R-423-2015
Contract # 143-2015

LEXINGTON-FAYETTE URBAN COUNTY GOVERNMENT
AFFORDABLE HOUSING FUND
LOAN AGREEMENT

THIS LOAN AGREEMENT ("Agreement") is made and entered into this\i day of
0dober 2017 by and between LEXINGTON-FAYETTE URBAN COUNTY GOVERNMENT, an urban
county government created pursuant to KRS Chapter 67A, whose principal address is 200 East
Main_Street, Lexington, Kentucky 40507 (hereinafter referred to as “LFUCG”) through its
OFFICE OF AFFORDABLE HOUSING, and FAYETTE COUNTY LOCAL DEVELOPMENT
CORPORATION, a Kentucky non-profit corporation, whose principal address is 148 DeWeese
Street, Lexington, Kentucky 40507 (hereinafter referred to as the “Borrower”).

WITNESSETH:

WHEREAS, pursuant to Chapter 2, Article XXXXV, Section 2-482 of the Lexington-
Fayette Urban County Code of Ordinances (“the Code”), the Affordable Housing Fund (“the
Fund”) was created to preserve, produce, and provide safe, quality, and affordable housing; and

WHEREAS, pursuant to» Chapter 2, Article XXXXV, Section 2-479 of the Code, the
Affordable Housing Governing Board oversees and manages the administration of the Fund; and

WHEREAS, Borrower by application dated June 20, 2017 (hereinafter referred to as the
“Application™), attached hereto and incorporated herein as Exhibit A, has applied for and has
received approval for funds for a specific housing related project described below (hereinafter
referred to as the “Eligible Activity”); and

WHEREAS, in order to assist Borrower in the funding of the Eligible Activity, LFUCG
is willing to make funds available to Borrower from the Fund under the terms and conditions of
this Agreement; and

WHEREAS, on July 5, 2017 and subsequently updated on September 20, 2017, LFUCG
issued to Borrower a Commitment Letter under LFUCG’s Affordable Housing Fund Program
(hereinafter referred to as the “Program”) which was accepted by Borrower (“Commitment
Letter”), attached hereto as Exhibit B and the terms and conditions of which are incorporated
herein; and

WHEREAS, the project for which Borrower has been approved includes construction
activities.

NOW, THEREFORE, the parties do hereby agree as follows:

Article 1 - Commitment

1.1 LFUCG's COMMITMENT. Pursuant to the Application, the Commitment Letter
and this Agreement, LFUCG will make available an amount not to exceed ONE HUNDRED
FIFTY-SEVEN THOUSAND FORTY-FIVE AND 00/100 DOLLARS ($157,045.00) (“Loan”) to
Borrower from the Fund. Affordable Housing Funds will be disbursed by LFUCG to Borrower
in accordance with the requirements set forth in this Agreement and conditioned upon
Borrower’s continued satisfactory performance under the terms of this Agreement. The Loan
will be made available in the form of a 30-year amortizing mortgage loan, which shall accrue
interest at the rate of two percent (2%) per annum from the date of the completion of the




construction or September 1, 2018, whichever date occurs first, until paid in full. The Loan will
be evidenced by a promissory note (“Note™) in form and substance satisfactory to LFUCG
payable to LFUCG and signed by Borrower. Principal and interest (if any) of the Loan shall be
amortized in equal, consecutive monthly installments of principal and accrued but unpaid
interest, commencing as set forth in the Note and continuing until principal and interest have
been paid in full. All unpaid principal and accrued interest shall be due September 1, 2033
(“Maturity Date”). In the event of any inconsistency between the Application, the Commitment
Letter and this Agreement, this Agreement will control. The Loan will be expended only for the
purpose of construction of the Property (defined below) described in the mortgage(s) executed
pursuant to Section 1.2 below and in conformity with the other provisions of this Agreement, the
Commitment and the Application. Further, LFUCG will not be required to advance any amount
under this Agreement if an Event of Default (as hereinafter defined) has occurred and is
continuing.

1.2  MORTGAGE; OTHER SECURITY. The performance of the Borrower’s obligations
under this Agreement shall be secured by a mortgage lien, or mortgage liens, in favor of LFUCG
in the total principal amount of the Loan in form and substance satisfactory to LFUCG. In the
sole discretion of LFUCG, the performance of Borrower’s obligations under this Agreement may
also be secured by an Assignment of Leases and Rents, Security Agreement, UCC-1 Financing
Statement, Fixture Filing, and such other documents as LFUCG may in its sole discretion require
(collectively, the mortgage(s) and the other security documents described in this subsection are
referred to as the “Security Documents”, as attached hereto as Exhibit C, the terms and
conditions of which are incorporated herein).

1.3  ELIGIBLE ACTIVITY. The Loan has been made available based upon the
information provided by Borrower in the Application. The sole purpose of this allocation of
funds is and will be to construct a rental duplex unit. ("Project"). The Project shall be
constructed at 458 Ash Street (“Site”).

1.4  SITES. In the event the Project includes new construction activities, Borrower
must identify specific units (the “Units”) to be assisted. Once identified, Units may not be
changed, removed or substituted without prior written approval of LFUCG.

ARTICLE 2 - REPRESENTATIONS AND WARRANTIES OF BORROWER

2.1 Borrower represents and warrants that:

(a) The Property will be free and clear of all encumbrances, except easements,
restrictions, stipulations and rights-of-way of record, applicable zoning rules and
regulations and taxes which may be due and payable or which have been assessed and
become a lien against the property whether or not yet due and payable;

(b) All funds disbursed hereunder will be used only for construction or
development expenses, as applicable, of the Property, as approved by LFUCG, and said
funds will not be used in any other manner or for any other purpose; and

(c) The construction work has been approved by the appropriate local, regional
and state agencies, including those concerned with planning and zoning, public works
and health.



2.2  Borrower understands and acknowledges that projects assisted with LFUCG
Funds must, at a minimum, meet the requirements set out in this Agreement. Borrower will
supply, at LFUCG's request, all necessary documentation to substantiate compliance with this
paragraph.

2.3 Borrower represents and warrants that, at the time any advances are made by
LFUCG as provided herein, the Property will contain no substance known to be hazardous such
as hazardous waste, lead-based paint (in violation of Federal or State law), asbestos, methane
gas, urea formaldehyde, insulation, oil, toxic substances, polychlorinated biphenyls (PCBs) or
radon, and Borrower shall take all action necessary to insure that the Property contains no such
substances. Further, the Property will not be affected by the presence of oil, toxic substances or
other pollutants that could be a detriment to the Property, nor is Borrower or the Property in
violation of any local, state or federal environmental law or regulation and no violation of the
Clean Air Act, Clean Water Act, Resource Conservation and Recovery Act, Toxic Substance
Control Act, Safe Drinking Water Control Act, Comprehensive Environmental Resource
Compensation and Liability Act or Occupational Safety and Health Act has occurred or is
continuing. Borrower will take all actions within its control necessary to insure that no such
violation occurs. Borrower will immediately deliver to LFUCG any notice it may receive about
the existence of any of the foregoing hazardous conditions on the Property or about a violation of
any such local, state or federal law or regulation with respect to the Property.

2.4  Borrower is duly organized and validly existing and in good standing under the
laws of the Commonwealth of Kentucky; has the power and authority, corporate or otherwise, to
own its properties and carry on its business as being conducted; and is duly qualified to do
business wherever qualification is required. Borrower has been organized pursuant to state law
for the primary purpose of providing housing to persons and families of lower and moderate
income. Borrower is not presently under any cease or desist order or other orders of a similar
nature, temporary or permanent, of any federal or state authority which would have the effect of
preventing or hindering the performance of its duties under this Agreement, nor are there any
proceedings presently in progress or to its knowledge contemplated which would, if successful,
lead to the issuance of any cease or desist order.

2.5  Plans and specifications for the Project are satisfactory to Borrower and, to the
extent required by applicable law, have been approved by all governmental agencies and
authorities having jurisdiction thereof, and the use of the Project site(s) contemplated hereby will
comply with all local zoning requirements.

2.6  There are no actions, suits or proceedings pending or, to the knowledge of the
Borrower, threatened against or affecting it or the Project or involving the validity or
enforceability of any mortgage or the priority of the mortgage lien granted by or to Borrower, at
law or in equity, on or before or by any governmental authority or any other matters which
would substantially impair the ability of Borrower to pay when due any amounts which may
become payable in respect to the Note, and to the Borrower’s knowledge, it is not in default with
respect to any order, writ, judgment, injunction, decree or demand of any court of any
governmental authority.

2.7  The consummation of the transaction contemplated hereby and the performance
of this Agreement and any Mortgage, if so required, will not result in any breach of, or constitute
a default under, any mortgage, deed of trust, lease, bank loan or other loan, credit agreement,



corporate charter, bylaw or any other instrument to which the Borrower is a party or by which it
may be bound or affected.
ARTICLE 3 — REQUIREMENTS FOR DISBURSEMENT

3.1 DISBURSEMENT OF AFFORDABLE HOUSING FUNDS. The Loan will be disbursed
to Borrower upon receipt by LFUCG of the following:

(a) an executed original of the Authorized Signature form; and

(b) evidence that the Project will remain affordable as provided below;

(c) anexecuted LFUCG Construction Start-Up Form; :

(d) proof of costs in adherence to LFUCG's requirements for draws and
inspections for the Program activity under this Agreement (construction draws);

(¢) execution of the Note, recordation of a valid mortgage lien against the
Property securing repayment of the Loan and execution of any and all other Security
Documents which may be required by LFUCG.

LFUCG will not be required to advance any amount hereunder if an Event of
Default (hereinafter defined) has occurred and is continuing.

3.2 AFFORDABILITY PERIOD. Property must remain affordable to persons at or
below eighty percent (80 %) of the area median income pursuant to the guidelines of the United
States Department of Housing and Urban Development (HUD) for a minimum of fifteen (15)
years from date the Loan proceeds are first expended on each unit in the Project. Affordability
must be ensured by recorded deed restrictions for all properties receiving Affordable Housing
Funds.

3.3  SECTION 8 RENTAL ASSISTANCE. If Loan proceeds are used to construct rental
property, Borrower will not refuse to lease any Unit assisted with Affordable Housing Funds to a
holder of a voucher or certificate of eligibility under Section 8 of the United States Housing Act
of 1937, as amended, solely because of the status of the prospective tenant as a holder of a
certificate or voucher. Provided, however, if the rent required for the Unit is based upon a
percentage of the prospective tenant’s income through project design, or the assisted housing
unit(s) utilize project-based rental housing assistance through another source, this section will
not apply. This section does not apply to homeowner-occupied units of housing assisted with
Affordable Housing Funds.

3.4  INSURANCE. For all properties assisted with Affordable Housing Funds, the
Borrower or Property Owner must maintain all risk, fire and extended coverage, in form and
with companies acceptable to LFUCG, for each Unit of the Project and any improvements to be
constructed thereon in an amount of not less than the Affordable Housing Funds made available
to Borrower for each Unit of the Project. Each policy must include appropriate loss payable
clauses in favor of LFUCG or Borrower, as applicable, as beneficiary and without right of
cancellation or change except upon thirty (30) days’ written notice to LFUCG. Borrower will
deliver proof of all insurance to LFUCG upon request.

3.5  RESERVE FUND FOR REPLACEMENT. Borrower will deposit the amount of EIGHT
HUNDRED AND 00/100 DOLLARS ($800.00) annually into a Reserve Fund for Replacements
Account ("Reserve Fund"). All funds will be deposited into a separate account approved by
LFUCG in its sole discretion by Borrower, and will be monitored by LFUCG during the




compliance period. The Bank shall maintain the Reserve Fund for the benefit of Borrower and
will disburse the amounts deposited therein only for the purposes of making necessary repairs to
the Premises or replacement of furniture or fixtures, upon written request of Borrower and with
the approval of LFUCG, which approval will not be unreasonably withheld.

The Reserve Fund will be maintained in accordance with LFUCG policy including
minimum balances that must be maintained, frequency of requests for disbursements, as well as
eligible disbursements.

3.6 REPAYMENT. In the event that repayment of the Affordable Housing Funds is
required, Borrower agrees to repay funds to the Fund through LFUCG on a timely basis.

3.7 CLOSING COsTS. All costs associated with funding under this Agreement will be
borne by the Borrower, including but not limited to the cost of attorney’s fees, documentation,
recording fees, and costs associated with disbursement. There will be a one percent (1%)
Closing Cost Fee of ONE THOUSAND FIVE HUNDRED SEVENTY AND 45/100 DOLLARS
($1,570.45) payable to LFUCG at the date of the closing.

3.8 LEGAL MATTERS. All legal matters incident to the contemplated transaction will
be concluded to the satisfaction of LFUCG’s Department of Law.

3.9  PROOF OF CORPORATE ACTION. Prior to execution of this Agreement, LFUCG
shall have received (i) copies of Borrower’s organizational documents; (ii) confirmation from the
Secretary of State of Borrower’s organizational jurisdiction that Borrower is a validly existing
entity in good standing, and (iii) a resolution from the Borrower’s Board of Directors, member,
manager or general partner, as appropriate, authorizing the execution of the legal documents
evidencing the funding received under this Agreement. If Borrower is a foreign entity, it shall, in
addition to jurisdictional organizational documents provide evidence of its authority to conduct
business in the Commonwealth of Kentucky.

ARTICLE 4 - CONSTRUCTION LOAN TERMS

4.1 PLANS AND SPECIFICATIONS. Borrower will develop the Property in accordance
with plans and specifications which have been approved by LFUCG, or by any other agency
approved by LFUCG, which plans and specifications, upon such approval, will be incorporated
herein by reference. Said plans and specifications will include and specifically identify all roads,
sewer lines and water lines and will provide for the development of the Property in conformance
with applicable Affordable Housing Program requirements. Said plans and specifications may
be subject to minor changes as required to comply with state and local building codes and to
conform to the Property, provided such changes are approved by LFUCG. In addition to said
plans and specifications, Borrower will prepare or cause to be prepared from time to time such
additional plans and drawings, including working drawings, shop drawings and supplemental
specifications, as may be necessary or desirable to facilitate expeditious construction of the
improvements in accordance with the approved plans and specifications and will cause copies of
all such additional items to be delivered to LFUCG. All of said plans and specifications and any
such additional items so approved are hereinafter collectively referred to as the "Plans and
Specifications." Borrower will not deviate nor permit any such deviation from the Plans and




Specifications without the prior written consent of LFUCG.

4.2 No LIENs. Borrower will cause all work to be performed, including all labor,
materials, supervision, supplies, equipment, architectural, and engineering services necessary to
complete the improvements, in accordance with the Plans and Specifications. The Borrower will
complete the improvements free from all materialmen's liens and all mechanic's liens and claims.
All contracts with subcontractors and materialmen will contain, upon the request of LFUCG, a
provision for not less than ten percent (10%) retainage to ensure adequate and complete
performance in connection with interim or progress payments hereunder. Advances of the
Affordable Housing Funds by LFUCG will not be made until a representative of LFUCG has
inspected the improvements, certified their completion and received from the general contractor
and all subcontractors’ affidavits, in form and substance satisfactory to LFUCG, stating that
payment will constitute payment in full of all amounts due and owing to them and their
suppliers.

4.3 DEADLINE ON PROPERTY DEVELOPMENT. Borrower will begin development of
the Property within 30 days after an advance is made hereunder for the Property and will cause
all development work to be pursued with diligence and without delay. Borrower will cause the
improvements to be constructed in a good and workmanlike manner in substantial compliance
with the Plans and Specifications and in all respects in full compliance with all laws, rules,
permits, requirements and regulations of any governmental agency or authorities having
jurisdiction over the Property.

4.4  USE OF FUNDS. Borrower will cause all Affordable Housing Funds borrowed or
advanced pursuant hereto to be applied entirely and exclusively for the construction, acquisition,
rehabilitation or development, as applicable, of the Property and payment of labor and materials
in the completion of development work in substantial compliance with the Plans and
Specifications and for the payment of such other costs incidental thereto as may be specifically
approved in writing by LFUCG.

4.5  RIGHT OF INSPECTION. Borrower will permit access by LFUCG to the books and
records of Borrower and to the Property and all improvements at reasonable times. In the event
LFUCG determines that any work or materials are not substantially in conformance with the
Plans and Specifications, or are not in conformance with any applicable laws, regulations,
permits, requirements or rules of any governmental authority having or exercising jurisdiction
thereover or are not otherwise in conformity with sound building practices, LFUCG may stop the
work and order replacement or correction of any such work or materials. Such inspection will
not be construed as a representation or warranty by LFUCG to any third party that the
improvements are, or will be, free of faulty materials or workmanship.

4.6 UNDERTAKING. If required by LFUCG prior to disbursement of Affordable
Housing Funds hereunder and thereafter as LFUCG may require, Borrower will deliver to
LFUCG (a) an agreement between Borrower and the architect who has prepared the Plans and
Specifications whereby such architect agrees that the agreement is assignable to LFUCG upon
the same terms and conditions as exist in said agreement; (b) an agreement between Borrower
and Borrower’s contractor whereby Borrower’s contractor agrees that the agreement is
assignable to LFUCG upon the same terms and conditions as exist in said agreement; (c) copies
of all subcontracts and material purchase orders between Borrower’s contractor and any persons,
firms, or corporations with whom it has contracted to provide labor, materials or services with



respect to the construction of the improvements, where any such contract exceeds a minimum
price of Five Thousand Dollars ($5,000.00); and (d) if requested in writing by LFUCG, a list of
all persons, firms and corporations who have provided or proposed to provide labor, materials or
services in connection with construction of the improvements.

47 NONLIABILITY OF LFUCG. This Agreement will not be construed to make
LFUCG liable to materialmen, contractors, craftsmen, laborers or others for goods and services
delivered by them to or upon the Property or for debts or claims accruing to said parties against
the Borrower. There are no contractual relationships, either express or implied, between LFUCG
and any materialman, contractors, craftsmen, laborers or any other persons supplying work, labor
or materials on the job, nor will any third person or persons, individual or corporate, be deemed
to be beneficiaries of this Agreement or any term, condition or provisions hereof or on account
of any actions taken or omitted by LFUCG pursuant hereto.

ARTICLE 5 — BREACH OR DEFAULT

5.1 RECAPTURE OF FUNDS: BREACH OF AGREEMENT. In the event of a breach,
LFUCG may suspend Borrower's authority to draw Affordable Housing Funds at any time by
giving notice to Borrower. LFUCG has the right, in its sole discretion, to terminate disbursement
of funds and/or recapture any remaining portion of Affordable Housing Funds and/or require
repayment of Affordable Housing Funds already disbursed upon the occurrence of one or more
of the following events (“Breach”):

(a) Borrower does not diligently pursue the activity detailed in Borrower’s
Application and for which Affordable Housing Funds have been awarded;

(b) Borrower violates of any of the terms of this Agreement, the Affordable
Housing Program statutes, the Note evidencing the Affordable Housing Funds under this
Agreement or any other Security Document entered into pursuant to this Agreement;

(c) Borrower does not submit reports or submits inadequate reports pursuant to
Article 6 below;

(d) Borrower defaults under any of the terms of this Agreement or any other
document executed in conjunction with funding under this Agreement, and such default is not
cured within any applicable cure period;

(¢) Borrower is unable to draw all Affordable Housing Funds, as set forth in the
closing documents, in no instance later than twenty-four (24) months from the date of this
Agreement;

(f) Borrower is unable to document its participation in the project throughout
the compliance period as required of nonprofit material participation per IRC Section 42;

(g) the information submitted to LFUCG by Borrower, upon which LFUCG
relied in its decision to allocate funds to Borrower, proves to be untrue or incorrect in any
material respect; or

(h) LFUCG determines in its sole discretion that it would be inadvisable to
disburse Affordable Housing Funds to Borrower because of a material and adverse change in
Borrower’s condition.

