Date of Meeting: October 11, 2016

# 20

BOARD OF SUPERVISORS
FINANCE/GOVERNMENT OPERATIONS AND
ECONOMIC DEVELOPMENT COMMITTEE

ACTION ITEM
SUBJECT: Joint Trust Fund Committee Recommendation to Fund
Good Shepherd Alliance’s Purchase of Mary’s House of
Hope
ELECTION DISTRICT: Countywide
CRITICAL ACTION DATE: At the pleasure of the Board
STAFF CONTACTS: Ellen Grunewald, Family Services

Kelly N. Marrocco, Family Services

PURPOSE: To allocate $300,000 from the Housing Funds to the Good Shepherd Alliance
(GSA) to purchase the building that houses Mary’s House of Hope, a transitional home for single
mothers with children in crisis operated by the GSA.

RECOMMENDATIONS:

Joint Trust Fund Committee: The Joint Trust Fund Committee (JTFC) recommends that the
Finance/Government Operations and Economic Development Committee (FGOEDC)
recommend that the Board of Supervisors (Board) approve an allocation of $300,000 to the GSA
for the purchase of the building that houses Mary’s House of Hope, a transitional home for single
mothers with children in crisis operated by the GSA. The Committee recommends that a lien be
placed on the property requiring GSA to retain ownership and operate the home as a transitional
home for a minimum of 15 years, or return the $300,000 or the appraised value of the property
and improvements at time of sale, whichever is less, to the County.

Staff concurs with the Joint Trust Fund Committee recommendation.

BACKGROUND: On July 1, 2008, the Board adopted the Housing Funds application and
review process (Attachment 1). This process and associated funding was established to enable
the Board to provide financial support to non-profit affordable housing developers to address
unmet housing needs. The Board also adopted application guidelines that govern the process,
and approved $3 million from several sources to capitalize the Housing Funds.

The Housing Funds were approved to be used for a variety of purposes as outlined in the adopted
Housing Funds Guidelines, including the purchase of units to preserve affordability. The Joint
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Trust Fund Committee, which includes three Affordable Dwelling Unit Advisory Board
members, three Housing Advisory Board members and one Economic Development Authority
member, was formed to review applications and make recommendations to the Board on
applications for use of Housing Funds (Attachment 2).

The Board allocated $3 million to support the Housing Funds program by using affordable
housing proffers and a completely separate pool of money called the County of Loudoun
Housing Trust. The Housing Trust is comprised of a number of different sources generated by
the ADU program — market sales, cash in lieu buyouts, the sale of covenant expired units and
profters specifically to the Trust. Housing Trust money, because it is derived from the sale of
ADUs, including Housing Trust funds that are part of the Housing Funds program, is restricted
to serving households with incomes between 30% to 70% Area Median Income (AMI)
(Attachment 3).

The non-Trust funds in the $3 million allocation do not have a limitation on the incomes that are
served by projects funded by them as long as the projects provide affordable housing. Since the
establishment of the Housing Funds, the Board has approved the following projects:

e $500,000 to the Loudoun Habitat for Humanity for the Erin Peterson project and the
Neighborhood Stabilization Program funded by the County of Loudoun Housing Trust
portion of the Housing Funds (November 4, 2009);

e $392,500 to the Windy Hill Foundation for the rehabilitation of the Windy Hill Cottages
funded by the proffered funds portion of the Housing Funds (January 20, 2010);

e $198,000 to Good Shephard Alliance to purchase one transitional home funded by the
proffered funds portion of the Housing Funds (April 28, 2010); and

e $500,000 to Good Shepard Alliance to purchase two transitional homes funded by the
proffered funds portion of the Housing Funds (December 6, 2011).

At this time, there is $1.4 million of County of Loudoun Housing Trust money left in the original
Housing Funds allocation to support applications that serve households with incomes between
30% and 70% AMI, and $312,000 in proffer funds that are unrestricted as to incomes served.
The current GSA application, if approved, would be funded by the proffered funds portion of the
Housing Funds because the project will serve households with incomes below 30% AMI. Once
the $3 million is allocated it would be a Board of Supervisors decision to allocate additional
money to the Housing Funds.

