Hill, SC 29732

Distance from Subject: 6.4 Miles
County: York
Year Built/Renovated: 1972/2022

Stories: 2

Total Units: 104

Program: Market Rate

Property Type: Garden Apartments
Vacancy: 4.8%

PROPERTY DETAILS

Land Area: 7.73 AC (336,719 SF)
Average Unit Size: 814

Building FAR: 0.39
Construction Type: Wood Frame
Number of Buildings: 16

Units Per Area: 13

Parcel: 6320311002



Beds

Studio

* Central AC
* Oven/Range
* Refrigerator
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UNIT MIX & RENTS
Baths Avg. Size (SF) Avg. $/SF
Rent/Month
1 515 $1,107 $2.15
1 764 $1,211 $1.58
1 894 $1,294 $1.45
1 1,012 $1,299 $1.28
KEY AMENITIES
* Carpet

* Clubhouse
* Central Laundry

PROPERTY NOTES

Parking: 1.36/Unit; 141 Surface Spaces
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RENT COMPARABLE #8

Estates at Rock Hill
2400 Celanese Rd, Rock Hill, SC 29732

Distance from Subject: 6.3 Miles
County: York
Year Built/Renovated: 1982

Stories: 2

Total Units: 267

Program: Market Rate

Property Type: Garden Apartments
Vacancy: 11.6%

PROPERTY DETAILS

Land Area: 22.35 AC (973,566 SF)
Average Unit Size: 952 SF
Building FAR: 0.26

Construction Type: Wood Frame
Number of Buildings: 26

Units Per Area: 12/AC

Parcel: 6360202002
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UNIT MIX & RENTS
Beds Baths Avg. Size (SF) Avg. Rent/Month $/SF
1 1 683 $1,292 $1.89
2 1.5 975 $1,403 $1.44
3 1.5 1,321 $1,611 $1.22
KEY AMENITIES
* Air Conditioning * Wi-Fi
* Balcony * 24 Hour Access
* Cable Ready * Air Conditioning
* Dishwasher * Balcony
* Disposal * Breakfast/Coffee Concierge
* Fireplace * Clubhouse
* Heating * Fitness Center
* [ce Maker * Laundry Facilities
* Kitchen * Laundry Service
* Oven * Online Services
* Refrigerator * Playground
* Satellite TV * Smoke Detector
* Storage Space * Storage Space
* Tub/Shower * Tenant Controlled HVAC
» Walk-In Closets » Walk-Up
» Washer/Dryer * Wi-Fi
* Washer/Dryer Hookup .
PROPERTY NOTES

Parking: 1.02/Unit; 271 Surface Spaces
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RENT COMPARABLE #9

Gable Oaks Apartment Homes
752 Patriot Pky, Rock Hill, SC 29730

Distance from Subject: 5.3 Miles
County: York

Year Built/Renovated: 1997
Stories: 3

Total Units: 252

Program: Market Rate

Property Type: Garden Apartments
Vacancy: 8.3%
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PROPERTY DETAILS
Land Area: 16.25 Acres
Average Unit Size: 775 SF
Building FAR: 0.29
Construction Type: Wood Frame
Number of Buildings: 18
Units Per Area: 16
Parcel: 6620701045
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UNIT MIX & RENTS
Beds Baths Avg. Size (SF) Avg. Rent/Month $/SF
EFF 1 336 $1,055 $3.14
1 1 520 $1,172 $2.25
2 2 864 $1,309 $1.51
3 2 1,080 $1,555 $1.44

KEY AMENITIES

* Central AC * Picnic Area
* Clubhouse * On-Site Management
* Fitness Center * Business Center
* Swimming Pool * Central Laundry
* Playground

PROPERTY NOTES

Parking: 2.01/Unit; 507 Surface Spaces.
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RENT COMPARABLE #10

Quail Ridge
2091 Dutchman Dr, Rock Hill, SC 29732

Distance from Subject: 6.2 Miles
County: York

Year Built/Renovated: 1999
Stories: 2

Total Units: 80

Program: Market Rate

Property Type: Garden Apartments
Vacancy: 3.8%

PROPERTY DETAILS

Land Area: 8.34 AC (363,290 SF)
Average Unit Size: 971 SF
Building FAR: 0.23
Construction Type: Masonry
Number of Buildings: 10

Units Per Area: 10/AC

Parcel: 6360204003



Beds

* Central AC

* Balcony

* Cable Ready

* Ceiling Fans

* Dishwasher

* Disposal

* Heating

* Range

* Storage Space

* Tub/Shower

* Vaulted Ceiling
» Walk-In Closets

Baths

1.5
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UNIT MIX & RENTS
Avg. Size (SF) Avg. Rent/Month $/SF
714 $987 $1.38
1,075 $1,245 $1.16
1,166 $1,530 $1.31
KEY AMENITIES
* Washer/Dryer
» Washer/Dryer Hookup

* Wheelchair Accessible (Rooms)
* Air Conditioning

* Balcony

* Clubhouse

* Fitness Center

* Laundry Facilities

* Maintenance on site

* Playground

* Storage Space

PROPERTY NOTES

Parking: 3.60/Unit; 288 Surface Spaces
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RENT COMPARABLE #11
Fort Mill Townhomes 111
1550 Banks St, Fort Mill, SC 29715

Distance from Subject : 0.6 Mile
County York:

Year Built/Renovated: 1988
Stories: 2

Total Units: 46

Program: Market Rate

Property Type: Garden Apartments
Vacancy: 2.2%

PROPERTY DETAILS

Land Area: 4.79 AC 208,496 SF
Average Unit Size: 935 SF
Building FAR: 0.29
Construction Type: Masonry
Number of Buildings: 6

Units Per Area: 10AC

Parcel: 0201301003
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UNIT MIX & RENTS
Beds Baths Avg. Size SF Avg. $/SF
Rent/Month
1 1 750 1,441 1.92
2 1.5 1,000 1,641 1.64
KEY AMENITIES

Air Conditioning
Air Conditioning
Heating
Kitchen

Oven

e Laundry Facilities
e Laundry Facilities
e Playground

e 24 Hour Access

e Tub/Shower

PROPERTY NOTES

Parking 1.74/Unit 80 Surface Spaces
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RENT COMPARABLE #12

The Villas at Riverview
1364 Riverview Rd, Rock Hill, SC 29732

Distance from Subject: 5.0 Miles
County: York

Year Built/Renovated: 1977/2017
Stories: 2

Total Units: 160

Program: Market Rate

Property Type: Garden Apartments
Vacancy: 4.4%

PROPERTY DETAILS

Land Area: 14.00 AC 609,840 SF
Average Unit Size: 1,014 SF
Building FAR: 0.28
Construction Type: Wood Frame
Number of Buildings: 20

Units Per Area: 11AC

Parcel: 6360101002



UNIT MIX & RENTS

Beds Baths Avg. Size SF Avg. $/SF
Rent/Month
1 1 750 $1,225 $1.63
2 1.5 1,008 $1,325 $1.31
3 2 1,300 $1,600 $1.23
KEY AMENITIES

Air Conditioning
Air Conditioning
Balcony

Cable Ready

Carpet

e Laundry Facilities

e Business Center

e Clubhouse

e Fitness Center

e Dishwasher

PROPERTY NOTES

Parking 2.07/Unit - 331 Surface Spaces.
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Efficiency Units: Efficiency units are located in Riverview Studios Apartments, The Vintage,
and Gable Oaks. These figures represent smaller studio units ranging from 336 to 600 S.F. units,
with a mean size of 484 SF and median of 515 SF. Three comparables report efficiency/studio
units, with monthly rents ranging from $775 to $1,107. The mean rent is $979 and the median
rent is $1,055. The $/SF values span $1.29 to $3.14, with a mean of $2.19 and a median $2.15.
The subject efficiency units are similar in size to the mean of the comparables. The subject units
benefit from a good location, low-density development and single-story access which provides a
competitive advantage for senior tenants. However, the subject is an older property that suffers
from some deferred maintenance with aged appliances and lacks amenities. Based upon the age,
condition, location and amenities of the subject property, I believe that the market rent for the
subject efficiency units would fall near the lower end of the range, or at about $850/month. This
equates to $1.76/S.F., which is within the indicated range and appears reasonable.

One-Bedroom Units: The comparable one-bedroom units range from 520 to 750 SF across 11
comparables, averaging 683 SF with a median of 750 SF. The comparables provide one-bedroom
rents ranging from $875 to $1,441 per month, with a mean of $1,213/month and a median of
$1,225/month. The $/SF values range $1.17 to $2.25, with a mean of $1.68 and a median of
$1.70. The subject one-bedroom units are somewhat smaller than the comparable properties.
Based upon the size and other property characteristics, I believe that the market rent for the
subject one-bedroom units would fall near the lower end of the range, or at about $900/month.
This equates to $1.85/S.F., which is within the indicated range and appears reasonable based
upon the small unit sizes.

Two-Bedroom Units: The comparable units span from 864 to 1,078 SF across 11 comparables,
with a mean size of 1,004 SF and median of 1,000 SF. The comparables show two-bedroom
monthly rents ranging from $1,245 to $1,641 per month, with a mean of $1,416/month and a
median of $1,403. The $/SF values range $1.16 to $1.64, with a mean of $1.42 and a median of
$1.44. At 782 S.F., the subject two-bedroom units are smaller than all of the comparable
properties. The subject two-bedroom units also only have one batch while most of the
comparable properties have 1.5 or two baths. Based upon the size and other property
characteristics, 1 believe that the market rent for the subject two-bedroom units would fall
slightly below the lower end of the range, or at about $1,200/month. This equates to $1.53/S.F.,
which is within the indicated range and appears reasonable based upon the small unit sizes.

Three-Bedroom Units: The comparable units range from 1,012 to 1,321 SF across seven
comparables, averaging 1,218 SF with a median of 1,229 SF. The comparables reported three-
bedroom rents from $1,299 to $1,863 per month, with a mean of $1,531/month and a median of
$1,555/month. The $/SF values span $1.22 to $1.52, with a mean $1.34 and a median of $1.31.
At 888 S.F., the subject two-bedroom units are smaller than the range of comparable properties.
The subject three-bedroom units also only have one batch while all but one of the comparable
properties have 1.5 or two baths. Based upon the size and other property characteristics, I believe
that the market rent for the subject three-bedroom units would fall slightly below the lower end
of the range, or at about $1,250/month. This equates to $1.41/S.F., which is within the indicated
range and appears reasonable based upon the small unit sizes.
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MARKET VALUE - AS UNRESTRICTED AT MARKET RENTS

Based upon the preceding analysis, the following rental income is projected for the subject
property as a market rate property:

POTENTIAL GROSS INCOME

GtiTpe | G0 | G “Rent | Gros Rent | Gross Rent
Efficiency 6 483 $850 $5,100 $61,200
IBR/IBA 10 486 $900 $9,000 $108,000
2BR/IBA 31 782 $1,200 $37,200 $446,400
3BR/IBA 4 888 $1,250 $5,000 $60,000

Avg/Totals | 51 697 $1,104 $56,300 $675,600

The potential gross rent is then $56,300/month, or $675,600/year.
Other Income

The subject property’s other income has been minimal as a restricted rent property, having been
$272, or $5/unit in 2024 and $893, or $18/unit in 2025. A typical amount for small properties is
3% to 10% of GPR. Other income for the market rate expense comparables ranged from $106 to
$1,193 per unit, with a mean of $708 per unit and a median of $1,060 per unit. As a percentage
of PGI, other income ranged from 1.1% to 10.4%, with a mean of 5.3% and a median of 5.7%.
The subject property does not have typical income generators such storage units or garages of no
history of meaningful other income; however, this income should increase as a market rate
property. The two lowest expense comparables were at 1.1% and 1.2% of PGI. I have used 1.2%
of PGI, or $8,107 for other income which equates to $159/unit.

Total Potential Gross Income

The total potential gross income is then $683,707/year.

Vacancy & Credit Loss

Despite substantial new deliveries, the Charlotte multifamily market continues to experience
high occupancy, indicating a balanced market. The most recent Multifamily Market Report,
published by Avison Young, indicated an occupancy rate for the Rock Hill/Fort Mill submarket

of 95.4% and an overall market rate of 94.8%. Vacancy for the 12 rent comparable properties
ranged from 1.9% to 11.6%, with a mean of 5.3% and a median of 4.2%. I believe that 5% for
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vacancy and collection loss represents stabilized occupancy for market rate units. The vacancy
and credit loss totals $34,185/year.

Effective Gross Income

The effective gross rental income is the potential gross income of $683,707, less $34,185 for
vacancy and credit loss, results in an effective gross income of $649,522/year.

Expenses

Expenses as a market rate property are estimated based upon the previous two years operating
statements, expenses from five similarly sized market rate properties located in the subject MSA,
and the most recent benchmark data published by the National Apartment Association (NAA) in
partnership with the Institute of Real Estate Management (IREM) and the Building Owners and
Management Association (BOMA).

Real Property Taxes: Assuming a 2026 sale of the subject property, I have estimated the first
year taxes using a loaded capitalization rate analysis. The first year taxes as a market rate
property are projected at $123,425, or $2,420/unit.

Insurance: The current insurance premium is $34,458.
The total fixed expenses are then $157,883.

Management: Management fees typically range from 3% to 7% of effective apartment income,
which usually does not include salaries and related expenses. The management fee expense for
the subject property was $53,239 in 2024 and $55,606 in 2025. The current budget shows
$52,632 for this expense. This should be lower as a market rate property. The expense
comparables ranged from $16,329 to $54,049, with a mean of $33,840 and a median of $33,352.
The $/unit expense for the expense comparables ranged from $371 to $751, with a mean of $490
and a median of $442. The expense stated as a percentage of EGI ranged from 3.0% to 5.0%,
with a mean of 3.9% and a median of 4.0%. The benchmark data shows $571/unit and 2.9% of
EGI. Considering there is a separate management payroll expense, I have used 4.0% of effective
gross income for management as a market rate property, which equates to $25,981/year. This
equates to $509/unit.

Payroll: The management payroll expense for the subject property was $38,015 in 2024 and
$45,990 in 2025. The current budget shows $42,072 for this expense. For the expense
comparables, the total payroll and benefits expense ranged from $23,546 to $176,373, with a
mean of $110,234 and a median of $124,380. The $/unit expense for the expense comparables
ranged from $535 to $2,450, with a mean of $1,540 and a median of $1,196. The expense stated
as a percentage of EGI ranged from 5.8% to 26.1%, with a mean of 12.4% and a median of
8.7%. The benchmark data shows $1,705/unit and 9.2% of EGI. Considering the small size of the
subject property, I have used an approximation of the current budgeted payroll expense of
$42,000, which equates to $824/unit and 6.5% of EGI as a market rate property.
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Administrative/Professional Fees: This expense includes accounting/audit costs, advertising,
legal, licensing and permits, telephone, office supplies, and miscellaneous administrative
expenses. The administrative/professional fees expense for the subject property was $14,031 in
2024 and $16,502 in 2025. The current budget shows $23,150 for this expense. General and
administrative is the closest expense comparable category in the spreadsheet. For those expense
comparables, the total general and administrative expense ranged from $4,439 to $89,994, with a
mean of $55,465 and a median of $54,453. The $/unit expense for the expense comparables
ranged from $756 to $1,245, with a mean of $897 and a median of $809. The expense stated as a
percentage of EGI ranged from 6.1% to 8.2%, with a mean of 6.7% and a median of 6.4%. The
benchmark data shows $772/unit and 4.1% of EGI. Most weight is placed upon the subject
historical expense. Some fee and accounting expenses would be less as a market rate property;
however, the advertising expense would increase. I have used $500/unit, or $25,500/year for this
expense, which equates to 3.9% of EGI.

Utility Expenses: This expense includes water, sewer, electricity, gas, and trash removal. The
utility expense for the subject property was $74,248.06 in 2024 and $81,301.04 in 2025. The
current budget shows $68,124 for this expense. Among the expense comparables, the total utility
expense ranged from $18,117 to $148,906, with a mean of $63,408 and a median of $58,949.
The $/unit expense for the expense comparables ranged from $377 to $2,068, with a mean of
$900 and a median of $626. The expense stated as a percentage of EGI ranged from 3.0% to
11.1%, with a mean of 6.8% and a median of 6.7%. Benchmark data shows $1,250/unit and
4.9% of EGI. Based upon historical expenses, with more emphasis on the 2025 expense, I have
estimated this expense at $79,000 as a market rate property.

Repairs & Maintenance: This expense includes decorating, pest control, landscaping,
maintenance payroll, parking lot maintenance, repairs, and supplies. The repairs and
maintenance expense for the subject property was $63,701 in 2024 and $71,607 in 2025. The
current budgeted expense is $109,262, which includes a large capital improvement expense of
$35,350. Among the expense comparables, the total repairs and maintenance expense ranged
from $23,004 to $113,499, with a mean of $58,608 and a median of $55,315. The $/unit expense
for the expense comparables ranged from $523 to $1,091, with a mean of $818 and a median of
$798. The expense stated as a percentage of EGI ranged from 4.1% to 8.6%, with a mean of
6.7% and a median of 7.2%. Benchmark data indicates an average of $920/unit and 4.7% of EGIL.
I have used $1,000/unit, or $51,000 as a market rate property. This equates to 7.9% of EGI.

The variable expenses are then $223,481.

Reserves for Replacements: Reserves typically range for $250 to $400/unit. The reserves for
replacements expense for the subject property was $37,536 in 2024 and $14,280 in 2025. The
current budget shows $14,280 for this expense. Among the expense comparables, the total
reserves expense ranged from $12,000 to $31,200, with a mean of $19,382 and a median of
$17,163. The $/unit expense for the expense comparables ranged from $213 to $300 per unit,
with a mean of $257 and a median of $257 per unit. The expense stated as a percentage of EGI
ranged from 1.4% to 2.3%, with a mean of 2.0% and a median of 2.0%. I have estimated this
expense at $300/unit or $15,300.
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Including reserves, the expenses total $396,664/year, $7,778/unit or 61.1% of EGI. This is a
relatively high expense ratio, but the expense ratio is reasonable when considering the small size
of the subject property, the relatively low rents and the significant increase in taxes that a sale
would trigger. Conventional wisdom dictates that it is more cost effective to operate a property
with a greater number of units as the marginal cost to maintain an additional unit continues to
fall as unit numbers increase. The projected taxes are by are the most significant contributor to
the high expense ratio. The projected taxes account for 31.1% of total expenses.

Net Operating Income

After deducting the expenses of $396,664 from the effective gross income of $649,522, the net
operating income is $252,858/year.

Overall Rate

According to the U.S. Multifamily Market Snapshot — Q1 2026, published by Arbor Realty
Trust, The U.S. multifamily market finished 2025 with growing optimism and resilience.
Investment volume accelerated to a three-year high, bolstered by greater interest rate clarity and
the tightest cap rates across major real estate sectors. Despite stagnant growth in rents and
vacancy rates, supply concerns have diminished, as investors are focusing beyond current
headwinds and anticipating robust performance ahead. According to data from Moody’s
Analytics CRE, effective rent growth was sluggish during the year, falling 0.8%. However, rents
remain 25% higher than the pre-pandemic levels measured in 2019. The overall vacancy rate
finished at 6.7%, up from 6.4% in 2024, although slowing development may signal a peak to the
rising trend. During the year, 297,000 new multifamily units were added to the market, down
from 371,600 during 2024. With supply pressures easing and multifamily rental households
hitting record highs, demand assumptions should revise upward going forward.

Apartment Loan Store’s Q1 2026 Multifamily Cap Rate Report indicated that the main
fundamentals behind multifamily cap rates softened, keeping cap rates flat. According to Freddie
Mac, rents are now trending slightly downwards, net absorption of new units has slowed, and
vacancies and rental concessions have edged slightly upward. Despite these market negatives,
prices have mostly held steady and investor confidence is on the upswing. The report indicated
average cap rates of 5.38% for Suburban B Class and 5.75% for Suburban C Class.

According to CBRE, there was a 9% rise in multifamily cap rates in 2025. This curve plateaued
during the first quarter of 2026 with multifamily property averaging on all classes combined a
cap rate of 5.6%. Still buyer sentiment improved in early 2026 as Return on Investment (ROI),
Cash on Cash return, and Internal Rate of Return (IRR) slightly improved. This is assumed to
mostly be the result of slightly lower mortgage rates during January and February 2026.
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MSCI Real Capital Analytics reported that apartment investment volume during 2025 totaled
$165.5 billion. It was the second consecutive year of expansion, outpacing 2024 by 9.4%, and
was higher than the 15-year annual average of $155.0 billion. Cap rates for 2025 apartment
transactions averaged 5.7%, unchanged from 2024 and remained the tightest among all major
property types. Small multifamily cap rates averaged 6.1% during the fourth quarter of 2025, up
0.1% to reach their highest point in over a decade. Compared to the cyclical low point of 4.7% in
the first quarter of 2023, cap rates have now climbed 144 bps. For all multifamily, the southern
region reported an average cap rate of 5.5% and while there were no regional cap rates reported
for small multifamily, it can be inferred that the average cap rate for small multifamily in the
southern region would be lower than the national average of 6.1%. Charlotte is also currently
considered to be one of the stronger multifamily markets in the southern region.

Small Multifamily Cap Rates
Through Q4 2025

Source: Chandan Economics
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A band-of-investment analysis was performed assuming a mortgage rate at 5.75% with a 75%
loan-to-value ratio and a 30-year amortization term. The mortgage constant is 0.0700287428.
The equity dividend rate necessary to attract property investors is commonly between 4% and
13%. We have selected an equity capitalization rate of 6.75% for the subject due to location,
quality, style and condition. The capitalization rate based upon the band-of-investment method
was calculated to be 6.9%.