5.2  EVENTS OF DEFAULT. Occurrence of one or more of the following events will, in




the sole discretion of LFUCG, constitute an event of default:

(a) Any installment of principal or interest required by the Promissory Note
remains unpaid for more than ten (10) days after the due date thereof;

(b) Any representation or warranty made herein, or in any certificate, report or
statement furnished to LFUCG in connection the Affordable Housing Funds or the Note proves
to have been untrue or misleading in any material respect when made;

(c) Failure of Borrower to perform any of the provisions of the Note, this
Agreement or any other document executed in connection with this Agreement;

(d) Borrowers violation of the affordability requirements, whether evidenced by
recorded Deed Restriction or owner certification of continued compliance;

() The entry of any lien or encumbrance against the Project site(s), except for
ad valorem taxes which are not yet due and payable and liens incurred in the ordinary course of
business with respect to amounts which are not yet due and payable without penalty or interest;

(f) Borrower fails to prosecute Project site development work with diligence so
that construction thereof will be completed in a timely manner;

(g) Any party obtains or secks an order or decree in any court of competent
jurisdiction seeking to enjoin the construction of the improvements or to delay construction of
the same or to enjoin or prohibit Borrower or LFUCG from carrying out the terms and conditions
hereof, and such proceedings are not discontinued or such decree is not vacated within thirty (30)
days after LFUCG has given Borrower notice under the provisions hereof;

(h) Borrower discontinues the construction work and abandonment continues
for a period of ten (10) days;

(i) Borrower permits cancellation or termination of any insurance policy
required under this Agreement or fails, if required, to obtain any renewal or replacement thereof
satisfactory to LFUCG;

(j) Borrower (A) becomes bankrupt, or ceases, becomes unable, or admits in
writing its inability to pay its debts as they mature, or makes a general assignment for the benefit
of, or enters into any composition or arrangement with, creditors; (B) applies for, or consents (by
admission of material allegations of a petition or otherwise) to the appointment of a trustee,
receiver or liquidator of the Borrower or of a substantial portion of its assets, or authorizes such
application or consent, or proceedings seeking such appointment are commenced without such
authorization, consent or application against it and continue un-dismissed and unstayed for a
period of fifteen (15) days; (C) authorizes or files a voluntary petition in bankruptcy,
reorganization, readjustment of debt, insolvency, dissolution, liquidation or other similar law of
any jurisdiction; or authorizes such application or consent; or proceedings to such end are
instituted against the Borrower without such authorization, application or consent and are
approved as properly instituted, remain undismissed for fifteen (15) days, or result in
adjudication of bankruptcy or insolvency; or

(k) Borrower is found to have violated any law or regulation, whether federal or
state.

5.3 CURE OF BREACH OR DEFAULT; PENALTIES. If any breach or default is not




cured within thirty (30) days from the date LFUCG notifies Borrower of the breach or default,
LFUCG may continue suspension of disbursements. Additionally, LFUCG may declare the loan
and/or grant immediately due and payable and may institute proceedings for its collection.
LFUCG may terminate this Agreement by giving written notice to Borrower. In the event of a
termination, Borrower's authority to draw Affordable Housing Funds will terminate as of the
date of the notice of termination and Borrower will have no right, title or interest in or to any
remaining Affordable Housing Funds.

5.4  MISAPPROPRIATION OF FUNDS. Borrower will be liable for any and all
misappropriation of Affordable Housing Funds, audit exceptions by state or federal agencies, and
violations of the terms of this Agreement. LFUCG also has the right to require Borrower to repay
to LFUCG a portion of or all Affordable Housing Funds drawn by Borrower in cases of breach
involving misappropriation of funds or fraudulent uses of funds.

55  RIGHTS UPON DEFAULT. If one or more of the events of default described above
occur, LFUCG may declare Borrower to be in default under this Agreement by giving not less
than then (10) days prior written notice (or other notice required by applicable default provisions
in other LFUCG loan documents) to Borrower, except for a default in payment, in which case no
notice is required, and thereafter, LFUCG may exercise any one or more of the following
remedies:

(a) Terminate the credit hereby extended, declare the entire unpaid balance and
all accrued but unpaid interest under the Note due and payable and institute proceedings for
collection thereof. Provided, however, LFUCG may make advances under the occurrence of an
event of default without waiving any of its rights hereunder;

(b) Exercise its rights under the Note or any other Security Document;

(c) Enter upon the Project site(s), expel and eject Borrower and all persons
claiming through or under Borrower and collect the rents and profits therefrom;

(d) Complete the Project site development work at the cost and expense of
Borrower and add such cost to the debt evidenced by the loan and/or grant and this Agreement
and secured by the Security Documents;

() Have discharged of record any mechanic’s and materialmen’s lien or other
lien against the Project site(s);

() Institute such legal proceedings or other proceedings in the name of
Borrower or LFUCG as LFUCG may deem appropriate for the purpose of protecting the Project
site(s) and LFUCG?’s interests therein; or

(g) Do and perform all acts and deeds in the name of Borrower or LFUCG as
LFUCG deems necessary or desirable to protect the Project site(s) and LFUCG’s interests
therein.

(h) All of the rights and remedies of LFUCG under this Agreement shall be
cumulative and to the fullest extent permitted by law and shall be in addition to all those rights
and remedies afforded LFUCG at law or in equity or in bankruptcy.

5.6 PAYMENTS DUE TO DEFAULT. Borrower shall to reimburse and fully compensate
LFUCG upon demand for all loss, damage and expense, including without limitation reasonable




attorney’s fees and court costs, together with interest on the amount thereof from the date the
same accrues at the rate of twelve percent (12%) per annum, incurred by LFUCG (a) by reason
of any default or defaults hereunder or under this Agreement, the Note, or the Security
Documents or any other loan document executed by Borrower, (b) by reason of the neglect by
Borrower of any duty or undertaking hereunder or under the Security Documents and (c) in the
exercise of any right or remedy hereunder or under the Security Documents.

ARTICLE 6 — RECORDS; REPORTING

6.1 RECORDS; ACCESS. Borrower agrees to keep adequate records pertaining to the
Project and the uses of Affordable Housing Funds. Borrower agrees to provide LFUCG or its
designee access to all of its books and records, including fiscal records, for the purpose of
program assessment reviews, and to retain all books and records until the later of three (3) years
from the termination of this Agreement, or until all audits of performance during the term of this
Agreement have been completed, or until any pending litigation involving this grant or related
books and records is settled. Borrower agrees to maintain its books and records in accordance
with generally accepted accounting principles. Nothing in this Agreement will be construed to
limit the ability of LFUCG to monitor implementation of the project funded by this Agreement.

6.2 REPORTING REQUIREMENTS. In the event project activity reports are required,
reports must be submitted as requested by LFUCG, on the forms provided by LFUCG, beginning
the first calendar quarter after Borrower receives a disbursement of Affordable Housing Funds.

6.3  ANNUAL FINANCIAL REPORTING. Borrower agrees to provide LFUCG or its
designee audited financials and/or Financial Compilation Reports on an annual basis during the
term of this Agreement.

6.4  WARRANTY AS TO INFORMATION. Borrower acknowledges that its award of
Affordable Housing Funds has been based upon information received from Borrower. Borrower
warrants that the financial and other information furnished by Borrower to LFUCG was, at the
time of application, and continues to be, true and accurate.

6.5 PROGRAM COMPLIANCE. Borrower agrees to comply with the LFUCG
Affordable Housing Program guidelines and criteria relating to the Fund.

ARTICLE 7 - MISCELLANEOQUS

7.1 NOTICES. Any notice required or permitted to be given pursuant to this
Agreement will be deemed to have been duly given when properly addressed and hand-
delivered, or mailed by registered or certified mail with postage prepaid, to Borrower or LFUCG,
as the case may be, at the following addresses or to such other place as any of the parties may for
themselves designate in writing from time to time for the purpose of receiving notices pursuant
hereto:

Borrower: Fayette County Local Development Corporation
148 DeWeese Street
Lexington, KY 40507
ATTN: Norman Franklin, Vice President and Development Manager
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LFUCG: Lexington-Fayette Urban County Government
101 East Vine Street, Suite 400
Lexington, Kentucky 40507
ATTN: Richard McQuady, Affordable Housing Manager

7.2  COSTS TO BE PAID BY BORROWER. All items which Borrower agrees to furnish
under this Agreement will be furnished at Borrower's sole cost and expense.

7.3  NON-DISCRIMINATION AND FAIR _HOUSING RULES. The Project and all
contractors and major subcontractors engaged in connection therewith shall comply with all fair
housing and non-discrimination statutes and regulations as they are amended from time to time,
which include but are not limited to the following, each of which is hereby incorporated by
reference into this Agreement:

Fair Housing Act (Title VIII of the Civil Rights Act of 1968);

24 CFR § 5.105, which prohibits discrimination on the basis of actual or
perceived sexual orientation or gender identity, and marital status

Title VI of the Civil Rights Act of 1964;

Section 504 of the Rehabilitation Act of 1973;

Section 109 of Title I of the Housing and Community Development Act of 1974;
Title II of the Americans with Disabilities Act of 1990;

Architectural Barriers Act of 1968;

Age Discrimination Act of 1975;

Title IX of the Education Amendments Act of 1972; and

Presidential Executive Orders 11063, 11246, 12892, 12898, 13166, 13217.
Nondiscrimination and Equal Opportunity requirements [24 CFR §5.105(a)]
Chapter 2, Article 2, §§2-26 — 2-46 of the Code

7.4  SUSPENSION AND DEBARMENT. Borrower certifies by submission of its
application and execution of this Agreement that to the best of its knowledge and belief after
reasonable investigation, that it and/or its principals are not presently debarred, suspended,
proposed for debarment, declared ineligible or voluntarily excluded from participation in any
transaction under this Agreement by any federal department or agency, or under LFUCG's
Suspension and Debarment Policy. Borrower further agrees that any future principal will meet
the requirements of this section.

7.5  INDEMNIFICATION. Borrower shall indemnify, defend and hold LFUCG
harmless from and against any and all liabilities, claims, demands, losses, damages, costs and
expenses (including without limitation, reasonable attorney's fees and litigation expenses),
actions or causes of actions, arising out of or relating to any breach of any covenant or agreement
or the incorrectness or inaccuracy of any representation and warranty of Borrower contained in
this Agreement or in any document delivered to LFUCG or by Borrower, or any other person on
behalf of Borrower pursuant to the terms of this Agreement, except for that which occurs as a
result of LFUCG’s gross negligence or willful misconduct.

7.6 GOVERNING LAw. This Agreement and the loan referred to herein will be
governed by the laws of the Commonwealth of Kentucky.

11



77  ASSIGNABILITY. Borrower may not assign this Agreement nor any part hereof
without the prior written consent of LFUCG. Subject to the foregoing restriction, this
Agreement will inure to the benefit of LFUCG, its successors and assigns and will bind
Borrower, Borrower's successors, assigns and representatives.

7.8  MODIFICATION. No variance or modification of this Agreement will be valid and
enforceable except by supplemental agreement in writing, executed and approved in the same
manner as this Agreement.

7.9  EXHIBITS. Any exhibits attached to this Agreement and the matters contained
therein are incorporated herein and deemed to be a part hereof as if fully recited in this
Agreement prior to the date of execution hereof.

7.10 WAIVER. LFUCG may waive Borrower's performance of any of the terms of this
Agreement or Borrower's default hereunder; provided, however, such waiver must be in writing,
signed by LFUCG, and any such written waiver hereunder will not be construed as a waiver of
any other term or condition of this Agreement or of any act of continuing default.

7.11 INVALID PROVISIONS. The invalidity or unenforceability of a particular provision
of this Agreement will not affect the other provisions hereof, and this Agreement will be
construed in all respects as if such invalid or unenforceable provisions were omitted.

WITNESS the signatures of the parties hereto as of the date and year first above written.

LEXINGTOIEi?’TE URBAN COUNTY GOVERNMENT
By: /A\

Gl

<G‘lé'l:k,/Urbam County Council || U

12



FAYETTE COUNTY LOCAL DEVELOPMENT CORPORATION

By: — @#

Norman Franklin, Vice President and
Development Manager

COMMONWEALTH OF KENTUCKY )
)

COUNTY OF FAYETTE )
J
Subscribed, sworn to and acknowledged before me this ir_ day of October 2017, by

Norman Franklin, as Vice-President and Development Manager, on behalf of Fayette County
Local Development Corporation.

My commission expires: !/ / 21/2009

[LeTi pesese

Notary Public

13
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Affordable Housing Fund

Application for Funding

Please review the guidelines and eligible uses at (link) prior to filling out this application. If you have any
questions please contact the Office of Affordable Housing at (phone) or (email).

General Information

Applicant Name: The Fayette County Local Development Corporation
MWBE Status: N/A

Tax Status: Non-Profit (CHDO)

Type of Entity: General Partnership

Development Name: Scattered Site Affordable Rental Housing Development
Development Location: 458 Ash Street

Contact Person: Norm Frankiin

Contact Title: Dev. Mgr.

Mailing Address: 148 DeWeese Street

City: Lex State:KY  Zip: 40507

Phone: 859-254-6212

Fax: g59.233.7260

Email Address: norman@ullexfay.org

Funds Requested: $190360

Lexington, KY Affordable Housing Fund - Application For Funding
1



Other Funding (Specify on Pro-Forma):

Total Development Cost:

Development Information

Development Type (Check all that apply):
New Construction;
Rehabilitation: [_]

Adaptive Re-Use: [_]

Rental (11 Units or Less): [_]
Rental (12 Units or More): [_]
Single Site:

Scattered Site: [_|

Historic Property: [}

Total Number of Units: >
Total Number of Buildings: 1
Square Feet of Units by Bedroom Size:

Unit Size: 3 Square Footage: 1 5g4
Unit Size: 4  Square Footage: 1 584

Unit Size: Square Footage:
Unit Size: Square Footage:
Unit Size: Square Footage:

Monthly Rents by Bedroom Size:

UnitSize: 3  Monthly Rent: ggg
Unit Size: 4 Monthly Rent:  ggp

Unit Size: Monthly Rent:
Unit Size: Monthly Rent:
Unit Size: Monthly Rent:

Target Area Median Income (AMI): s0%

Amenities (Check all that apply):
Stove:
Refrigerator:
Dishwasher:
Garbage Disposal:

Lexington, KY Affordable Housing Fund - Application For Funding
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Dishwasher:

Wash/Dryer Hookup:

Help/Call System: ]

Community Room: D

Playground: [:l

Other (Please specify): Washer/Dryer

Location Amenities (Check all that apply):

Public Transportation: IZI Proximity to Development:
Shopping: [__X—I Proximity to Development:
Restaurants: Proximity to Development:
Medical Facilities: Proximity to Development:
Banks: Proximity to Development:
Other: Proximity to Development:

Populations to be Served {Check all that apply):

Elderly: []

Single Parent: [x]

Homeless: [x ]

Victims of Domestic Violence:
Physically Disabled: [_]

Acquired Traumatic Brain Injury: D
Aging out of Foster Care: [ |
Veterans:

Severe Mental lliness: [_]
Drug/Alcohol Addiction: D

1 Block
3 Miles

1 Mile
2 Miles

1 Mile

2 Blocks

Description:
Description:
Description:
Description:
Description:
Description:

LexTran

WalMart Super Center:North

Jefferson St., Main Street
UK East End Clinic

Main Street
Community/Technical College

Description of services to be provided, service providers, and how services will be paid:

Lexington, KY Affordable Housing Fund - Application For Funding
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Application for Funding Agreement

The applicant certifies that the information submitted in this application is accurate and consistent with the
applications submitted to other funding sources. The applicant commits to keeping the staff and board of the
Affordable Housing Fund of Lexington, KY updated with changes in the project structure, funding, and
development team. The applicant and any other borrower consents to a possible credit check as part of the
underwriting process.

I have read the above agreement and consent to its terms: [ |

Name: NorrnanP.Fran: i ;

Title: Dev. Mgr

Date: é/‘»/,?

Lexington, KY Affordable Housing Fund - Application For Funding
4



Affordable Housing Fund

Capacity Review

Development Team Background

1. Provide the members of the development team below and for each attach a resume, a brief narrative
describing their experience with affordable housing developments, and the name and location of past
developments.

Title Name Organization

Developer FCLDC FCLDC

Development Owner

(legal entity that will own the property) Fay. Co. Local Dev. Corp Fay. Co. Local Dev. Corp.
Consultant

Application Preparer Norm Franklin Fay.Co. Local Dev. Corp.
General Partner

Architect Thomas Lett Thomas Lett Architect
Contractor Derek Thomas V & D Construction LLC
Attorney Mary Wes McBrayer Law Firm

Management Company

Service provider

Guarantor

Equity provider/syndicator

Development Team Questions

2. Has any member of the development team ever been disbarred by the U.S. Department of Housing
and Urban Development (HUD) or any state housing finance agency?

No & If yes, please provide details in a separate attachment.
3. Has any member of the development team ever had any violations that resulted in the issuance of an
8823 or other citations by a state housing finance agency?

No If yes, please provide details in a separate attachment.

‘Lexington, KY Affordable Housing Fund — Application Packet 6



4. Inthe last 5 years has any member of the development team or any entity in which a member of the
development team has an identity of interest (see instructions for definition) received an award of
funds and/or housing credits which have been recaptured or in which the development was not
completed?

No If yes, please provide details in a separate attachment.

5. Have any members of the development team ever been charged with or convicted of any criminal
offenses, other than a minor motor vehicle violation? If ves, furnish details in a separate attachment.

No If yes, please provide details in a separate attachment.

6. Have any members of the development team been subject to any disciplinary action, past or pending,
by any administrative, governmental or regulatory body? If yes, furnish details in a separate
attachment.

No @ if yes, please provide details in a separate attachment.

7. Has any member of the development team been informed of any current or ongoing investigation of
the applicant with respect to possible violations of state or federal laws? If yes, furnish details in a
separate attachment.

No [X] If yes, please provide details in a separate attachment.

8. Has any member of the development team been a party to a bankruptcy, been in receivership or
adjudicated as bankrupt? If yes, furnish details in a separate attachment.

No If yes, please provide details in a separate attachment.

9. Has any member of the development team been denied a business-related license or had it suspended
or revoked by any administrative, governmental, or regulatory agency? If yes, furnish details in a
separate attachment.

No E If yes, please provide details in a separate attachment.

10. Is any member of the development team currently debarred, suspended, or disqualified from

contracting with any federal, state, or municipal agency? If yes, furnish details in a separate

attachment.

No ZI If yes, please provide details in a separate attachment.

Lexington, KY Affordable Housing Fund — Application Packet 7



Capacity Review Agreement

The applicant certifies that the information submitted regarding the development team is accurate and
consistent with the applications submitted to other funding sources. The applicant commits to keeping the
staff and board of the Affordable Housing Fund of Lexington, KY updated with changes regarding the
development team or their background.

| have read the above agreement and consent to its terms: [X]

Name: Norm Frankfin
Title: VP/Dev. Mgr.

Date:

Lexington, KY Affordable Housing Fund — Application Packet



Housing Market Analysis

MA-05 Overview
Housing Market Analysis Overview:

From the “State of Fair and Affordable Housing Report for Lexington-Fayette Urban County, Kentucky,”
prepared by Metropolitan Housing Coalition in Partnership with Lexington-Fayette Urban County Human
Rights Commission, there are 122,746 households in Lexington and the average household size is 2.35
persons. More than half (58%) of households are classified as ‘family households’ and the average family
size is three persons. Of these family households, 71% are married-couple householders, 21% are female
householders with no husband present and 8% of family households are headed by males with no wife
present. {U.S. Census Bureau, 2011 American Community Survey).