APPLICATION: The current GSA application requests $300,000 to be used to purchase the
building used as a transitional home for homeless mothers with children in crisis, called Mary’s
House of Hope (Attachment 4). GSA has managed this home for eight (8) years under a $1 per
year lease with the Town of Purcellville (Town). The Town would like to sell the property to
GSA for $300,000 and has worked closely with GSA to subdivide and rezone the property for
that purpose, having waived approximately $8,000 in legal fees to subdivide and rezone the
property to support the residential use (Attachment 5). The appraised value of the building is
$339,000 and the assessed value is $350,000.
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GSA provides housing and counseling to mothers and their children experiencing a crisis in an
effort to stabilize their financial situations. The assistance is short term for a period of
approximately 12 months; after which, the family should be able to afford a market rate rental
unit. GSA then assists another family in crisis. Clients typically assisted by GSA are supported
by an income below 50% of the AMI and most are living below the poverty level ($22,850).
GSA currently manages this home along with six additional transitional homes.

COMMITTEE REVIEW: The JTFC met on August 29, 2016 to discuss GSA’s application for
Housing Funds. GSA Executive Director, Vickie Koth, and Purcellville Town Manager, Rob
Lohr, provided background on the transitional program and the history of the property. The
JTFC considered the application in relation to key Housing Funds Guidelines to include:

e Proposed Leverage. The Housing Funds Guidelines require a 2:1 leverage ratio. The
Committee discussed how the proposal meets the ratio. GSA proposes to contribute
matching funds that include paying for all closing costs associated with the purchase of
the property and $35,000 in operating expenses per year (approximately $525,000 in
operating expenses over 15 years). In addition, GSA renovated the home in 2006 which
cost approximately $200,000. According to the property appraisal as of 07/01/15 (valued
at $339,000), GSA will have at least $39,000 of equity in the property upon purchase.
GSA’s total equity and operating expenses over the next 15 years is in excess of
$700,000, which meets the 2:1 leverage ratio requirement of the Housing Funds
Guidelines.

e Grant versus Loan. The Housing Funds Guidelines allow funding to be structured as a
grant if the clients served are at or below 50% AMI. The Committee discussed the fact
that the households served at Mary’s House of Hope earn at or below 30% AMI. In
addition, the Committee wanted assurance that if grant funds were provided that the
home would continue to be used as a transitional home for homeless mothers in crisis and
that, given their success rates, GSA would continue to operate the home and not sell the
property in the near future, which is why the Committee is recommending that a lien be
placed on the property to secure the use for 15 years.

e Preservation of Affordable Housing. One of the Housing Funds Guidelines purposes is
to preserve affordable housing. The Committee discussed the success of Mary’s House
of Hope and the services that GSA provides to the County in providing housing and
counseling to homeless mothers in crisis. In addition, they discussed the Town’s support
and commitment including the efforts and cost to subdivide and acquire proper zoning to
ensure that Mary’s House of Hope could continue to provide this needed service.

The JTFC determined to recommend that the Board of Supervisors approve the allocation of
$300,000 from the Housing Funds to the GSA for the purchase of Mary’s House of Hope; place
a lien on the property requiring GSA to retain ownership and operate the home as a transitional
home for a minimum of 15 years or return the allocation of $300,000 or the appraised value at
the time of sale, whichever is less, to the County. The Committee approved the request for the
following reasons:
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e The success rate of the Mary’s House of Hope program.

e The need for a transitional home to house and counsel mothers with children in crisis.
e The households served are at or below 30% AMI.

e The assurance that the property will continue as a transitional home.

e The assurance that GSA will not sell the property within 15 years.

ISSUES: Should the Board grant $300,000 from the Housing Funds allocation to the GSA to
purchase the building which houses Mary’s House of Hope and use most of the remaining
proffered fund portion of the Housing Funds allocation for this purpose?