Band of Investment Method
Mortgage Rate | 5.75
Term 30
Equity Rate 6.75%
Mortgage 75% 0.0700287428 0.052522
Equity 25% 0.0675 0.016875
Overall Rate 6.9%

Improved sales of market rate properties that were utilized in this report indicated overall rates
ranging from 5.5% to 7.1%, with a mean of 6.1 and a median of 5.5%. The rental income and
expenses are well supported and there is strong demand for multifamily properties in the
Charlotte region. Considering the unit mix, age, quality, and condition of the subject property as
well the location and strong market fundamentals, I have concluded on an overall rate of 5.75%.

Value Indication - Direct Capitalization
Dividing the net operating income of $252,858 by the overall rate of 5.75%, indicates a Market

Value “As Is” for the leased fee estate of the subject property, based on market rents, of
$4,397,530, rounded to $4,400,000.



DIRECT CAPITALIZATION - MARKET RENTS

Gross Potential Rent $675,600
Other Income $8.107
Gross Potential Rent $683,707
Vacancy and Credit Loss $34.185
EGI $649,522
Fixed Expenses

Insurance $34,458
Real Estate Taxes $123.425
Total fixed $157,883
Variable Expenses

Management Fees $25,981
Management Payroll $42,000
Administrative Expense $25,500
Utility Expense $79,000
Repairs and Maintenance $51.000
Total Variable $223,481
Reserves for Replacement $15.300
Total Expenses $396,664
Net Operating Income $252,858
Indicated Value

(NOI/0.0575) $4,397,530
Rounded to: $4,400,000
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MARKET VALUE - “AS IS” RESTRICTED RENTS
Potential Gross Rental Income

The subject development currently operates under a USDA Rural Development 515 Loan
project-based, Rural Housing Service Rental Assistance contract for 100% of the units. Rental
assistance is a rent subsidy provided to owners of 515 projects. The renter of an RA unit is
required to pay a tenant contribution toward the approved basic rent of the unit that is equal to no
more than 30 percent of his/her income. RA is the portion of the approved basic rent paid by the
Agency to compensate a borrower for the difference between the approved basic rent and the
tenant contribution. The contract renews on an annual basis. Below are the current rents
approved by the USDA Rural Housing Service:

Unit Type # Units Bagiscli{int Glz'/{)(:sltll{glt Glﬁ)l;:llliaelnt
Efficiency 6 $654 $3.924 $47,088
IBR/IBA 10 $708 §7.080 $84,960
2BR/IBA 31 $747 §23.157 $277,384
3BR/IBA 4 $807 §3.228 $38,736
Totals 51 $733 $37,389 $448,668

The potential gross rent is then $37,389/month, or $448,668/year.
Other Income

Other income includes late and NSF fees, damage/cleaning fees, break lease fees, legal
reimbursement, and other miscellaneous revenue. This was $272, or $5/unit in 2024 and $893, or
$18/unit in 2025. I was able to locate two RD expense comparables which ranged from $57 to
$73/unit; however, this category is very property specific due to individual income generators
and property policies. Based on the current USDA budget, I have used other income of $280 for
the as 1s restricted scenario.

Total Potential Gross Income

The total potential gross income is then $448,948/year.

Vacancy & Credit Loss

I have used the vacancy and collection loss of $7,669, in line with the approved USDA Budget.

This equates to 1.7% of PGI, which is reasonable considering historical occupancy ranging from
98% to 100%, the high demand for the subject property type and waiting list.
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Effective Gross Income

The effective gross income is the potential gross income of $448,948, less $7,669 for vacancy
and credit loss. The resulting effective gross income is $441,279/year.

Expenses

Per USDA guidance I have based the subject expenses upon the current operating budget, while
referencing historical expenses as a check and adjusting as necessary. I have also included
expenses from two RD properties located in the region for comparison.

Real Property Taxes: The property taxes were $48,190 in 2024 and $51,754 in 2025. The
projected taxes in the budget indicate $49,000; however, according to Form RD 3560-7 this
should be a 3.0% increase over actual previous year taxes, therefore, I have used $53,307 for this
expense. This equates to $1,045/unit. The expense comparables ranged from $656 to $1,001/unit
and are located in more rural areas.

Insurance: The current as shown in the budget is $34,458.
The total fixed expenses are then $87,765/year.

Management Fees: This expense was $53,239 in 2024 and $55,606 in 2025. I have used the
management fee as shown in the current operating budget of $52,632. This equates to
$1,032/unit and 11.9% of EGI. The management payroll expense of the expense comparables
ranged from $45,937 to $46,138 and $919 to 1,214/unit.

Management Payroll: This expense includes site management payroll, benefits, payroll taxes,
and workers compensation costs. The management payroll expense was $38,015 in 2024 and
$45,990 in 2025. I have used the Management payroll expense shown in the budget of $42,072.

Administrative/Professional Fees: This expense includes accounting/audit costs, advertising,
legal, licensing and permits, telephone, office supplies, and miscellaneous administrative
expenses. The administrative/professional fees expense was $14,031 in 2024 and $16,502 in
2025. 1 have used the current budgeted expense of $23,150 which equates to $454/unit. The
administrative/professional fees expense of the expense comparables ranged from $29,862 to
$38,121 and $762 to $786/unit.

Utility Expenses: This expense includes water, sewer, electricity, gas, and trash removal. The
current operating budget shows $68,124 for this expense. The utility expense was $74,248.06 in
2024 and $81,301.04 in 2025. Based upon the historical expense, the current budgeted expense
appears low. I have used $79,000/year, which equates to $1,549/unit. The utility expenses of the
expense comparables ranged from $20,232 to $110,661 and $532 to $2,213/unit.
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Repairs & Maintenance: This expense includes painting, maintenance payroll, maintenance
and repairs contracts, grounds maintenance, repairs, and supplies. An annual capital budget is
also included under this expense. The repairs and maintenance expense was $63,701 in 2024 and
$71,607 in 2025. The current budgeted expense is $109,262, which includes a large capital
improvement expense of $35,350. The capital improvement expense was $3,257 in 2024 and
$10,293 in 2025. It is assumed that the capital improvement expense would be adjusted to
compensate for other items that exceed budgeted expenses. I have estimated real estate taxes
$4,307 over the current operating budget and the utility expense $10,876 over the budget.
Therefore, I believe a reasonable repairs & maintenance expense would be $15,183 lower than
current budgeted expense, indicating an expense of $94,079, or $1,845/unit. The expense
comparables ranged from $95,485 to $264,055 and $2,394 to $5,281/unit. The highest
comparable expense had a $130,354 capital improvement expense. This expense can vary greatly
year to year based upon scheduled repairs and capital improvements expenses.

The total variable expenses are $290,933.

Reserves for Replacements: This expense was $37,536 and $14,280 in 2025. USDA regulates
the required replacement reserves; therefore, I have used the budgeted reserves expense of

$14,280, which equates to $280/unit. The reserves for replacements expense of the expense
comparables ranged from $41,788 to $92,267 and $1,100 to $1,845/unit.

The expenses total $392,978/year, $7,705/unit, or 89.1% of EGI. The subject expense ratio is
very high due to the restricted rents and higher costs of operating as a RD property.

Net Operating Income

After deducting the expenses of $392,978 from the effective gross income of $441,279, the net
operating income is $48,301/year.

Overall Rate

In the market rate income analysis, the overall capitalization rate is concluded at 5.75% for the
subject property as a conventional property at market rents. Attachment 7-A of Chapter 7 of the
USDA Rural Development handbook states Rental Assistance usually adds value to a 514/515
project in three ways: 1) it guarantees that the scheduled base rate rent for all occupied RA units
will be attained; 2) it usually increases demand for the subject's units and consequently decreases
the vacancy rate; and 3) it reduces the risk of investment in the subject project by improving the
durability of the income stream. Rental assistance need not be separately valued; the value of RA
can be incorporated within the market value, subject to restricted rents.
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This can be accomplished within the Income Approach by taking into account the three ways
that RA increases value, listed above, as follows. 1) Base rate rents should be included as
Potential Gross Income (PGI) in the restricted pro forma; 2) a vacancy and collection loss factor
that reflects the amount of RA at the property should be included; and 3) a capitalization rate for
the subject may be adjusted downward to account for the reduced risk to the investor due to RA.
The RA supports a lower capitalization rate due to lowered risk as the RA is a government back
guarantee that contract base rent is achieved. The RA also typically increases demand and
reduces vacancy, improves the durability of the income stream and reduces exposure to market
rent cycles.

Risk Component || Market Property lli)lg:y;eﬁi K:;;;cst:zzzf
‘ Income certainty H Moderate H Very High H | Risk ‘
‘ Vacancy exposure H Moderate H Low H | Risk ‘
‘ Rent volatility H High H Very low H | Risk ‘
‘ Demand depth H Market-dependent HSubsidy-supportedH | Risk ‘

The market-derived capitalization rate as a market rate multifamily property was concluded at
5.75%. However, the subject’s 100% USDA Rental Assistance subsidy materially reduces
income risk by ensuring receipt of contract base rents, reducing vacancy exposure, and
improving the stability and durability of the income stream. In accordance with USDA guidance
towards a downward adjustment of capitalization rates for reduced investor risk, a risk
adjustment in the range of 50 to 100 basis points is believed to be appropriate. Based upon the
foregoing information, I have concluded upon an overall rate of 5.0%.

Value Indication - Direct Capitalization
Dividing the net operating income of $48,301 by the overall rate of 5.0%, indicates a Market

Value “As Is” for the leased fee estate of the subject property, based on restricted rents, of
$966,020, rounded to $965,000.
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DIRECT CAPITALIZATION - RESTRICTED RENTS

Gross Potential Rent $448,668
Other Income $280
Gross Potential Rent $448,948
Vacancy and Credit Loss $7.669
EGI $441,279

Fixed Expenses

Insurance $34,458
Real Estate Taxes $53.307
Total fixed $87,765

Variable Expenses

Management Fees $52,632
Management Payroll $42,072
Administrative Expense $23,150
Utility Expense $79,000
Repairs and Maintenance $94.079
Total Variable $290,933
Reserves for Replacement $14,280
Total Expenses $392,978
Net Operating Income $48,301
Indicated Value

(NOI/0.050) $966,020
Rounded to: $965,000
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INTEREST CREDIT SUBSIDY

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

The purchase price of the subject property is in the form of cash plus the assumption by buyer of
three existing USDA Section 515 mortgages encumbering the property, estimated to be $595,899
as of the projected closing date of April 1, 2027. The existing loans will be assumed by the new
borrower and restated under new rates and terms at closing. The client was unable to provide the
terms of the new USDA loan, other than the outstanding balance. As such, I have estimated the
terms, interest, and note rates based on my work files of similar USDA properties. It is an
extraordinary assumption of this report that the USDA loan terms utilized to value the interest
credit subsidy are correct. The following page contains a summary of the interest credit
valuation. The indicated value of the interest credit subsidy is $342,000. Adding this value to
value of subject property as a restricted rent property by the income approach to value of
$965,000, indicates a total vale of $1,307,000.



INTEREST CREDIT SUBSIDY VALUE CALCULATION

Loan Amount

$595,899

Market Term - Months

360

Market Interest Rate

5.75%

$3,477.50

Market Monthly Mortgage Payment
Subsidized |

Amortization Term - Months

600

Balloon Due in Months

360

Remaining Loan Term - used in calculations

600

1.00% USDA Note Interest Rate

1.0%

USDA Note Interest Rate

4.6%

$1,262.47

1% Subsidized Monthly Mortgage Payment
Value on Subsidized Income Stream

Monthly Savings in Income Stream

$2,215.03

Market Mortgage Rate

5.75%

Terms of Savings

360

$379,564

Present value of the subsid
Adjustment for Balloon Amortization

Note Rate Payment - Full term of Subsidized Loan

$2,782

Balloon Due at end of amortized Term

$211,350

Present Worth of the 30th Year Balloon Payment

($37.812)

Value of Interest Credit Subsidy

$341,752

Rounded

$342,000
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SALES COMPARISON APPROACH TO VALUE

The major premise of the Sales Comparison Approach to Value is that no prudent purchaser
would pay more for a property than the cost to acquire a property of similar utility in the
competing market. The principles that apply are those of substitution, supply and demand, and
externalities.

There are many different units of comparison used to develop a pattern of indicated value for
properties. The following units of comparison are the most used in valuing properties such as
the subject.

Dollars Per Unit: Dollars per Unit ($/Unit) is the direct ratio of sale price to total
number of units.

Income (Rent) Multipliers: The Gross Income Multiplier (GIM) is the ratio of
sale price and gross potential income. The Effective Gross Income Multiplier
(EGIM) is the ratio of sale price and effective gross income. This method is
meaningful when there are sufficient comparable sales that have similar expense
ratios as compared to the subject property. These units of comparison are often
used in conjunction with others.

Dollars per Square Foot: Dollars per S.F. ($/S.F.) is the direct ratio of the sale
price of a property to the building area in square feet.

I have estimated the Market Value of the leased fee estate of the subject property, under the
hypothetical condition that the property is operating with stabilized occupancy at market rents.
have researched the market and have located five sales of similarly sized apartment properties
used in estimating a value for the subject property. These are similarly aged (25 — 44 year old)
conventional multifamily properties. All of the sales are located in the Charlotte region within 49
miles of the subject property. Market conditions are considered to have been stable for
multifamily properties in the region over the past two years and no adjustment is made for time.
In lieu of specific adjustments, the sales have been placed on a continuum. The sales are shown
on a chart that follows entitled “Improved Sales Chart” and detailed information sheets follow at
the end of this section.

$/Unit

The price per unit is considered to be the primary metric used by multifamily investors and is
giving the most weight in this Sales Comparison analysis. The five closed sales indicate a range
in value of $81,967/unit to $125,000/unit, with a mean of $104,710/unit. The sales at the high
end of the range are newer than the subject property, have larger units and significantly higher
income. The most similar sale in respect to NOI per unit is Sale No. 2, at $87,719/unit; however,
this sale is considered to be inferior to the subject property in respect to location. Sale No. 4 is
the most similar sale in respect to average unit size and quality of construction; however, this
property is superior in respect to age, condition and NOI per unit. The relevant range is
considered to be $87,719 to $105,114 per unit.
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Considering the income, and also considering the location, effective age and condition of the
subject property, I believe that the subject would sell for a price somewhere in the near the lower
end of the range of these two properties or at about $90,000/unit. This value per unit is consistent
with trend line analyses for by age, unit size and income, which indicate a value in the upper
$80,000’s to lower $90,000’s for the subject property. The subject property is 51 units and the
indicted value is $4,590,000.

Income Multiplier:

The sales indicate a range of EGIM of 9.3 to 11.3, with a mean of 10.4. At a value of $4,590,000,
the EGIM for the subject property is 7.1, which falls below the indicated range but is considered
to be reasonable due to the relatively high fixed operating expenses of the subject property.

/S.F.

The sales indicate a range in value of $92.34/S.F. to $154.58/S.F., with a mean of $121.68/S.F.
At a value of $6,720,000, the value per rentable S.F. would be $129.11/S.F. This is near the
middle of the indicated range and appears reasonable.

Conclusion — Market Rents

Based upon the foregoing analysis, I have concluded upon a value of $90,000/unit for the subject
property. Therefore, the value indicated for the subject property assuming market rents by the
Sales Comparison Approach to Value is $4,590,000.

MARKETING/EXPOSURE PERIOD

Based upon the sales that I am aware of and discussions with area real estate professionals, the
marketing time for the subject property is estimated to be about six to twelve months. The
exposure period for the subject property is estimated to be about six to twelve months. It should
be noted that marketing time is a function of several variables including list price and marketing
strategies. The marketing time/exposure period estimates are based on the values reported and
competent marketing.
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IMPROVED SALES CHART
SALE NO. 1 SALE NO. 2 SALE NO. 3 SALE NO. 4 SALE NO. 5
Northway
PROPERTY Oak Hill Square Windsor Ashford Place at Cabarrus Riverside Village
701 Rain Place 1919 Pine Bough
3456 Jondon Ln. 100 W 17th St. Court Ln. 2527 Riverside Ln.

LOCATION Gastonia, NC Newton, NC Kannapolis, NC Concord, NC Monroe, NC
DISTANCE 21 Miles 49 Miles 34 Miles 37 Miles 18 Miles

09-112-009
TMS NUMBER 3554-40-0181 374005094658 04-044-0127.20 374005094658 09-112-011
COUNTY Gaston Catawba Cabarrus Cabarrus Union
SALE DATE 03-22-24 04-04-24 06-18-24 05-24-24 04-26-24
EFF. SALE PRICE $4,250,000 $5,000,000 $4,950,000 $4,625,000 $5,000,000
YEAR BUILT 1991 1982 2001 1994 1986
NO. OF UNITS 34 57 40 44 61
SIZE, SF 35,088 54,150 38,000 29,920 45,400
AVG. UNIT
SIZE, SF 1,032 950 950 680 744
SALE PRICE/SF $121.08 $92.34 $130.26 $154.58 $110.13
SP/UNIT $125,000 $87,719 $123,750 $105,114 $81,967
OAR 5.5% 5.5% 6.8% 5.5% 7.1%
EGIM 11.0 10.8 9.7 11.3 9.3
NOI/UNIT $6,885 $4,821 $8,380 $5,744 $5,785




SALE PRICE PER UNIT BY AGE
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SP/Unit ($)

$120,000

$110,000

$100,000

$90,000

$80,000

25

30

Age

35

40

SALE PRICE PER UNIT BY AVERAGE UNIT SIZE

SP/Unit ($)

$125,000

$120,000

$115,000

$110,000

$105,000

$100,000

$95,000

$90,000

$85,000

$80,000

700

750

800

850
Avg Size/Unit

900

950

1000

1050




SALE PRICE PER UNIT BY NOI PER UNIT
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SP/Unit ($)

$130,000

$120,000

$110,000

$100,000

$90,000

$80,000

5000

5500

6000

6500
NOI/Unit

7000

7500

8000

8500




Property Identification

Record ID
Property Type
Property Name
Address
Location

Tax ID

Sale Data
Grantor
Grantee

Sale Date

Deed Book/Page
Plat Book/Page
Property Rights
Sale Price

Cash Equivalent
Adjusted Price

Land Data
Land Size
Zoning
Topography
Utilities

Total Units
Avg. Unit Size
Gross SF

Multifamily Sale No. 1

5 1% u (R

498

Garden

Oak Hill Square

3456-3480 Jondon Ln, Gastonia NC 28056
Outlying Gaston County

3554-40-0181

Oak Hill Square, LLC
GP Oak Hill Square, LLC
3/22/2024

5467/1550

046/037

Leased Fee

$4,250,000

$4,250,000

$4,250,000

292 ac/ 127,195 SF
RMF

Typical

City water/sewer

34

1,032 SF

35,088
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General Physical Data
No. of Buildings
Construction Type
HVAC

Parking

Stories

Utilities with Rent
Unit Amenities
Project Amenities
Year Built
Condition

Income Analysis
Effective Gross Income
Net Operating Income
Indicators

Sale Price/Gross SF
Sale Price/Unit
Occupancy at Sale
Overall or Cap Rate
EGIM

NOI/SF

NOI/Unit

Remarks

This property consists of a mix of 10, 750 S.F. one-bedroom units and 24 1,150 S.F. two-

Multifamily Sale No. 1 (Cont.)

4

Wood Frame with Vinyl Siding and Brick Veneer
Central

Surface 2.29/unit

2

W/D hookup, dishwasher

1991
Average

$386,297
$234,083

$121.08
$125,000
91.20%
5.5%
11.0
6.92
$6,885

bedroom units. The average unit size is 1,032 S.F.
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Property Identification

Record ID
Property Type
Property Name
Address
Location

Tax ID

Sale Data
Grantor
Grantee

Sale Date

Deed Book/Page
Property Rights
Sale Price

Cash Equivalent
Adjusted Price

Land Data
Land Size
Zoning
Topography
Utilities

Total Units
Avg. Unit Size
Rentable SF

Multifamily Sale No. 2

501

Garden Style

Windsor

100 W. 17" Street, Newton, NC 28658
Off North Main Avenue

374005094658

ANDREAROBERT, LLC
GBPM WINDSOR, LLC
04/04/2024

03864/0312

Leased Fee

$5,000,000

$5,000,000

$5,000,000

4.17 Acres / 181,645 SF
PD-H

Typical

All available

57

950 SF

54,150
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General Physical Data
No. of Units

No. of Buildings
Construction Type
HVAC

Parking

Stories

Utilities with Rent
Unit Amenities
Project Amenities
Year Built
Condition

Income Analysis

EGI

Net Operating Income
Indicators

Sale Price/SF

Sale Price/Unit
Overall or Cap Rate
EGIM

NOI/SF

NOI/Unit

Remarks

This property includes 10 one-bedroom units, 37 two-bedroom units and 10 three-bedroom units.

Multifamily Sale No. 2 (Cont.)

57

9

Wood frame, brick veneer and stucco
Central
Asphalt surface
Va

None

W/D Hookups
None

1982

Average

$460,842
$274,803

$92.34
$87,719
5.5%
10.8
$5.07
$4,821

123
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Multifamily Sale No. 3

Property Identification

Record ID 500

Property Type Garden

Property Name Ashford Place

Address 701 Rain Place Court, Kannapolis NC 28081
Location Cabarrus County, Charlotte market
Tax ID 04-044 -0127.20

Sale Data

Grantor Rain Place Holdings, LLC
Grantee Ashford Place Owner, LLC
Sale Date 06/18/2024

Deed Book/Page 16975/0276

Plat Book/Page 00002/00035

Property Rights Leased Fee

Sale Price $4,950,000

Cash Equivalent $4,950,000

Adjusted Price $4,950,000

Land Data

Land Size 2.75 Acres / 119,790 SF
Zoning RV

Topography Flat

Utilities All available

Total Units 40

Avg. Unit Size 950 SF

Rentable SF 38,000



General Physical Data
No. of Units

No. of Buildings
Construction Type
HVAC

Parking

Stories

Utilities with Rent
Unit Amenities
Project Amenities
Year Built
Condition

Income Analysis
Effective Gross Income
Net Operating Income
Indicators

Sale Price/Gross SF
Sale Price/Unit
Occupancy at Sale
Overall or Cap Rate
EGIM

NOI/SF

NOI/Unit

Remarks

The property consists of 40 two-bedroom, one bath units, each totaling 950 S.F. The property is
located within two miles of the North Carolina Research Campus. Approximately 20-25 units had
been renovated in 2019 and vinyl siding, roof and gutters were recently replaced.