The percentage of owner-occupied households for Lexington is58 %., which is from 7% to 11% lower
than the percentage of owner-occupied households as a percentage of all households in both the U.S.
and Kentucky. Family households constitute 70% of all owner occupied households: this percentage is
slightly lower than the percentages of family owner-occupied and married couple family households on
the national and state level. The percentage of nonfamily owner-occupied households as a percentage
of all owner-occupied households is 30%, which is consistent with the U.S. and Kentucky figures. The
percentage of renter-occupied households as a percentage of all households is more than 10% higher
than the percentages on the national and state levels while the percentage of family households as a
percentage of all renter-occupied households is 12% lower than the percentages on both the national
and state levels. The number of nonfamily households as a percentage of all rental-occupied households
is 59%. The percentage of nonfamily households as a percentage of all rental occupied households on
both the state and national level Is 47%; this is 13% lower than the percentages of nonfamily renter-
occupied households in Lexington. This might be considered typical when compared to other college or
university towns. There is disparity in homeownership when looking at ownership rates based on
race/ethnicity.

. pe: Non-Hispanic-White- | African-American- Hispanic-Householdsa |1
Households Householdsz
Total-Householdsx 94,8317 17,6013 5,3343u
Owner-Occupied= 58.279(61%) 6.111-(35%6)3 1.328-(25%)3n
«

Homeownership by Race and Ethnicity

Consolidated Plan LEXINGTON-FAYETTE URBAN COUNTY GOVERNMENT 58
OMB Control No: 2506-0117 (exp. 07/31/2015)



MA-10 Number of Housing Units — 91.210(a)&(b)(2)
Introduction

In response to a concern about affordable housing, Lexington-Fayette Urban County Government hired
CZB as a consultant to study the issue of affordable housing in Lexington. In February 2014, this study
“Lexington’s Affordable Housing Challenge and Potential Strategy” was presented to the Urban County
Council and to the community. This study cited that “roughly 15,000 low-income households need
housing assistance in Lexington. Of them about 9,000 now receive assistance or are accommodated by
the private market. This leaves about 6,000 households, most of whom include at least one worker
unable to find decent housing on the open market in Lexington at rates considered affordable....
Consequently these 6,000 working households either overpay or live in substandard conditions.” This is
considered to be the affordable housing gap. They further estimated the cost of catching up is 536
million per year, an amount that will grow annually by $2.4 million. The study recommended that the
Urban County Council formally endorse a community objective that by 2025 any employee working in
Lexington will be able to afford to live in Lexington.

All residential properties by number of units

Property Type Number
1-unit detached structure 80,468 60%
1-unit, attached structure 6,942 5%
2-4 units 12,569 9%
5-19 units 19,411 14%
20 or more units 13,074 10%
Mobile Home, boat, RV, van, etc 1,605 1%
Yotal 134,069 100%
Table 27 —- Residential Properties by Unit Number
Data Source: 2007-2011 ACS
Unit Size by Tenure
Owners Renters
Number % Number
No bedroom 100 0% 2,201 4%
1 bedroom 832 1% 15,438 29%
2 bedrooms 8,570 12% 20,286 39%
3 or more bedrooms 59,943 86% 14,705 28%
Total 69,445 999% 52,630 100%
Table 28 —~ Unit Size by Tenure
Data Source: 2007-2011 ACS
Consolidated Plan LEXINGTON-FAYETTE URBAN COUNTY GOVERNMENT 59
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Job-Category: Average- Average- Maximum- | Number-of- |&

hourly+waged] annual- Affordable- | employeesS
income-(FT)J RentZ

Accommodations-and- $7.257 $15,0803 $3771 16,5673u

Food-Services™

Education-ServicesS $11.427 $23,7441 35942 2,7624u

Retail -Arts,- $11.59¢ $24,1093 $6033 21,627dn

Entertainment-and-

Recreation™

Other-Servicesz $13.335 $27,7331 " $6931 15,4450

All-JobsZ $19.767 $41,1047 $1,0287 139,249qu

Service Industry Jobs with average hourly rates and maximum affordable rents

Describe the number and targeting (income level/type of family served) of units assisted with
federal, state, and local programs.

An estimated 8,029 rental units are assisted with federal, state, and local programs. These include units
assisted with public housing, Low-income Housing Tax Credits, Housing Cholce Vouchers, Project-Based
Section 8, HUD 202, HUD 811, HUD 236, HOME Investment Partnerships program, and Kentucky
Affordable Housing Trust Fund. Of this total 1,012 are designated as units specifically for elderly
persons and there are an estimated 274 accessible units. Unit size is as follows: O-bedroom—139; 1-
bedroom—=857; 2-bedrooms—=864; 3-bedrooms—314; 4-bedrooms—10 units; 62 units are designated
for persons with disabilities.

HOME Investment Partnerships Program funds have been used to support three Tenant-Based Rental
Assistance programs, providing affordable rental housing for 200 very low-income households.

HOME Investment Partnerships Program funds are targeted to low-income households for
homeownership. Using HOME funds, Habitat for Humanity has created homeownership opportunities
for 176 households; REACH, Inc., has assisted 535 households in advancing to homeownership,
Community Ventures Corporation has provided assistance to 158 first-time homebuyers, and
Community Reinvestment Alliance has assisted seven new homeowners.

Provide an assessment of units expected to be lost from the affordable housing inventory for
any reason, such as expiration of Section 8 contracts.

No rental units are expected to be lost from the affordable housing inventory; however, without
preservation efforts, many aging assisted units are threatened.

Does the availability of housing units meet the needs of the population?

CZB recommended the following:

Consolidated Plan LEXINGTON-FAYETTE URBAN COUNTY GOVERNMENT 60
OMB Control No: 2506-0117 (exp. 07/31/2015)



Most of the catching up should be done through the provision of rental subsidies attached to
inspection requirements. Working households in Lexington who are priced out of decent housing are
instead procuring substandard housing or paying too much for it, or sometimes both. Catching up
should be done by providing these households with rental vouchers. These vouchers would be worth an
average of $6,000 per year per household.

Keeping up (Addressing the annual additional projected shortfall of 400 units) is best done through
proactive planning measures that tap into and leverage the market. Policies such as density bonuses,
transfers of development rights, tax increment financing, and land banking all are proven tools for
raising development revenue. For such tools to work, they need to be deeply embedded into
Lexington’s Comprehensive Plan, its Zoning and Development Codes, its Design Guidelines, its Small
Area or Neighborhood Plans, its transportation policy, and its economic development strategy.

Describe the need for specific types of housing:

There is no indication that a specific type of housing is needed. The issue is affordability.
Lexington-Fayette County specifically needs affordable rental housing for single persons (including
persons who are not disabled or elderly) and for small families who are between 0 and 30% of median
income and who are between 30 and 50% of median income.

Discussion

While Lexington has become economically stronger, the demand for rental housing has increased and
existing supplies have become more expensive. New development of rental properties has also pushed
rents higher. Lexington has a large number of poor families without the skills to compete for higher
wages. The attached chart depicts average hourly rates paid for service industry jobs versus “all jobs,”
and the rents that are affordable at these wages. This data is adjusted to 2011 levels.

Consolidated Plan LEXINGTON-FAYETTE URBAN COUNTY GOVERNMENT 61
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MA-15 Housing Market Analysis: Cost of Housing - 91.210(a)
Introduction

From 2000 to 2011, the median home value rose by 47% in Lexington-Fayette County, while the median
contract rent only increased by 30%. Of the 52,630 rental units in the survey, 90% cost less than $1,000

per month.
Cost of Housing
Base Year: 2000 Most Recent Year: 2011 9% Change
Median Home Value 109,700 161,100 47%
Median Contract Rent 464 603 30%
Table 29 - Cost of Housing
Data Source: 2000 Census (Base Year), 2007-2011 ACS (Most Recent Year)
Rent Paid Number %
Less than $500 17,926 34.1%
$500-999 29,373 55.8%
$1,000-1,499 3,707 7.0%
$1,500-1,999 896 1.7%
$2,000 or more 728 1.4%
Total 52,630 100.0%
Table 30 - Rent Paid
Data Source: 2007-2011 ACS
Housing Affordability
9% Units affordable to Households Renter Owner
earning
30% HAMFI 3,525 No Data
50% HAMFI 16,475 3,370
80% HAMF! 36,425 14,075
100% HAMFI No Data 21,380
Total 56,425 38,825
Table 31 - Housing Affordability
Data Source: 2007-2011 CHAS
Consolidated Plan LEXINGTON-FAYETTE URBAN COUNTY GOVERNMENT 62
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Monthly Rent

Monthly Rent ($) Efficlency (no | 1Bedroom | 2Bedroom | 3 Bedroom | 4 Bedroom
bedroom)
Fair Market Rent 458 535 700 997 1,116
High HOME Rent 469 553 717 1,021 1,143
Low HOME Rent 469 553 717 872 973
' Table 32 — Monthly Rent
Data Source: HUD FMR and HOME Rents
Unit-size 2014 FMRz Hourly: Wage-| Housing-Wage- | Housing - Wage- |1
& of Needed- to| asa%-of- as-a-%-of-
bedrooms) . afford FMRZ | Minimum- Mean Renter--
Wages Wagex
0-bedroom= $469c $9.02x 124%0 81%x K
1-bedroomt $548c $10.54 145% 5%z u
2-bedroomc 3717z $13.79c 190%c 124%> it
3-bedrooma $1,0210 $19.63 271%z 177%x ]
4-bedroom= $1,143z $21.980 303%x= 198%x< n
. Fair Market Rents and Housing Wages
Unit-Sizex Hours per-week- | Hours-per-week-|t
at‘minimum- at- mean- renter-
waged wageS

Zero-bedroom? 50z 32 1

One-bedroomt 58z 38c b

Two-bedrooma 765 S50z ¥

Three-bedroomZ 108c 71z It

Four-bedroom& 121z 790 t

Renter Housing Affordability

Is there sufficient housing for households at all income levels?

As evidenced by the data, there is insufficient affordable housing for persons who are below 50% of the
area median income. There is sufficient housing for households (both owner and renter) who are above
area median income. In fact, quoting the CZB study....”Lexington remains a very affordable place to live
with great housing choices at exceptionally good prices across most of the housing spectrum.” “For
households making $40,000 or more a year, Lexington offers great value: extraordinarily high quality of
life, amenities, and housing opportunities. For low wage earners (making less than $30,000), the
opposite is true: fewer and fewer affordable housing opportunities and often substandard conditions in
what remains affordable.”

Consolidated Plan LEXINGTON-FAYETTE URBAN COUNTY GOVERNMENT 63
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How is affordability of housing likely to change considering changes to home values and/or
rents?

Lexington will continue its shift to a more high-tech economy and as a resuit will continue to attract high
skilled workers with higher incomes. As more households have more to spend on housing, prices rise.
And if overall demand rises as well, housing price escalation becomes even sharper. Lexington is
projected to become a more expensive housing market—this is a problem that comes with prosperity. A
large number of low-income workers will be unable to keep up.

How do HOME rents / Fair Market Rent compare to Area Median Rent? How might this
impact your strategy to produce or preserve affordable housing?

While voucher holders and HOME TBRA programs are still able to find units at the Fair Market Rent, it
appears that the available units tend to be concentrated in low-income neighborhoods, where crime is
higher and public facility amenities are of poorer quality. Lexington’s strategy is to preserve existing
units and to produce more affordable rental units across the Urban Services Area. An Analysis of
Impediments to Fair Housing to be conducted later in 2015 will examine the concentrations of low-
income households.

Discussion

The National Low Income Housing Coalition (NLIC) 2014 Out of Reach study examined affordability
nationwide and provided data indicating the income needed to pay the market rent of a household unit
in the community. It is assumed that the household should spend no more than 30% of its income on
rent (the generally accepted standard of affordability). For renters, these housing costs include the
contract rent plus the costs of utilities not included in the rent.

income levels and housing problems are strongly correlated. The poorer a household is, the more likely
it is to confront housing problems. Among the 32,650 renter households below 50% of area median
income, 19,034 are cost-burdened (over 30% of income spent for housing; however, 12,779 are severely
cost-burdened {over 50% of income spent for housing).

The Out of Reach study provides examples of renter housing affordability in terms of hours of work
needed per week at the minimum wage and at the mean renter wage of $11.11. The rent affordable to
a person with a full time job paying mean renter wage is $577.

These tables are provided above.
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MA-20 Housing Market Analysis: Condition of Housing — 91.210(a)
Introduction

Lexington-Fayette Urban County Government’s Division of Code Enforcement deais with properties and
property owners on a day-to-day basis to ensure that minimum maintenance and repair standards for all
existing structures are in accordance with the International Property Maintenance Code. Inspections
are conducted either by specific complaint or through comprehensive neighborhood inspections. After
inspection, a notice is sent to the owner. The notice points out the repairs that need to be made and
sets a time frame for those repairs. The property is reinspected to monitor the progress of the repairs
and eventually to determine that the property is again in compliance with minimum standards.
Demolition of a structure can be ordered when a structure poses a danger to occupants or the
community.

Definitions

The definition of standard housing is compliance with the international Property Maintenance Code.
Substandard housing that is suitable for rehabilitation is defined as having rehabilitation costs that do
not exceed 100% of the value of the unit. During the period of July 1, 2013 through June 30, 2014, the
Division of Code Enforcement inspected 2,510 units through complaints and comprehensive
neighborhood inspections. During the same period 2,569 notice/orders were sent out to property
owners, 111 units were condemned, 82 units were ordered vacated, and 13 units were ordered
demolished. During Fiscal Year 2014, 2,804 units were brought up to code at an estimated repair cost of
$2,909,795.

Condition of Units
Condition of Units Owner-Occupied Renter-Occupied
Number % Number %
With one selected Condition 14,995 22% 23,655 45%
With two selected Conditions 233 0% 680 1%
With three selected Conditions 0] 0% 136 0%
With four selected Conditions 0 0% 0 0%
No selected Conditions 54,217 78% 28,159 54%
Total 69,445 100% 52,630 100%
Table 33 - Condition of Units
Data Source: 2007-2011 ACS
Year Unit Built
Year Unit Built Owner-Occupied Renter-Occupied
Number % Number %
2000 or later 12,708 18% 7,093 13%
1980-1999 23,306 34% 16,656 32%
1950-1979 26,354 38% 22,429 43%
Before 1950 7,077 10% 6,452 12%
Consolidated Plan LEXINGTON-FAYETTE URBAN COUNTY GOVERNMENT 65
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Year Unit Built Owner-Occupied Renter-Occupied
Number % Number %
Total 69,445 100% 52,630 100%
Table 34 - Year Unit Built
Data Source: 2007-2011 CHAS
Risk of Lead-Based Paint Hazard
Risk of Lead-Based Paint Hazard Owner-Occupied Renter-Occupied
Number % Number %
Total Number of Units Built Before 1980 33,431 48% 28,881 55%
Housing Units build before 1980 with children present 7,170 10% 3,960 8%
Table 35 ~ Risk of Lead-Based Paint
Data Source: 2007-2011 ACS {Total Units) 2007-2011 CHAS (Units with Children present)
Incomes= #of Owner- #of Owner- #of Renter- #-of -Renter- t
Occupied Units™ Occupied Units: | Occupied- Occupied Units-
Potentially- Unitsx Potentially-
Contaiming-LBPY Containing-LBPY
{constracted- (constructed-
before-1980)x before-1980)=
<30% of-AMI= 3,510 1,746= 13,180= 7,791= t
30.1-50% -AMI= 5,195z 2619 9.220= 3,460 t
50.1-80%-AMI= 9210= 46443 10,650= 6341 t
80.1%-95%-AMIx 5075= 2549z 3915 2332x t
55.1% AMI-and-aboved 46,4702 23,3622 11,020 6511= t
Total-Units= 69,460= 34,920 (36%)= 48,025 28,435 {39%)= t
‘ Units Built Prior to 1980
Incomesa # ol Owner- Zof Owner- #of Renter- # of Renter- b
Occupied Unitso] Occupied Units- | Occupied- Occaupied Units-
Potentially- Unitsz Potentially-
Containing LBPY Containing LBPY
{constructed- {constructed-
before-1960) before-1960)=
<30 % of AMIx ] 3,510= 8372 13,180= 2.765x b
30.1-50%-AMIx 5,195 1,.255= 9,220 1937= B
50.1-80%-AMI= 5.210= 22262 10,6502 2.250= b
80.1%6-95%-ANI= 5,075z 1222= 3915 827 o
95.1-%-AMI-and-abovex 46,4702 11,1952 11,020= 2311= n
Total Unitsx 69,460 16,73524%) 48 025z 10,050 2180y i
Units Built prior to 1960
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Vacant Units

Suitable for Not Suitable for Total
Rehabilitation Rehabilitation
Vacant Units 0 o 0
Abandoned Vacant Units 0 0 0
REO Properties 0 0 0
Abandoned REO Properties 0 0 0
Table 36 - Vacant Units
Data Source: 2005-2009 CHAS

Need for Owner and Rental Rehabilitation

There continues to be a need for housing rehabilitation for both owner and renter units. 22% of alt
owner units have one selected condition (deterioration). It is believed that many of these units are
occupied by low-income households who will benefit from public subsidies for housing rehabilitation.
45% of all renter units present one condition of deterioration. While public funds may be used for
rehabilitation of these units, it will be necessary to couple this assistance with effective code
enforcement.

Estimated Number of Housing Units Occupied by Low or Moderate Income Families with LBP
Hazards

No direct information is available on the number of low-income units by age of structure, however,
using data about the number of low-income renters and owners, and applying the age of structures
across the board gives us estimates on housing units potentially containing lead-based paint (LBP). This
data was compiled in 2010. These tables are above. It is estimated that 9,008 units bulit before 1980
are occupied by low-income owner-occupants and 19,592 units built before 1980 are occupied by low-
income renters. These units potentially contain lead. Of the units built before 1960, 4,318 are occupied
by low-income owner-occupants and 6,952 are occupied by tenant households. These units, because of
their age, almost surely contain lead-based paint and are likely to exhibit deterioration that may lead to
lead-based paint poisoning.

Discussion

American Community Survey 5-year estimate indicates a tota} of 12,845 vacant units in Fayette County.
Of this number, 3,436 are available for rent and 1,540 are for sale. There is no information on suitability
for rehabilitation. The LFUCG has reactivated a Vacant Property Review Commission that identifies
properties eligible for classification as abandoned urban property, which is defined as any vacant
structure or vacant or unimproved lot or parcel of ground in a predominantly developed urban area
which has been vacant or unimproved for a period of at least one (1) year and which:

(a) Because it is dilapidated, unsanitary, unsafe, vermin infested, or otherwise dangerous to the

safety of persons, it is unfit for its intended use; or

Consolidated Plan LEXINGTON-FAYETTE URBAN COUNTY GOVERNMENT : 67
OMB Control No: 2506-0117 (exp. 07/31/2015)



{b) By reason of neglect or lack of maintenance has become a place for the accumulation of trash
and debris, or has become infested with rodents or other vermin; or
(c) Has been tax delinquent for a period of at least three (3) years;

As of December 2014, there were 97 properties on this list.

Consolidated Plan LEXINGTON-FAYETTE URBAN COUNTY GOVERNMENT 68
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PROJECT DESCRIPTION

The Fayette County Local Development Corp., proposes to build a duplex in the
West End low-wealth community. These two units, with off street parking, at 458
Ash Street, will add quality housing to the affordable rentals inventory. This
increases the housing choices in low wealth communities and works toward
revitalizing neighborhoods on the decline.

The three/four bedroom duplex will provide safe, decent, and amenity loaded
housing that will attract your families to return to the community familiar with
their culture.