FISCAL IMPACT: There is approximately $1,700,000 available to the Housing Funds. Of
this amount, $1.4 million is restricted for use for projects that benefit households with incomes
between 30% AMI and 70% AMI because this part of the Housing Funds comes from the
County of Loudoun Housing Trust. The proffered funds amount to $312,000 of the remaining
balance. Granting $300,000 will reduce the funding available for any income to $12,000,
leaving a total of approximately $1,400,000 available to the Housing Funds.

ALTERNATIVES:

1. The FGOEDC could choose not to recommend a grant of $300,000 of the Housing Funds to
GSA to purchase Mary’s House of Hope.

2. The FGOEDC could choose to recommend an allocation of less than $300,000 of the
Housing Funds to GSA to purchase Mary’s House of Hope.

DRAFT MOTIONS:

1. I move that the Finance/Government Operations and Economic Development Committee
recommend that the Board of Supervisors approve the allocation of $300,000 to the GSA
for the purchase of Mary’s House of Hope, a transitional home for single mothers with
children in crisis, and place a lien on the property requiring the GSA to retain ownership
and operate the home as a transitional home for a minimum of 15 years or to return the
allocation of $300,000 or the appraised value at the time of sale; whichever is less, to the
County.

OR

2. I move an alternate motion.

ATTACHMENTS:

1. Housing Funds Guidelines, Revised 11-7-2012

2. JTFC Membership List

3. Relationship of the County of Loudoun Housing Trust to the Housing Funds
4. Good Shepherd Alliance Application

5. Town of Purcellville Letter and Aerial Photo of Subject Property



Housing Funds Guidelines
Information about the Review Process; Goals for the Use of Funds;
Application Materials

The Housing Funds application process was established by the Loudoun County Board of
Supervisors on July 1, 2008 to provide financial resources to assist non-profit, government, and
other organizations and agencies in the development and preservation of affordable, workforce
homeownership and rental housing. The following guidelines provide information about the
purpose and the use of the funds, eligibility, application review criteria and the review process. The

application form is also attached.

1 Adopted July 1, 2008
Revised February 1, 2012
Revised November 7, 2012
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HOUSING FUNDS GUIDELINES

Purpose

The Housing Funds application process is established to enable the County to provide financial
support in partnership with the private sector to address the unmet housing needs of County citizens
and workers earning less than 100% of the Washington Area Median Income (AMI). The AMI is a
regional income measurement, set annually by the U.S. Department of Housing and Urban
Development. (AMI is $107,500 for 2012). The County desires to use most of the funds for projects
that produce housing affordable to citizens and workers who earn 60% AMI or less, which is the
area of greatest need for public financial support. The fundamental use of the funds is to increase
and retain the supply of affordable homes in Loudoun County. Housing Funds will be used to
support housing for the workforce, which is important for the County’s economic development.

Eligible Applicants

Eligible applicants include non-profit organizations, local government agencies, faith-based
organizations, and other community groups that propose to incorporate long-term affordable housing
into housing development.

Use of Funds
Funds will be used for capital subsidies (defined as hard and soft costs) of housing development to
include construction and rehabilitation. Funds cannot be used for operating expenses, social services,
project reserves, developer fee, pre-development costs (except as listed below) or other non-
development related activities. Eligible uses include:
e Construction of units
Capital Subsidies- defined as hard and soft costs (not to include developer fee)
Rehabilitation of units (to include home repair and water and sewer service)
Accessibility Improvements (to meet handicapped accessible requirements)
Purchase of units to preserve affordability (to include new and expiring Affordable Dwelling
Units (ADUs)
e Mixed Income Projects
e Affordable Dwelling Unit (ADU) program support activities
e Retention of Units
e Proffered affordable units — Funds may be used on projects that include proffered affordable
units as long as the developer can provide evidence of a significant enhancement to
affordability to include, but not limited to the following: provide additional number of
affordable units, provide units to clients with lower Area Median Income (AMI) than the
proffer requires and/or provide additional Housing and Urban Development (HUD) 504
compliant units than required.
e Allow pre-development funds for affordable rental and homeownership projects by
affordable housing providers under the following conditions:
0 The maximum amount of funds to be expended on pre-development may not exceed
$ 50,000.
0 Allowable uses of pre-development funds are limited to:
= Architectural Design/Conceptual Drawings
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®  Market Study
= Title Search
0 Applicant must provide evidence that the applicant first solicited pre-development
funds from other sources such as the Community Development Block Grant (CDBGQG)
or provide a letter stating why other funding sources are not available.
O Units must be produced; if units are not produced then the pre-development funds
must be paid back to the Housing Funds.