Multifamily Sale No. 3 (Cont.)

40

4

Wood frame, vinyl siding
Central
Asphalt surface
2

Water/Trash
W/D hookups
None

2001

Average

$512,061
$335,190

$130.26
$123,750
95%
6.8%

9.7

$9.31
$8,380
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Property Identification

Record ID
Property Type
Property Name
Address
Location

Tax ID

Sale Data
Grantor
Grantee

Sale Date

Deed Book/Page
Property Rights
Sale Price

Cash Equivalent
Adjusted Price

Land Data
Land Size
Zoning
Topography
Utilities

Total Units
Avg. Unit Size
Rentable SF

Multifamily Sale No. 4

501

Garden Style

Northway at Cabarrus

1919-1921 Pine Bough Ln, Concord, NC 28027
North of I-85

374005094658

1919 PINE BOUGH LN, LLC
PINES OF CABARRUS WPXI, LLC
05/24/2024

16945/0275

Leased Fee

$4,625,000

$4,625,000

$4,625,000

7.164 Acres /312,064 SF
R-18

Typical

All available

44

680 SF

29,920
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General Physical Data
No. of Units

No. of Buildings
Construction Type
HVAC

Parking

Stories

Utilities with Rent
Unit Amenities
Project Amenities
Year Built
Condition

Income Analysis

EGI

Net Operating Income
Indicators

Sale Price/SF

Sale Price/Unit
Overall or Cap Rate
EGIM

NOI/SF

NOI/Unit

Remarks

This property includes 24 one-bedroom units and 20 two-bedroom units with an average units

size of 680 S.F.

Multifamily Sale No. 4 (Cont.)

44
6

Wood frame, brick veneer

Central

Asphalt surface

172
Water/Sewer/Trash
Solid surface counters
None

1994

Good

$408,214
$252,715

$154.58
$105,114
5.5%
11.3
$8.45
$5,744

127
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Multifamily Sale No. 5

Property Identification

Record ID 503

Property Type Garden Style

Property Name Riverside Village
Address 2527 Riverside Ln., Monroe, NC 28110
Location North of US Highway 74
Tax ID 09-112-009 & 09-112-011
Sale Data

Grantor KKM Holdings, LLC
Grantee Saratoga SSDB Investments, LLC
Sale Date 04/26/2024

Deed Book/Page 8893/0764

Property Rights Leased Fee

Sale Price $5,000,000

Cash Equivalent $5,000,000

Adjusted Price $5,000,000

Land Data

Land Size 6.78 Acres /295,337 SF
Zoning AW-7

Topography Typical

Utilities All available

Total Units 61

Avg, Unit Size 744 SF

Rentable SF 45,400



General Physical Data
No. of Units

No. of Buildings
Construction Type
HVAC

Parking

Stories

Utilities with Rent
Unit Amenities
Project Amenities
Year Built
Condition

Income Analysis
Effective Gross Income
Net Operating Income
Indicators

Sale Price/SF

Sale Price/Unit
Occupancy at Sale
Overall or Cap Rate
EGIM

NOI/SF

NOI/Unit

Remarks

This property is located in eastern Monroe, about three miles west of Wingate University.

Multifamily Sale No. 5 (Cont.)

61

10

Wood frame, brick veneer
Window Units
Asphalt surface
1

Water/Trash
None

None

1986

Average

$538,000
$352,888

$110.13
$81,967
98%
7.1%
9.3
$7.77
$5,785
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RECONCILIATION AND FINAL CONCLUSIONS OF VALUE
Value Indications (Market Rents):

Income Approach to Value $4,400,000
Sales Comparison Approach to Value $4,590,000

Value Indication (Restricted Rents):

Income Approach to Value $ 965,000
Interest Credit Subsidy $ 342,000
Total $1,307,000
Site Value $ 950,000

The Cost Approach to Value is a very reliable indication of value for new or fairly new
properties when they represent the highest and best use of the site. The subject improvements
are about 46 years old. Depreciation would be difficult to accurately measure and the Cost
Approach to Value would not be relevant and has been omitted from this appraisal.

The income capitalization process involves converting future benefits into present value. The
Income Approach to Value is considered to produce the most reliable indications of value and is
given significant weight as a market rent property and as a restricted rent property.

The Sales Comparison Approach to Value is given weight in the analysis of the subject property,
based on market rents. As outlined in the scope of this appraisal, the Sales Comparison Approach
to Value would be not produce a reliable value indication for the property as a subsidized
property and has been omitted.

Based upon the foregoing analysis, an opinion has been formed that the Market Value “As Is” of
the leased fee estate of the subject property, based on the current restricted rents and including
Interest Credit Subsidy Value, as of April 9, 2026, subject to the Extraordinary and General and
Underlying Assumptions and General Limiting Conditions, was:

ONE MILLION THREE HUNDRED SEVEN THOUSAND DOLLARS
$1,307,000

This value includes $342,000 in Interest Credit Subsidy Value
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Further, an opinion has been formed that the Market Value of the leased fee estate of the subject
property, based on market rents and assuming stabilized occupancy, as of April 9, 2026, subject
to the General and Underlying Assumptions and Hypothetical and General Limiting Conditions
was:

FOUR MILLION FOUR HUNDRED NINETY THOUSAND DOLLARS
$4,490,000

Of the preceding values estimated for the subject property, $950,000 is allocated to the land.

Of the preceding values estimated for the subject property, -0- is allocated to personal property.
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QUALIFICATIONS

Franklin B. Sewell, MAI Phone: (843) 284-3090

Gold Bug Realty, LLC

1493 Village Sq.

Mount Pleasant, South Carolina 29464

Education:

B.A. Degree - Psychology

Major Emphasis: Cognitive/Experimental

University of North Carolina - Wilmington

Wilmington, North Carolina 1991

Professional Studies:
Introduction to Real Estate Principles 1994
Real Estate Law 1994
Course R-1 Real Estate Appraisal Principles 1994
Real Estate Finance 1995
Course R-2  Basic Valuation Procedures 1995
Course R-3  Standards of Professional Practice 1995
Course G-1 Capitalization Theory & Techniques - Part A 1995
Course G-2 Capitalization Theory & Techniques - Part B 1996
Course G-3 Case Studies in Real Estate Valuation 1996
Seminar: Internet and the Appraiser 1997
Seminar: Guideline for Residential Building Systems Inspection 1998
Seminar: 4.7 Basic Residential HUD Appraisal Requirements 1999
Course L-3 Uniform Standards of Professional Practice 2001
Seminar: Appraising Condominiums 2002
Course CE-NSU National USPAP Update 2003
Course 410 Uniform Standards of Professional Practice 2004
Course 420 Business Practices and Ethics 2004
Seminar: Rates and Ratios 2004
Broker A & B 2005
Course CE-NSU National USPAP Update 2006
The Valuation of Partial Interests 2006
Course 510 Advanced Income Analysis 2007
Course CE-NSU National USPAP Update 2008
NAR Code of Ethics Training - Commercial Track 2008
Commercial Finance and Investment Analysis 2009
Course 520 Market Analysis and Highest and Best Use 2010
Course CE-NSU National USPAP Update 2010
Advanced Concepts and Case Studies 2011
Course CE-NSU National USPAP Update 2012
General Appraiser Report Writing & Case Studies 2013



QUALIFICATIONS (Cont.) - Franklin B. Sewell

Appraisal of Self-Storage Facilities

Course CE-NSU National USPAP Update

Course CE-1375 Forest Valuation for Non-Foresters

Course DE-1188 Appraisal Math and Statistics

Course DE-1127 Green Building for Appraisers

Course DE-1129 Introduction to Legal Descriptions

Course CE-NSU National USPAP Update

Course DE-1379 Appraisal of Fast Food Facilities

Course DE-1549 Basic Hotel Appraising - Limited Service Hotels
Course DE-1511 Advanced Hotel Appraising - Full Service Hotels
Course CE-NSU National USPAP Update

Course DE-1668 Basic Construction Review

Course DE-1671 Defensible Appraising

Course CE-NSU National USPAP Update

Course DE-1868 Business Practices and Ethics

Course DE-754 Forecasting Revenue

Course DE-1605 Appraising Energy Efficient Residential Properties
Course CE-NSU National USPAP Update

Course DE-2089 Appraisal Liability and Risk Management

Course DE-1942 Non-Lending Appraisal Assignments

Course CE-2191 Appraisal of Eminent Domain Acquisitions

Course DE-145 2024-2025 7-Hour National USPAP Update

Course 20-1307175 Basic Market Analysis — The Key to Credible Results
Course 20-1257016 Applying Appraisal Standards for Competent Valuations
Course 20-1321332 Valuation Bias and Fair Housing Laws and Regulations

Prior Experience:

Gold Bug Valuation Servies, LLC/ Gold Bug Realty, LLC
Nimmich & Associates, LLC
Nimmich, Anderson & Associates

Certifications:

South Carolina State Certified General Real Estate Appraiser CG-2877
South Carolina Real Estate Commission: Licensed Broker-in-Charge 26030
North Carolina State Certified General Real Estate Appraiser A8089

Professional Associations:

Appraisal Institute (MAI)

Member of Charleston Trident Association of Realtors Multiple Listing Service
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2014
2014
2014
2016
2016
2016
2016
2018
2018
2018
2018
2020
2020
2020
2021
2021
2022
2022
2023
2023
2024
2024
2026
2026
2026

2006 - Present
2002 - 2021
1996 - 2002

1999
2005
2016



Appraisal Experience Includes:

-Apartments
-Acreage

-Office Buildings
-Convenience Stores
-Banks

-Churches
-Warehouses

-Retail Properties
-Shopping Centers
-Municipal Properties
-Historical Properties
-Subdivision Development

135

-Federal Government Buildings
-Mixed-Use Properties
-Manufacturing
-Condominium Development
-Restaurants

-LIHTC Properties
-Industrial Properties

-Single Family Residential
-Special Purpose Properties
-Automotive Dealerships
-Condemnation

-Medical Office Buildings
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in the SYale ofaremid for and i censideration vf the um of P.’\iD ’
Forty-Tvo Thousand and 007100 ($42,000.00) Dellars,

ta P& e boud paid o end before the seating aud deliery of there Presenty, by .
RIOLLHXD, A Linited Partnership, Post Office Box 7, Camlen, Scuth Carolina 29020

in the State aforérmd s (ike receipt whereof i heeely acknendedped),
dave gronted, darmained, wold ond relensed, and by theat Presents to do grone, bargein, 168 ond release wnio the

nd  FRNALIMOOD, A Limi Partnmership, its sucoessore and assigns, the following real
estatel .

ALL those curtwin parcels ar tracts of land lying and being situate within the
incorporate limits of Lhe Town of Fort Mill, Fort Mill Tomship, York Ooumty, South
Carolina, and kcing mae particulacly Gescribed as follows: T F
TRACT 2.

EPGINHING At 2 point an the rorthern sfde of a propesd strect 50 feet in width
Jand thenee a) the edoe of =aid street N, 6343 W. 747.5 feet o a point; thece N, -

: ong
. 22-11 E.:100 feet to a point; .thence N, 57-34 E, 383.8 feet tn A pointr hmce S. 25

55 E. 245 fect to ap old iron; thence N, 63-05 E, 159 feet 0 an 0ld irem pear the
&l of Xdnk Street; thence S, 26-21 F. 16 feet t0 an ol iron; thence N. 62-06 E.
241.5 feet to an.oM frcn on Willimeon Street; thence S, 26-01 E, 45.2 feet to an
©ld iren pear the intersecticon of williamson Street and Banks Street; thexe with
Banks Stroet 6. 18-52 W. 222,7 feer o an 0ld iren; themce N, 71-C8 W, 150 feet toa
point: thence S. 1852 W. 100 feet to a poinL; theace S. 7008 E, 150 Seet to a
Fcint; thence with Ranks Servet 5. 1B-52 W. 245.1 fect to the mint of beginfing;
cntaining 5.87 acres and designated Bc Tract 61 oo 4 plak entitled P of
Wright-¥arlick,” prepared by Jolm Cuinn Rall, dated Avruet 1€, 1976, £iled .and recocid
August 23, 1976, in Plat Book 50, Fage 56, Office nf tre Clark of Court for York
Camty, South Carolina,

ALSO 5 3 2 :

ALL that certajn piece, pracel or strip of land lying between the eastern boundary
of the ahove 5.87 amvc tract of lmﬁamu:u:stamedgeo.‘msm, as delinsated
in red on the above-sentianed plat, filed ard rcoorded in Plat Book 50, Page 56,

DEffice of the Clnrk of Cowrt for York County, South Caxclina, P s

LEGINNING at a point on tre sguthern side of A proposed street 50 feet in width
and thence alang the edge of said street S, 63-49 E. 236 fect t© an old iren; thence
5. 26~10 W. 109 feet o a point; thence N. €1-38 H, 236.1 feet to a point; thence R
26-1D E. 100 feet to thc point of boginnirg; containing 0.56 actes and cesignated ac
Tract {2 on 3 plat entitled "Property of wright-Hardick,” by Jam Quinn Oall,
Zated Anquat 18, 1976, filed and vocorded August 23, 1976, in Plac Book 50, Pege S5,
Office of the Clerk of Court Sar Yark Courty, Soath Carclina.

Yurn Na, 37 —dade of Ruat "W“‘%‘W‘% ah;i.p




The above—described tracts are portions of the real estate conveved by Frank
H. darlick to Donald A. Camphell, Jr., by decd dated Decorber 5, 1978, to he zovorded
vonterparanegusly herewith in the Office of the Clerk of Gt for Yotk Om=ry, Socuth |
Carolina, on Januayy 4, 1979.

TOGETHER with clf ond singular the Rr'ylu}, Members, Mexeditamenis end Appurienances to the seid
Premiser belanging, or in anysise incidend or fperimining.
TO HAVE AXD TOQ MGLD, ol and emguler, the 22id premises before mentioned, unto the enid

FHOLINOCD, A Limited Partmership, s successora end gunigns forever.

W ... - - -

Asé T do heredy bind  Tyself and my Heirs, Exceutors cnd Adminittsators, to awrroml and
forever deferd olt and singlar the taid premises wnlo the s ) ’ ’
RHOLECD, A Lirmited Partnership, ’ ’

ts successors ond ausigns against s and my " Heins L
o B . W " Lrifuly daming, or te claims ihe same, or nus' ot
e | | ,
" WITRESS® ry Hand and Secl, shis dth day of JaWAIY  in the sepr 2
of our Lord ons thawsand nine Aurdred and  Seventy-pine - and in the S&F

DTtE & v hundred and thivd year of five Soucrcigary a;.} independenee of the United

States of Amevica

%3 Siqied, Scaled ard Delfvered |
3 in the Presence of i
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he o ey n

a it

itt secerpiors end asogrs, G”kcr -ulwut and ufak, ond oliw ol for ngkl' and claire of Dotoer, of, %, or to off

The 51:112 of South Taraling,
| York Tanmty ' 5
PERSONALLY oppeared before me, dchin K. Spratt, Jr. 4 '
ard made poth that  he Sow the withis nomed DNALD A CAMPEELY, AJ'R. -
y # | dgmaed,ondas M A o Ded deiser the
within wyilten Deed; ond tho)  “he itk Stephor, Re McCree, Jr, - :
i witnessed the execution theveof, T

.'J'WORN to before me, this  dth
. A4.D. 1979

- . T ¥

ar []2 Staty of @Imﬂ! (ﬂun[ma‘ ' RENUNCIATION OF DOWER,

A smn.m,or..mrarwaormmumhm do hereby cortify
usnto oll whow §t moy congern, thot Mrs, El:.mbeeh N, Capball : —
wifc of the wilkin named  Donald A, Cargbell, Jr. : Qi tads doy
appeor bf[we e, and xpon bring privatdly and separsiels exomined by me, did declare thet she does M, 2ol
torily, and ceithon! any compulnion, dread, or fear of any berson or persons whomsnerer renounce, release and for-
cuer rolinguish Gnro Ihe soilfiin samed  FNOLLAID, A Linited Bartnei'ship,

ond singilar thé promises udthin Mhomd ond wrleased.

Gizen wrder my Hand ord st, ihix dth 2z of January

B _,.,—- r.Jlﬂw Lomini, 79 12
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PURCHASE AND SALE 4 GREEMENT
(Knollwood Aparimenis)

THIS PURCHASE &ND SALE AGREEMENT (this “Agreernent”) is raade and entered
into effective as of February 9, 2026 (the “Effec tve Date™), by and araong Mustang GP Holdings,
LLC, a WMississippi lirited Lability corapany, as to the general parner interests coraprising the
Project Owrer, and Mustang Limited Partners, LLC, a Ivississippi liraited Lability corapany,
as to the liraited partner interests cornprising the Project Owmer (each referred to herein as a

“Burchasey” and collectively, the “Puychagers™), and the parties listed on Exiibif 4 attached hereto
{individually referred to herein as “Seller” and together as “Sellers™).

RECITALS:

A, Each Seller is the owner and holder of the interests and assets listed on Exhibif 4
together with all rights, clairas, and interests of each Seller arising frora or related thereto, or to
the Project Owmers or the Projects (as defined below), including, without liratation, all developer
fees, incentive manageraent fees, rights of first refusal, option agreeraents, capital accounts, loans
and loan repayrents, rights to distributions, profits and losses, allocations, residual cash flow
strearns, corpensation, reirburseraents, and other related assets (indridually an “Asset™ and

together the “Assets™).

B. The Lssets arise out of or are related to the liraited partnerships andfor liraited
liability cormpanies listed on Exhibif 4 (individuallya “Project Oumer” and toge ther the “Project
Owmers”) which own and operate the affordable housing projects listed on Exhidif A attached
hereto (and including all land, ground leass rights, iraproverents and personal property owned or
used by the Project Owner in connection therewith, indridually a “Project” and together the

“Projects™).

C. Pursuant to this Agreerment, the Purchasers desire to acouire the Assets frora the
Sellers and the Sellers desire to sell the fssets to the Purchasers.

D. The parties desire fo enter into this &greeraent for purposes of effectuating the
foregoing transac tions.

NOW, THEREFORE, in consideration of the prernises and the rautual prorises herein
raade, and in consideration of the re presentations, warranties, and covenants herein contained, the
parties herebyragree as follows.

AGREEMENT

Section].  Purchase and Sale. Purchasers agree to purchase and Sellers agree to sell
the Assets in accordance with and subject to the terras of this Agreement. The intent is for the
Sellers and their affiliates to sell and the Purchasers to purchase all of their rights, clairas and
interests in and to the Project Cwmers and the Projects, with the terra “all” being intended to be
interpreted in the raost coraprehe nsive sense.



Section2.  Purchase Price. The consideration to be paid by Purchasers for the Assets
is Three Hundred Thousand and Nof100 Dollars ($300,000.00) (the “Purchas: Price™). The
Purchase Price is an aggregate price for all of the Assets and has not been allocated as between
Sellers and Purchasers. However, it is agreed that for federal tax purposes only, the Purchase Price
will be allocated araong the various types of Assets as set forthin Exhibif A- I attached hereto. The
Purchase Price will be subject to adjustrents as provided in this Agreement.

Section 3. Earnest Money; I endent Consideration.

(a) Eamest Ionew Deposit Within ten (10) Business Days following the Effective
Date, Purchasers shall deliver to Watkins & Eager PLLC (the “Escrow &gent™), by wire transfer,
the araount of Ten Thousand and No/100 Dollars {$10,000.00) (the “Eamest IMoney Deposit™.
Sellers shall have the option of terminating this Agreeraent if the full araount of Initial Eamest
Ioney Deposit is not delivered to the Escrow Agent as provided for in this Section 3(a). The
Eamest Woney Deposit shall be held by the Escrow &gent in accordance with the terras hereof.
Following the Due Diligence Tenmination Date, and provided that Purchasers have notelected to
terradnate this Agreeraent pursuant to Section 5, the Eamest Money Deposit shall be non-
refundable, except upon (i) the occurrence of anybreach of this Agreeraent by Sellers, and (1) the
failure to obtain the Transac ion & pprovals (including a deral of any Transac tion & pproval by the

party providing such Transaction Appeoval).

(b} Independent Consideration. The amount of One Hundred and Nof100 Dollars
{$100.00) of the Eamest Ivloney Deposit (the “Inde pendent Consideration™ is expressly reserved
as inde pendent consideration for Purchasers’ right of terranation hereunder. If this Agreercent is
terminated by Parchasers pursuant to its rights he reunder, Purchasers shall be required to pay the
Independent Consideration to Sellers. Notwithstanding anything to the contrary herein, the
Independent Consideration is in addition to and inde pendent of angrothe r conside ration or payre nt
provided in this &greeraent, and is nonrefundable and raaybe retained by Sellers in all events.

Section 4. Seller Deliveries. Sellers agree to deliver to Purchasers, within five (5)
Business Days following the Effective Date (the “Docwent Disclosure Date™), copies of the
docuraentation and inforraation listed on Exhidi B attached hereto (the “Diligence Docume nts™).
Sellers will also provide to Purchasers, within two (2) Business Days following Purchaser’s waitten
request (which raaybe via erail only), any other inforraation reasonably recuested by Purchasers
in connection withits iree stigation of the Projects, the Project Owners, the Sellers, and the Assets,
to the extent the sare isin Sellers’ possession or control. For all parposes of this Agreeraent, the
phrase “Sellers’ possession or control” shall include, without liritation, information reasonably
accessible to Sellers including inforraation within the possession or control of the property
raanageraent corapany for the Project.