The Affordable Housing Funds are needed to complete the financing package. The
Development Corp., will access CHDO development subsidies from the LFUCG
Division of Grants and Special Programs for the balance of project funding. The
low interest credit line/loan from the Affordable Housing Fund, which is
conducing to the affordability of the development, lowers the debt encumbrance
of the project.
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Fayette County LocalDevelopment Corp.Ash Street Duplex

Total Units; 2

[ New C

UIHTCs? No

SOURCES OF FUNDING

Sources & Uses
Primary Unit Type: Ouplex
Appiicant: Fayetts County Local Development Corp
Project #: 0

Amortization

Gatimated  Actusl Annuat
Funding Status

Permanent Debt Sources:
KHC HOME, amortizing

KHC HOME, dsierred, due st matusity

KHC HOME, forghven st maturity (sxciuded from basis)
AHTF, amortizing

AMTF, forgiven or deferred

SMAL

fisk Sharing

LFUCG HOME Development Subskdy

Other LFUCG 1

Lien Posltion Annust Pmt Pme

gsasaaam

B

:

Othar KHC loan (iderslly):

Berk

BericLoan
Non-KHC loan : Bank Consbuction loan
Permanent Sources:

Detarred Daveioper Fee

Cash Flow Lomn (Mark-to-Market or Othar Cash Flow Loan)
Faders) Historic Tax Credt Equly {deducted from besis)

Federal Gramt?

g8
38
O

Other.

Voluntaer kibor

LMTC Net ication Proceeds 14% /

Jobbbblbblebb 2t

Total Equity Sources:

TOTAL PERMANENT SOURCES:
Total Developnent Costs:
Funding out of

Construction Financing Sources:
{May include pssrmanent souroes listed above)

by:
Amount Avalisble
During

Funding Sestus

Funding Status

Develcper Notes

Bank Construction Loen

=
B
8

8
B

|

2
g

0.0% Conetruction sources mupt equs! Tote! Dyvelopmert Costs.

USES OF FUNDING

Yo Tex Crudit Project
Par Unit Cost OR Excluded from Tax
Credk Basis

ACQUISITION

Bulicing Acqulsition

Land Aogquishion
TOTAL ACQUISITION
HARD COSTS

Applisnces

Buliding - New Conatruction Costs
Bullding - Rehebikation Coratruction Costs

Lsad-based CONTOs of abatament

A4k ,Jét; :

$38.500

i
Elals

$2.150

39316 $18.852

$7823 316248

Bulders Risk ineurance

Bulders LiabRy insurance

Worckers Gom) Fsurance

O dumpster _

_siaééés J

$1.800

Other: Strest Cuts

$4.000

8§§ 8838

Other.
TOTAL HARD COSTS

458 Ash Sireat Chdo Dev_RENTAL
2;Saurces & Uses

$311.837

147%  of Hand Costs
§97% ol Hard Costs
488% of Mard Costs

348%  of Hard Costs

Page tof 2



SOFT COSTS

Bridge Loan Fees
Bridge Loen Lega! Fess
Bulidng Permits/Foas
Conatruction Credil Enhancement
Construction Financing Feas
Construction Hazard nsurance
Construction interest
Construction Lepal Fees
Construction Linbily insurance
Construction Losn Points
Construstion Tile and Recordng
D Conatruction Frwnce Fees

Permanent Crecit Esshancement

Pamnanent Frencing Fees

Permanent Lagal Fes

Permanent Loan Points
Permanent Tiie and Recording

WHC SMAL L.5an Orighation Fee (1% of iban amours)
Other Lown Fade

Accounting Fees
Architect Fees
Fees

Escrows

Operating Detick Reserve {MUST identify scusce)
Rent Up Reserves
Repiacemant Ressrve Depost

Other:

1
£ s

$.7

$1

%
u[Eln

i1

I

MY Gus

tod

$1.875

Omher

Marke! Study

Environmaental Study
Lead-Based Paint Assessment and Testing
Survey

Capkal Nesds Assessment

Matketing

Property Taxes

Cost Certification

Assel Managemnt Fes

KHC Tex Credit Application Foes

KHC Tax Cradit Rasenvation Fees (7% of HC aliacation)
KHC Tax Credit inspection F8o (0.2% of HC alecaion)
Non-KHC Tax Cred Fess

ne

angs znjsflininlnis]s

1
g

Other: Parrnanent

Other: Existing CHDO Loans

e, A

Conaulting Fee

Developsr Fes

AHTE-Paid Developar Foe {umit 5% of AHTF request)
TOTAL SOFT COSTS

TOTAL DEVELOPMENT CQSTS

458 Ash Strest Chdo Dev_RENTAL
2iSouroes & Uses

wlojesizisisisis|sis|8]8]8(8

o
@
P
2
&

§8.608 |

$1.760

440
$3.750 $8558 Mrnmum
Souros of Oparating Defick
fAwserve:
CHOO Funds 1
$325
$3500
$2.500
Total Dev. & Consultng
Feea:
000% o TDC
$17.015 473% oTDC

Page2ct2



Fayette County LocsiDevelopmant Corp.Ash Street Duplex Project: Faystte County LocaiDevelopment Carp.Ash St

Project#: 0 Compliance
Operating Proforma Porios: 20 Years
Year Year Year Year Yoar Your Year Year Year Year
{nflafion Factor 1 2 3 4 5 8 7 8 9 10
REVENUE — Yoi-3 Ysdr :
Gross Rent Potential 2%  2.0% $20,880 $21,208| $21,724 $22,158 $22,601 $23,053 $23,514 $23,985/ $24,484 $24,954
Vacancy Rate 70%  7.0% $1,462 $1,491 $1,521 $1,551 $1,582 $1,614 $1,646 $1,679) 51,712 $1,747
Adjusted Gross Income $19,418 $19,807 $20,203 $20,607 $21,019 $21,430 321,868 $22,306 $22,752 $23,207
Othar incomes $0| $0 $0 $0 $0) $0 $0 $0 $0 $0
rating Subsidies or Draw from Reserve 0] 50 30 $0, $0
Ef Groas income (Net income) $19,418 $19,807 $20, $20,607 $21,019 $21,439 $21,868 22,308 $22.752 $23,207
Per Unit $9,709 $9.903 | 310,101 $10,303 $10,510 §10,720 $10,03 $11,153 $11,376 $17,608
OPERATING EXPENSES Infigtion Factor!
Administrative 3.00% $1,390 $1,432 $1,475 $1,519 $1,564 $1,6M $1,660 $1.710 $1,761 $1,814
Operaling/Maintenance 3.00% $2,378 §2,449 $2,523| $2,599 $2,676 $2,757 $2,839 $2,925 $3,012 $3,103
Utilkies 3.00% $0 $0 $0 $0 $0 %0 $0 $0 $0 $0
Taxes/insurance 3.00% $3,716 $3.827 $3,942 $4,081 54,162 $4,308 $4,437 §4,570 $4,707 $4,840
Total Operating Expanses $7,484/ ,709) $7,840] $8,178 $8,423 $8,676 $4,938 $8,204 $9,481 $9,765
Par Unkt ~$3,742 ,854 $5,970 $4,089 $4.212 $4,338 $4,468 §4,602 $4,740 $4,862
Pef Unit Por Yoar
Reserve For Replacement $325 $850 $670) $690 $710} _ S $754 $776 $799 $823 $848]
Net G Income (O 11,284 $11,425 311,574 $i1.718 1,864]  $12,010 $12,156] _ $12,302 dl_m..:a.* $12.554
Unit 35,642 85714 $5,787 $5.659 ¥5.922 005 36,078 36,151 $6,254 $6.297
DEBT SERVICE
KHC HOME, amortizing
AHTF, amortizing
SMAL
Risk Sharing
LFUCG HOME Davelopment Subsidy
Other LFUCG Development Subsidy
Other KHC loan (identify):
Bank Loan
Non-KHC loan_{identify): Bank Construction loan $8,713 $3,713 $9.713 713 $9,713 $9,713 $9,713
Tokai Debt Service $0.715 A I N ML_Q 0718 $0.713] 9,713
Debi Coverage Ratio (DCH) 1.16 1.22 124 125 127 .28 7.30
CASH FLOW 31,572 $1.718) $1.861 2,00 33,152 $2,207) 8249 2,588 $2,735 $2,081
Par Unit $786 $830 $1,003 §7,076 $1,149 $1.222 $1,255 $1,568 $1,441
Plagse Manually input;
Expenses Subject 1o Available Cash Flow
(identify batow)
Cash Flow Loan or M2 Repayment
Remalning Cash Flow $1,572 81,718 $1,861 $2,006 $2,152 $2.207 $£2.443 $2,589 $2,735 $2,881
Detsired Doveioper Fes Repayment $0 $0{ $0 $0 $0 $0| $0 $0 $0 $0
Balance of Deferred Dev. Fea $0 $0 $0 $0 $0 30 $0 $o $0 $0 §0
Net Final Cash Flow $1,572 $1,718 $1,861 $2,008 $2,162 $2,207 $2,443 $2,589 $2,735 $2,881
Per Unit - $766 $858 $330 $1,003 $1,076 $1,149 $1,222 $1.295 §1,368 $1,441
Year Yaar Year Year Year Year Year Year Yaar Year
Unpeld Developer Foe aftor Year s 1 2 3 4 § [ 7 8 ] 10
10:
Unpaid Cash Flow Loan after Expenses Subject to Avaliable Gash Fiow:
Year 15: gn {Assel MgL. Fee, Invastor Fess, eic.)

458 Ash Street Chdo Dev_RENTAL
5)Operating Proforma : Page 10f 2



Fayette County LocatDsvelopment Corp.Ash Stroal Duplox
Operating Proforma

Yeoar Year Year Year Yeur Year Year Year Yoar Year
{nfiation Factor 1 12 13 14 18 16 17 18 19 20
REVENUE Y313 Yrs4s
Gross Rent Poteniial 2.0% 2.0% $25,453 $25,962 $26.481 $27,011 $27,561 $28,102 $28,664 $29,237 $20,822 $30,418
Vacancy Rate 7.0% 7.0% $1,782 $1,817 $1,854 $1,891 $1,929 $1,967 $2,008 2,047 $2,088 $2,129
Adjustsd Gross income $23,671 $24,144 $24,627 $285,120 $28,622 $26,135 $26,657 $27,190 $27,734 $20,200
Other income $0 $0 $0 $0 $0/ $0 $0 0 $0 $0
Subsidies or Draw from Reserve _
Effective Gross Income (Net | $23,671 ﬂamf 627 $25,120 $25,622 L, 135 $28,657 $27,190 $27,734 $26,2689
~ Por Unk 311,835 $12.072 $12314 $12,560 $12,811 $13,067 $13,329 $13,595 $13,867 $14,144
$2,168 $2,231 $2,297 $2,366 $2,437
$3,705 $3,816 $3,930 $4,048 $4,170
$0 50 $0 $0 $0
$5,789 $6,963 $6,142 $8,328 $6,516
$11,660 $12,010( $12,370 $12,741 $13,123
36,185 —$6,371 36,562
$1,074 $1,107 $1,140,
m._u.usl $13,887 $14,026
$6,873 $6,943 $7,013
DEBT SERVICE
KHC HOME, amottizing
AHTF, amortizing
SMAL
Risk Sharing
LFUCQ HOME Davelopment Subsldy
Other LFUCG Development Subsidy
Other KHC loan (identify):
Bank Loan
Non-KHC loan (identify): Bank Construction loan $9,713 $9,713 $9,713 8_.:0‘ $9,713 $9,713 $9,713) $9,713 $9,713 $3,713
Totial Dabt Service $9,713 83,13 $0,713 $9,713 $9,713 $9,713| $9,713 $9,713 $9,713 $9,713
Debt Coverage Ratlo (DCR) 1.3t 133 134 _ 1.36 1.37 1.39 1.40 142 143 1.44
CASH FLOW $3,027 $3,172 uu.rod.mﬁ $3,462 $3,606 $3,749 $3,092 $4,033 $4,174 §4,313;
Per Unit $1,513 81,588 $1,659 $1,731 $1,803 $1,875 msg $2,017 5,087 157
Plaasg Manuglly input;
Expenses Subjact to Available Cash Flow
(identify below)
Cash Flow Loan or M2M Repayment
FRemaining Cash Flow $3,027 $3,172 $3,317 $3,462 $3,606 $3,749 $3,892 $4,033 $4,174 $4,313
Deferred Developer Fee Repayment $0 30 $0 $0 $0 $0 $0 $0 $0 $0
Balance of Doterred Dev. Foe $0 L] $0 0 $0 $0 $0 $0 o 0 $0
Net Final Cash Flow $3,027 $3,172 $3317 $3.482 $3,606 $3,749 $3,892 §4,033 $4,174 $4,313
Per Unit $1.513 $1,586 $1,659 $1,731 $1,803 $1,875 $1,946 $2,017 $2,087 82,157
Year Year Year Year Year Yeor Year Your Year Year
Unpaid Developer Fee afler <ﬂ“ 50 " 12 13 14 15 18 17 1% 19 20
Unpeid Cash Flow Loan after
Yoar 15: $0

458 Ash Strest Chdo Dev_RENTAL
5)Operating Prolorma Page 2 of 2



Project Budget

Address: 458 Ash St (Duplex)

Square Footage: 1,584 ea. /3,168 total

Specs: 3/4 bdrm, 2.5 bath

Demolition

Equipment Rental

Site Work

Excavate & Form Footer/Craw
Dumpster

Masonry

Framing

Concrete

Siding/Columns

Windows/ Energy Star Upgrade *
Electric - 2009 Code

Roof Shingles

Plumbing

Insulation (crawl & attic)
HVAC

DryWall - hang & finish
Trim/Doors

Interior Painting

Gutters
Cabinets/Countertops/Vanities & Tops
Flooring - Carpet/vinyl
Accessories

nghllng "

Landscaping

Decks - 10X 10

Appliances

Cleaning

Utilities

Permits & Fees

Street Cut

Subtotal 1
4% Contingency

Subtotal 2
Overhead & Profit

Total Building Costs

Costs
$0
$3,360
$5,800
$15,000
$1,800
68,800
$43,500
$16,500
$14,000
$4,140
$14,500
$13,800
$14,400
$4,500
$15,800
$17,500
$12,500
$4,800
$2,800
$7,440
$13,500
$4,660
$3,120
$8,500
$4,000
$6,730
$400
$2,160
43,440
$4,000

$271,450
$10,858

$282,308
$33,877

$316,185

Labor Materials M. Markup
$ -

$ 2,800 $ 5600

$ 4000 § 1,500 § 3000
$ 15,000 $ -
$ 1,800 $ -
$ 2,800 $ 5000 $ 1,0000
4 13,500 § 25,000 $ 5,0000
$ 4500 $ 10,000 $ 2,000.0
$ 14,000 S -
$ 3,450 $ 6800

$ 14,500 $ -
$ 2,400 $ 9,500 $ 1,900.0
$ 14,400 $ .
$ 4,500 $ -
$ 15,800 $ -
$ 17,500 $ -
$ 2600 $ 8250 $ 1,650.0
$ 4,800 $ -
$ 2,800 $ -
$ 1,200 $§ 5200 $ 1,040.0
$ 13,500 $ -
$ 700 ¢ 3,300 $ 6600
$ 2600 $ 5200

¢ 2,500 $ 5000 $ 1,0000
$¢ 1,000 § 2,500 $ 5000
$ 250 $ 5,400 $ 1,080.0
S 400 $ -
$ 1800 $ 3600

$ 2,000 $ 1,200 $ 2400
$ 1,000 § 2500 $ 5000
$ 157,450 $ 95000 $ 19,000
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SUMMARY OF SALIENT FEATURES

Subject Address 458 Ash St
Legal Description DB 3442 / PG 382
Cty Lexington
County Fayette
State Ky

Zip Code 40508
Census Tract 0011.00
Map Referance 30450

Sale Price $

Dats of Sale

Borrower/Clent N/A

Lender na

Skze (Square Foef)

Price per Square Foot $

Location average
Age proposed
Condttion good

Total Rooms 11

Bedrooms 7

Baths 4.2

Appralser Kelly Coliiver
Date of Appraised Value 05/26/2017
Opinion of Value § 245,000

Form SSD3 — *WinTOTAL" appraisal softwars by 8 la mode, inc. — 1-800-ALAMODE




Coliver Appraisal Service

Small Residential Income Property A

[V Fie . 0817-58] Fage #2

isal Report 3, 4 0517.55

The purpose of this sum raisal s mvide the lender/client with an accurate, and adequ orded, of the market value of the subject
Addmss 458 Ash St Cty Lexington _ Stels Ky  Zp Code 40508

Bomowe N/A Owner of Public Record Faystte County Local Development Counly Fayette

Destrigtion DB 3442/ PG 382
Assessar's Pacdl # 12745200 TaxYex 2017 RE Taxes § 244

borhood Name  Forest Hill Addition Map Reference 30460 Census Tract 0011.00
Oceu | Owner [ 7 Tenant [X] Vacant Special Assessments § 0 [IPUD HOAS o [ peryear T 1 per month |

] Prox hts Appraised [~] Fee §i  Leasehold [} Other {descri
Type Purchase Transaction Refinance Transaction Other (describe} construction appraisal

Lenapi/Chient  nva Address
Is the _curtently offered for sale or has it been offered for sale n the twelve mords to the effsctive dabe of this appralsal? []Yes X No

data sou used, offering pricels), and datefs;. not kisted

I Ddd O dldnotammﬁecmmuforsalebrﬂmub]ectpmchasmm. Bmhmmemmsdhemwdsdmemmfmsbmmhmyshwum
na

Contract Price § Date of Contract Is the seller the owner of public recond? Yes [ ]No Data Source(s;
lsmemmylmnddasssfame(hancnamas.sahcmcasshns,gmadownpaymmmstance,etc.imbepddbynypmyonbehanmhebonuww OYes [Ihe
if Yes, mmmmdoﬂaramwmmddescmmmmbepald.

Note: Race and the racial compoafion of the hbarhiood are not appraisal factors.
Location [ Uban Suburban [ ] Rurd Property Vaives | Increasing Stable Declining PRICE AGE | One-Unit 60 %
Buttlp [+] Over75% [ 125-75% 1 ) Under 25% Demand/s: Shotage [ InBalance ] Over§ $ 1000 s} [2-4 Unit 20%
Growth i Stahle | Siow ing Time [_] Under 3 mths [X) 3-6 mths Owerbmths | 15 Low 0 |Mlifem 10 %,
oL Boundades  The ject neighborhood is bound by Whitney Ave. {0 the west. Newtown Pike| 225 Hgh 125 |Commerial 10%
to the east and south and New Circle Road to the north. 75 Prd. 50+ |Oter 0%
Neigh ? The subject hborhood is iocated on the nerth e e of downtown L.exi n. The area is older and de witha
mixture of single family residences and mutti famjly units and some neighborhood commercial de e, New construction occurring on vacant

lots where older structures were razed. S

rting facilties are within § minutes. No known adverse infivences.

Masket Conditons (including s ort or the sbove conclusions)

demand/s
financing.

are in balance

P values are stable in

to local MLS. Marketing fime is under 3-5

the subject area based on PVA resaie activi and

months. Conventional, FHA and VA are af common methods of

Dimensions j
Bpaciiic
; [

uiar

Area 11 160 SF

—_Shape rectanguiar

Classlicalion R.2
kance (5 Lenal
I th ghest and best use o subfect proecty a5

Legal Noncor
fmproved {or as proposed per plans and spectiications) the presant use?

Two Famlly Residertial

Grandfatherad Lise) No

View _oth.similar

ai {desc

DX Yes [ No i No, descrive

Public  Other (describe)

Wiies

oﬂ-ﬁhvmnmh-k

Private

Public Otfpr(dueribo)
|

Water G

Street asphalt

Gas

E 1T

Sankzy Sewer [-]

Public
X

A none

FEMA Spectal Food Hazard Area | Yes [-) No FEMA Rood Zons X
JAra the utiities and/or off-site improvements

Are tere

Unts_ [ Two [ Thee [ JTowr

|
FEMA M2y Date 0375372014

ical for the market area?