Purchasers acknowledge that, except as e xpresslyset forth in this &greeraent, Sellers make
no representation or warranty as to the acouracy or corpleteness of any Diligence Docuraents
which consist of third party pre pared reports pertaining to physical matters related to the Project
or Diligence Docurents which were prepared or produced by parties other than Sellers prior to
the date Sellersbecarne the owners of the applicable Assets, except to the extent to the Knowledge
of Sellers known tobe false or raisleading. 11 inforraation contained in the Diligence Docuraents,
and all inforraation derived by Purchasers in the course of its irvestigation of the Projects, will be

2
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considered confidential and, prior to Closing, will not be disclosed to third parties (other than
Purchasers’ attomeys, accountants, prospective lender(s), consultants, owmers, affiliates and
irevestors, each of which Purchasers will inforra of the foregoing confidentiality undertaking).

Section 5. Various ections; Due Dilk e Period.

{a)

b

Title Exaraination and Swwvey. Purchasers may order at any time and raultiple
tiraes, at its expense, updated title policies, title szarch reports and updated surveys
and Sellers shall cooperate with Purchasers in connection therewith.

Physical Inspections. Between the Effective Date and the Closing Date, Purchasers
and Purchasers” agents and contractors shall have the right to enter the Projects for
the purposes of inspecting and investigating the physical condition of the Projects.
In addition to such other activities that Purchasers mayde terraine to be appropriate
to cary out such investigations and inspections, Purchasers raay at its election
undertake any or all of the following actrvities after providing reasonable notice:
{a) with a representative of Seller present if requested by Seller, interview the
Project raanager and raaintenance supervisor with respect to the operation and
raanageraent of the Project; (b) exaraine the physical struc tares and coraponents of
the improveraents, including, without limitation, the life safety systerns, electrical,
raechanical, and HY AC systeras; and (c) conduct studies to detenmine that the
Project and the operation thereof coraplies with all requireraents of all
governraental authorties having jurisdiction with respect thereto, including,

without liradtation, raatters of zoning, building code corapliance, corapliance with
the Americans with Disabilities Act; provided, howewer, that (i) Purchasers hawve
given Sellers at least 24 howrs’, on calendar business days, prior written notice of
Purchaser’s proposed entry onto the Project, (i) such entry will be conducted
during nornmal business howrs, (ii1) Purchasers will be accoraparded by Seller’s
represe ntative during such entry, (iv) Purchasers” entry will be subject to the rights
of tenants under the Leases, (v) Purchaser’s entry will not include any irevasive
testing, sarapling or rmeasurernents without Sellers” prior written consent (which
maybe conditioned or denied in Sellers’ sole discretion), and (i) Purchasers will
repalr any darmage to the Projects caused by Purchasers’ exarinations or
inspections thereof. Purchasers hereby inderanifyy and agree to defend and hold
harraless the Project Owmers from and against any claims, liens, liabilities, losses,

darmages, costs and expenses, including, without liraitation, reasonable attomeys’
fees and costs of the Project Owners, if and to the extent arising out of’ (1) claims
of lien by contractors, rmaterialren or laborers for work or tests perforraed for
Purchasers; ox(ii) claims for Projects darmage, bodily injuryror death due to the acts
ororaissions of Purchasers orits agents or contractors inconnection with their entry
onto or work on the Projects. Access to occupied units shall be subject to advance
notice to the tenant if required byrapplicable law, and unless otherwise approved by
Sellers shall be lirited to only one occasion per unit If third-parties waill
accorpany Purchasers, Purchasers shall provide Sellers (in advance of the entryror
within a reasonable time thereafter) with the names and affiliations of all third
persons who will enter the Projects.
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(c)

(d)

(e)

Section 6.

Purchasers hereby agree that it shall cany, and shall cause all re presentatives and
agents of Purchasers entering any of the Projects to cany, coraraercial general
liahility insurance, with liraits of not less than $2,000,000 corabined single Limit for
Purchasers and $1,000,000 cordbined single lirait for Purchasers’ represe ntatrves
and agents, and providing that such coverages are privaary and naraing Sellers, the
Project Owmers as additional insureds. Purchasers shall provide Sellers with
cerfificates evidencing such insurance coverage.

Docurent Inspections. The Puarchasers shall, in their discretion, inspect the
Diligence Docuraents.

Litization and Judzraent Searches. The Purchasers mayorder searche s in the county
and state of the applicable Projects and the state of organization of each Project
Owvmer and Seller (the “Searches™).

Due Diligence Terrination Date. By 5:00P W Central Tirae on the date that is
sixty (60) calendar days after the Docurment Disclosure Date (the “Due Diligence
Texamation Date’™, Purchasers shall review the status and conditionof the Assets,
the Diligence Docuraents, the Project Owmers, and the Projects and determaine
whether Purchasers desires to purchase the Assets on the terras and conditions
contained in this Agweerment. If Purchasers deternraine that the Assets, the Diligence
Docuraents, the Project Owmers or the Projects, or any one or raore of thera, or any
other mattex(s) related thereto, are not acceptable to Purchasers for any reason or
for no reason at all, Purchasers shall have the right to terrainate this Agreerentby
delivering written notice (a “Ternaination Notice™) to Sellers and to Escrow Agent
on or before the Due Diligence Terraination Date. If Purchasers provide the
Teraination Notice prior to the Due Diligence Terraination Date, then Escrow
Agent shall provaptlyreturn the Initial EarmestIvloney De posit, less the Independent
Consideration, to Purchasers, and upon Purchasers’ receipt thereof] this Sgreeraent
shall terrainate and neither Sellers nor Purchasers will have any further obligations
hereunder, except thoss that expressly swrvive terraination as provided herein.

g, Each Seller, solely with respect

to the Assets it owns, the PrOJect mer of w]:uch 15 1t a partr or ragraber, and the Project owned
by such Project Owmer, represents, warrants and covenants to Purchasers as of the Effective Date
and as of the Closing as follows:

(a)

(b)

. To Seller’s Knowdedge, the Diligence Docuraents, are true
and coraplete copies of such Diligence Docuraents. To Sellers” Knowledge, the
Diligence Docuraents do not contain untrue stateraents of raterial fact or orit
infonration necessary to prevent the inforraation contained therein frora being
raterially misleading.

No Litigation. Other than standard te nant disputes in the ordinary courss ofbusiness
and other than as disclosed in the Diligence Docuraents, there is no action, suit,
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arbitration, unsatisfied order or judgreent, goverrrnental irvestigation or other
proceeding (“Proceeding™) pending, or to the Knowledge of the Sellers threatened,
against or irvolving Sellers, any Project Owner, any Projects or the transactions
conteraplated hereby, and to the Knowledge of Sellers, there is no basis for any
such Proceeding.

{c)  Tifle. To Sellers” Knowledge, each Project Owner owns good and marke table title
to its Project and other assets and properties, free and clear of any restricion on
transfer, pledge, hypothecation or other encurabrance, charge, lien, option, warrant,

hase right, contract, coraraitraent, claim, derand or rights of others whatsoewver
{a “Lien”) other than the roatters shown on the Title Policies. Without liraiting the
foregoing, and to Sellers” Knowledge, none of the Personal Property is subject to
any lease, title retention agreerment, rights of reversion, restriction or Lien except
as shown in the Debt Docuraents. To Sellers’ Knowledge, no other tangible or
intangible personal property of the Project Owmer, including, without liraitation,
the Project Contracts, is subject to any license, tifle retention agreeraent, rights of
reversion, restriction or Lien exce pt as shown in the Debt Docuraents. Each Seller
is the sole owner (legally and berneficially) of its respective Assets as shown on
Exhibit 4 free and clear of any Lien, except for any Lien iraposed by the terras of
the Debt Docurnents. Except in regard to the Transaction Approvals, each Seller
has the unfettered right to transfer the Assets in accordance with the terras hereof.
Other than the Assets, ro Seller or any affiliate thereof has any claira, right or
interest in, or is a lender with regard to, any Project or any Project Owmer or any of
the assets of any such entity. Prior to Closing, Sellers will discharge and pay in full
or cause to be released anyLiens onany of the Assets held by any direct or indirect
beneficial owners of any Seller or any lender thereto or any successor of any such
owner or lender.

During the yeriod of each Seller’s ownership of an Asset relating to a particular
Project, (i) each Seller has not, and no Project Owmer has, constructed new
buildings or other material structares at any such Project, (i) there are no
outstanding contracts for any iraproverents or repairs to a Project payment of
which is due and owing, which have notbeen or will notbe fully paid for prior to
or at Closing, and Sellers shall cause to be discharged all mechardes” and
raaterialraen’s liens anising frora any labor or matenials furnished prior to Closing
which pertain to a Project or Project Owrer.

The Sellers own all right, title and interest in any deferred fees to be conwveyed
hereunder. Other than such deferred fees and fees owed for the prior month in the
ordinarycours: ofbusiness under the Project Contracts disclosed on or prior to the
Docuraent Disclosure Date, the property managerment compandes have no claire,
right or interest in or as a lender, in regard to any Project or Project Owner or any
asset of any such entity (othe r than customaryinderanificationrights, if applicable,
under the Project Contracts).
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Debt. To Sellers” Knowledge, the Debt Docuraents constitute all material principal
docuraents and agreerents which evide nce anyand allborrowed debt of the Project
Owvmers and all material principal docuraents and agreerments executed in
conne ction therewith. To the Knowledge of Sellers, no Project Owmer has received
any notices of default under the Debt Docuraents and to Sellers” Knowledge, no
raaterial default orevent of default byranySeller orany Project Owmer has occwrred
under the Debt Docuraents, and no event has ocowrred which, with the giving of
notice or passage of tirae, or both, would constitute a material default or an event
of material default by any Project Owmer under the Debt Docurments.

(d) Leases. Except as set forth in the Lease Schedule delivered hereunder prior to the
Docuraent Disclosure Date and except for leases entered into after the date of such
Lease Schedule in the ordinary course of business and in accordance with the terms
hereof, there are no material leases or occupancy agree raents to which any Project
Owmerisa party. The Lease Schedule and the Rent Roll contains a true, correct and
coraplete description of all Leases that are ineffect. All Leases are to residential
tenants and there are no coramercial leases. Except as set forth in the Lease
Schedule, there are no agreements between a Project Owner and a tenant. A1 sales
tax due in connection with the Leases or any rents or other income received in
connection therewith hasbeen paid and there are no pending andits of anysales tax
due in connection therewith. &11tenant files and Leases are either located at each
Project site under the control of the property manageraent corapany or at the office
of the property raanageraent corapany and will be available for inspection. To
Sellers” Knowledge, and other than as disclosed on the Lease Schedule, there are
no leas: brokerage agreerents, leasing coraradssion agreeraents, or other
agreeraents providing for payraents of any araounts for leasing activities or
procuring tenants with respect to any Project. Any such coraraissions paid or
payable are as identified in the Lease Schedule.

(e)  Corapliance with Laws. To Sellers” Knowledge, no Project Owmer nor any Seller
has receved any notification fror anyGovernraental Suthority (i) that any Project
Owmer, any Project or any Seller is in material violation of any applicable fire,
health, building, use, occupancy, zonng or other Laws where such violation
reraains outstanding, or (i) that any reaterial work is required to be done upon or
in connection with any Project, where such work remains outstanding. To Sellers’
Knowdedge, no Project Owner nor any Seller has recefved any notification from
any Governraental Authority that any Project is the subject of any pending or
threate ned conderanation proceedings.

[§3)] Permits. To Sellers” Knowledge, all material peraits recuired for the lawful
operation, use and occupancy of the Projects, as cunrentlybeing used, operated and
occupied, and for the conduct of all other activities of the Project Owners, have
beenissued to the Project Owners and paid for and are in full force and effect. To
Sellers” Knowledge, the Project Owners are in raaterial corapliance with the terras
and conditions of all such perraits.
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(g)  Ewvironmental Notices. Except as set forth in the Ervirorauental Reports, to
Sellers” Knowledge no Project Owner nor any Seller has recerved notification that
any Governraental Suthority has deterrained that there is any violation of any
Ervironraental Laws, and to Sellers’ Knowledge, there is no violation of any
Ervirorraental Laws. &s used in this Agreeraent, “Ercdronraental Laws™ means
collec tively Coraprehe nsive Erviroramental Response, Corapensation and Liability
&ct of 1980 (coranonly known as “CERCLA™), as araended, the Superfund
Awmendments and Reaunthorization &ct (coranonly known as “SA&R&A™), the
Resource Conservation and Recovery Act (coraraonly knowmas “RCRA™). and any
other federal, state or local ervironraental legislation, ordinances or other sirailar
Laws applicable to the exsironraental condition of the Projects.

{(h) Agreerents. Except for the Leases identified in the Lease Schedule, the Debt
Docuraents, the Oiganizational Docuraents, the Regulatory Agreeraents, the
Guarantees, the Affiliate &greerents, the Insurance Policies represented by the
insurance certificates and the Project Contracts (collectrvely, the “Project
Agreeraents™), to Sellers” Knowledge, there are no material service, management,
raaintenance or other sirilar type agreerents or contracts relating to the operation,
raanageraent or maintenance of the Projects, or any other raterial contract,
agreement or coraraitraent, to which any Project Owmner is a party or pursuant to
which it has or will have any Liability or obligation, or by which any of its assets
are or will be bound. To Sellers” Knowledge, the Project Owmers and the Sellers
hawve perforraed all the raaterial obligations required tobe perforraedby the ra under
the Project Sgreements, and there exists no material breach or default on the part
of anyProject Owmers or anySeller orto Sellers” Knowdedge, anyother party under
any of the Project Agreeraents, and to Sellers” Knowledge, no event or condition
has occurred or arisen which with the passage of tirme or the giving of rotice or
both would result in a material default or breach thereunder. All Project Contracts
are terrainable at will and without penalty upon not more than 30 days™ notice.

{1 Organization. Each Project Owner and Seller is validly existing and in good
standing under the Laws of the State of its formation and duly qualified in the
jurisdiction in which the Project is located.

() AunthontwiConsent. Each Seller possesses all requisite power and authority (subject
to receipt of the Transaction Approvals), and, if an entity, has taken (and its
directors, officers, managers, partners and its equity holders have taken) all actions
as recquired by its orgarizational, governing or constitutive docurents (including,
without limitation, any applicable trust agreement) orapplicable Law, to authorize,
execute and deliver this Agreeraent and anyand all other agreeruents, instraraents
and docuraents to be executed and delivered in connection herewith (collec trvely;,
“Ancillary Agreeraents”) to which such Seller is or is to be a party and to authorize
the full perforrance of and cormpliance with the terras of this Agreerment and such
Ancillary Agreeraents. This Sgweerent (to the extent tobe executed by such entity)
is, and each Ancillary Agreeraent (to the extent tobe executed by such entity) is or
will be when executed and delivered, the legally valid and binding obligations of
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Sellers, the Project Owners, and any of thelr respective affiliates that are parties
the reto, enforceable against such parties in accordance with the respective terras of
this Agreeraent and such Ancillary Agzreerents, exce pt as such enforce ability raay
be liraited by the effect of any applicable Laws of general application relating to
bankmptey, reorganization, nsolvency, roratoriura or siralar Laws affechng
creditors” rights and relief of debtors generally, and general equitable principles.

(k)  Bankmptcy. No bankmpicy, insolvency, reorganization or sirailar action or
proceeding, whe ther voluntary or irvoluntary, is pending or to Sellers” Knowdedge,
threate ned, against any Seller or any Project Owmer, and no Project Owner nor any
Seller has (1) raade a general assignraent for the bene fit of creditors, or (ii) adraitted
its or his inability to payits debts as theybecorae due.

4] Other Sales Agreerqents No Project Cwmer nor any Seller has not entered into any
contract or letter of intent to sell or assign any interest in any Project Cwrer, any
Project, orany part thereof, which is currently in effect, nor does any party have an
option or other right (including, without Liradtation, any right of first refusal) with
respect to the parchase of any interest in any Project Owmer or any Project, or any
part thereof.

{r)  Not a Foreign Person. No Seller is a “foreign person,” “foreign trust™ or “foreign
corporation” within the raeaning of the United States Foreign Investrnent in Real
Project Tax Act of 1980 and the Intemal Reverue Code of 1986, as currently
enacted and as araended fror tire to tiree, or any successor statute (the “Code™),
and regulations proraulgated thereunder (the “Regulations™). None of the Project
Owmers is a “foreign person”, “foreign trust” or “foreign corporation” within the
raeaning of the United States Foreign Investraent in Real Project Tax &ctof 1980
and the Code and the Regulations.

(n) Securities Corapliance. To Sellers” Knowledge, no Seller has recerved nofice of]
nor does any Seller have Knowledge of, any violations of any state or federal
securities Laws in connec ion with any Seller, any Project, or any Project Cumer.

(o) Mo Violation, The execution, deliveryand perforrnance of this greernent and the
Ancillary Agreerents by the Sellers does not and will not wiolate or conflict with,
or constitute abreach or default under, or create in any partyany right to accelerate,
terminate, modifyy or cancel pursuant to, or result in any lien under, or require any
authorization, consent, approval, warver orother action (other than the Transaction
Approvals) by or notice to or filing with any Goverranental Authority or other
person or entity under (a) the terras or provisions of any contract, agreerent or
coraraitraent to which any Seller (or any direct or indirect participant in any Seller
or direct or indirect lender to any such participant or any Seller) is a party or
successor party or its assets are bound, (b) the terras or provisions of any contract,
agreement or coranitent of which Sellers have Knowledge and to which any
Project Owner or any Seller is a party or successor party or by which its assets are
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(p

(o

(r)

(s)

bound, or any of the organizational, goveming or constitutive docuraents of any
such entity, or (¢} any Law to which any Project Owner or any Seller is subject.

1 The assets of each Project Owmer consist solely of the
Project owmed by such Project Owmer, cash on hand and other assets related to the
ownership and operation of such Project. The activities and operations of each
Project Owmer have been liraited to the ownership and operation of the Project
owned by such Project Owmer.

Employees. No Project Owner has any eraployees, nor has it had any eraployees,
during the tirae that the Sellers have owned the Assets, and no Project Owner has
any lLiability or obligation of any kind with respect to any eraployees or forner
eraployees of any person or entity.

Outstanding Debt and Liasbilities. To Sellers” Knowledge, no Project Owmer has
any raaterial lishilities, obligations or loss confirgencies of any nature, known or
unknowr, fixed or contingent, matwed or wrnatwred, accrued or unaccrued,
including liabilities evidenced by bonds, debentures, notes, guaranties or other
similar instruraents, except as evidenced by the Financial Statercents delivered
hereunder.

Taxes. To Sellers” Knowledge, each Project Owmer has always been treated as and
taxed as a partnership for federal, state and local incorme tax parposes. Each Project
Owmer has filed all federal tax retums and filings heretofore required by Law tobe
filed by it, and the federal Tax Retumns are coraplete copies thereof. To Sellers’
Knowledge, each Project Owmer has filed all state, local and foreignincorme, excise,
franchise, real estate, sales and use, business license and other nonfederal tax
returns and filings heretofore required by Law to be filed byit, and the nonfederal
Tax Retums are coraplete copies thereof. &11 taxes, including, without lirdtation,
all federal (if any) state, county, local, foreign or other incorae, property, sales, use,
franchise, wvalue added, employees’ incore withholding, social security,
uneraployraent and other taxes, of any nature whatsoever owed by each Project
Owmer, including any interest, fines or penalties with respect thereto, whether
disputed or not (indradually, a “Tax”, and collectively, “Taxes™, have been paid
in full or will be paid in full by such Project Owner when due, to the extent due at
or prior to Closing or attibutable orallocable to periods prior to Closing (assuraing,
howewver, that Taxes payable by a Project Cwrer which maybe due in the ordinary
course of business but not delinguent (1.e ., real estate taxes) will in factbe paid by
such Project Owner when due. All Taxes required by Law to be withheld or
collected by a Project Owner or in regard to the Project owned by such Project
Owmer have been duly withheld or collected and, to the extent presently due and
payable, have been paid over to the proper federal, state or local authonties. No
Liens arising fiora or in a connec tion with Taxes have been filed and are currently
in effect against any Project Owner or any Project other than for Taxes not yet due
and payable. No Project Owner has executed or filed with the Intemal Rewvenue
Service (“IRS™) or any other Gove mraental Suthority any agreerent or docurment
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extending, or having the effect of extending, the period for assessraent or collection
of any Taxes. No Project Owmer is a party to any tax sharng agreerent or
arrang ement. No audits or ireve stizations are active or pending or, to the Knowledge
of any Seller, threatened, with respect to any tax retums or Taxes of any Project
Owmer. No claira has been recerved by any Project Owmer fror any authority in
any jurisdic ion where a Project Owmer does not file Tax retwns thatitis, or may
be, subject to taxation by that jurisdiction, and neither Sellers nor any Project
Owmer have Knowledge of any such claira. There currently is no appeal pending
for any prior year’s Project Tax assessment with respect to any Project. 411 Taxes
owed by Sellers have been paid in full or will be paid when due. Any internal
actions or decisions by any Seller or any entity that is a direct or indirect beneficial
owner inany Seller or a lender to Seller or any swhbeneficial owner in regard to
the transactions conterplated hereunder shall have no effect on the Purchasers or
taxation relating to the Lssets being purchased.