7 Yes
adverss sits conditions or extamal factkors sasements, ancroachmeants, ent
No known easements. encroachments or other conditions having a

No_if No, desc

FEMAMa® # 210067010SE
iba

[ | Concrete Siab

| Foundation Wats

Accessory Unit (describe below)

Full Basament

Exterior Wals

vioamental condibons, land uses, etc.)?
ative effect on subject

;i t Yes No__if Yes, describe

Conc.

vinyligood

& ¢ Stortes 2
1 Det

#of
At

S-Del/End Unit

S. 1

Basement Area

Roof Surface

dimen.shingles/good

Basement Finish

Gutters & Down:

[ Existin
Design (Stykj

d

Under Const]

4]
 Outside Enby/Bt 1| Sun Pu
Evidence of | ] Infestation

Window Type

sluminum/good
1G/q00d

Year Bulk

2 st. duplex

2017
0

Stonm Sashinsulgted
Screens

1G/good
yes/gor

Effective Age (Yrs
At

‘ None

TAA | W8

I R

T fighosi # 0 I Wosldiog 7 5

[] Drop Sar

_] Stairs

E,

Other HP

[ Fuel_electric

PatigDsck none

Fence none

I Foer

=7 Scute

Cookng [~ Central Alr Conditioning

] Podl none

Parch front/rear

Fnished

1 Heated

[ indvidual

1] Other

Other none

# of Anphances | Refrigerator 2 | Range

Oven 2 [Dishwasher 2 |Disposd 2 | Microwave

| Washe/Dryer

Unit # 1 contains:

5 _Rooms

3 Bedrooms

2.1 Batis)

nk # 2 contains.

6 Rooms

4 _ Bedrooms

2.1_Bathis)

1,588 Square Fest of Gross Living Area

Unlt # 3 contains:

Rooms

Bedrooms

Bathis}

Square Fect of Gross Living Area

Bedrooms

Square Feet of Bross Living Aa

Rooms
efficient Rems, et

Unt # 4 oontains: Bath(s)
Addmanal features (special enemy ). G windows, front and rear porches

Descrive the condtion of the

inchiding neded repairs_deterioration, renovations,
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Small Residential Income Pro

perty Appraisal Report

File # 0517-58
Are there an deficiencies of adverse conditions et efiec e Gesbl , Soundness, or structural e ity of the property? Yes DX} No 1 Yes, describe,
Dloes the 8nerally conform 1o the nelghborhood functional . Biyte, condion, use, construction, etc.}? [ Yes T TNo_ I No, descrbs.
is the Subectiorentcontol? [ JYes [XI Mo IfYes descrbe
The fol resert the most ¢ simliar, and predmate aable remtal b the . This i
whm%mm? for the subject m ’ e Froperes st propery s 5 Wendod b supoat te
FEATURE | SUBJECT COMPARABLE RENTAL # 1 COMPARABLE RENTAL # 2 COMPARABLE RENTAL #3
Addrass 458 Ash St 555 N Limestone 334 E High St 422 N Upper St
on, KY 40508 Lexington, KY 40508 Lexington, KY 40507 LexingtonKY 40508
fo Sub el <7.11.15 miles SE 1.71 milss SE 1.09 miles SE
Cumrent Rent el 20 1, 725k = 2,200); peaels 1,800
AenGross Bldg. Ama |8 ARSIl 075 sqh fEd RS o7ssut Sads o7 soh
Rant Control Yes [>% No ] Yes [ No [J1Yes BJ No (1Y [ No
Diata Sowte(s| { ion MLS # 1513269 MLS # 1504324 MLS # 1402207
Dateof one year one year one year one year
Leestion average laverage jsuperior/near UK campus avar'a?E
=4 Artusl osed 15 years 26 years 117 years
Condition ood good average+ average+
i Gross Bullding Area 3,160 2,300 2,802| 2500
- AmCount | % Amcant | S2 | vy et Irngoy | S8 MontiyRent [Rm Count | 5% | nagrthy et
=3 Unit Breakdown S.R 9. Rt 5¢. Sq. R
:- Tok| Br | Ba 3,160/ Tot] Br | Ba 2,300 1.725;Tot| Br{ Ba 2,802, 2,200{Tct] Br | Ba 2,500 1,800
= nit # 1 5i3]21] 1,672 6! 3| 2 1,150{$ 860/ 5/3] 2 | 1401 1000/ 51 3] 1 { 1250 850
Unit # 2 6i4]2.1] 1588 5[ 3] 2 1,150 865 513 2 [ 14018 1,200/ 5) 3] 1 | 1.250 850
Uit # 3 3 [
Unk # 4 [ 3 $
Utitges included nane none none none

|
Analysis of rental data and support for estimated market
#ej Comparable rentals are all located inthe

{his market.

rents forﬂlelntivldmlmiedurmapm below
subject's general market of downtowr/

e of downtown Lexi

(including the adequacy of the comparables, rental concessions,

on. Concessions are not typical in

Rent Schedule: The appraiser must raconcli the appicable Indicated monthly

mark:tmntsmwﬁemwhbnmhmmmhruchunnhmwmm.

) Lease Date Per Unit Total Per Unit Tokal
Unit # Begin Date End Date Unfumished | Fumished Rents Unfumished Fumished Rents
1 oneyear |$ unknw| § $ $ 900§ $ 900
o 2 one year unk 1,100 1,100
3 l
4 |
Comment on lease data Total Actual Monthly Rent Total Gross Monthiy Rent $ 2.000
. Other Monthly income § Othar Incoma {temize) f
Total Actual Monthly income $ Total Estimated Monthly Income $ 2000
ititées inchuded In eskmated rents | ) Electic Watsr Sewer [“iGas [ 0i i Trash collection 7 Cable ] Other
Comments on actual or estimated rents and other income fincluding personal property} Rents are typical for market and location, 1 is typical for tenants
their own ulitties.

)

did

did not research the sale of ranster history of the Subgeot properly and companble sales. 1 not, oplin

My research 1 did |~ did nof reveal any prior saes of tansters of e Subject

for the three years prior to the effectve date of this appralsal.

Data Source(s)  PVA/MLS
e My research [T did {7 did not reveal any prior sakes of fansiars of the comparabie saies or the year pror o the date of salc of comparable sale.
o] Deta Sourcels)  PVA/MLS
the results of the research and anaks’s of the prior Saie o transfer history of the subject property and c?mﬂe saks {report addifonal prior sales on 3).
ITEM SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 GOMPARABLE SALE #3
=4 Date of Prior Sale/Transter 10/28/2016 |
Price of Prior Sale/Transter $20,000
z Data Source(s) PVA PVA PVA PVA
05/26/2017

o Eftective Date of Data Source(s) 05/26/2017 05/26/2017 05/26/2017
Anstysls of prior salo of fransfer hishory of the subject progexty and comgparable sales Previous transfer reported above for vacant fot only. Subject has no
rables within the last year,

other sales or fransfers in the last 3 years, No other sales of the com,
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18 0, § 58] Page #4)
Small Residential Income Pro Appraisal Report Flle # 0517-58

There arp 4 c dffered for sale n the hbarhood in price fom $ 184,900 B$ 239500
There are 4 col sdkes in the sublect hiborhoad within the Iweis months rnging In sale iom § 185,000 ¥ 230000
FEATURE SUBJECT CONPARABLE SALF # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3
Address 458 Ash St 555 N Limestone 422 N Upper St 334 E High St
ington, KY 40508 Lexington. KY 40508 i KY 40508 Lexington, KY 40507
fo Subject oy 1.15 miles SE 1.05 miles SE 1.71 miles SE
- SRRl 1676000 T TS 200000 an ot TS 230,000
Sele Price/ross Bidg. Area 2 81.52 s, s ] 74.07 2 82.08 5 2kl i
Gross Monthly Rent $ 2,000/ $ 1 : $ 1,80 s 220
Gross Rent Muttipl 108.7! . 105 104.55)
Prica per Uina $ 93,75 bl 100,000 49 115,000f
Price psr Room $ 18,750(% =k 20,000} val § 23,000} 3
Price per Bedroom § $ 31,2500 ae R 33,3335 S s 38 333t A
Rent Controf  Yes (= No Yes ) No No Yes [ No
Oats Source(s SRR 2 MLS # 1513260 MLS # 1402207 MLS # 1504324
Veriheaton Sources fied 2] PVApublic records PVA/public records PVA/public records
VALUE ADRISTMENTS DESCRIPTION DESCRIPTION [+ Adjustment | DESCRIPTION +{) Adiustment | DESCRITION _l+HAd
Sae o Financing B : i&fﬁz conv. DOM-1 conv. DOM-695 'conv. DOM-333
Conoessions s%{none known none known none known
Dak of SakeTime v 100/01/2015 02/25/2016 04/01/2016
Location a e average average cod/supers -10.000
Simple Fee Simple Fee Simple Fee Sim, Fee Sim,
St 11.160 SF 4,514 SF +3,000/4.150 SF +3.0005 401 SF +3,000
View similar oth.simiiar —_joth.simitar oth.similar
gn {Styte) 2 st. duplex 2 story dupiex 2 story d 2 story d
% of Construction Mny! sid/average |BV/averane inyl sid /a 8 average
3 Actval ro| 15 years ll +5,000/117 years +15,000/29 vears +5 000
2 Condition ocod ood average+ +5,000/avera, +5,000
Gress Bultding Area 3,160 2 3@ +21.500; 270 +11,500) 2802 +8,950
Uret Breakdown {Total |Bdrms; Baths | Tota |Bdms] Baths | Tota! |8dms | Beths Tot) [Bdms] Bats
g Linkt # 1 S13 1215 3] 20] +1,5000 5 | 3 | 4 +38000 5 | 3 | 20 +1,500
= Unit o 2 6 141 21] 5] 3] 20 +6500 5§ | 3 1 8500 5 | 3 | 20 +6,500
5 Unit # 3
Unit # 4 !
Basement Descripiion 0 none none none
Basernent Finished Rooms_ {p n/a na n'a
funchimal Utk ave average
Conkng HP/CA FA/CA
Efficient Hems ave average
Parking On/Oft Site on site on site
Porch/Patia Deck orches orches/decks
Net Adjustment (Total . ; 465000 P4+ - |s 19,950
Adjusted Sale Price i Net Adj, 87 %
of C GrossAdl 174 % $ 249,850
diusted Price Per Unit P Comp /4 of Conp Uiy 124 975}
justed Price Per Room {4, 30 Camp/ # of Camp Rooms) i
Adjusted Price Por Bedrm a3 Ce /# ofComp Bndvars)
Unit $ 122000 X GBA = 120
Value per Rm, $ 24000 X 11 Rooms =$ 264 000] Vaus perBdms.§ 40000 X 7 Bdmms.=$ 280 000
Summaty of Sales Comparison Approzch inclu reconciiation of the above indicators of value. Sales are lacated in the same general market es subject

énd are best avalable. No new construction sales in area. Adiustments sre made for differences in location (sale 3 doser to University of
Kentucky's us and draws higher rent). age/effective e,_condition, room count, square e and amenities. All sales are given ual
consideration with more weight 1o sales 2and3 gs are more recent.

Values per unit GBA, and rooms can be distorted due {o nature of market and va conditions of rties.

s e}

Indicated Vaius by Sales on Approach § 245 000

Total gross morthiy rent § 2000 X gross rent mutpler (GRM) 115 =3 230,000 Indiceted vaive by the Income Agproach
=4 Comments on income h including reconciiation of the GRM Estimated as sublect is to be non owner occup .

Indicated Valug by:  Sales G SO0 Approach § 245 pog Incoms ApproachS 230 000 Cost Approach (F developed) § 243 460

Sales comparison approach is iven most emphasis. Cost a h is portive. Incoms ach is also applied as si lect will be non owner

This appraisal Is made ] "as is", ] subjectto completion per plans and specifications on the basis of a hypothetical condition that the improvements have been
completed, [ subject 0 the following repairs or alterations on the basis of a hypothetical condition that the Tepairs or akerations have besn completes, or [ subject to the
foflowkny required inspection based on the extraordinary assumption that the condition o deficlency does not mguire afteration or fepair. This appraisal is made “as is.”

on a complete visual Inspection of the Interior and axterior araas of the sublect property, defined 8cope of work, statement of Bssumptions and Amifing
condRions, and appralser’s certitication, my (our) opinion of the market vaiue, as defined, of the real property that is the subject of this feport is
§ 245000 as of 05/26/2017 which is the date of inspection and the effective date of this appraisal,
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Small Residential Income Prop orty Appraisal Report 4, 051758
The intended user of this eppraissl repo is the Lender/Client. The intended use is to evaluate the prope that is the subject of thi appraisal for g
mongage finance transaction, subject o the state scope of work purpose of the appraisal reporting regui ements of this appraisal report form and
definition of market value. No additional users are identified by the ap praiser.

Posure fime for the subject propert is 3-6 months. Exposure time pe 2016-2017 USPAP is the estimated gth of time that the propert:
terest being appraised would have been offered on the market prior {o the hypothetical consummation of g sale at arket value on the effective
pisal,

| have performed no prior senvices, as an appraiser ar in any other capacity, regarding the property that is the subject of this report within the prior
thres years,

Utlities were not on end in working order at time of appraisal. Subject is proposed construction.

ADDITIONAL COMMENTS

: . s - ».eosrmmrovmm  saguired byFannieMae)

Provide adequate information for the lendsrrcl o replicate the below cost figures and calculations.

Support for the opknlon of site value (summa of camparable land sakes or other methods for estimat ] site value, Stte value estimation based on the typical

package price ratio developed from a study of co petiively focused areas in Lexingtorn/Fa: ette Cou andcom'nofvaearlbtsdesinthe
downtown area.

i
Ve

] ESTMATED | REPRODUCTION OF > REPLACEMENT COST NEW OFMION OF SITEVALOE .~ — e = 22,000
é Saurce of cost data MarshalVSwift Handbook/Local buildi g costs DWELLING 3,160 59 @ ¢ 68.50 _ = 216,460
N Qually reting from cost sevice. avn, Effective dats of costdata 06/16 0 Soft @ R =
3 Comments on Cost Approach faross bl oa cabidions, deprcigon o) | == =
7] Cost source: Marshal/Swift cost handbook using average guality costs in] Garage/Camort Sih@$ =
i correiation with local building costs. Total Estimate of Gosi-New = 216460
Less Physcd _ [Functionsl |Exemal
Deprecizton { =§ I
ated Cost of Improvements e e, 3B 216,460
"As-Is” Valus of Site Improvements =4 5,000
[ E stimated Remaining Economic Life {HUD and VA only) 60 Years | INDICATED VALUE BY COST APPROACH =$ 243,460
Is the develaperullder In control of the Homeowners' Assockion (HOA)? | Yes | No _ Unktye(s) i Detached | ] Attiched
Provide the folowing information for PUDs ONLY f the develaperbuilder is In control of the HOA and the subject proesty s an attached dweling unit
el Name of Proje
=4 Total number of phages Total number of units Total nurnber of units sold
5 Total pumber of units rented Total number of units for sale Data source(s)
b4 \Was the project created by the converslon of existing buldinofs ioaPUD? [ Yes [ ]No HVes, dateof conversion.
o] Does the project contain any multi-dweling uns? [ JYes [1No Data Source
k=4 Are the imits, common elements, and recreation facifies conmplate? I.1Yes T TNo 1 No, descibe the siaws of completion.
5
o
Are the commen elements leasad to of by the Homsowners' Association? [ _[Yes | i No If Yes, describe the rental tems and options.
Describe common elements and recraational fachties
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Small Residential Income Property Appraisal Report File # 0517.58

This report form is designed to report an appraisal of a two- to four-unit property, including a two- to four-unit property in a
planned unit development (PUD). A two- to four-unit property located in either a condominium or cooperative project
requires the appraiser to inspect the project and complete the project information section of the Individual Condominium
Unit Appraisal Report or the Individual Cooperative Interest Appraisal Report and attach it as an addendum to this report.

expand the scope of work to include any additional research or analysis necessary based on the compleﬂ;y of this
appraisal assignment. Modifications or deletions to the certffications are also not permitied. However, add
certifications that do not constitute material alterations to this appraisal report, such as those required by law or those
related to the appraiser's continuing education or membership in an appraisal organization, are permitted.

SCOPE OF WORK: The scope of work for this appraisal is dafined by the complexity of this appraisal assignment and
the reporting requirements of this appraisal report fomm, including the tollowing definition of market value, statement of
assumptions and limiting conditions, and certifications. The appraiser must, at a minimum: (1) perform a complete visual
inspection of the interior angd oxterior areas of the subject property, (2) inspect the neighborhoed, (3) inspect sach of the
comparable sales from at least the street, (4) research, verify, and analyze data from reliabls public and/or private sources,
and (5) report his or her analysis, opinions, and conclusions in this appralsal report.

INTENDED USE:  The intended use of this appraisal report is for the lender/client to evaluate the property that is the
subject of this appraisal for a mortgage finance transaction.

INTENDED USER:  The intended user of this appraisal report is the lender/client.

DEFINITION OF MARKET VALUE: The most probable price which a property should bring in a competitive and open
market under all conditions requisite fo a fair sale, the buyer and seller, each acting prudently, knowledgeably and assuming
the price is not affected by undue stimulus. implicit in this definition is the consummation of a sale as of a specified date and
the passing of title from seller to buyer under conditions whereby: (1) buyer and ssllsr are fypically motivated; (2) both
parties are well informed or well advised, and each acting in what he or she considers his or her own best interest; (3) a
reasonable time Is allowed for exposure in the open markst: (4) payment is made In terms of cash in U. S. dollars or in
terms of financial arrangements comparable thereto; and (5) the price rapresents the normal consideration for the property
sold unaffected by special or creative financing or sales concessions* granted by anyone associated with the sale.

*Adjustments to the comparables must be made for special or creative financing or sales concessions. No adjustments are
necessary for those costs which are nomally paid by selflers as a result of tradition or law in a market area; these costs are
readily identifiable since the seller pays these costs in virtually all sales transactions. Special or creative financing
adjustments can be made to the comparable property by comparisons to financing terms offered by a third panty institutional
lender that is not already involved in the property or transaction. Any adjustment should not be calculated on a mechanical
dollar for dollar cost of the financing or concession but the dallar amount of any adjustment should approximate the
market's reaction to the financing or concessions based on the appraiser's judgment.

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser’s certfication in this report is
subject to the following assumptions and limiting conditions:

1. The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the
title to #, except for information that he or she becams aware of during the research involved in performing this appraisal,
The appraiser assumes that the title is good and markstabls and will not render any opinions about the title.

2. The appraiser has provided a sketch in this appraisal report to show the approximate dimensions of the improvements,
including each of the units. Ths sketch is included only to assist the reader in visualizing the property and understanding the
appraiser’s determination of its size.

3. The appraiser has examined the availabla flood maps that are provided by the Federal Emergency Management Agency
(or other data sources) and has noted in this appraisal report whether any portion of the subject site is located in an
identified Special Flood Hazard Area. Because the appraiser is not a surveyor, he or she makes no guarantees, express or
implied, regarding this determination.

4. The appraiser will not give testimany or appear in court because he or she made an appraisal of the property in question,
unless specific arrangsments 1o do so have been made beforehand, or as otherwise required hy law.

5. The appraiser has noted in this appraisal report any adverse conditions (such as neseded repairs, deterioration, the
presence of hazardous wastss, toxic substances, etc.) obssrved during the inspection of the subject property or that he or
she became aware of during the research involved in performing this appraisal. Unless otherwise stated in this appraisal
report, the appraiser has no knowledge of any hidden or unapparent physical deficiencies or adverse conditions of the
property (such as, but not limited o, needsd repairs, deterioration, the presence of hazardous wastes, toxic substances,
adverse environmantal conditions, etc.) that would make the property less valuable, and has assumed that there are no
such condttions and makes no guarantees or wamantios, express or implied. The appraiser will not be responsible for any

exist. Because the appraiser is not an expert in the field of environmantal hazards, this appraisal report must not be
considered as an environmental assessment of the property.

6. The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subjsct 10
satisfactory completion, repairs, or alerations on the assumption that the compietion, repairs, or alterations of the subject
property will be performed in a professional manner.
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Small Residential Income Property Appraisal Report i s 051758

APPRAISER’S CERTIFICATION:  The Appraiser certifies and agrees that:

1. 1 have, at a minimum, developed and reported this appraisal in accordance with the scape of work requirements stated in
this appraisal report.