(t) Insurance . The certificates of insurance delivered hereunder prior to the Docuraent
Disclosure Date identifyrall raterial insurance raaintained by each Project Owner
and covering the assets, business, equipraent, properties and operations, or other
raatters for the benefit of each Project Owmer. All insurance identified in such
certificates of insurance are in full force and effect. To Sellers” Knowledge, there
is no claira by anyProject Owmer pending under any of such insurance as to which
coverage has been questioned, reserved, derded or disputed by the underwriters of
such policies orbonds or theiragents; all pre raiura payraents due and payable under
all such insurance have been paid; to Sellers” Knowledge, each Project Owmer is
otherwise in corapliance with the material terrns and conditions of all such
insurance; to Sellers” Knowledge, no Project Owner has recetved notice of any
threate ned terraination of any such insurance ; and no Project Owmer has received
any notices from any insurance corpanies of any defect or nadecuacies in any
Project which have notbeen rectified.

{u)  Intangibles. To Seller’s Knowledge, use by each Project Owner of the intellectual
property coraprising a part of the Intangibles does not materally infringe,
raisappropriate or otherwise violate any intellectual property right of any Seller ox
any Affiliate of any Seller, or of any thard party.

(v)  Oumership Interests in Project Oumer. The Oiganizational Chart delivered
hereunder prior to the Docureent Disclosure Date accurately and corapletely set
forth the capital structure of each Project Owmer, including the ruraber of
partnershipand raeraber inte e sts of each which are authorized and whichare issued
and outstanding. There are no parters of, or owners of other interests in, any
Project Owmer except as set forth in such Organizational Chart. 11 of the issued
and outstanding partnership and reraber interests of each Project Owner held by
any Seller or an affiliate of any Seller (a) are duly authorized, validly issued, fully
paid and nonassessable, and (b) are held of record by the persons and entities and
in the amounts set forth in such Organizational Chart. No persons or enfities
clairaing by or through Sellers, or to Sellers” Knowledge any owner other than
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Sellers, have an ownershipinterest of any kind in anyProject Owmer or any Project
except as set forth in such Organizational Chart. There are no outstanding (i)
options, warrants or rights to subscribe for or acquire any of the Assets o, to
Seller’s Knowledge, any partne rshipor e raber interests, equity securities orother
ownership interests in any Project Owner, or (11) obligations of any Project Owmner
to issue or redeem or repwrchase any partnership or meraber interests, ecuity
securities or other owmnership interests in any Project Owmer. There are no
outstanding or authorized ecuity appreciation, phantora ecuity, or similar rights
with respect to any Project Owner held by any Seller or any affiliate of any Seller.
To Sellers” Knowledge, there are no outstanding orauthorized ecuity appreciation,
phantora equity, or similar rights with respect to any Project Owmer held by any
person or entity that is not a Seller or an affiliate of any Seller. No Seller has given
notice that it desires to assign, transfer, 1l or assign its inferest in any Project
Oumer.

(w)  Orzanizational Docuraents. To Sellers” Knowledge, the Organizational Docurents
represent all of the docurents and agreements which affect the ownership and
governance of each Project Owmer. No Seller nor any Project Owmer is in material
default of its obligations under any of the Organizational Docuraents, and there do
not exist any facts or circurastances that, with the giving of notice or the passage of
tire, or both would constitute a material default under any of the Organizational
Docuraents. During the tirae that Sellers have owmed the Assets and to Seller’s
Knowledge prior thereto, all allocations and distributions due any partner or
raeraber in each Project Owner have been made in accordance with the terrs of the
Organizational Docurnents and Project Agreements, as applicable. Sellers will not
penuit any such docuraents to be arended, rodified, supplermented, terrinated or
otherwise changed in any raarmer except as consented to by Purchasers.

(x) Financial Stateraents To Sellers” Knowledge, the Financial Stateraents and are
accurate and coraplete in all material respects as of the respective dates thereof and
for the respective periods covered thereby, have been prepared fiora and be
consistent with the books and records of the applicable entity and have been
prepared in accordance with sound accounting practices. To Sellers” Knowledge,
eachbalance sheet included insuch financial staterne nts (including the related notes
and schedules) fairly presents in all raterial respects the financial position of the
entity to which it relates, as of the date of suchbalance sheet, and each staterment
of incorme and other state ments include d in such financial statements (including all
related notes and schedules) fairly presents in all matenal respects the results of
operations and the other financial matters, as the case maybe, of such entity for the
periods set forth therein, except to the extent indicated in any notes or schedules
provided therewith. During the six (6) raonth period prior to the Effectrve Date, no
raaterial liabilities or financial obligations have been incunredbyrany Project Owner
other than standard trade payables incurred in the ordinary cours: of business.

() Affiliate Transactions. Except for the Affiliate &greements, no officer, director,
raanager, partner, trustee, ecpuity holder or other Affiliate of Seller is or hasbeenin
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(z)

(aa)

the past three (3) years a party to any contract, agieeraent or coraraitraent or
transaction withanyProject Owneror which pertains to the business of any Project
Owmeror has any interest in any Project or any other asset or propertyowned, held
or used by any Project Owmer. Except for the Affiliate Agreeraents, there are no
services provided to or on behalf of any Project Owner by any Seller or its
Affiliates, or to or on behalf of any Seller or its Affiliates by any Project Owmer,
and there are no affiliate transactions or contracts, agreeraents or coraraittaents
araong any Project Owner, on one hand, and Sellers or their &ffiliates, on the other
hand (including, in each case, the costs charged to or by any Project Owner).

Tax Credit Ivlatters. No Project has ewver received any allocation of low-incorae
housing tax credits pursuant to Section 42 of the Code.

Swrvival. The representations and warranties of Sellers set forth in this Agreement
shall survive Closing for a period ending twelve (12) months following Closing.

With respect to the representations and warranties set forth herein:

X The terras “Sellers’ Knowledge”, and to the “Knowledge of
Sellers”, shall raeanand be lirited to (1) the actual present knowledge of [Jospeh
Brantley], after due incpuiry, and (2) anything in writing received by any Project
Owmer, any Seller, any Affiliate of Selleror anyone onbehalfof anySeller who
receives or reviews reports or contespondence in regard to a Project Owmer ora
Project in conne ction with or since the date of any Sellers” previous acquisition
of any direct or indirect interest in any Project Owmer or any Project.

1. Except withrespect to the representations and warranties set forth
herein, Sellers make no representations or warranties specifically regarding the
physical condition of the Project.

Section 7. Reserved.

Section8.  Purchaser’s Representations and Warranties. Each Purchaser, solely
with respect to itself, hereby represents and warrants to Sellers as of the Effective Date and as of

the Closing Date as follows:

(a)

b

Organization. Each Purchaser is a limited liability corapany duly forraed, walidly
existing and in good standing under the Laws of the State of Mississippl.

Purchaser’s &uthority;, Etc. Each Purchaser has the full right, power and authonty
to enter into this Agreerent, and to cany out its obligations hereunder, and all
requisite action necessary to authorize Purchaser to enter into this &greeraent and
to carry out its obligations hereunder have been, or by the Closing Date will have
been, taken. The person signing this Agreement on behalf of Purchaser is
authorized to do so and raaybind the Purchaser without the joinder or co-signature
of any other person. This Agreeraent is, and each Ancillary &greernent is or will be
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{c)

when executed and delivered, the legally valid and binding obligation of Purchaser
and any of its affiliates that are parties thereto, enforceable against such parties in
accordance with the respective terras of this Agreeraent and such Ancillary
Agreeraents, except as such erforceability may be lirited by the effect of any
applicable Laws of general application relating to barkmptcy, reorganization,
insolvency, raoratorinr or sirdlar Laws affecting creditors’ rights and relief of
debtors generally, and general ecuitable principles.

swrvival. The representations and warranties of Purchaser set forth in this
Agreeraent shall survive Closing fora period ending twrelve (12) raonths following
Closing.

Section 9. OFAC Regulations. Fach Seller and Purchaser (each, a “Party”)
represents and warrants, as to itself only as follows:

(a)

(b)

OFAC List. Neither such Party, northe trustee or owner of any controlling interest
in such Party;, is listed on the Specially Designated Nationals and Blocked Persons
List maintained by the office of Foreign Assets Control, Department of the Treasury
(“QEAC™) pursuant to the Executive Order No. 13224, 66 Fed. Reg. 49079 (Sept.
25, 2001) (the “Order”) andfor on any other list of terrorists or terronst
organizations raaintained pursuant to any of the rles and regulations of OFAC or
pursuant to the Order and any other applicable riles, regulations, legislation or
orders (such lists are collectively referred fo as the “Lists™); and

Notice and Teraination Right. Such Party covenants and agrees that if such Party
obtains knowledge that it or any trustee or owner of any controlling interest in such

Party;, becoraes listed on the Lists or is indicted, arraigned, or custodially de tained
on charges rvolving mone v laundering or predicate crires to money laundering,
then such Party iraraediately will notifyr the other Parties in writing, and in such
event, the other Parties will have the right, upon written notice o the notifying
Party, to terminate this Sgreement without penalty or lability to the notifying
Party, in which event neither partywill have anyfurther rights or obligations under
this Agreerent, exce pt those that specificall y survive teraination.

Section 10.  Certain Covenanis.

(a)

Operations Pending Closing. Frora and after the Effective Date and confinuing
through Closing, Sellers will cause each Project Owmer to operate and raaintain the
Project owmed by such Project Owmer in a manner generally consistent with the
raanner in which the Project Owmer has operated and raaintained such Project in
the ordinary course of business prior to the Effective Date, but in any event
raaterially in accordance with the Project Agieeraents. Working capital reserves
shall be raaintained in accordance with historical averages, other reserves shall be
raaintained in accordance with applicable Project fAgreeraents. Sellers waill
proraptly notifyy Purchasers of all Project Owmer operating and capital deficits (and
include in such notice back support for the calculations thereof) and Sellers will
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prorvaptly advance funds for such deficits whe ther or not obligated to do so and will
prorptly notifyy Purchaser of anyrsuch advance . Suchloan receivables shall becorae
part of the Assets being sold and purchased hereunder. Each Seller hereby
covenants and agrees that until the Closing or earlier terraination of this
Agreement, it will not, and it will not cause or pemmit any Project Owner (or
property raanag erae nt corapany on behalf of any Project Owmer) to:

i

1il.

issue any addifional interest in such entity, or issue any warrant, option or
otherright to parchase anyinterest in such e nfityror any security corve rible
into an interest in such entity,

organize any subsidiary, acquire any capital stock or other equity securities
of any person or entity, or acquire any equity or other ownership interest in
anybusiness;

accuire any new real property or sl transfer or otherwise coreey any
property or asset of any Project Owmer or otherwise contract to do any of
the foregoing (other than as provided under Section 12 of this Agreement);

licuidate any reserve or use any reserve other than for purposes and in
accordance with the terms set forth in the Debt Docurnents and the
Organizational Docurnents, as applicable;

distribute any cash or other asset of any Project Owmer to any Seller or its
Affiliate;

grant any rortgage with respect to any Project;

encurnber or pledge or place any lien upon any Project, or any part the reof
or interest therein;

incur any additional lisbilities that will not be paid in full on or before the
Closing other than those liabilities incwrred in the ordinary cowrse of
business and not reraaining outstanding raore than thirty (30) days frora the
date incurred,

transfer, hypothecate or otherwise encuraber any interest in any Project
Owmer or any Asset,

enter into or cause any Project Owmer to enter into or renew or modify any
contract or coraradtrnent binding on any Seller or any Project Owmer or any
of their assets which contract is not terrainable upon 30 days or less notice
frora Purchasers or such Project Owmer without penalty of any nature;
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b

{c)

(d)

(e)

83

(g)

(h

b4 8 initiate, consent to, approve or otherwise take any action with respect to
zoning o any other Laws presently applicable to all or any part of any
Project; or

xii.  collect rent frorm any tenant rore than thirty (30) days in advance ofits due
date.

New Residential Leases. Atany time during the terra of this &greernent, a Project
Owmer raay enter into new residential leases or renewals of existing residential
leases without the consent or approval of Purchasers, provided that such new
residential lease or renewsal (1) 1s made upon the current (raeaning during the prior
nine tyr (90) day period) economic terras offered by it to new or renewral residential
tenants of the Project, (i1) is made on its standard residential lease forr for the
Project, (ili} is fora terra, including options to renew, not inthe aggregate in excess
of one (1) year, and (iv) is disclosed viaanupdate in accordance wath Section 10(h)
below (which update raybe in the forra of a current Leass Schedule and Rent Roll
provided on a raonthly basis).

Fror and after the Effective Date and during the terra of this
Agreeraent, Sellers will ensure that no Project Owmer enters into any coraraercial
leases.

Retention of Personal Property. No Personal Property or other property of any
Project Owmer will be reraoved from any Project or frora such Project Cumer’s
ownership unless the same is replaced wath sirailar iteras of at least equal quality
prior to the Closing.

Zoning. Neither Sellers nor any Project Owmer will initiate, consent to, approve or
otherwise take anyaction with respect o the zoning, or any other Law presently
applicable to all or any part of any Project or caus: or perrait any Project Owner to
do any of the foregoing.

NoIarketing. During the effectiveness of this Agreerment, Sellers will not market
any Project or any interest in any Project Owner to third parties, nor enter into any
agreeraent to sell or option any Project or any ownership inferest in any Project
Owmer, or any portion thereof, to any third party, and will not cause or perrait any
Project Owner to do any of the foregoing.

Inswrance . From and after the Effective Date and continuing through Closing,
Sellers will cause each Project Owmer to maintain, insarance 1n the arnounts and
coverages substantially equivalent to that existing as of the Effecttve Date, but
otherwise in compliance with the Debt Docuraents and the Organizational
Docuraents.

Updates. &fter the Docurent Disclosure Date, and upon written request, Sellers
shall as proraptly as reasonably possible update the disclosures required by Section
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4 hereof'so that Sellers reraain in corapliance with suchSection 4 on acurrent basis.
Further, if, prior to Closing, Sellersbecome aware of facts or circurnstances which
would cause a representation or warranty of Sellers under this Sgreerent to no
longerbe true as of the Effective Date or in regard to any date thereafter or would
require such representation or warranty to be qualified as of the Effective Date or
in regard to any date the reafter, Sellers shall proxaptly provide written notice thereof
to Purchasers. Each such update (an “Update™) shall be sent directlybyreraail to the
Purchasers and its counsel. In the ewvent an Update is provided by Sellers to
Purchasers inaccordance with the foregoing, and the Update is raaterial and adwverse
to Purchasers, any Project Owmer or any Project, then Purchasers shall give written
notice of such adwerse factor circurastance to Sellers and unless Sellers, within five
(5) days of such notice frora Purchasers, notifyy Purchasers that Sellers will cure the
sarae prioy to Closing, Purchaser shall have the option of either (i) continuing to
Closing, or (1i) terminating this &gweeraent within five (5) days of the end of such
frve (5) day period and upon notice frora Purchasers to Escrow Agent and Sellers,
and thereafter neither Sellers nor Purchaser will have any further obligations
hereunder, except those that specifically survive terraination as provided herein.

Section11. Transaction Approvak. &s a condiion precedent to each party’s
obligation to close the transactions conteraplated hereby with respect to each Asset, all required
third party consents, approvals and authorizations shall be obtained in form and substance
reasonably acceptable to Sellers and Purchasers, including, without limitation, any consents,
approvals and authorizations frora United States Departrent of Agriculture — Rural Developrae nt
“LISDA-RD™), and any consents, approvals and authorizations fror the State Housing Finance
Agency (collectively the “Transaction Approvals™. For the avoidance of doubt, “Transaction
Approvals™ shall expressly include all consents, approvals and authorizations required for (1) all
rental assistance agreeraent to rernain infull force and effe ct with respect to the Projects, onteras
and conditions satisfactory to Purchasers, and (i) Projects Purchasers” Manageraent Agent to
undertake the raanagerment of the Project and be the “agent of record” for USDA-RD. Purchasers
will use coraercially reasonable efforts to pursue the Transaction Approvals and shall use
cormercially reasonable efforts to subit all required approval packages to USDA-RD within
thirty (30) days following the Docuraent Disclosure Date. If requested by Sellers, Purchasers shall
provide Sellers with copies of all subrission packages subraitted to each third-party within three
(3) Business Days following Purchasers subraission thereof. Sellers will use coraraercially
reasonable efforts and cooperate in good faith with Purchasers in obtaining the Transaction
Approvals and shall provaptly (i) deliver or prepare any recuisite information, docuraentation or
reports reasonably recuested by Purchaser or any other party in connection therewith, and (ii)
execute any forms, applications or other docurnents reasonably necessary and appropriate for
receipt of the Transaction Approvals, at no additional cost to Sellers. Sellers will not take any
action to delay or frustrate Purchasers frorm pursuing or obtaining the Transaction &pprovals. In
the event that Purchaser is unable to obtain the Transaction &pprovals (including a denial of any
Transaction &pproval by the party providing such Transaction Appmoval), then Purchasers shall
hawve the right to terminate this Agreement by delivering a Terraination Notice to Sellers and to
Escrow Agent, whereupon the Escrow Agent shall proraptly return the Eamest IWbne v De posit,
less the Independent Consideration, to Purchasers, and upon Purchasers’ receipt thereof, this
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Agreerent shall terrainate and neither Sellers nor Purchasers will have any further obligations
hereunder, except those that expressly survive terraination as provided herein.

Section 12.  [ndemnification Mattexrs: Survival

(a)  Inderanification by General Partner. Joseph Ivl Brantley, III, in his capacity as a
general pariner of the Project Owmer, will inderanify, defend, and hold harraless, each Purchaser,
and each of their respective affiliates, officers, managers, partners, rvestors, directors, owners,
ragrabers, shareholders and successors and assigns (md1v1duallya “Purchaser Inderpitee™ and
coll,ectvely “Purchasey Inderanitees™) fror and against all clairas, demands, lisbilities, losses,
darages, obligations to third parties, dirainution or loss of value, judgrents, awards, settleraents,
deficiencies, costs and expenses, including reasonable attormeys’ fees and dishursements,
penalties, fines and arounts actually paid or incurred (“Losses™), that may be asserted against,
suffered or incwrred (directlyor as a result of any claim orallegation byany third party) by any of
the Purchaser Indermrnitees to the extent arising frorm or in connecion with or with respect to:

1 The failure of any Seller, in its capacity as a general parier or liraited
partner of a Project Owmer, to coraply with all corapliance requirerments of Urated
States Departraent of Agriculture — Rural Dewvelopraent, including, without
liritation, those pursuant to Section 515 of the National Housing Act of 1949,

1. & claira or action against any Project Owmer or any Purchaser Inderanitee,
as aresultof matters relating to orarising during Sellers” tenure as a general partner
or liraited partner of any Project Owmer; ox

il The failure of any Seller, or any Project Owner, to comply with the Debt
Docuraents, Regulatory Agreements, or Organizational Docuraents applicable to
such Project Owner or the Project owned by such Project Owmer.

(h) Inderanification by Purchasers. Purchasers will inderanify, defend, and hold
harraless each Seller and each of their respective affiliates, officers, raanagers, partners, irvestors,
directors, owrners, raerabers, shareholders, and successors and assigns (individually, a “Seller
Inderanitee,” and collectively, the “Seller Inderanitees™) frora and against all Losses, to the extent
arising frora or in connection with:

1. anybreach by Purchaser of this Agreeraent or of anycerfificate or docurae nt
delrvered by Purchaser at Closing;

ii. the failure of Purchasers, or of any Project Oumer following Closing, to
coraply with any United States Departraent of Agriculture—-Rural Developraent
reqqurerae nts (including those under Section 515 of the Housing Act of 1949), any
Debt Docuraents, Regulatory Agreeraents, or Organizational Docurments
applicable to the Project or the Project Cumer;

il any clair or action against any Seller Inderanitee relating to acts or
ormissions occwrring on or after the Closing in connection with the ownership,
operatiorn, management, or maintenance of any Project or such Project Owmer.
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{c)  Swwival. The obligations set forth in this Section shall swrvive the Closing without
liraitation as to the tirae withinwhicha claim raaybe brought {other than any applicable statute of
liritations), and shall notbe subject to any liritation on any lisbility as o therwise set forthin this

Agreerent.

Section 13.

Closing.

(a) Sellers’ Conditions. The obligation of Sellers to consuraraate the Transactions is
and will be subject to the fulfillment on or before Closing of all of the following
conditions effective as of Jaruwary 1, 2026, any or all of which reay be wared by
Sellers in their sole discretion:

1

1il.

Purchasers will have delivered to Escrow Agent all of the iteras required to
be delivered by Purchaser parsuant to the terras of this Sgreeraent;

Al representations and warranties of Purchasers contained in this
Lgreementwillbe true and correctinall material respects as of the Effective
Date and the Closing Date and Purchasers shall have delrered to Sellers a
cerfification to that effect in form and substance reasonably acceptable to
Sellers;

Purchasers will have perforred and observed all covenants and agreerents
of this Agreement to be perforreed and observed by Purchasers as of the
Closing Date in all material respects;

Purchasers will have delivered such Assignrents and fssawraptions
reflecting the transactions conteraplated hereby and the docuraents

pertaining to each Asset (the “Assizrraent and Assuraption &greerments™),;

Purchasers will have delivered such areendments to Organizational
Docurents reflecting the transactions conteraplated hereby and the
docuraents pertaining to each fisset (the “Amendments™);

Purchasers shall delrver the Purchase Price, less the sum of One Hundred
and No/100 Dollars ($100.00) (the “Retained Purchase Price™), and net of
any credits provided for herein, which credits shall be applied to the
Purchase Price;and

A1 Transaction &pprovals shall have been obtained.