2. | performed a complete visual inspection of the interior and exterior areas of the Subject property, including all units. |
reported the condition of the improvements in factual, specific terms. | identified angd reported the physical deficiencies that
could affect the livabikty, soundness, or structural integrity of the property.

3. | performed this appraisal in accordance with the requirements of the Uniform Standards of Professional Appraisal
Practice that were adopted and promulgated by the Appraisal Standards Boarg of The Appraisal Foundation and that were
in place at the time this appraisal report was prepared.

5. | researched, verified, analyzed, and reported on any current agresment for sale for the subject property, any offering for
sale of the subject property in the twelve months prior fo the effective date of this appraisal, and the prior sales of the
subject property for a minimum of three years prior to the effective date of this appraisal, unless otherwise indicated in this
report.

6. | researched, verified, analyzed, and reported on the prior sales of the comparable sales for a minimum of one year prior
to the date of sale of the comparable sale, uniess otherwise indicated in this report.

7. | selected and used comparable sales that are locationaly, physically, and functionally the most similar to the subject property.

8. | have not used comparable sales that were the resuft of combining a land sale with the contract purchase price of a
home that has been buik or will be built on the Jand.

8. | have reported adjustments to the comparable sales that reflect the market's reaction to the differences between the
subject property and the comparable sales.

10. 1 verified, from a disinterested sourcs, all information in this report that was provided by parties who have a financial interest in
the sale or financing of the subject property.

11. | have knowledge and experience in appraising this type of property in this market area.

12. I am aware of, and have access o, the necessary and appropriate public and private data sources, such as multiple listing
services, tax assessment records, public land records and other such data sources for the area in which the property is located.

13. | obtained the information, estimates, and opinions furnished by other parties and expressed in this appraisal report
from reliable sources that | believe to be true and comect.

14. | have taken into consideration the factors that have an impact on value with respect 1o the subject neighborhood,
subject property, and the proximity of the subject property to adverse influences in the development of my opinion of market
value. | have noted in this appraisal report any adverse conditions (such as, but not limited to, needed repairs, detarioration,
the presence of hazardous wastes, toxic substances, adverse environmental conditions, etc.) observed during the
inspection of the subject property or that | becams aware of during the research involved in performing this appraisal. | have
considered these adverse conditions in my analysis of the property value, and have teported on the effect of the conditions
on the value and marketability of the subjsct property.

15. 1 have not knowingly withheld any significant information from this appraisal report and, to the best of my knowlsdge, all
staternents and information in this appraisal report are true and comect.

16. | stated in this appraisal report my own personal, unbiased, and professional analysis, opinions, and conclusions, which
are subject only to the assumptions and limiting conditions in this appraisal report.

18. My employment and/or compensation for performing this appraisal or any future or anticipated appraisals was not
conditioned on any agresment or understanding, written or otherwise, that | would report (or present analysis supporting} a
predetermined specific value, a predetemmined minimum value, a range or direction in value, a value that favors the cause
of any paity, or the attainment of a specific result or accumence of a specific subsequent event (such as approval of a
pending morigage loan application).

18. | personally prepared ali conciusions and opinions about the raal estate that were set forth in this appraisal report. if |
relied on significant real property appraisal assistance from any Individual or individuals in the performance of this appralsal
or the preparation of this appraisal report, | have named such individual(s) and disclosed the specific tasks performed in this
appraisal report. | certify that any individual so named is qualified 1o perform the tasks. | havs not authorized anyone to
make a change 1o any item in this appraisal report; therefore, any change made to this appraisal is unauthorized and | will
take no responsibility for i,

20. | identified the lender/clisnt in this appraisal report who is the individual, organization, or agent for the organization that
ordered and will receive this appraisal report.
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Small Residential Income Property Appraisal Report File # 0517.58

21. The lender/client may disclose or distribute this appraisal report to: the bomower; another lender at the raquest of the
borrower; the mortgagee or its Successors and assigns; morigage insurers; govemment sponsored enterprises; other
secondary market parficipants; data coflection or reporting services; professional appraisal organtzations; any department,
agency, or instrumentality of the United States; and any state, the District of Columbia, or other jurisdictions; without having to
obtain the appraiser's or supervisory appraiser’s (if applicable) consent. Such consent must be obtained before this appraisal
report may be disclosed or distributed to any other party (including, but not limited to, the public through advertising, public
relations, news, sales, or other media).

22. | am aware that any disclosure or distribution of this appraisal report by me or the lender/client may be subject to certain
laws and regulations. Further, | am also subject to the provisions of ths Unifonm Standards of Professional Appraisal Practice
that pertain to disclosure or distribution by me.

23. The borrower, another lender at the request of the borrower, the mortgagee or its successors and assigns, morigags
insurers, govemment sponsored enterprises, and other sscondary market participants may rely on this appraisal report as part
of any mortgage finance transaction that involves any one or more of these parties.

24. |f this appraisal report was transmitted as an *alectronic record” containing my “electronic signature,” as thoss ferms are
defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this
appraisal report containing a copy or reprasentation of my signature, the appraisal report shall be as effective, enforceable and
valid as if a paper version of this appraisal report were delivered containing my original hand written signature.

25. Any intentional or negligent misrepresentation(s) contained in this appraisal report may result in civil liability and/or
criminal penatties including, but not limited to, fine or imprisonment or both under the provisions of Title 18, United States
Cods, Saection 1001, et $eg., or similar state laws.

SUPERVISORY APPRAISER’S CERTIFICATION: The Supervisory Appraiser certifies and agrees that:

1. | directly supsrvised the appraiser for this appraisal assignment, have read the appraisal report, and agree with the appraiser's
analysis, opinions, statements, conclusions, and the appraisers certification.

2, | accept full responsibility for the contents of this appraisal report including, but not limited fo, the appraiser's analysis, opinions,
statements, conclusions, and the appraiser's certification.

3. The appraiser identified in this appraisal report is either a sub-contractor or an employee of the supervisory appraiser (or the
appraisal firm), is qualified to perform this appraisal, and Is acceptable to perform this appraisal under the appiicable state law,

4. This appraisal report complies with the Uniform Standards of Professional Appraisal Practice that were adopted and
promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in place at the time this appraisal
report was prapared.

5. If this appraisal report was transmitted as an “electronic record” containing my “electronic signature,” as thoss tarms are
defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this
appraisal report cortaining a copy or rapresentation of my signature, the appraisal report shall be as effactive, enforceable and
valid as if a paper varsion of this appraisal report were delivered containing my original hand written signature.

APPRAISER SUPERVISORY APPRAISER (ONLY IF REQUIRED)
Signature ¢ {M 0 AN Signature

Name K Name

Company Name Company Name

Company Address 2325 Dogwoed Trace Bivd., Lexingon, KY Company Address

40514

Telephone Number (859) 368-0815 Telephone Number

Email Address  kely@colive raisalservice.com Email Address

Date of Signature and Report  une 02 2017 Date of Signature

Effective Date of Appraisal  05/26/2017 State Certification #

State Certification # 860 or State License #

or State License # State

ar Other (describe) State # Expiration Date of Certification or License _
State Ky

Expiration Date of Certification or License 06/30/2017 SUBJECT PROPERTY

ADDRESS OF PROPERTY APPRAISED LJ Did not inspect subject property

[ Did inspect axterior of subject property from street

458 Ash St Date of inspact
Lexington_KY 40508 e of Inspection
= ] Did inspect interior and exterior of subject property
APPRAISED VALUE OF SUBJECT PROPERTYS 245,000 Date of Inspaction
LENDER/CLIENT COMPARABLE SALES
Name [] Did not inspect extsrior of comparable sales from street
Company Name na {7 Did inspect axterior of comparable sales from street
Company Address Date of Inspection
Email Address
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Subject Photo Page

fent N,

/A
Propety Address 458 Ash St
City Lexington __County Faveite Stale Ky Zp Code 40508

Lender na

Subject Front

458 Ash St

Saes Price

Gross Living Area

Total Rooms 11

Total Bedrooms 7

Total Bathrooms 4.2

Location average

View oth.similar

Site 11,160 SF

Quality vinyl sid /average

Age proposed
appraiser assumes that
garage currently on site will
be removed prior to
construction

Subject Street
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Comparable Photo Pape

8 fent  N/A

| Properly Address 458 Ash St

City Lexington

County Faystte

State KY Code 40508

Lender na

Comparable 1
555 N Limestone
Sales Price 187,500
Gross Buliding Area 2,300
Age 15 years

Comparable 2
422 N Upper St
Sdes Price 200,000
Gross Buiding Arsa 2,700
Age 117 years

Comparable 3

334 E High St

Sales Price 230,000
Gross Bullding Area 2,802
Age 28 years
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BOOK 3442 PAGE 382

hais

. - o
LENALTG L ae
THIS DEED AND CONSIDERATION CERTIFICATE, made and entered into on this 25%

dayofOctobe,ZGlG,bymdbetweenCAROLYNA.GREBIE,:singlepelsan,Whmemﬁling
address is 1092 Mountain Laurel Way, Lexington, Kentucky 40511 *party of the first part™; and
FAYETTE COUNTY LOCAL DEVELOPMENT CORPORATION, 2 Kentucky non-profit
mmmmulummmmxmmmmnmof
the second part.” Thebamofuxmﬂhagadmfmcmmlymmaisduhm&mu
Local Developroent Carporation, 148 Deweese Stret, Lexington, Kentucky 40507,
WITNESSETH:

THATformdinconsidnuiqncﬁhemofTWWYmOUSANDANDWlﬂo
DOLLARS(SZ0,000.0U)wshhlmndpﬂbythepmyofdzmndpm,memip:ofanof
mnwmmmmmof&emmmmmmm“umm
hmbygmundmwymmﬂwpmyofﬂmmndmmfeesimplgiummndmim
foreves, the following described property, together with all improvements thereon end
appurtenznces thereunt belonging, Jocaied in the County of Fayete, C ealth of Keatucky,
and more fully described 25 follows, to-wit:

Beginxﬁngnnpoknhﬁxeﬁasx:ideofMSmTonundmd
Eigbty-One(lRl)feetﬁumGeorgemwnMﬂ)mceinuSomhﬂIy
direction nlong Ash Street, Sixty (60) foet to Selkirk’s fine; thence
ulongSeIkkk'sﬁncOneHnndmdN‘umy(lN)fect,mmwkss.b
anothaoomadeldzk;dnminaNoﬂnﬂydﬁecﬁmShay(m)
feet; theooe in & Westerly direction Two Hundred (200) feet, more o
less,toﬂupointofbeginnmg‘ and being all of Lots Nos. 47 and 48
ofBlock“G“inxheleﬁllAddu’ﬁmmlthhyoﬂadngmu
plmofwhid:iaofwxdin?ktCabME,ﬂidcﬂ,famulyPln
Book l.PlgeSSinm:oﬂioeoflhehycmComCluk;ﬂz
Wmmmmwummm
Street, Lexington, Kentucky; and

BgingapmofthnsnmepmpmymwyedtoleynA.Gmme,a
single person, by deed dated the 30% day of July, 2002 and of record
in Deed Book 2303, Page 335 in the office of the Payette County
Clerk.
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Floor Plans - Page 1
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Location Map

Address 458 Ash St

Lexington County Fayatte State Ky

Zp Code 40508
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Main Hie No. 0517-58)

Aerial Map
Bomower/Client  N/A
Address 458 Ash St
City Lexington County Fayette State KY ZpCode 40508
Lender g/a
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¢ No. 0517-58] Page #17]
Appraiser’s License - Page 1

~ wu Real Tistate cAPP!‘aisp
,ﬁ&fdﬁ‘ Y« 016-17

Certified Residential Real Property Approiser

Herebw rantc g

KeJly Coltiver

Colliver Appraisa! Serv;
2325 Dogwood Treoe Bivd.
Lexington, KY 40514

Winsdwis compliod i ith e procsans of Clipter 3244 o the Revitike Revosal Steates B T TNLSS
WHERVOF v bave cansed tire official <! o be affixed wmt atbeted Br the wear sean sl

Thomas Oliver, Chair

Dani Cann. Fice Chair
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Appraiser’s License - Page 2

1
C‘emﬁdknidmﬂalhd?mm
Appraiser | ety Cattiwer
License No: 880 ! mmmﬁemmqaw
1 3244 of the Kertucly N
Kelly Colliver ! PTTNESS WHEREOR, we have cansed the
Calliver | Qficial seal 1 be affixed and anvested for she
1325 Dogwaod Traer Bint. U year: 2006- 77
Lexington, KY 40814 :
I
This certificate expires on 6/30/2017 :
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k T THIS DEED AND CONSIDERATION CERTIFICATE, made and entered into on this 28%
| day of October, 2016, by and between CAROLYN A. GREENTF, a single person, whose mailing
address is 1092 Mountain Laurel Way, Lexington, Kentucky 40511 "party of the first part"; and
FAYETTE COUNTY LOCAL DEVELOPMENT CORPORATION, a Kentucky non-profit

corporation, whose mailing address is 148 Deweese Street, Lexington, Kentucky 40507, "party of
the second part." The in-care of tax mailing address for current years taxes is c/o Fayette County
Local Development Corporation, 148 Deweese Street, Lexing?on, Kentucky 40507.
WITNESSETH:

THAT for and in consideration of the sum of TWENTY THOUSAND AND 00/100
DOLLARS (820,000.00) cash in hand paid by the party of the second part, the receipt of all of
which is hereby acknowledged, the party of the first part has this date bargained and sold and does
hereby grant and convey unto the party of the second part, in fee simple, its successors and assigns,
forever, the following described property, together with all improvements thereon and
appurtenances thereunto belonging, located in the County of Fayette, Commonwealth of Kentucky,

and more fully described as follows, to-wit:

Beginning at a point in the East side of Ash Street Two Hundred
Eighty-One (281) feet from Georgetown Street; thence in a Southerly
direction along Ash Street, Sixty (60) feet to Selkirk’s line; thence
along Selkirk’s line One Hundred Ninety (190) feet, more or less, to
another comer to Selkirk; thence in a Northerly direction Sixty (60)
feet; thence in a Westerly direction Two Hundred (200) feet, more or
less, to the point of beginning and being all of Lots Nos. 47 and 48
of Block “G” in the Forest Hill Addition to the City of Lexington, a
plat of which is of record in Plat Cabinet E, Slide 53, formerly Plat
Book 1, Page 53 in the office of the Fayette County Clerk; the
improvements thereon being known and designated as No. 458 Ash
Street, Lexington, Kentucky; and

Being a part of the same property conveyed to Carolyn A. Greene, a
single person, by deed dated the 30" day of July, 2002 and of record
in Deed Book 2303, Page 335 in the office of the Fayette County
Clerk.




p—

TO HAVE AND TO HOLD the above-described property unto the said party of the second
part, in fee simple, its successors and assigns, forever.

The said party of the first part does hereby release and relinquish unto the said party
of the second part, its successors and assigns, all of party of the first's right, title and interest in and
to the said property, including all exemptions as allowed by law and does hereby covenant to and
with the said party of the second part, its successors and assigns, that party of the first part is
lawfully seized in fee simple of said title and has good and lawful right to sell and convey same as
is herein done and that the title to said property is free, clear and unencumbered and that party of the
first part will WARRANT GENERALLY the said itle.

PROVIDED, HOWEVER, this conveyance is subject to all restrictions and
easements which may appear of record pertaining to the property herein conveyed.

The parties hereto state the consideration reflected in this deed is the full
consideration paid for the property. The party of the second part joins this deed for the sole purpose
of certifying the consideration pursuant to KRS Chapter 382.

IN WITNESS WHEREOF, the parties hereto have executed this instrument on the

uEQW‘ Q %aﬂc

CAROLYN A. GREENE

day and year first above written.

FAYETTE COUNTY LOCAL DEVELOPMENT
CORPORATION

By:ml/"“—’

Norman Franklin, Vice-President




COMMONWEALTH OF KENTUCKY
COUNTY OF FAYETTE

The foregoing Deed and Consideration Certificate was subscribed, sworn to and
acknowledged before me on this the 28™ day of ,October, 2016 by Carolyn A. Greene, a single
person and by Norman Franklin as Vice-Be€sident of Fayette County Local Development
Corporation, a Kentucky non-profit coxp;an_ Yo and opAsehalf of said corporation.

NOTARY PYBLIC, STATE AT LARGE, KY

Mary Estes Haggin, Notary ID#499368
My Commission Expires: 11/11/2017

MARY ESTES HAGGIN of

McBrayer, McGinnis, Leslie & Kirkland, PLLC
201 East Main Street, Suite 900

Lexington, Kentucky 40507

(859) 231-8780




1, Donald W Blevins Jr, County Court Clerk
ayette County, K’entucky, hereb
ce that the orf_ﬁom g instrum
uly recorded in my office

7Y S

By: SHEA BROWN ,dc

201610310105
October 31, 2016 11:48:23 AM
Fees $17.00 Tax $20.00
Total Paid $37.00

THIS IS THE LAST PAGE OF THE DOCUMENT
" 4 Pages
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MAYOR XM GRAY “ LEX IN GTO N RICHARD MCQUADY

DIRECTOR
AFFORDABLE HOUSING

July 5,2017

Mr. Norman Franklin

Fayette County Local Development Corporation
148 Deweese Street

Lexington, KY. 40507

Dear Mr. Franklin,

This letter serves as a commitment of $190,960 in funding from the Affordable Housing Fund of
Lexington-Fayette Urban County Government (LFUCG) for the new construction of a duplex on 458 Ash
Street as described in your application. The $190,960 will be a 15-year first mortgage loan on the
property at a rate of 2% with a 30 year amortization. Funds can be used for construction at a 0% rate of
interest. The first payment on the loan will be due upon completion of the duplex or July 1, 2018,
whichever occurs first. A 1% fee totaling $1,909.60 will be due at closing.

This commitment is contingent upon the following:

1. Fayette County Local Development receives an allocation of $165,000 in Lexington HOME funds
for this development.

2. Acceptance of a 15 year deed restriction on the property that will ensure the rental units remain
in compliance with Affordable Housing Fund guidelines.

Please indicate your acceptance of this contingent commitment and upon acceptance LFUCG will work
to close the transaction.

Sincerely,
Richard L. McQuady E
Affordable Housing Manager

Accepted by:

2 2

Norman Franklin

10t East Vine St Levington. KY 40507 / 859 258 3192 Phore Iexnplonky gov



MAYOR MM GRAY h\ LEXIN GTON RICHARD MGQUADY

DIRECTOR
AFFORDABLE HOUSING

July 5,2017

Mr. Norman Franklin

Fayette County Local Development Carporation
148 Deweese Street

Lexington, KY. 40507

Dear Mr. Franklin,
wiees

This letter serves as a commitment of $198:960-in funding from the Affordable Housing Fund of
Lexington-Fayette Urban County Government (LFUCG) for the new construction of a duplex on 458 Ash
Street as described in your application. The $ be a 15-year first mortgage loan on the
property at a rate of 2% with a 30 year amortiz3 1 ¥oinds can be used for construction at a 0% rate of
interest. The first payment on the loan will be due upon completion of the duplex or july 1, 2018,
whichever occurs first. A 1% fee totaling $2-909:68-will be due at closing.

hrteds
This commitment Is contingent upon the following:

1. Fayette County Local Development receives an allocation of $165,000 in Lexington HOME funds
for this development.

2. Acceptance of a 15 year deed restriction on the praperty that will ensure the rental units remain
In compliance with Affordable Housing Fund guldelines.