Purchasers will in good faith take all commercially reasonable actions to cause the
conditions set forth abowve to be met on a tireelyrbasis. If any of such conditions is
not satisfied onand as of the Closing Date and are not watved in witing bySellers,
then Sellers shall have the right to terminate this Agreement, unless such conditions
are not met due to the Sellers” breach or default he reunder. If Sellers terminate this
Agreement, thereafter neither Sellers, nor Purchasers will have any firther
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obligations hereunder except those that expressly survive termination as provided
herein. If Sellers do not terruinate this Sgreement as a result of the failure of a
condition to Closing and the Closing in fact occurs, Sellers willbe deeraed to have
waived all unsatisfied conditions to Closing, other than clairas arising due tobreach
of a covenant or a breach of a certification, representation or warranty.

{b) Purchasers Conditions. The obligation of Purchasers to consuramate the
Transactions is and will be subject to the fulfillrae rt on orbefore the date of Closing
of all of the following conditions, anyor all of which raaybe warved by Purchasers
in its sole discretion:

1 Sellers will have delivered to Escrow Agent all of the iterns required to be
delivered by Sellers pursuant to the terms of this Agreerent, including,
without liraitation:

(&)

(B)
(©
(D)

(E)

¥

(@)

(H)

(I

copies of resolutions of Sellers authonzing the execution and
delrvery of this Agreeraent and the Closing docuraents to which it is
a party and the consurareation of the transactions conteraplated
herebyy,

the Assignrent and Assuraption Agreerents;
the Araendments;

such Assignraents of loans, recervables, fees and other rights and the
docuraents pertaining to each Asset (the “Assiznraent™;

suwch affidavit(s) andfor certification(s) as reasonably and
custoraarily would be required to induce a tifle corapany to issue
updated Title Policies;

a certification coraplying with provisions of Treaswry Regulation
§1.1445-2(b)(2) stating that such Seller is not a foreign peson;

a certificate dated as of the Closing Date and executedby each Seller
stating that the representations, warranties and certifications of such
Sellerinthis Sgreeraent, were andare true and correct inall material
resyects on the Effecttve Date and on and as of Closing;

a current good standing certificate frora the Secretary of State for
such Seller’s state of formation dated no earlier than thirty (30) days
before Closing;

to the extent in the possessionorcontrol of Sellers or their Affiliates,

each Project Owmer’s orginal records and files not previously
provided to Purchaser, including, without lirnitation, its Tax Returns
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1ii,

Vi,

and all tenant files and all keys, keycards and the like, which raay
be delivered to Purchasers at the applicable Projects or such other
reasonable locations identified by Purchasers;

)] an updated Lease Schedule and Rent Roll for all Leases (including
a list of de lingue ntand prepaid rents), certified by Sellers as true and
correct in all raaterial respects;

(K)  all applicable transfer tax retuns associated with the sale of the
Assets;

(L) any other docuraents, instrurents or agreernents reasonably
necessary to effectuate the transactions conterplated by this
Agreeraent and reasonably requested by Purchasers or its
representatives, including, without limdtation, all documents
required to evidence or in connection with the Transaction
Approvals and docuraents necessary to change bank accounts and
signatories and to change notice sections in Project Agreeraents;

Each Seller will have performed and observed (or caused to be perfonmed
and observed), all covenants and agreerents of this Agreerment required to
be perforred and observed, or required to be caused to be perforreed and
observed, by such Seller as of the Closing in all raaterial resyects;

& national title corapany shall have issued updates to the Title Policies to
the extent required by Purchasers,

Al representations and warranties of the Sellers contained in this
Agreeraent (and the substantive facts contained in any such representations
and warranties lirated to Knowledge) will be true and correct inall material
respects as of the Effective Date and the Closing Date;

There will not be any raaterial default under the Project Agreeraents nor
will there exist facts or circurastances that, with the giving of notice or the
passage of tirae or both, would constitute sucha material default under such
docurnents; and

A1 Transaction &pprovals shall have been obtained.

Sellers will in good faith take all coraraercially reasonable actions to cause the
conditions set forth abowve to be met on a tiraelybasis. If any of such conditions is
not satisfied on and as of the Closing Date and are not waived by Purchasers in
writing, then Purchasers shall have the right to terrainate this Agreernent, unless
such condition is not raet due to Purchasers’ breach or default hereunder or under
any Ancillary Agreement. If Purchasers terrainate this Agreement, thereafter
neither Sellers nor Purchasers will have any further obligations hereunder, except
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those that expressly survive terraination as provided herein. If Purchasers do not
terrainate this Agreeraent as a result of the failure of'a condition to Closing and the
Closing in fact occurs, Purchasers will be deered to have walved all unsatisfied
conditions to Closing, other than (i) clairs arising due to breachof a covenantora
breach of a certification, representation or warranty (and any post-Closing clairas
by Purchasers against Sellers for a breach of a covenant or a breach of a
certification, representation or warranty shall be subject to the other liraitations and
restrictions as set forth herein), and (i) the requireraent to provide the docuraents
and deliverables set forth in Section 13(b)(1) above, and in any event such waiver
shall not affect clairs against Sellers he reunder.

(c)  Time and Place. The consuraraation of the transaction conteraplated hereby
{“Closing”™) will be held via ovemight delivery service, internet e-raail, and the use
of electronic transfer of funds, with Escrow Agent acting as closing agent, on the
date that is the later of (i) forty-five (45) days following the Due Diligence
Teraination Date, and (i1) forty-five (45) days following the date upon which all
Approvals have been obtained (the “Closing Date™). Notwithstanding the
foregoing, if all required Transaction &pprovals have not been obtained by the
Closing Date, then Purchasers shall have the right shall hawve the right to extend the
Closing Date for two (2) ssparate additional periods of thirtyr (30) days each upon
(1) delivering to Escrow Agent and Seller written notice of Purchasers” election to
extend the Closing Date, and (ii) delivering to Escrow Agent the addifional araount
of Ten Thousand and No/100 Dollars ($10,000.00) for each such extension {each,
an “Extension Fee™). Each Extension Fee shall be applied to the Purchase Price at
Closing. At Closing, Sellers and Purchasers raust perforra their respective
obligations s=t forth in this Section 13 and elsewhere in this Sgreeraent (to the
extent not previously perforraed), and the perforrance by each of thera will be a
concurrent condition of the perfonnance of the obligations of the other.

(d) All or Nothing Transaction. Sellers and Purchaser agree that the transaction
conternplated he reunder is an “all or nothing™ transaction, and that if the conditions
to closing related to any one or more Assets or the Projects are not satisfied, and
such condition is not waived by the party entitled thereto, then such party shall not
be obligated to close on the sale of any of the other Assets.

{e)  Retention of 1% Limited Partner Interest Notwithstanding anything in this
Agreement to the contrary, the Sellers and Purchasers acknowledge and agree that
Fort Ivill Associates shall retain a one percent (1%) lirated partner interest in
Project Owmer (collectively, the “Retained Quaership Inferests”™) on the Closing
date and for a period of one (1) year following the Closing date (the “Seller
Retention Period™. On the day following the Seller Retention Period, the
applicable Seller shall conwvey the Retained Owmership Interests to Ivustang
Lirited Partners LLC, in consideration for the paymentof Retained Purchase Price,
subject to and in accordance with the terms of this Agreerent.

(f) Closing and Transaction Expenses.
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1. Sellers will be responsible for the cost of (1) all state and local transfer taxes
and fees associated with the sale of the Assets as provided herein, if any;, (2)
100% of all fees and costs associated with any other consent or approval
frora any Affiliate of Seller or owmer or other direct or indirect participant
in any Seller or direct or indirect lender to any such participant or Seller

{“Sellers’ Internal Approvals™), and (3) the brokerage corraission due to
Sellers’ Broker.

1. Purchaser will be responsible for the cost of (1) Purchaser’s evaluation of
the feasibility of the transactions conteraplated under this Agreement,
including Purchaser’s due diligence investigations of the Projects, the
Project Owmers, and the Sellers, (2) 100% of all fees and costs associated
with obtaining any Transaction & pproval, and (3) 100% of all fees and costs
associated with obtaining any consent or approval frora any affiliate of
Purchasers.

il Sellers and Purchasers each will pay the costs of their own attorme ys” fees,
and will also ecuallybear the escrow and closing fees of Escrow Agent, if
any.

() Closing Stateraent. At Closing, in addition to any other docuraents required to be
executed and deltvered in counterparts by the parties, each Seller and Purchaser
will execute and deliver to each other a closing staterment accounting for all surms
paid, created, adjusted or disharsed at Closing.

(h) Effect of Closing. After Closing, except for the Retained Owmership Interests,
Sellers and their affiliates will have no further direct or indirect claira, right or
interest in the Project, the Project Owmer orin any asset of the Project Owner.

Section14. Defaul.

(a)  Seller’s Reraedies. Uponabreach of this Agreerae ntby any Purc haser, after the
expiration of any applicable cure periods, Sellers shall be entitled, as its sole and
exclusive reraedy, to ternminate this Agreement by witten notice thereof given to
Escrow Agent and Purchasers and to receive and retain the Eamest Ivloney De posit.

(b)  Purchaser’s Reredies. Upon a breach of this Agreeraent by any Seller, after the
expiration of anyapplicable cure periods, Purchasers shall be entitled, as its sole
and exclusive remedy, to either: (i) terminate this Agreeraent by written notice
thereof given to Escrow Agent and Sellers and to recerve the retwrn of the Eammest
Ioney Deposit and recover any and all of Purchasers” out of pocket costs incurred
in connection with the transactions conteraplated herein, or (i) to pursue all rights
and rereedies available to Purchasers at law or in equity, including without
liraitation, a right to pursue specific performance and a night to pursue special
indirect, incidental, purnitive, consecue ntial or exermplary damages.
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{c) Consequential or Punitive Daraages. Exce pt as otherwise set forthinSection 14(b)
ghove, no party shall be lable to another for any special, indirect, incidental,
purdtrve, consecuential or exernplary damages under this Agreement.

(d)  Notice and Cure. Neither the Purchasers, nor the Sellers will be deemed tobe in
default hereunder until and unless such party has been given written notice by the
other party of its failure to coraply with the terras hereof and thereafter does not
cure such failure within five (5) Business Days after receipt of such notice. The
Closing Date will be autoraatically extended, if necessary, to provide such five (5)
Business Day cure period.

{(e) Swrvival. Al claires in regard to defaults hereunder and the duties of the Escrow
Agent shall swrvive the termination of this &greement, subject to the liraitations set
forth in Section 13 of this &greernent.

Section15. Riskof Loss.

(a)  Ivlnor Dargase . In the event of loss ordamage to anyProject or any portion the reof
prior to Closing which is not “major” {as hereinafter defined), this Agreeraent will
reraain in full force and effect, provided Sellers assign to Purchasers all of Sellers’
and any Project Owrer’s right, title and inferest to any clairas and proceeds Sellers
or any Project Owmer raay have with respect to any casualty insurance policies or
conde ranation awards relating to such Project.

(b} NMajor Damage. In the event of a “major” loss or damage to any Project prior to
Closing, Purchasers ray terrainate this Agreeraent by written notice to Sellers, in
which event this Agreement shall terrinate and neither party will have any frther
obligations hereunder, except to the extent any such obligations expressly survive
terrunation as provided herein. If Purchasers do not elect to terminate this
Agreeraent within ten (10) Business Days after Sellers send Purchasers written
notice of the ocourrence of raajor loss or daraage, then Purchasers will be deeraed
to have elected to proceed with Closing, in which event Sellers will assign to
Purchasers all of Sellers” right, fitle and interest to any clairas and proceeds Sellers
or any Project Owmer may have with respect o any casualty insurance policies or
conde ranation awards relating to such Project.

{c)  Definition of “Ivkjor” Loss or Damage. For purposes hereof, “major” loss or
darmage refers to the following: (i) loss or darmage to any Project or any portion
thereof such that the cost of repairing or restoring the portion of such Project in
guestion to a condition substantially siradlar to that of such Project prior to the event
of darmage would be, in the opinion of an architect or general contractor selected
by Purchasers, equal to or greater than $50,000.00, and {ii) any loss due to a
conde ranation, Sellers will not settle or adjust, norallow any Project Owner to settle
or adjust, any insurance or conderanation claira without the consent of Purchasers,
which consent will notbe unreasonably withheld.
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Section16. Escrow Agent Escrow Agent has agreed to act as escrow agent for the
converdence of the parties. The Escrow figent will not be liable: (i) to any of the parties for any
act or oraission to act exce pt for its own gross negligence, bad faith or willful raisconduct; (ii) for
any legal effect, insufficiency, or undesirability of any instraraent deposited with or delivered by
the Escrow Agent or exchanged by the parties hereunder, whether or not Escrow Sigent prepared
such instrurne nt {exce pt for any Title Coraraitraent and updated Title Policies); (1ii) for any loss or
irpairraent of funds that have been deposited in escrow while those funds are in the cours: of
collection, or while those funds are on deposit in a financial institutior, if such loss or rapairrae nt
results from the failure, insolvency or suspension of a financial institution, unless the Escrow
Agent fails to move such funds to another financial institation in accordance with joint written
instruc tions fror Sellers and Purchasers to the Escrow &gent; (iv) for the expiration of any tirme
lirnit or other consecquence of delay, unless a properly executed written instruction has instruc ted
the Escrow Agent to coraply with such tirae livait; or (v) for the default, exror, action or oraission
of any Seller or any Parchaser to Escrow Agent. Escrow Sgent will be entitled to rely, in good
faith, on any docuraent or paper received by it, believedby the Escrow Agent, ingood faith, tobe
bona fide and genuine. Escrow Agent shall not be bound in any way by this Agreeraent or any
other agreeraent between the parties hereto, whether or not it has knowledge thereof, and Escrow
Agent’s only duties and responsibilities shall be to hold and to dispose of any suras or docuraents
delivered to it in accordance with the terms of this Agreeraent. The parties hereby agree to
inde rardfyy and hold Escrow &gent harraless against anyand all losses, clairs, damages, lishilities
and expenses, including reasonable attomeys” fees, which raay be incurred by Escrow Agent in
connection with its serving as Escrow Agent hereunder, other than thoss arising through Escrow
Agent’s gross negligence or willful risconduct. If there a dispute between the parties regarding
the delivery of any suras or docuraents delivered to Escrow Agent hereunder, or Escrow Agent is
unsure of its obligations under this Agreement, Escrow Sgent may continue to hold all suras or
docuraents delivered to it hereunderin escrow until receipt of joint instruc tions frora the parties or
a certified copy of a final, non-appealable judzraent of'a court of corape tent jurisdiction; or Escrow
Agent ray deposit any such suras or docwrments with a court selected by Esciow Agent and in
such event all lability and responsibility of Escrow Agent shall terranate upon such deposit
having been made.

Section17. Tax Matters.

(a) Preparation of Tax Retumns; Cooperation. Purchasers will be responsible for the
tirely filing of all Tax retums for the year of Closing (the “Closing Vear Tax
Retums™). Sellers will cooperate fully, as and to the extent reasonably recque sted
by Purchasers, with the filing of the Closing Year Tax Retuns. Sellers wall have,
upon written request to Purchasers, the right to review drafts of the Closing Year
Tax Retums prior to Purchasers filing the Closing Year Tax Returns.

(b)  Tax Audits and Contests; Cooperation.

1 After the Closing Date, Purchasers will control the conduct, through counsz1
of its own choosing, of any audit, clair for refund, or adrunistrative or
judicial proceeding rerolving any asserted Tax lability or refund ireeolving
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each Project Owmer andior its partners or any &sset (any such audit, claira
for refund, or proceeding relating to an asserted Tax liability referred to
herein as a “Contest”™); provided that, notwithstanding any other provision
in this Agreerment to the contrary, if such Contest invobve s any asserted Tax
liability or refund involving any Tax year or portion thereof that is on or
before the Closing Date, and would, or it is reasonably foreseeable that it
could, result in lability to Sellers, then Purchasers will not setfle,
coraproraise, or concede the Contest without the prior written approval of
‘i::lllemc,1 which approval shall not be unreasonably denied, conditioned or
ayed.

1. Purchasers and Sellers agree to firrdsh or cause to be furnished to each
other, upon request, as proraptlyas practicable, such inforraation (including
access to books and records) and assistance relating to any Project Owmer
as is reasonably recuested for the filing of any Tax retums and the
preparation, prosecution, defense orconduct of any Contest. Purchasers and
Sellers will reasonably cooperate with each other in the conduct of any
Contest or other proceeding involving or otherwise relating to any Tax and
each will execute and delrversuch powers of attormeyr and other docurments
as are necessary o carry out the intent of this Section 17.

ii. At Closing or as soon as reasonably practicable thereafter, Sellers will
transfer to Purchasers (to the extent in Sellers” possession or control) the
Tax and accounting records of each Project Owmer that relate to taxable
wears o periods ending on or before the Closing Date. At the request of
Sellers, any information obtained under this Section 18 will be kept
confidential, except as raaybe otherwise necessary in connection with the
filing of Tax retums or in the conduct of a Contest or other Tax proceeding.

(c) Arended Returns and Retroac tive Elections. Without the prior written consent of
Sellers, Purchasers will not, and will not cause or perrait any Project Owner, to (1)
araend any Tax returns filed with respect to any Tax year ending on or before the
Closing Date or (ii) raake any Tax election that has retroactive effect to any such

year without the prior written consent of Sellers, which consent shall not be
unreasonably dended, conditioned or delayed.

Section18.  Adjusiments. There shall be no prorations of rent, utilities, taxes, or other
expenses or incorae related to any Project or any Project Owner or any other adjustments to the
Purchase Price whatsoewver. &ny reserves that may be required by any lender, credit agency or
under the Organizational Docurments of each Project Owmer, any prepaid insurance or other
prepaid araounts, deposits (such as utilityrde posits), and other similar reserves or deposits or other
araounts shall rerain with such Project. Without liraiting the foregoing, Sellers confirm that
Purchasers shall be entitled to all net cash flow, including all “retums to owner” {or similar terra
relating to operational cash flow as defined in the applicable Organizational Docuraents) whether
generated before or after Closing.
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Section 19.  Miscellaneous.

(a)

(b)

(c)

(d)

(e

Successors and Assigns. This Agreement will be binding upon and inure to the
benefit of the parties naraed herein and their respective successors and perraitted
assigns. This Agreeraent isnot assignable by Purc hasers without the express witten
consent of Sellers; provided that Purchasers raay assign its rights o buyany Asset
hereunder to a lirite d liability corapanycontrolled by angy Purchase y or one or raore
of its principals, in which case suchassignee will have all the rights and obligations
of Purchasers he reunder with respect to the parficular Asset, and provided (1) such
assignraent is not in violation of or inconsistent with any Transacion & pproval,
and (i) such assignraent does not relieve Purchasers of its obligations as provided
herein. This Lgreement is not assignable by any of the Sellers without the express
wmtten consent of Purchasers, which consent may be withheld in its sole and
exclusive discretion.

Governing Lawr, Venue. This Agreeraent will be govermed by and construed in
accordance with the domestic Laws of the State of South Carolina, wathout
reference to any conflict of law provisions. Jursdiction and wvenue will lie
exclusively in and with the federal and state courts located in South Carolina.

Further &ssurances. Each party agrees that it will without further consideration
execute and deliver such other docurments and take such othe raction, whether prior
or subsequent to Closing, as ray be reasonably requested by the other party to
consurarnate raore effectively the purposes or subject matter of this Agreernent.
Without liraiting the foregoing, Sellers agree to reasonably cooperate with
Purchasers and each Project Owner, and provide such additional inforaation and
the Purchasers and each Project Owmer raay reasonably request, inconnection with
transitioning control of each Project Owmer, and their operations, to Purchasers.

Attomeys’ Fees. In the event of litigation betwee nor araong any Purchaser and any
Seller conceming this Agreeraent or any docuraents related thereto, the prevailing
party will be entitled to recover from the non-prevailing party its reasonable
attormeys” and paralegals’ fees and costs incurred in litigation, whether pre-trial, at
trial or on appeal.

Brokerage Coraraissions. Purchasers represents and warrants to Sellers that no
brokerage, real estate or investrme nt banking coraraission is payable to any person
or entity in connection with the transaction conteraplated herein clairang by,
through, or under Purchasers. Sellers represent and warrant to Purchasers that no
brokerage, real estate or irvestraentbanking corauission is payable o any person
or enfity in connection with the transaction conternplated herein clairang by,
through, or under Sellers. Except for the corarission due to Sellers” Broker by
Sellers, each party will inderarifyy, defend and hold the other party harnless from
and against the payrment of any corraission to any person or entity clairaing, or
alleging to claira, by, through or under the inderanifiying party.
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(f) Nofice. &Any notice pursuant to this Agweement raustbe given in writing by (1) by
hand personal delivery, (b) reputable overnight deltvery service with proof of
delrvery, (c) United States Iail, postage prepaid, registered or certified rail, retum
receipt requested, or (d) ermail, sent to the intended addressze atthe address set forth
below; or to such other address or to the attention of such other person as the
addressee will have designated by written notice sent in accordance herewith, and
will be deered to have been given either at the tirne of personal delivery, or, inthe
case of expedited delivery service or rail, as of the date of first atterapted delivery
at the address and in the manner provided herein, or, in the case of eraail
transraission, as of the date of the email transmission (or next Business Day if
transrnitted on a day other than a Business Day) provided that a copy of any eraail
transraission is also sent to the intended addressze by one of the means described
in clauses (a), (b}, or(c) above. Unless changed in accordance with the preceding
sentence, the addresses for notices given pursuant to this Sgreement will be as
follows:

If to any Parchaser: 1437 Old Sqquare Road, Suite 201
Jackson, VIS 39211
At Trey Ivison
Erail: tre v rison@southenrag net

with a copry to: Watkins & Eager PLLC
400 East Capitol Street
Jackson, WIS 39201
Attn: Jason L. Poulson

Email: jpoulson@ watkinseazer.cor

If to any Seller: cfo Joseph IvI. Brantley, III
7 New Bem Square
Greenshoro, NC 27408

Email: jbrantle y@carlislerp.corm

(g)  DMiodifications. This &Agreement cannot be changed orally, and no executory
agreeraent willbe effective to warve, change, rodifyy or discharge it in whole or in
part unless such executory agreeraent is in writing and is signed by the parties
against whora enforceraent of any waiver, change, raodification or discharge is
sought.

(hy  Entire Sgreernent This Agreeraent, including the Exhibits and other attachments
contains the entire agreerentbetuween the parties pertaining to the subject raatter
hereofand fully supersedes all prior written or oral agree raents and understandings
between the parties pertaining to such subject matter.

(1) Counterparts: Electronic Sisnatwes. This Agreeraent maybe executed in identical
counterparts, and allsuch executed counte rparts will constitute the same agreerent.
It will be necessary to account for only one such counterpart in proving this
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Agreement. Signatares to this Agreeraent transmitted by telecopy, facsimile or
electronic mail will be valid and effective to bind the party so signing. Each party
agrees to proraptly deliver any execution original to this Agreeraent with its actual
signature to the other party, buta failure to do so will not affect the enforceability
of this Agreerent, itbeing expressly agreed that each party to this Agreeraent will
be bound by its own signature sent by telecopy, facsimile or electronic mail and
will accept the signature of the other party so transritted.

() Severabilify If any provision of this Agreement is deterraned by a cowrt of
corapetent jurisdiction to be ireealid or unenforcesble, the remainder of this
Agreement will nonetheless reraain in full force and effect.

(k)  Captions. The ssctionheadings appearing in this Agreerment are for convenience of
reference only and are not intended, to any extent and for any purpose, to lirait or
define the text of any section or any subsection hereof.

(I Construction. The parties acknowledge that the parties and their counsel have
reviewed and revised this Agreeraent.

{ra)  Tiree of the Essence. Tirae is of the essence in this Agreernent.

(r)  NoThird PartyBeneficiary. The provisions of this Agreeraent and of the docurnents
to be executed and delivered at Closing are and will be for the benefit of the parties
hereto only and are not for the benefit of any third party, and accordingly, no third
party will have the right to enforce the provisions of this Agreeraent or of the
docuraents to be executed and delivered at Closing.

(0)  Business Day. The phrase “Business Day” will mean any day that is not a Satarday,
Sunday or day that the New York Stock Exchange is closed.

{(p) JURY WAIVER IN ANY LAWSUIT OR OTHER PROCEEDING INITIATED
BY SELLERS OR PURCHASERS, OR ANY ONE OR. MORE OF THE,
UNDER OR. WITH RESPECT TO OR. RELATED TO THIS AGREEWENT OR
THE TRANSACTIONS CONTEMFLATED HEREIN, SELLERS AND
PURCHASERS EACH WAIVE ANY RIGHT ANY OF THEMMAY HAVE TO
TRIAL BY JURY. THIS WAIVER IS MADE BY SELLERS AND
PURCHASERS KNOWINGLY, VOLUNTARILY AND INTENTIONALLY,
AND IS SUBJECT TO NO EXCEPTIONS.

[Signature Pages Follow]
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INWITNESS WHEREOF, Sellers have caused this Agreeraent to be duly executed and
delivered, effective as of the Effective Date

SELLERS:

:;,,,u,.(_. {8 f.";.-..;-ng.#ﬁ ebof

Joseph IvI. Brantley, III

- h* . L. > | .
Witteam . T e n-m.ér

Williara G. IcNairy,
by Joseph IV, Brantley, III, Attorne y-in-Fact

'ao.fm . nlonaam&:

John O. WeNairy,
by Joseph Ivl. Brantley, III, &ttorme y-in-Fact

Fort Iviill Associates

f,'/rctpf.. AL Bwn‘.!l?r. A
by 4

By

Joseph Ivl. Brantley, III, Authonzed Party

Signatre Page
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INWITNESS WHEREOF, Purchasers have caused this &greement to be dulyexecuted
and delrvered, effective as of the Effectrve Date

PURCHASERS:

MUSTANG GP HOLDINGS, LLC,
a Ilississippi liraited Lability corapansy

Jm .
By f -
Narae: Hethert B. Fison, =
Title: Ivlanager

MUSTANG LIMITED PARTNERS LLC,
a Ilississippi liraited lability corapany

DT
By Wiy =
Narne: Hethert B. Fison, ’

Title: IManager

Signatume Page
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ESCROW AGENT JOINDER

By its execution below, Escrow &gzent acknowledges its receipt of a copyof this Agreeraent, and
agrees to hold and disburse the Purchase Price, and all other suras or documents to be escrowed
with Escrow &gent, in accordance with the terras and conditions of this &greerent, and otherwise
agrees to the terras of this Agreeraent that expressly are applicable to Escrow Agent’s duties and
responsibilities hereunder.

WATKINS & EAGER FLLC

By :
MName: Jason L. Poulson
Title: Iember

Signatre Page
Purchase and Sak Agreemert
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Exhibit 4

Assets
Project Name Project Owner Seller Asset
Knollwood Knollwood Apartreents, | Joseph M. Brantley, III | 1.666% general parmer
Apartments & Liraited Parership Interest
Williara G. McNairy 1.666% general parney
interest
John O. vk Nairy 1.666% general parmer
interest
Fort IViill Associates 95.0% lirmited parmer
interest
Exubit &

Purchase and Sak Agreemsnt
- Sate Fortfodo




Exhibit A-1

Purchase Price Allocation
Project Name Purchase Price for GP Interesis Purchase Price for LP Interesis
Knollwood &partraents
Exhubit A-1

Purchase and Sak Agreemsnt
Eolwood Apatuerts




Exhibit B
Diligence Documents

(a)  Orzanizational Docurents. All partnership agreements, operating agreeraents,
certificates of lirited partership, articles of organization, and all other organizational, governance
and constituive docureents of or relating to the Project Owmer, and all armendraents and
suppleraents thereto and any waivers thereof or consents thereunder in effect as of the Effectrve
Date, including, without liritation, any agreernent between any of the direct holders of equity in
the Project Owmer regarding the governance of or investraent in the Project Owmer (the
“Organizational Documents’™).

(b} Debt Docurnents. A1l agreeraents and docuraentation reuuired byrany lender to the
Project Owner and which have not been terminated in their entiretyr as of the Effective Date ( the
“Debt Docuraents™) together with a schedule of all outstanding debt and financing arrangeraents
of the Project Owmer (including, without liraitation, guaranties, bonding and sure ty anangeraents
and letters of credify as of the Effecttve Date, copies of outstanding agreeraents and other
docuraents relating to suchdebt or the collateral for suchdebt {including, withoutlimitation, copies
of all bond docuraents and copies of all reports provided to lenders, debt holders or other debt
financing sources in the last twelve raonths such as arbitrage rebate reports);

(c) Guarantees and Warranties. To the extent within the Seller’s or their Affiliates
possession or control, all guarantees, warranties, and inderanities in favor of the Project Owmer
existing as of the Effective Date (the “Guarantees”™.

(d)  Regulatory &greements. All regulatory agreeraents by the Project Owner in favor
of anyGovernrmental &uthorty and which parport to run with any portion of the Project, including
without lirmdtation extended use agreeraents and land use restriction agreeraents (the “Regulatory

Lgreernents™.

{(e) Financial Stateraents. {1) &udited financial staternents (including a balance sheet
and income stateraent, and to the extent available, stateraents of cash flow and partners” equity)
for the Project Owmer for the raostrecent three (3) calendar years, (2) detailed operating stateraents
for each Project Owner for the raost recent three (3) calendar years, and (3) year to date detailed
property raanageraent financial packages for the Project Owmer (altogether (1), (2) and (3) abowve
the “Financial Stateraents™;

(f) Budgets. Detailed actual ws. budget coraparisons for all current year operating
budgets and capital budgets for the Project;

(g)  Affiliate Transactions. For the Project Owmer, a description of any and all
“Affiliate” (related party) transactions and arrangeraents of the Project Owmer (including between
the Project Owmer and its equity holders, officers, directors, general partners, managers, and the
Sellers, efc ), including raanagerment fee arrangeraents, accrued fees and loans or advances to any
Affiliate or related party, and copies of any wrtten agreereents evidencing the sarne as of the
Effective Date (the “&ffiliate &zreeraents™),;

Exhibit B
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{(h) Tax Retums. All federal, state and any other tax returns (and aree ndraents thereto)
and reports for the Project Owner for the prior three (3) fiscal years, toge ther with any docuraents

relating to any tax elections or to any tax audits or disputes, either federal or state, at any tire (the
“Tax Returns™);

(1) Lender/RD Notices. Copies of all lender Project inspection reports, replace rment
reserve withdrawal requests (but not including receipts and other back up unless specifically
requested by the Purchasers) and anynotices frora lenders and or USDA-RD and response s there to
for the prior three (3) years;

() Swrveys. The raost recent smrvey of the Project, if anyy,

(k)  Title Policies. The most current existing owner and loan title insurance covering
the Project (the “Title Policies™);

oy Lease Schedule and Rent Roll. & lease schedule (the “Lease Schedule™) describing
any and all lease, ocenpancy orother agreeraents for the use of space ineach Projectfor residential
or corraercial purposes in effect as of the month end prior to the Effective Date (the “Leases™
and the most cunent rent roll (the “Rent Roll”) for each Project (redacted, however, to reraove any
confidential peisonal inforraation for residential tenants such as social security nurabers);

(1)  Project Contracts. &l service contracts, vendor contracts, property manageraent
contracts, ground leases, laundry contracts, elevator, pest control, secwrity contracts and other
contracts, agreeraents or coramitaents of the Project Owmers or the property ranageraent
corapany in regard to the use or operation of the Projects, including all areendraents thereto in
effect as of the Effective Date (the “Project Contracts™);

(n)  Ehysical Needs and Inspection Reports. All engineering and physical inspection
reports and needs assessraent reports (including without liraitation, those generated by any state
agency or agent thereof or the fire marshal or pest control operators), in possession or control of
the Sellers (or their &ffiliates) orthe Project Owner;

()] Ercdronrental Repors &11 ervironraental reports by third-party consultants
pertaining to the ervironrental condition of any porfion of any Project, including, without
liraatation, lead in water tests, asbestos tests, and lead paint tests, to the extent within Sellers (or
their Affiliates”) possession or control (the “Exwirorenental Reports™),

(p  Capital Expenditure Historw: & three (3) year historyof all capital expenditures for
each Project costing in one or a series of related transactions in excess of $10,000;,

{p  PayrolliStaffing Cost Breakdown. If applicable, a payrollistaft cost and overhead
breakdown for each Project and all leasing coramission and other incentive agreeraents;

[$9] As Built Plans. Asbuilt plans and specifications for the Project, to the extent in the
possession of Sellers or their Affiliates;

Exhibit B
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{s)  Personal Property. &n inventory list of all physical personal property owned or
leased by the Project Owmer or otherwise used in the business of the Project Owmer as of the

Effective Date, including without liratation appliance s in units and corraon areas (the “Personal
Property”™);

() Perrits and Spprovals. A1l or any certificates of occupancy and corapletion with
resypect to the Projects and all other consents, notices of completion, envirorrnental and utility

penuits and approvals, authorizations, varances, waivers, licenses, cerfificates and approvals in
effect as of the Effective Date from any (i) governament, (1) governrae ntal, quasi-governraental or
public authority of any nature (including any governmental agency, branch, departraent, official,
or entity and any cowrt or other tribunal), or (i) body entitled to exercise any adrinistrative,
executive, judicial, legislative, police, regulatory, or taxing authority or power of any natare,
including any arbitration tribunal (together, a “Goverranental Suthonty”) issued or granted with
resyect to any Project;

(0}  Insurance Policies. Certificates of insurance which include a list and description of
all project, casualty, lisbility and other insarance policies either (a) in effect as of the Effective
Date or (b) not in effect as of the Effectrve Date, but under which a claira has been made or wall
be rade (the “Insurance Policies™), including policy liraits or araounts of coverage, deductibles or
self-insured retentions and preraurs; history of insured claims including paid, reserved, and
related expense araounts (first dollar loss ran) for the Project for the last 12 raonths; description of
any loss history for the Project for the last 12 months, and a list all outstanding clairas and
settleraents under any insurance policies or bonds that have arisen during the last three (3) years.

(v)  Aged Payable List. & list of aged payables for each Project Cumer,

(w)  Bank Stateraents. Bank statements for the Project Owner (including those held or
controlled by the prope rty raanagement corapany) for the raonth ending MWay 30, 2025,

{(x) Claires and Litization. & list and description of all threatened and actual clairs
raade against anyProject Owner or Seller and a list and description of all active litigation revolving
any Project Owmer and existing as of the Effective Date;

(v)  Incident Reports. Copies of all incident reports for each Project for the prior three
(3) years,

(z) Violations and Breaches. To the extent not cured (ie. to the satisfaction of the
persorn, entity or authonty having recourse and where no further remedy or obligation exists or
raay exist with notice or the passage of tire), a description of (i) to the Knowledge of Seller any
and all violations or potential or alleged violations of federal state, local raunicipal or foreign
statute, law, ordinance, regulation, rule, code, order, principle of coraraon law;, or judgraent
enacted, prorulgated, issued, enforced or entered by any govermraental authority, or other
requireraent or rale of law (collec trvely, “Laws™) atany tirae prior to the Effectrve Date and (i) to
the Knowledge of Seller any and all actual or alleged breaches or defaults under any agreeraent to
which any Project Owmer or Seller, or any of their assets is bound, to the extent within Sellers” or

Exhibit B
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their Affiliates” possession or control, and in regard to (1) and (i) abowve, copies of all notices or
docuraents thereof or relating thereto;

(aa) | For a period covering three (3) raonths prior to the Effective Date, all
utilitybills for eachPrOJe ct not otherwise s parately rae tered and paid byrtenants under the Leases,

{(bb)  Organizational Chart. An organizational chart showing: for the Project Owmer and
each Seller, the address of its principal place of business and chief executive office, its legal narae,
Junisdiction of orgarnization (if applicable) and any fictitious naraes, as of the Effecttve Date (the
“Orzanizational Chart”™) ;

(cc)  Tax Bills. Tax bills for the Project for the raost recent three (3) calendar years,

(dd) Good Standing Certificates Current good standing certificates for each of the
Sellers frora such Seller’s state of incorporation or forrmation;

(ee) DNaintenance. Maintenance records and books relating to the Project for the prior
three (3) years, including the “yardi” work order list (provided that the ac tual raaintenance records
and books for the Project willbe made available for Purchasers” review at the Project); and

Exhibit B
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ADDENDUM B



KNOLLWOOD, A LIMITED PARTNERSHIP
(A South Carolina Limited Partnership)
Notes to Financial Statements

NOTE C -

NOTE D -

MORTGAGES PAYABLE

The mortgages are payable to USDA RD, as detailed below, in monthly installments,
including interest. The monthly payments are reduced by payment subsidies under interest
credit agreements, which continue as long as the Partnership remains in compliance with
the provisions of the loan agreements. The mortgages are collateralized by deeds of trust
on the properties of the Partnership and an assignment of all rents, profits and income.
Rents received in excess of "basic rents" on a per unit basis are remitted to USDA RD.

Balance at

Loan Monthly Payment Interest December 31,
Description Payment Subsidy Rate 2025

USDA RD $ 608606 $ 4,067.35 8.50% $ 192,225.09

USDA RD 2,987.93 1,900.26 6.75% 394,507.89

USDA RD 882.33 598.65 7.75% 99,167.47

$§ 995632 § 6,566.26 685,900.45

Less current maturities 71,255.23

614,645.22

Less mortgage issuance costs, unamortized 9,001.73

$ 60564349

Estimated future maturities of the mortgages payable at December 31, 2025 are as follows:

2026 $ 71,255.23
2027 77,350.64
2028 83,970.51
2029 15,439.03
2030 16,554.00
Thereafter 421,331.04
$  685.900.45

Mortgage issuance costs are being amortized to Interest - mortgage issuance costs over the
life of the loan. At December 31, 2025 and 2024, accumulated amortization for mortgage
issuance costs was $82,126.27 and $81,627.43, respectively.

CONCENTRATIONS, COMMITMENTS AND CONTINGENCIES

The Partnership maintains its cash in financial institutions insured by the Federal Deposit
Insurance Corporation. Deposit accounts, at times, may exceed federally insured limits.
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Knollwood

Loans: 2,4 &6
Principal

Interest rate
Monthly rate
Subsidy

Monthly payment

1/31/2021
2/28/2021
3/31/2021
4/30/2021
5/31/2021
6/30/2021
7/31/2021
8/31/2021
9/30/2021
10/31/2021
11/30/2021
12/31/2021
1/31/2022
2/28/2022
3/31/2022
4/30/2022
5/31/2022
6/30/2022
7/31/2022
8/31/2022
9/30/2022
10/31/2022
11/30/2022
12/31/2022
1/31/2023
2/28/2023
3/31/2023
4/30/2023
5/31/2023
6/30/2023
7/31/2023
8/31/2023
9/30/2023
10/31/2023
11/30/2023
12/31/2023
1/31/2024
2/29/2024
3/31/2024
4/30/2024
5/31/2024
6/30/2024
7/31/2024
8/31/2024
9/30/2024
10/31/2024
11/30/2024
12/31/2024
1/31/2025
2/28/2025
3/31/2025
4/30/2025
5/31/2025
6/30/2025
7/31/2025
8/31/2025
9/30/2025
10/31/2025
11/30/2025
12/31/2025
1/31/2026
2/28/2026
3/31/2026
4/30/2026
5/31/2026
6/30/2026
7/31/2026
8/31/2026
9/30/2026
10/31/2026
11/30/2026
12/31/2026
1/31/2027
2/28/2027
3/31/2027
4/30/2027
5/31/2027
6/30/2027
7/31/2027
8/31/2027
9/30/2027
10/31/2027

$ 1,480,048.76
N/A

N/A

$ 656626
$ 3,372.06
Payment

3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06
3,372.06

VBB B DDDDBDDDBDDDDDDDDDBDDBDDDDDDDBDDDBDDDDDDBDBDDDDBDDDDBBBDDDBBBDBDDVBYBDDDBVVDDBNNVBBDDB BB

Interest Incurred

DB DDBDDDDBBDDDDBDDDDDDDBDBDDDDDBDDDDDDLDDDDBDDBDDDDDLDDDDLDDDDDLDBDBDDDLBDDDDDNDDDNNNBDDBDDND BN

6,143.27
6,117.29
6,091.14
6,064.80
6,038.28
6,011.58
5,984.69
5957.63
5,930.37
5,902.92
5,875.29
5,847.47
5819.45
5791.25
5762.84
5734.25
5,705.45
5676.46
5,647.27
5617.87
5,588.28
5,558.48
552847
5498.26
5467.84
5437.21
5,406.37
5375.31
5,344.05
5312.56
5,280.86
5,248.95
5216.81
5,184.45
5151.87
5119.06
5,086.03
5.052.77
5,019.27
4,985.55
4,951.60
4917.41
4,882.99
4,848.33
4,813.43
4,778.29
4,742.91
4,707.28
4,671.41
4,635.29
4,598.92
4,562.30
4,525.43
4,488.31
4,450.92
4,413.29
4,375.39
4,337.23
4,298.80
4,260.11
4,221.16
4,181.93
4,142.44
4,102.67
4,062.63
4,022.31
3,981.72
3,940.84
3,899.68
3,858.24
3,816.51
3,774.50
3,732.19
3,689.59
3,646.70
3,603.52
3,560.03
3516.24
3,472.16
3,427.77
3,383.07
3,338.06

DDDBBDBDBDDBBDDDDDBDDDDDDDDBDDDDDDDDBDDDDBDBDDDDDDDBDDBDBDDDDDDBDBDDDVBDBNDDDDDBDDDDDBDDVDDBDDD D BN

Subsidy

6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26
6,566.26

8510-0000
Interest Paid

(422.99)

(448.97)

(475.12)

(501.46)

(527.98)

(554.68)

(581.57)

(608.63)

(635.89)

(663.34)

(690.97)

(718.79)

(746.81)

(775.01)

(803.42)

(832.01)

(860.81)

(889.80)

(918.99)

(948.39)

(977.98)
(1,007.78)
{1,037.79)
(1,068.00)
{1,098.42)
{1,129.05)
{1,159.89)
{1,190.95)
(1,222.21)
{1,253.70)
{1,285.40)
(1,317.31)
{1,349.45)
(1,381.81)
{1,414.39)
(1,447.20)
(1,480.23)
{1,513.49)
(1,546.99)
(1,580.71)
(1,614.66)
(1,648.85)
(1,683.27)
(1,717.93)
{1,752.83)
(1,787.97)
{1,823.35)
(1,858.98)
(1,894.85)
{1,930.97)
(1,967.38)
{2,003.96)
{2,040.83)
{2,077.95)
{2,115.38)
{2,152.97)
{2,190.87)
{2,229.03)
(2,267.46)
{2,306.15)
(2,345.10)
{2,384.33)
(2,423.82)
(2,463.59)
{2,503.63)
(2,543.95)
(2,584.58)
{2,625.42)
(2,666.58)
{2,708.02)
(2,749.75)
(2,791.76)
(2,834.07)
(2,876.67)
{2,919.56)
(2,962.78)
(3,006.23)
{3,050.02)
(3,094.10)
{3,138.49)
(3,183.19)
(3,228.20)