Please Indicate your acceptance of this contingent commitment and upon acceptance LFUCG will work
to close the transaction,

Sincerel:,
Richard L. McQuady E
Affordable Housing Manager

Accepted by:

2

Norman Franklin

B
. v
B 43

1. ’

101 bost vine St Lerington. KY 40507 { 559 258 2322 Phane lexmglonky gev



LEXINGTON-FAYETTE URBAN COUNTY GOVERNMENT
AFFORDABLE HOUSING FUND
MORTGAGE

This MORTGAGE (“Mortgage™), is made and entered into this Z} day of October,
2017 by and between LEXINGTON-FAYETTE URBAN COUNTY GOVERNMENT, an urban county
government created pursuant to KRS 67A, whose principal address is 200 East Main Street,
Lexington, Kentucky 40507 (herein “LFUCG"”) through its OFFICE OF AFFORDABLE HOUSING,
and FAYETTE COUNTY LOCAL DEVELOPMENT CORPORATION, a Kentucky non-profit
corporation, whose principal address is 148 Deweese Street, Lexington, KY 40507 (herein
“Mortgagor™).

WITNESSETH:

Mortgagor hereby recites and agrees as follows, which recitations and agreements
constitute a part of this Mortgage:

WHEREAS, Mortgagor is indebted to LFUCG for monies loaned or to be loaned to
Mortgagor under the terms of a commitment letter dated July 5", 2017, updated on September
20, 2017 and accepted by Mortgagor and an Affordable Housing Fund Loan Agreement (the
"Loan Agreement") of even date herewith, between Mortgagor and LFUCG providing for an
Affordable Housing Fund Mortgage Loan in the amount of ONE HUNDRED FIFTY-SEVEN
THOUSAND FORTY-FIVE AND 00/100 DOLLARS (8157,045.00), (the "Mortgage Loan "); and

A. Mortgagor has determined that it is to Mortgagor's direct and indirect economic
benefit that LFUCG make the Mortgage Loan to Mortgagor, and therefore have agreed to
execute and deliver this Mortgage in order to secure repayment of the Mortgage Loan.

Terms used herein and not otherwise defined shall have the meaning set forth in the Loan
Agreement.

NOW, THEREFORE, MORTGAGOR, in consideration of the Mortgage Loan, hereby
conveys to LFUCG, with covenant of general warranty all of Mortgagor’s right, title and interest
in and to certain real estate located in Fayette County, Kentucky (more particularly described in
Exhibit A attached hereto and incorporated herein by reference) (the "Property");

TOGETHER with all privileges and appurtenances thereunto belonging, Mortgagor's
interest as lessor in any leases affecting the premises, and all revenues, rents, issues and profits
from the premises (whether payable under a lease or otherwise), and all the estate, right, title and
interest of Mortgagor, at law or in equity, of, in and to the Mortgagor's leasehold interest in the
Property herein described, and every part thereof, and together with all buildings and
improvements now existing or hereafter constructed or placed thereon; and together with all
heating, ventilating, and air conditioning equipment relative thereto and all fixtures, now or
hereafter located in or upon or affixed to the Property, and all machinery, apparatus, equipment
and articles of personal property of every kind and description belonging to Mortgagor, now or
hereafter located in or upon or affixed to the Property, all of which are and shall be a part of said
Property and a portion of the security for the Mortgage Loan ; and together with all insurance or
condemnation proceeds accruing or arising or relative to any of the foregoing during the term of
this Mortgage;



ALL the foregoing property, interests and rights encumbered by this Mortgage are
hereafter collectively referred to as the "Premises".

TO HAVE AND TO HOLD the Premises with the privileges and appurtenances
thereunto belonging, and all rents, revenues, issues and profits therefrom, unto LFUCG, its
successors and assigns, forever, for the uses and purposes herein expressed. Mortgagor
covenants that Mortgagor is well seized of the Premises and each portion thereof, and has full
right and power to grant, bargain, sell, convey, mortgage and warrant the Mortgagor's interest in
the same in the manner and form written. Mortgagor represents and warrants to LFUCG that the
granting of this Mortgage has been and is duly authorized. Mortgagor covenants that the
Premises are free from all liens and encumbrances whatsoever, excepting; (i) the lien of general
taxes not yet due and payable, easements and restrictions of record, and restrictions and zoning
laws affecting the Premises, if any; (ii) Permitted Encumbrances (as hereinafter defined); and
(i) any leases as may now or hereafter affect any portion of the Premises. Mortgagor warrants
and will defend the Premises, with the privileges and appurtenances thereunto belonging, to
LFUCG, its successors and assigns forever, against all claims and demands whatsoever adverse
to the interest of LFUCG, at Mortgagor's sole expense.

THIS MORTGAGE is given to secure: (a) Payment of the Mortgage Loan , same being
evidenced by a promissory note (hereafter the "Note") of even date herewith and any
modifications, extensions or renewals thereof, executed and delivered by Mortgagor to LFUCG,
in the principal amount of ONE HUNDRED FIFTY-SEVEN THOUSAND FORTY-FIVE AND 00/100
DOLLARS ($157,045.00), and payment of interest thereon at the rate(s) and in the manner
provided therein; the entire principal amount advanced and all interest thereon, if not sooner
paid, being due and payable by Mortgagor on July 1, 2033, as more particularly described in the
Note; and (b) payment by Mortgagor of its obligations to LFUCG of all sums expended or
advanced by LFUCG pursuant to any provisions and performance of each and every of LFUCG's
and Mortgagor's respective covenants, conditions and agreements contained in this Mortgage, the
Note, the Mortgage Loan Agreement and any other instrument or agreement evidencing,
securing or otherwise pertaining to the Mortgage Loan (hereafter collectively, the "Mortgage
Loan Documents"). (Hereafter all references to the "Mortgage Loan” where appropriate shall
include all advances made and expenses incurred by LFUCG pursuant to this Mortgage for the
protection of the Premises and all other security for the Mortgage Loan).

AND MORTGAGOR, AND EACH OF THEM, AND WHEN AND AS
APPLICABLE, HEREBY COVENANTS AND AGREES THAT:

1. Mortgagor agrees to pay the principal of and interest on the Mortgage Loan evidenced by
the Note and secured hereby, to be paid at the times and in the manner provided in the Note.

2. Mortgagor will pay or will have paid all taxes, assessments, and other similar charges
levied upon the Premises before the same become delinquent, and will promptly deliver to
LFUCG, if requested, receipts of the proper officers therefor; Mortgagor's failure to pay or to
have paid any such charges shall at LFUCG's election constitute a default hereunder. Or, at
LFUCG's sole option in the event of delinquency, LFUCG may pay such delinquent taxes,
assessments, and charges, including any penalties or interest thereon (of which payment, amount
and validity thereof, the receipt of the proper officer shall be conclusive evidence) and any
amount so paid by LFUCG shall become immediately due and payable by Mortgagor, shall be

2



secured by this Mortgage and shall bear interest from date of advance until paid at an annual rate
equal to twelve percent percent (12%).

3. Mortgagor hereby assigns to LFUCG all leases and rents, revenues, issues and profits of
the Premises (whether or not payable under a lease) as further security for the payment of all
amounts by Mortgagor and performance of all Mortgagor's obligations under the Mortgage Loan
Documents, and grants LFUCG the right to enter on the Premises for the purpose of collecting
same, and to promote, manage and/or operate the Premises or any part thereof in such manner as
LFUCG may elect, and to apply the revenues received therefrom, after payment of all necessary
charges and expenses, to the obligations secured by this Mortgage, upon Mortgagor's default
under any covenants, conditions, or agreements contained in the Note, herein or in any other
Mortgage Loan Document. While this is a present assignment, LFUCG will not exercise its
rights hereunder unless and until Mortgagor shall be in default hereunder or Mortgagor shall be
in default under any other Mortgage Loan Document. Mortgagor shall, and hereby agrees that it
will, indemnify LFUCG, its officers, agents and employees for and hold each of them harmless
from any and all claims and demands whatsoever which may be asserted against LFUCG, its
officers, agents or employees by reason of any actual or alleged undertakings or obligations on
LFUCG's part to perform or discharge any terms, covenants or agreements relative to use or
occupancy of the Premises or any part thereof or for waste committed or permitted on the
Premises, or by reason of any actual or allegedly dangerous or defective condition or conditions
of the Premises resulting in loss or injury to any lessee or to any other person, including
LFUCG's reasonable costs and attorney's fees incurred by reason of any of the foregoing.
Provided, that said obligation to indemnify LFUCG shall not apply to any loss, injury or damage
caused by the gross negligence or willful misconduct of LFUCG, its officers, agents or
employees.

4. Mortgagor, at its own expense will maintain with admitted insurers authorized to do
business in the Commonwealth of Kentucky against claims for bodily injury, personal injury,
death or property damage occurring on, in or about the Premises or as a result of ownership of
the improvements located on the Premises in amounts not less than as set forth in the Mortgage
Loan Agreement. Mortgagor further covenants to keep the improvements now existing or
hereafter erected on or in the Premises insured against loss or damage by, or abatement of rental
income, resulting from fire and “all risk” perils. Mortgagor covenants to maintain flood
insurance as required by the Flood Disaster Protection Act of 1973, as amended and any
additional flood insurance required by LFUCG. All perils insured, with the exception of flood,
shall be in an amount not less than the full replacement value of the property. Mortgagor agrees
to promptly pay or have paid when due all premiums on such insurance and further agrees, if
requested by LFUCG, to furnish a certificate from the company carrying such insurance
acknowledging that such insurance is adequate in an amount to prevent the operation of any
coinsurance provision contained therein. All such insurance shall be carried by companies
approved by LFUCG in its reasonable discretion and, the policies and renewals thereof shall be
deposited with and held by LFUCG. All policies of insurance required to be maintained by
Mortgagor pursuant to this paragraph 4 shall name as the insured parties Mortgagor and LFUCG,
shall be reasonably satisfactory to LFUCG and shall: (a) provide for the benefit of such holder or
holders, that thirty (30) days’ prior written notice of suspension, cancellation, termination,
modification, non-renewal or lapse or material change of coverage shall be given to all insured
parties and that such insurance shall be given to all insured parties and that such insurance shall
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not be invalidated by any act or neglect of Mortgagor or LFUCG or any owner of the Premises,
nor by any foreclosure or other proceedings or notices thereof relating to the Premises or any
interest therein, nor by occupation of the Premises for purposes more hazardous than are
permitted by such policy and (b) not contain a provision relieving the insurer thereunder of
liability for any loss by reason of the existence of other policies of insurance covering the
Premises against the peril involved, whether collectible or not.

The originals of all such policies shall be delivered to LFUCG. In the event of
Mortgagor's failure to comply with any of the requirements of this paragraph, same shall at
LFUCG's option constitute a default hereunder. Or, LFUCG may, in its discretion, obtain any
insurance required hereunder and pay the premiums due therefor, and any amounts so paid by
LFUCG shall become immediately due and payable by Mortgagor with interest thereon at the
rate specified in numerical paragraph (2) hereof until paid, and same shall be secured by this
Mortgage.

In the event of any loss or damage to the Premises or any portion thereof, Mortgagor will
give immediate notice thereof to LFUCG, and LFUCG may thereupon make proof of claim
relative to such loss or damage, if same is not promptly made by Mortgagor. Mortgagor hereby
authorizes LFUCG (should LFUCG so elect) to settle, adjust, or compromise any claims for loss,
damage, or destruction under any such policy or policies of insurance and collect the proceeds
thereof, and to this end hereby grants LFUCG the Mortgagor's power of attorney for such
purposes (which power of attorney is a power coupled with an interest, same being irrevocable
for the term of this Mortgage); provided, that LFUCG will exercise its rights under this sentence
only in the event Mortgagor is in default on the Mortgage Loan or under the Mortgage Loan
Documents. All such proceeds of fire and extended coverage insurance, to the full extent of the
Mortgage Loan , are hereby assigned to LFUCG and shall be payable to LFUCG if LFUCG
should so elect, and Mortgagor hereby authorizes and directs any affected insurance company to
make payment thereof directly to LFUCG. All such insurance proceeds or any portion thereof
shall be applied in whole or in part to restoration, repair, replacement, or rebuilding of the
Premises. The delivery to LFUCG of any such policies or certificates of insurance, or renewals
thereof, shall constitute an assignment to LFUCG of all unearned premiums thereon as further
security for the payment of the Mortgage Loan . In the event of foreclosure of this Mortgage or
other transfer of title to the Premises in extinguishment of the, Mortgage Loan , all right, title and
interest of Mortgagor in and to any insurance policies then in force shall pass to LFUCG.

5. Mortgagor will have maintained or will maintain the Premises in good condition and
repair and will not commit or allow any waste or destruction, reasonable wear and tear excepted.
Mortgagor will comply with, or cause to be complied with, any applicable statutes, ordinances,
regulations, or requirement of any governmental authority relative to the Premises and the use
and maintenance thereof, and will promptly repair, restore, replace, or rebuild any part of the
Premises now or hereafter subject to the lien of this Mortgage which may be damaged or
destroyed by any casualty or as the result of any proceeding referred to in paragraph (7) hereof.
No buildings, structures, or improvements hereafter erected on the Premises shall be removed,
demolished, or substantially or structurally altered in any respect by Mortgagor, on Mortgagor's
behalf, or by any tenant or by any other party without the prior written consent of LFUCG by its
duly authorized officer, LFUCG, and any person authorized by LFUCG, may enter upon and
inspect the Premises at all reasonable times.



6. Mortgagor will not create, suffer or allow any charge, lien or encumbrance (whether
superior or inferior to the lien of this Mortgage) upon the Premises or any part thereof, leases as
have been approved by LFUCG and the lien of general and special taxes duly levied and
assessed but not yet -due and payable, without prior written consent of LFUCG by its duly
authorized officer. Mortgagor will pay or will have paid promptly when due any charges for
utilities or services including but not limited to electricity, gas and water; should Mortgagor or
any tenant fail to pay such charges, LFUCG may pay the same, and any amount so paid by
LFUCG shall become immediately due and payable by Mortgagor with interest at the rate
specified in numerical paragraph (2) hereof until paid, and same shall be secured by this
Mortgage.

7. If all or any part of the Premises are damaged, taken, or acquired, either temporarily or
permanently, in any condemnation proceeding, or by exercise of the right of eminent domain, or
by the alteration of the grade of any street affecting the Premises, the amount of any award or
other payment for such taking or damages made in consideration thereof, to the extent of the full
amount of the Mortgage Loan then remaining unpaid, is hereby assigned by Mortgagor to
LFUCG, who may collect and receive the same and give proper receipts therefor in the name of
Mortgagor, and the same shall be paid forthwith to LFUCG. To such end, Mortgagor hereby
grants to LFUCG the Mortgagor's power of attorney (which power of attorney is a power
coupled with an interest and shall be irrevocable for the term of this Mortgage). Any award or
payment so received by LFUCG during the continuation of any default or threatened default
may, at the sole option of LFUCG, be retained and applied, in whole or in part, to the Mortgage
Loan (whether or not then due and payable), in such manner as LEUCG may determine and/or
released, in whole or in part, to Mortgagor for the purpose of altering, restoring, or rebuilding
any part of the Premises which may have been affected by such taking, alteration, or proceeding.
Provided that absent the continuation of default or threatened default LFUCG will release said
sums to Mortgagor, to be applied to restoration of the Premises. LFUCG shall not be obligated to
see to the application of any amounts so released to Mortgagor. In the event of a material and
adverse effect upon the value of the Premises by reason of any such damage, taking or
acquisition, and should the proceeds or award payable therefor not satisfy in full the Mortgage
Loan , same shall constitute an event of default hereunder and on the Mortgage Loan and Note.

8. If LFUCG shall incur or expend any sums, including reasonable attorneys’ fees, to
sustain the lien of this Mortgage or its priority, or to protect or enforce any of LFUCG’s rights
hereunder or under any other Mortgage Loan Document, to protect the Premises as collateral for
the Mortgage Loan , or to recover any portion of the Mortgage Loan , all such sums shall become
immediately due and payable by Mortgagor with interest thereon at the rate specified in
numerical paragraph (2) hereof until paid. All such sums shall be secured by this Mortgage and
shall be a lien on the Premises prior to any right, title, interest, or claim, in, to or upon the
Premises attaching or accruing subsequent to the lien of this Mortgage.

9. Mortgagor will not hereafter lease the Premises, except leases executed in Mortgagor’s
ordinary course of business, nor will Mortgagor assign, alter, terminate or otherwise materially
modify the terms of any lease affecting the Premises to which Mortgagor is a party, nor further
encumber or assign (in whole or in part) the rents, revenues, income, or profits arising from the
Premises or any portion thereof (except in connection with the Permitted Encumbrances) without
the prior written consent of LFUCG by its duly authorized officer, or in any other manner impair
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the value of the Premises or the security of this Mortgage for the payment of the Mortgage Loan

10.  Mortgagor will observe and perform all covenants, conditions, and agreements imposed
on it by any lease or leases now or hereafter affecting the Premises, or any portion thereof. If
Mortgagor shall default in its performance of any of the terms, covenants, conditions, or
obligations imposed upon it by any such lease or leases, which default would give the other party
or parties thereto the right to terminate or cancel said lease or leases and if same may have a
material adverse effect on the value of the Premises as security or the Mortgage Loan then, at
the sole option of LFUCG, the entire Mortgage Loan shall become immediately payable and
collectible by foreclosure or otherwise, without notice or demand. Provided, that in the event of
any such default by Mortgagor (whether as lessor, lessee, sub lessee or otherwise), LFUCG shall
have the right but not the obligation to cure any such default of Mortgagor, in such manner and
to the extent LFUCG may deem advisable to protect its interest in the Premises. In the event that
LFUCG should so elect, then any and all sums so expended by LFUCG relative to effecting any
such cure shall become immediately due and owing LFUCG by Mortgagor, shall be secured
hereby and shall bear interest at the rate specified in numerical paragraph (2) hereof until paid.

1. With respect to the Premises and the operation and promotion thereof, Mortgagor will
keep or will cause to be kept proper books of record and account in accordance with generally
accepted accounting principles consistently applied. LFUCG shall have the right to examine said
books of record and account at such reasonable times and intervals as LFUCG may elect.

12. In the event that LFUCG (a), grants any extension of time or forbearance for payment of
any portion of the Mortgage Loan; (b) takes, or realizes, other additional security for the
payment thereof; (c) waives or does not exercise any right granted herein, under the Note or
under any other Mortgage Loan Document; (d) grants any release, with or without
consideration, of all or any part of the security held for the payment of the Mortgage Loan; (e)
amends or modifies in any respect with the consent of Mortgagor any of the terms and provisions
hereof or of the Note; then and in any such event, such act or failure to act shall not release
Mortgagor or (if applicable) any of its principals or any co-maker, sureties, or guarantors of this
Mortgage or of the Note, under any covenant of this Mortgage, the Note or other Mortgage Loan
Documents nor preclude LFUCG from exercising any right or privilege herein or therein granted
or intended to be granted in the event of any other existing or subsequent default and without in
any manner impairing or affecting the lien or priority of this Mortgage.

13. Mortgagor will not hereafter make or permit, without the prior written consent of LFUCG
by its duly authorized officer (a) any sale of the Premises, or the execution of any contract for
deed relative to the Premises, or any assumption of the Mortgage Loan, any condominium
conversion or any use of the Premises or any part thereof for any purpose other than that
presently contemplated by the parties hereto; (b) after completion of the renovations
contemplated by the Plans and Specifications, any material alteration, removal or demolition of
any buildings, improvements, fixtures, apparatus, machinery, and equipment now or hereafter
located or erected upon the Premises except in the ordinary course of business; (c) any purchase
or conditional sale, lease or agreement under which title is reserved in the vendor of any fixtures,
apparatus, machinery, equipment or personal property in or upon any of the buildings or
improvements comprising a part of the Premises; (d) except in connection with the Permitted
Encumbrances, any assignment of the revenues, rents, income or profits from the Premises; (e)
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except for the Permitted Encumbrances, any mortgage, lien or encumbrance upon the Premises,
or any part thereof (whether prior or inferior to the lien of this Mortgage) affecting or adverse to
the lien hereof, general and special taxes duly levied and assessed and not yet due and payable
and any lease now or hereafter affecting any portion of the Premises. Any of the foregoing
without LFUCG’s prior written consent shall be and constitute a default by Mortgagor on this
Mortgage and on the Mortgage Loan .