2820-0000
Principal

VBB DD BDDBDDBDDBDBDDDBDDBDDDDBDDDBDBDBDDDBDBDLBDLDDDBBDBDDBBBDBUNYBBDDLBYDBDBDDDBBDBB BB SBB DB

3,795.05
3,821.03
3,847.18
3,873.52
3,900.04
3,926.74
3,953.63
3,980.69
4,007.95
4,035.40
4,063.03
4,090.85
4,118.87
4,147.07
4,175.48
4,204.07
4,232.87
4,261.86
4,291.05
432045
4,350.04
4,379.84
4,409.85
4,440.06
4,470.48
4,501.11
4,531.95
4,563.01
4,594.27
4,625.76
4,657.46
4,689.37
4,721.51
4,753.87
4,786.45
4,819.26
4,852.29
4,885.55
4,919.05
4,952.77
4,986.72
5,020.91
5,055.33
5,089.99
5,124.89
5,160.03
5,195.41
5,231.04
5,266.91
5,303.03
5,339.40
5,376.02
5,412.89
5,450.01
5,487.40
5,525.03
5,562.93
5,601.09
5,639.52
5,678.21
5,717.16
5,756.39
5,795.88
5,835.65
5,875.69
5,916.01
5,956.60
5,997.48
6,038.64
6,080.08
6,121.81
6,163.82
6,206.13
6,248.73
6,291.62
6,334.80
6,378.29
6,422.08
6,466.16
6,510.55
6,555.25
6,600.26

Balance

VDD BDBDDDBDDBDDBDDDBDDDDDDDBDBDDDBBDDDBDDDDDBDBDDDDBBDBDDDDBDBDDBUBDBBDDUNDVDDDDYDDBDDDD DD DDV D DB DD BB

962,562.95
958,741.92
954,894.74
951,021.22
947,121.18
943,194.44
939,240.81
935,260.12
931,252.17
927,216.77
923,153.74
919,062.89
914,944.02
910,796.95
906,621.48
902,417.40
898,184.53
893,922.67
889,631.62
885,311.17
880,961.13
876,581.28
872,171.43
867,731.37
863,260.89
858,759.78
854,227.83
849,664.82
845,070.55
840,444.79
835,787.34
831,097.96
826,376.45
821,622.58
816,836.13
812,016.87
807,164.57
802,279.02
797,359.97
792,407.21
787,420.49
782,399.58
777,344.25
772,254.26
767,129.37
761,969.34
756,773.93
751,542.89
746,275.98
740,972.95
735,633.55
730,257.54
724,844.65
719,394.64
713,907.24
708,382.20
702,819.27
697,218.18
691,578.66
685,900.45
680,183.29
674,426.90
668,631.02
662,795.37
656,919.68
651,003.68
645,047.07
639,049.59
633,010.96
626,930.88
620,809.07
614,645.25
608,439.12
602,190.40
595,898.78
589,563.97
583,185.68
576,763.61
570,297.45
563,786.89
557,231.64
550,631.38
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ADDENDUM D



Position 3

FORM APPROVED

FormRD 3560-7 MULTIPLE FAMILY HOUSING PROJECT BUDGET/ OMB NO.0575-0189
(Rev. 05-06) UTILITY ALLOWANCE '
PROJECT NAME BORROWER NAME BORROWER ID AND PROJECT NO.
Knollwood Apartments Knollwood Apartments Limited Partnership |845773844 14
Loan/Transfer Amount $ 3372.06 Note Rate Payment $ 0.00 IC Payment $ 0.00
Reporting Period Budget Type [Project Rental Type | Profit Type The following utilities are master ﬁ I hereby request
EAm‘Jal Emmal arnily DFullProﬂt metered: 0 units of RA. Cutrent number
Quarterly [Regular Report Iderly BLimited Profit Electricity Gas of RA units _ 48
onthly CJrent Change Congregate DNon-Proﬁt ater Sewer Borrower Accounting Method
SNR. Group Home rash
Other Servicing DM1xed DLH nof_her DCash EAcmxal
PART I—CASH FLOW STATEMENT
CURRENT PROPOSED COMMENTS
BUDGET ACTUAL BUDGET or (YTD)
BEGINNING DATES | (01 -01- 2025) [ (01-01- 2024) | (01-01-2028)| ( - - ~ )
ENDING DATES | (12-31- 2025) | (12 -31-2024) | (12-31- 2026)| ( - - )
OPERATIONAL CASH SOURCES
1. RENTAL INCOME 433,368.00 218,226.05 448 668.00
2. RHS RENTAL ASSISTANCE RECEIVED 166,408.00
3. APPLICATION FEES RECEIVED .. 0.00
4. LAUNDRY AND VENDING .... 0.00 0.00 0.00
S. INTEREST INCOME 204.00 181.51 180.00
6. TENANT CHARGES . 748.00 90.00 100.00
7. OTHER - PROJECT SOU'RCES 0.00 0.00 0.00
8. LESS (Vacancy and Contingency Allowance) ................ | ( 8.814.00) ( 7668.92) [1.7%
9. LESS (Agency Approved Incentive Allowance) . ( 0.00) ( 0.00)
10. SUB-TOTAL f(i thru7)- (8 & 9] .......... 425 506.00 384,905 .56 441,279.08
NON-OPERATIONAL CASH SOURCES
11. CASH -NON PROJECT .. 0.00 0.00 0.00
12. AUTHORIZED LOAN (]Von—RHSD 0.00 0.00 0.00
13. TRANSFER FROM RESERVE. 70,000.00 50,048.35 800.00
14. SUB-TOTAL (i1 thru i3) ... 70,000.00 50,048.35 800.00
15. TOTAL CASH SOURCES (10+14) c.ccoovviveieeeiene 495 506.00 434,953.91 442,079.08
OPERATIONAL CASHUSES
16. TOTAL O&M EXPENSES (From PartID ...........c....... 363,866.00 330,037 43 379498.80
17. RHS DEBT PAYMENT 40464.72 40,464 .72 40464.72
18. RHS PAYMENT (Overage) 0.00
19. RHS PAYMENT (Zate Fee) ... 0.00
20. REDUCTION IN PRIOR YEAR PAYABLES 000
21. TENANT UTILITY PAYMENTS .......cceovirirenene 1,346 .00
22. TRANSFER TO RESERVE ........ccoooiommmmeureeessersennecienes 14.280.00 37.536.07 14.280.00
23. RETURN TO OWNER /NP ASSET MANAGEMENT FEE . 6,729.00 6,729.00 6,729.00 |Returnto Owner
24, SUB-TOTAL (jd_thru 23) 425339.72 416,113.22 44097252
NON-OPERATIONAL CASH USES
25. AUTHORIZED DEBT PAYMENT (Non-RHS).............. 0.00 0.00 0.00
26. ANNUAL CAPITALBUDGET (From Part I, Lines 4-6) 70,000.00 50,048.35 800.00
27. MISCELLANEOUS .. R 0.00 0.00 0.00
28,  SUB-TOTAL (ZSthm 27) 70,000.00 50,048 35 300.00
29. TOTAL CASH USES (24428} ooovoeeveeeeeeeee e 495339.72 466,16157 | 44177252 | |
30. NET CASH (DEFICIT) (25-29) cvooovoooooeeeeers oo 166.28 - 3120766 | 306.56_| |
CASH BALANCE
31. BEGINNING CASH BALANCE 17,087.16 52,247 .74 17.253.44
32. ACCRUALTO CASHADJUSTMENT .. - 395292
33. ENDING CASH BALANCE (30+31+32) 17,253 44 17,087.16 17,560.00

According to the Paperwork Reduction Act of 1995 an agency may not conduct or sponsor, and a person is not required to respond to a collection of information wiless it displays a valid OVB

control number. The valid OMB control number for this infarmation collection is 0575-0189 The time required to this i

is esti to average 2 112 hours

per response, including the time for reviewing instructions, searclhing existing data sowrces, gathering and maintaining the data needed, and completing and reviewing the collection of

information.

963



PART II—-OPERATING AND MAINTENANCE EXPENSE SCHEDULE

e R R RN S

= o

12.
13,
. SEWER
15.
16.
17 -
. SUB-TOTAL UTILITIES (Z2thrt 17) ..o

19.
20.
21.
22:
. LEGAL EXPENSES ..
24.
25.
26. .
. OFFICE FURNITURE & EQUIPMENT ...........cocouvvenne
28.
29.
30.
. WORKER’S COMPENSATION
32.
33.

34.
35. =
. OTHER TAXES, LICENSES & PERMITS............ccce....
37
38.
39. .
. SUB-TOTAL TAXES & INSURANCE (34 thru 39) .......

41.

MAINTENANCE AND REPAIRS PAYROLL ................
MAINTENANCE AND REPAIRS SUPPLY ...................
MAINTENANCE AND REPAIRS CONTRACT ...

SNOW REMOVAL ..

SERVICES . -
ANNUAL CAPITAL BU'DGET( F)‘om Parr V- Opera:tlng)
OTHER OPERATING EXPENSES (Jtemniz) ...

. SUB-TOTAL MAINT. & OPERATING (4 thru 1 0) ........

ELECTRICITY | If master metered .......cccccoueeveueeveennnnnne.
WATER check box on

FUEL (Oil/Codl/Gas) ...
GARBAGE & TRASHREMOVAL ..o
OTHER UTILITIES

SITEMANAGEMENT PAYROL L ...cvcissesmssessnssmenssnsenss
PROJECT AUDITING EXPENSE ..............
PROJECT BOOKKEEPING/ACCOUNTING

ADVERTISING ..
TELEPHONE & ANSWERING SERVICE .....................
OFFICE SUPPLIES

TRAINING EXPENSE: ....cicsiomsamsasioniosoesosonasssoioniaivase
HEALTH INS. & OTHER EMP. BENEFITS ..
PAYROLL TAXES ..

OTHER ADMINISTRATIVE EXPENSES (Itemlze) W
SUB-TOTAL ADMINISTRATIVE (19thru 32) .............

REALESTATETAXES .cuccicovsemssssisniossosasongas snsioniuivase
SPECIAL ASSESSMENTS

PROPERTY & LIABILITY INSURANCE .........c.cccce.
FIDELITY COVERAGE INSURANCE ...
OTHER INSURANCE ..........cceovene

TOTAL O&M EXPENSES (17 +18+33+40) ..o

CURRENT PROPOSED COMMENTS

BUDGET ACTUAL BUDGET or (YTD)
30,084.00 24 87763 3309240
11,363.00 10,525 45 11,000.00
9,060.00 13434 15 11,508.00
3,084.00 2,655.36 2,808.00
0.00 0.00 0.00
0.00 0.00 0.00
12,288.00 7.530.00 13,500.00
3,948.00 1.420.96 2,004.00
41,350.00 3,257.08 35,350.00
0.00 0.00 0.00
111,177 .00 63,700.63 109,262.40
8,196.00 8,854 21 8,904.00
31,944 .00 50,765.72 39,000.00
0.00 0.00 0.00
192.00 224 85 216.00
14,400.00 14,403.28 20,004.00
0.00 0.00 0.00
54,732.00 74,248.06 68,124.00
30,324.00 29,646 .87 33356.40
52,632.00 53,239.00 52,632.00
4,900.00 4235 5500.00
0.00 0.00 0.00
500.00 2,450.00 750.00
504 .00 387 200.00
3,528.00 4,141 .39 3,000.00
5,261.00 6,688.95 6,700.00
0.00 63378 400.00
504 .00 848.35 600.00
15,600.00 2,880.50 4.,000.00
2,088.00 392079 3,000.00
1,716.00 1,664 .36 1,716.00

6,192.00 4,986.24 6,000.00 |See Schedules
123,749.00 111,146 45 117,854 .40

43,344 00 48,190 44 49,000.00 [3% inc to actual
0.00 0.00 0.00

624 .00 765.32 800.00 [Business Licenses

30,240.00 31,986.53 34 458.00
0.00 0.00 0.00
0.00 0.00 0.00
74,208.00 80,942.29 84,258.00
363,866.00 330,037 43 379.498.80
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PART III—ACCOUNT BUDGETING/STATUS

CURRENT PROPOSED | COMMENTS
BUDGET ACTUAL BUDGET or (YID)
RESERVE ACCOUNT:
1. BEGINNING BALANCE .....coosuoooiieeeeoeee oo oo ceess oo 151489 76 150 442.18 137.929.90
2. TRANSFER TO RESERVE .... 14.280.00 37536.07 14.280.00
TRANSFER FROM RESERVE.. N
3. OPERATING DEFICIT 0.00 0.00 0.00
4. ANNUAL CAPITALBUDGET (Part V- Reserve) ...... 70,000.00 50.048.35 00.00
5. BUILDING & EQUIPMENT REPAIR .........coove v 0.00 0.00 0.00
6. OTHER NON-OPERATING EXPENSES ................. 0.00 0.00 0.00
S HGU Ve Y 1 1/177 ) RS R NSRRI (" 70,000.00) 50,048.35) [ ( 800.00)
8. ENDING BALANCE [{4+2)-7] coovooooerevreemssreessess oo 95,769.76 137,029.90 151 409.90
GENERAL OPERATING ACCOUNT:*#
BEGINNING BALANCE .......... 37531.76
ENDING BALANCE .......ccoovvvoeioreeeeescosesceees e oo 17,087.16
REAL ESTATE TAX AND INSURANCE ESCROW
ACCOUNT:*#
BEGINNING BALANCE .........coovviioisionsesissioniosssnene o 14.715.98
ENDING BALANCE .......ooovvvoeeovee oo ceees s oo eeene 0.00
TENANT SECURITY DEPOSIT ACCOUNT: *
BEGINNING BALANCE ......oovvv oot ceres s seeee e 8.241.35
ENDING BALANCE .......covsmeeeeee oo oo e eeeveeeereenne 853574
(*Complete upon submission of actual expenses.)
NUMBER OF APPLICANTS ON THE WAITING LIST -—ﬂ RESERVE ACCT. REQ. BALANCE.... 53.204.78
NUMBER OF APPLICANTS NEEDING RA [ 97.147.40

AMOUNT AHEAD/BEHIND ..........
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PART IV—RENT SCHEDULE AND UTILITY ALLOWANCE

A. CURRENT APPROVED RENTS/ UTILITY ALLOWANCE

POTENTIAL INCOME FROM
UNIT DESCRIPTION RENTAL RATES EACHRATE
UNIT NOTE NOTE UTILITY
BR SIZE| TYPE [NUMBER BASIC RATE HUD BASIC RATE HUD ALLOWANCE
1.00 N 10.00 683.00 807.00 0.00 81,960.00 96,840.00 0.00 69.00
2.00 N 31.00 722.00 860.00 0.00 268,584 .00 319,920.00 0.00 106.00
3.00 N 4.00 782.00 943.00 0.00 37,536.00 45,264.00 0.00 156.00
1.00 S 6.00 629.00 736.00 0.00 45,288.00 52,992.00 0.00 67.00
0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
CURRENT RENT TOTALS: 433,368.00 515,016.00 0.00
BASIC NOTE HUD
B. PROPOSED RENTS - Effective Date: 01 /01 /2026
POTENTIAL INCOME FROM
UNIT DESCRIPTION RENTAL RATES EACHRATE
UNIT NOTE NOTE
BR SIZE| Tvpg|NUMBER| BASIC RATE HUD BASIC RATE HUD
1 N 10.00 708.00 832.00 0.00 84,960.00 99,840.00 0.00
2 N 31.00 747.00 885.00 0.00 277,884.00 329,220.00 0.00
3 N 4.00 807.00 968.00 0.00 38,736.00 46,464.00 0.00
1 S 6.00 654.00 761.00 0.00 47,088.00 54,792.00 0.00
0 0.00 0.00 0.00 0.00 0.00 0.00 0.00
0 0.00 0.00 0.00 0.00 0.00 0.00 0.00
0 0.00 0.00 0.00 0.00 0.00 0.00 0.00
0 0.00 0.00 0.00 0.00 0.00 0.00 0.00
PROPOSED RENT TOTALS: 448,668.00 530,316.00 0.00
BASIC NOTE HUD
C. PROPOSED UTILITY ALLOWANCE - Effective Date: 01 /01 /2026
MONTHLY DOLLAR ALLOWANCES
BRSIZE | UNITTYPE | NUMBER | ELECTRIC GAS | WATER SEWER | TRASH | OTHER TOTAL
1.00 N 10.00 69.00 0.00 0.00 0.00 0.00 0.00 69.00
2.00 N 31.00 106.00 0.00 0.00 0.00 0.00 0.00 106.00
3.00 N 400 156.00 0.00 0.00 0.00 0.00 0.00 156.00
1.00 S 6.00 67.00 0.00 0.00 0.00 0.00 0.00 67.00
0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
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KNOLLWOOD, A LIMITED PARTNERSHIP
(A South Carolina Limited Partnership)
Notes to Financial Statements

NOTE C -

NOTE D -

MORTGAGES PAYABLE

The mortgages are payable to USDA RD, as detailed below, in monthly installments,
including interest. The monthly payments are reduced by payment subsidies under interest
credit agreements, which continue as long as the Partnership remains in compliance with
the provisions of the loan agreements. The mortgages are collateralized by deeds of trust
on the properties of the Partnership and an assignment of all rents, profits and income.
Rents received in excess of "basic rents" on a per unit basis are remitted to USDA RD.

Balance at

Loan Monthly Payment Interest December 31,
Description Payment Subsidy Rate 2025

USDA RD $ 608606 $ 4,067.35 8.50% $ 192,225.09

USDA RD 2,987.93 1,900.26 6.75% 394,507.89

USDA RD 882.33 598.65 7.75% 99,167.47

$§ 995632 § 6,566.26 685,900.45

Less current maturities 71,255.23

614,645.22

Less mortgage issuance costs, unamortized 9,001.73

$ 60564349

Estimated future maturities of the mortgages payable at December 31, 2025 are as follows:

2026 $ 71,255.23
2027 77,350.64
2028 83,970.51
2029 15,439.03
2030 16,554.00
Thereafter 421,331.04
$  685.900.45

Mortgage issuance costs are being amortized to Interest - mortgage issuance costs over the
life of the loan. At December 31, 2025 and 2024, accumulated amortization for mortgage
issuance costs was $82,126.27 and $81,627.43, respectively.

CONCENTRATIONS, COMMITMENTS AND CONTINGENCIES

The Partnership maintains its cash in financial institutions insured by the Federal Deposit
Insurance Corporation. Deposit accounts, at times, may exceed federally insured limits.
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KNOLLWOOD, A LIMITED PARTNERSHIP
(A South Carolina Limited Partnership)

Schedule of Supplementary Information Required by USDA Rural Development

Years Ended December 31, 2025 and 2024

Management Fee Calculation

The management fee is based on a fee per unit occupied by tenants during the month.

Total Qualified Units (51 * 12 months)
Less Vacancies

Total Occupied Units

Fee Per Unit

Multi-subsidy fee (85 per unit per month)
Adjustment
Management fee expense

Insurance Coverage

The Partnership maintains insurance coverage as follows:

Coverage Type
Property insurance on building
Comprehensive business liability
Fidelity bond on manager and trustee of funds

Return to Owner

2025 2024
612 612
(€)) a0
611 602
$ 86.00 81.00
52,546.00 48,762.00
3,060.00 3,060.00
- 1,417.00
$ 55,606.00 § 53,239.00
Coverage
Amount
$ 5,086,760
$ 1,000,000
$ 1,000,000

The allowable return to owner computed per USDA RD guidelines was used by the Partnership as follows:

2025 2024
Distributions to partners $ 6,729.00 $ 6,729.00
Schedule of Changes in Fixed Assets
Beginning Ending
Balance Balance
1/1/2025 Additions Disposals 12/31/2025
Land $ 42,000.00 $ - 3 - $ 42,000.00
Land improvements 52,983.25 74,950.00 - 127,933.25
Buildings 1,477,784.53 - - 1,477,784.53
Furniture and equipment 88,135.31 - - 88,135.31
Total fixed assets $ 1,660,903.09 § 7495000 § - $ 1,735,853.09
Additions and disposals:
Parking Lot $ 74950.00 § -
Accumulated Depreciation
Balance Balance
1/1/2025 Depreciation Disposals 12/31/2025
Accumulated depreciation $ 1459,299.06 $ 21,849.60 § - $ 1,481,148.66
Total net book value $

254,704.43
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KNOLLWOOD, A LIMITED PARTNERSHIP

(A South Carolina Limited Partnership)

Schedule of Project Operational and Maintenance Expenses
Years Ended December 31, 2025 and 2024

2025 2024
Operating and Maintenance:
Maintenance and repairs, payroll $ 34,688.94 § 24,877.63
Maintenance and repairs, supply 4,189.57 10,525.45
Maintenance and repairs, contract 5,152.37 13,434.15
Painting 2,354.82 2,655.36
Snow removal 40.36 -
Grounds 12,375.00 7,530.00
Services 2,513.00 1,420.96
Furniture and furnishing replacement 10,293.40 3,257.08
71,607.46 63,700.63
Utilities:
Electricity 8,875.12 8,854.21
Water 55,309.11 50,765.72
Fuel 247.01 224.85
Garbage and trash removal 16,869.80 14,403.28
81,301.04 74,248.06
Administrative:
Site manager salary 37,323.21 29,646.87
Management fees 55,606.00 53,239.00
Project professional fees 5,200.00 42.35
Legal expenses 500.00 2,450.00
Advertising - 387
Telephone and answering service 2,451.85 4,141.39
Office supplies 4,692.17 6,688.95
Office furniture and equipment 55.99 633.78
Training expense 628.77 848.35
Health insurance and other employee benefits 1,053.81 2,880.50
Payroll taxes 5,676.35 3,920.79
Workers' compensation 1,307.67 1,664.36
Other administrative expenses 3,601.89 4,986.24
118,097.71 111,146.45
Taxes and Insurance:
Real estate taxes 52,029.55 48,190.44
Other taxes, licenses and permits - 765.32
Property and liability insurance 35,926.23 31,986.53
87,955.78 80,942.29
$ 358,961.99 $  330,037.43

Page 21



		2026-04-24T14:53:16-0400
	Franklin B. Sewell, MAI


		2026-04-24T14:54:47-0400
	Franklin B. Sewell, MAI