14.  In the event of Mortgagor’s default in the performance of any of the covenants and
conditions contained in this Mortgage or in the event of Mortgagor's default in payment of the
Mortgage Loan or any part thereof, or in the Note or under any other Mortgage Loan Document
and (absent an express contrary grace or curative period) shall such failure, omission or default
not have been fully corrected by Mortgagor, as applicable, to the complete satisfaction of
LFUCG within thirty (30) days after LFUCG gives Mortgagor and Mortgagor’s limited partners ,
written notice of the occurrence of any such default, at the address set forth in Section 7.1 of the
Loan Agreement; or any of them and shall such default remain uncured beyond any applicable
grace or curative period; or in the event any representation or warranty of the Mortgagor herein
contained, or in the event any representation or warranty of the Mortgagor contained in any other
Mortgage Loan Document shall prove to be untrue or misleading in any material respect; or in
the event of any petition in bankruptcy, receivership, or reorganization filed by or against
Mortgagor and shall same not be vacated within sixty (60) days), any assignment or composition
for the benefit of creditors made or entered into by Mortgagor, or in the event of any judgment or
proceeding entered or brought against Mortgagor or the Premises or to foreclose any lien thereon
or on any part thereof; or in the event of a substantial adverse change in financial position of
Mortgagor; or in the event of an unauthorized encumbrance or change in ownership of the
Premises or of any other security for the Mortgage Loan ; or if in the opinion of LFUCG there is
any material decline in the value of the Premises or any other security for the Mortgage Loan ; or
should Mortgagor default on any other indebtedness now or hereafter owing LFUCG by
Mortgagor beyond any applicable grace or curative period; then, and in such event, at LFUCG's
sole option, without further notice or demand, the same being hereby expressly waived by
Mortgagor as evidenced by Mortgagor's execution of this Mortgage, the Mortgage Loan shall
become due, payable and collectible. Upon the happening of any such event (hereinafter an
"Event of Default"), in addition to any other right of remedy which LFUCG may now or
hereafter have at law or in equity, and not by way of limitation, LFUCG shall have the right and
power to exercise any or all or any combination of the following remedies: (a) to declare the
Mortgage Loan due and payable (and same shall thereupon be due and payable and to foreclose
upon this Mortgage and the lien hereof; (b) to sell the Premises according to law as an entirety or
in separate parcels; (c) to apply without notice (same being hereby expressly waived by
Mortgagor) for the appointment of a receiver to collect the revenues and profits of the Premises
and to preserve the security hereof as a matter of right, either before or after any foreclosure sale,
without regard to the value of the Premises or any other property as security for the amount due
LFUCG, or the solvency of any entity liable for the payment of such amounts; (d) to enter upon
and take possession of the Premises without application to any court, with the irrevocable
consent of Mortgagor as evidenced by Mortgagor's execution of this Mortgage, and collect the
revenues, issues and profits thereof, and, without the appointment of any receiver or application
being made therefor, to manage, promote and/or operate the Premises, either in LFUCG's name
or Mortgagor's name, by whatever means LFUCG may elect, and receive all the revenues, issues
and profits therefrom, and apply the same, after payment of all necessary charges and expenses
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deemed by LFUCG to be necessary, to payment of the Mortgage Loan . All the foregoing rights
and powers are effective and may be enforced by LFUCG either in conjunction with or without
any action to foreclose this Mortgage, and without applying at any time for a receiver for the
Premises. The foregoing rights and remedies are independent of and in addition to any statutory
right to appointment of a receiver. Written notices required by the foregoing paragraph shall be
sent by certified mail to the addresses provided in the Mortgage Loan Agreement.

15. Any sale under this Mortgage shall operate to divest all right, title and interest of
Mortgagor in and to the Premises and rights so sold; shall be a perpetual bar both in law and
equity against the Mortgagor; and shall be in bar of any equity or right of redemption, the same
being expressly waived by Mortgagor.

16.  Mortgagor represents and warrants, to its knowledge and belief, that no hazardous
substances are present on the Premises. Furthermore, Mortgagor represents, warrants, and agrees
that Mortgagor will not use, generate, treat, store, dispose of or otherwise introduce any such
hazardous substances into or on the Premises. Mortgagor represents, warrants and agrees that
there is no current and will be no future unlawful physical (including environmental, natural,
artificial, structural or chemical) hazard or potential hazard (including, without limitation, the
presence, accumulation or storage of any toxin, toxic waste, toxic affluent or discharge) or
condition in or on or affecting the Premises or affecting the health of any person in or on the
Premises. The Mortgagor shall pay immediately when due the cost of removal of any such
wastes or substances, and shall keep the Premises free of any lien imposed pursuant to laws,
rules, regulations and orders pertaining to hazardous wastes or substances and the removal
thereof; in the event Mortgagor fails to do so, it shall be deemed an Event of Default. The
Mortgagor shall indemnify LFUCG and hold LFUCG harmless from and against all loss, cost,
damage and expense (including, without limitation, attorneys' fees and cost incurred in the
investigation, defense and/or settlement of claims) that LFUCG may incur as a result of or in
connection with the assertion against LFUCG of any claim relating to the presence or removal of
any hazardous waste or substance referred to in this paragraph, or compliance with any federal,
state or local laws, rules, regulations or orders relating thereto. The obligations of Mortgagor
under this paragraph to indemnify LFUCG and hold LFUCG harmless shall survive payment of
the Mortgage Loan and Note and shall survive release of this Mortgage and shall extend to the
representatives, successors and assigns of LFUCG.

17. Whenever used in this Mortgage, unless the context shall otherwise clearly require, the
term “Mortgagor” shall include the heirs, representatives, successors and assigns, as the case
may be, of Mortgagor and all persons claiming by, through, or under Mortgagor; the term
“Mortgagor™ shall include the successors and assigns, as the case may be, of Mortgagor and all
persons claiming by, through, or under Mortgagor; the term “person™ shall include any
individual, partnership, corporation, trustee, or unincorporated association. The singular shall
include the plural and the plural, the singular; the gender used shall include the other genders.
The invalidity or unenforceability of any one (1) or more phrases, sentences, clauses or
paragraphs of this Mortgage shall not affect the validity or enforceability of the remaining
portions of this Mortgage or of any part hereof. If this Mortgage is invalid or unenforceable as to
any part of the Mortgage Loan , or if this Mortgage is invalid or unenforceable as to any part of
the Premises, the unsecured or partially unsecured portion of the Mortgage Loan shall be
completely paid prior to the payment of the remaining secured or partially secured portion of the
Mortgage Loan ; and all payments made on the Mortgage Loan , whether voluntary or under
8



foreclosure or other enforcement action or procedure, shall be considered to have been first paid
on and applied to the full payment of that portion of the Mortgage Loan which is riot secured or
fully secured by this Mortgage.

18. All the terms, covenants, conditions and agreements herein set forth shall be binding
upon and inure to the benefit of the respective heirs, executors, administrators, attorneys,
representatives, successors and assigns, as the case may be, of the parties hereto.

19. No delay or omission on the part of LFUCG in exercising any right or remedy hereunder
or under any other Mortgage Loan Documents shall operate as a waiver of such right or remedy
or any other right or remedy. A waiver by LFUCG on any one occasion shall not be a bar to or
waiver of any right or remedy on any further occasion. The rights and remedies provided herein
and in the other Mortgage Loan Documents are cumulative, and LFUCG may resort to any other
right or remedy or any combination thereof available under the other Mortgage Loan Documents
or at law or in equity without first exhausting and without affecting or impairing the security of
or any right or remedy afforded by this Mortgage. No waiver shall be effective as to LFUCG
unless same shall be in writing by its duly authorized officer; any such waiver shall be construed
strictly according to its terms.

20.  If Mortgagor shall pay to LFUCG all sums due LF UCG under the Note and the interest
thereon, in the manner and at the times mentioned in the Note, or otherwise in connection with
the Mortgage Loan , and Mortgagor shall pay LFUCG any and all other sums due from
Mortgagor to LFUCG under this Mortgage and shall fully keep and perform the terms,
covenants, conditions and agreements under this Mortgage or otherwise due LFUCG relative to
the Mortgage Loan , then this Mortgage and the estate granted thereby shall cease and be void,
and this Mortgage shall thereupon be released by LFUCG at the cost and expense of Mortgagor.

This Mortgage may be executed by the parties in any number of counterparts, each of
which shall be an original, but such counterparts together shall constitute one and the same
instrument.

This Mortgage is taken, in part, to secure a Mortgage Loan made for the purpose of
erecting, improving or adding to a building.

IN TESTIMONY WHEREOF, LFUCG and the Mortgagor have caused this instrument to
be executed by LFUCG and the Mortgagor’s duly authorized officers this day and date first
hereinabove appearing.

FAYETTE COUNTY LOCAL DEVELOPMENT CORPORATION

By: L"\ @Q;__—f/\

Norman Franklin, Vice President and
Development Manager




COMMONWEALTH OF KENTUCKY )
)
COUNTY OF FAYETTE )
Subscribed, swom to and acknowledged before me this Z‘) day of October 2017, by

Norman Franklin, as Vice-President and Development Manager, on behalf of Fayette County
Local Development Corporation.

My commission expires: 11/24 fo, g

(T 2,72 asuses,

Notary Public

LEXINGTQN-FAYETTE URBAN COUNTY GOVERNMENT

W a yor

AJVEST:

)/L( /7('1/(@

k{ Urban Coﬁrﬁy Council ’f

T

Attorney Senior
Lexington-Fayette Urban County Government
200 East Main Street

Lexington, Kentucky 40507

(859) 258-3500
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EXHIBIT A
The Property being all of ...

458 Ash Street

Beginning at a point in the East side of Ash Street Two Hundred Eighty-
One (281) feet from Georgetown Street; thence in a Southerly direction
along Ash Street, Sixty (60) feet to Selkirk’s line; thence along Selkirk’s
line One Hundred Ninety (190) feet, more or less, to another corner to
Selkirk; thence in a Northerly direction Sixty (60) feet; thence in a
Westerly direction Two Hundred (200) feet, more or less, to the point of
beginning and being all of Lots No. 47 and 48 of Block “G” in the Forest
Hill Addition to the City of Lexington, a plat of which is of record in Plat
Cabinet E, Slide 53, formerly Plat Book 1, Page 53 in the office of the
Fayette County Clerk; the improvements thereon being known and
designated as No. 458 Ash Street, Lexington, Kentucky; and

Being the same property conveyed to Fayette County Local Development
Corporation, a Kentucky non-profit corporation, by deed dated October
28, 2016, of record in Deed Book 3442, Page 382, in the office of the
Fayette County Clerk.



LEXINGTON-FAYETTE URBAN COUNTY GOVERNMENT
AFFORDABLE HOUSING FUND
PROMISSORY NOTE

$157,045.00 October ﬁ, 2017

FOR VALUE RECEIVED, FAYETTE COUNTY LOCAL DEVELOPMENT CORPORATION, a
Kentucky non-profit corporation, whose principal address is 148 DeWeese Street, Lexington,
Kentucky 40507 (the “Maker”) promises to pay to LEXINGTON-FAYETTE URBAN County
GOVERNMENT ("LFUCG"), an urban county government created pursuant to KRS Chapter 67A,
whose principal address is 200 East Main Street, Lexington, Kentucky 40507, its successors and
assigns, the principal sum of ONE HUNDRED FIFTY-SEVEN THOUSAND FORTY-FIVE AND 00/100
DOLLARS ($157,045.00) or so much thereof as may be advanced under the Loan Documents (as
defined in the Loan Agreement) and outstanding, together with interest thereon at the rate of zero
percent (0%) per annum from date of disbursement until completion of construction, and then two
percent (2%) per annum from date of completion or September 1, 2018, whichever occurs first, and
until paid in full, calculated and paid in the manner hereinafter set forth, as follows:

A. Interest on the outstanding principal calculated in the manner set forth below shall
be due and payable in arrears on the 1™ day of each month beginning on the date of
completion of the duplex units or September 1, 2018, whichever occurs first, and
continuing on the first day of each succeeding month thereafter until the principal
halance shall be paid in full,

B. Unless otherwise agreed to in writing, or otherwise required by applicable law,
payments shall be applied first to accrued, unpaid interest, then to principal, and any
remaining amount to any unpaid costs or charges, provided however, upon an Event
of Default, without cure, LFUCG reserves the right to apply payments in its sole
discretion;

C. Any payment due under this Note on a day which is not a business day shall be
made on the succeeding business day and any resulting extension of time shall be
included in the computation of the interest payment amount.

D. All interest hereunder shall be computed on the basis of a year of 360 days, and in
each case shall be payable for the actual number of days elapsed.
E. The entire principal balance, together with all interest accrued and unpaid thereon

and all other sums due under this Note shall be due and payable on September 1,
2033, (the “Maturity Date”™)

If any payment required under this Note is not paid within ten (10) days after such payment
is due, the undersigned will pay to LFUCG or the subsequent holder of this Note a late charge equal
to five percent (5%) of the amount of such payment or Twenty-five Dollars ($25.00), whichever is
greater, up to a maximum of One Thousand Five Hundred Dollars ($1,500.00) per late charge to
compensate LFUCG for administrative expenses and other costs of delinquent payments. This late
charge may be assessed without notice, shall be immediately due and payable and shall be in
addition to all other rights and remedies available to LFUCG.

This Note evidences indebtedness incurred under, and is subject to the terms and provisions
of, a Commitment Letter (the “Commitment Letter”) dated July 5, 2017, and updated on September
20, 2017, and a Loan Agreement (“Loan Agreement”) between the undersigned and LFUCG, of
even date herewith, providing for an amortizing mortgage loan of ONE HUNDRED FIFTY-SEVEN
THOUSAND FORTY-FIVE AND 00/100 DOLLARS (8$157,045.00) and this Note is expressly subject
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to and will be bound by the terms and conditions set forth in such Commitment and Loan
Agreement as if all of such terms and conditions were expressly set forth herein.

If (1) any installment of interest or the payment of principal required by this Note remains
unpaid for more than 10 days after the due date thereof, or (2) the undersigned or any guarantor
should be the subject of any voluntary or involuntary bankruptcy, receivership or other insolvency
proceeding, or (3) the undersigned fails to observe or perform any of the terms of this Note or (4)
there is any default by undersigned under the Rehabilitation Loan Agreement, the Mortgage or any
other document, instrument or agreement providing any security for this Note, then, in any of those
events, LFUCG or the holder of this Note may declare the remaining principal balance of this Note
(or so much thereof as may have been advanced) to be immediately due and payable. In the event
of default under this Promissory Note, interest shall accrue on the entire unpaid balance at a rate of
twelve percent (12%) per annum from the date the default is declared until the default has been
cured.

Any waiver of any default hereunder or under the instruments securing this Note at any time
will not, at any other time, constitute a waiver of the terms of this Note or the instruments securing
it, and the acceptance of payments upon the indebtedness evidenced hereby will not constitute a
waiver of the option of LFUCG or the holder of this note to accelerate repayment of the entire
unpaid balance, unless LFUCG or the holder expressly grants such waiver in writing.

This Note is also secured by and is further subject to a Declaration of Covenants and
Restrictions (“Declaration”) (collectively, the “Loan Documents”) all of even date herewith
executed by Borrower in favor of LFUCG, and this note is expressly made subject to and will be
bound by the terms and conditions set forth in said Loan Documents as if all such terms and
conditions were expressly set forth herein. All sums which shall or may become due and
payable by the Maker in accordance with the provisions of this Note shall be deemed to
constitute additional interest on, and shall be evidenced by this Note, shall be secured by the
Mortgage and the other Loan Documents.

The Borrower and all persons now or hereafter liable, whether primarily or secondarily,
for the whole or any part of the indebtedness evidenced by this note jointly and severally:

(a) agree to remain and continue to be responsible for the payment of the principal of and
interest on this note notwithstanding any extension or extensions of time of the payment of the
principal or interest, or any change or changes by way of release or surrender of any collateral, real
or personal, held as security for the payment of this Note, and waive all and every kind of notice of
such extension or extensions, change or changes and agree that the same may be made without the
Jjoinder of any such persons;

(b) waive presentment, notice of dishonor, protest, notice of protest and diligence in collection
and all exemptions, whether homestead or otherwise, to which they or any of them may now or
hereafter be entitled under the laws of Kentucky or any other state; and

(c) agree, upon default, to pay all costs of collection, securing or attempting to collect or
secure this Note, including a reasonable attorney's fee, whether same be collected or secured by suit
or otherwise, providing the collection of such costs and fees is permitted by applicable law.

The outstanding principal amount of this note may be prepaid in whole or in part at any
time without penalty.



The Maker (and the undersigned representative(s) of the Maker) represents that the Maker
has full power, authority and legal right to execute and deliver this Note and that this Note
constitutes a valid and binding obligation of the Maker.

This Note will be governed by and construed in accordance with the laws of the
Commonwealth of Kentucky.

The undersigned shall have no personal liability under this note or any other Loan
Document for the repayment of the indebtedness evidenced by this note or for the performance
of any other obligations of the undersigned under the Loan Documents (collectively, the
“Indebtedness”), and LFUCG’s only recourse for the satisfaction of the Indebtedness and the
performance of such obligations shall be LFUCG’s exercise of its rights and remedies under the
Loan Documents with respect to the Premises (as defined in the Mortgage) and any other
collateral held by LFUCG as security for the Indebtedness. This limitation on the undersigned’s
liability shall not limit or impair LFUCG’s enforcement of its rights against any indemnitor or
guarantor pursuant to any agreement of indemnity or guaranty. Notwithstanding the foregoing
provisions, the undersigned shall be fully and personally liable for damages to LFUCG resulting
from (i) the undersigned’s fraud or misrepresentation, whether affirmative or by omission; (ii)
the misapplication of (a) proceeds of insurance covering any portion of the Premises, or (b)
proceeds of condemnation of any portion of the Premises or proceeds from the sale or
conveyance of any portion of the Premises in lieu of condemnation; and (iti) all reasonable costs
and expenses including court costs and reasonable attorney’s fees incurred in collecting any of
ine foregoing.

[ INTENTIONALLY LEFT BLANK — SIGNATURE PAGE TO FOLLOW ]



FAYETTE COUNTY LOCAL DEVELOPMENT CORPORATION

By: —_ @02———4

Norman Franklin, Vice President and
Development Manager

COMMONWEALTH OF KENTUCKY )
)
COUNTY OF FAYETTE )

e
Subscribed, sworn to and acknowledged before me this 37 day of October 2017, by
Norman Franklin, as Vice-President and Development Manager, on behalf of Fayette County
Local Development Corporation.

My commission expires: M q

sz T AL wrvsese

Notary Public

@ STRU T PARED BY:

Melissh Moofe ~Esq.

Attorney Senior

Lexington-Fayette an County Government
200 East Main Street

Lexington, Kentucky 40507

(859) 258-3500




PROPERTY DESCRIPTION

458 Ash Street
Being the property located at:

Beginning at a point in the East side of Ash Street Two Hundred Eighty-
One (281) feet from Georgetown Street; thence in a Southerly direction
along Ash Street, Sixty (60) feet to Selkirk’s line; thence along Selkirk’s
line One Hundred Ninety (190) feet, more or less, to another corner to
Selkirk; thence in a Northerly direction Sixty (60) feet; thence in a
Westerly direction Two Hundred (200) feet, more or less, to the point of
beginning and being all of Lots No. 47 and 48 of Block “G” in the Forest
Hill Addition to the City of Lexington, a plat of which is of record in Plat
Cabinet E, Slide 53, formerly Plat Book 1, Page 53 in the office of the
Fayette County Clerk; the improvements thereon being known and
designated as No. 458 Ash Street, Lexington, Kentucky; and

Being the same property conveyed to Fayette County Local Development
Corporation, a Kentucky non-profit corporation, by deed dated October
28,2016, of record in Deed Book 3442, Page 382, in the office of the
Fayette County Clerk.