Application Review Criteria

The application process includes specific evaluation criteria. Proposals will be reviewed in the order
in which they are received, and funding decisions will be made based on the merits of each proposal
and the availability of funds. Projects may not get recommended or approved for the full funding
that is requested in the application. The following factors will be considered in reviewing an
application:

Percent of units that address unmet housing needs at each income increment

Number of units that address unmet housing needs at each income increment

Design Quality (to include energy efficiency and accessibility)

Maximum use of a range of funding sources (The application should identify firm financial
commitments from other sources)

e 2:1 leverage ratio or higher with well-documented cost estimates. (The application should
show how the funding request is complemented by other sources of financing, such as tax
credits, debt, state, federal, and private funds, and other sources). The applicant may use
committed CDBG and other County funds (other than Housing Funds) as a source of
developer leverage in the 2:1 ratio requirement

Consistency with accepted underwriting standards and guidelines

The cost of monthly Condo fees to the occupant

Evidence of site control and a firm development timetable

Amount of funds that revolve back into fund

Demonstrated development experience and organizational capacity to manage the project
Cash-flow

Clear consistency with the County’s Housing Policy

Compliance with applicable zoning and land use requirements

Project readiness, preferably within one year (to include financing, zoning, and entitlement
status) (In some cases, funds may be dispersed upon zoning approval)

Documentation of market feasibility

Demonstration of the effective use of funds to address a critical housing issue

Must add to the supply or help retain affordable units

Must have a minimum of 15 year affordability period on project

Order of receipt of application may be a factor

® o o o

® 6 o o o o o ¢
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Funding Priority
Funds will be provided in the form of grants or loans. The loans will have a 15 year term which will
balloon at the end of the 15" year.

The loans will require interest only payments to begin the 61 month and based on the AFR% at the
time of loan settlement. The maximum funding amount is 50% of the fund balance or $1.5 million
(or max. amount available in fund at application approval) whichever is greater. Proposed projects
must significantly leverage other funding sources, to include private, federal, state, and local. The
County prefers loans; however, grants will be considered on projects that support a maximum AMI
of 50% or below.

Application Submission and Review Process

Applications will be accepted, screened, and reviewed by the Joint Trust Fund Committee. All
funding decisions will be at the discretion of the Loudoun County Board of Supervisors. Once the
application is submitted, the applicant will be notified in 10 business days by staff of the Department
of Family Services (DFS) to confirm receipt of the application.

Applications will be reviewed for completeness and date stamped by the staff. Applications will be
reviewed in a three tiered review and recommendation process to include:
1. Public Announcement of the Availability of Funds.

2. An optional Pre-application meeting is recommended before submittal of an application.
The purpose of the meeting is to discuss the proposed project goals, financing sources, and
implementation challenges for the benefit of both the County and the applicant. The meeting
will include DFS staff and may be coordinated with other County agencies to help identify
planning, zoning, transportation and other issues for the applicant in a timely manner.

3. Applicant Submits Application. It is date stamped and documented that received.

4. DFS Staff Review Application Materials (application deemed complete/incomplete). (10
working days)

5. Applicant notified in writing of status and additional information may be requested.

6. A Staff Review Committee Reviews Application and Develops a Recommendation to the
Joint Trust Fund Committee (Including Department of Financial Services & County
Attorney staff). (30 day review process after applicant’s receipt of acceptance of a complete
application.)

7% Joint Trust Fund Committee Reviews Application and Develops a Recommendation for
Board of Supervisors’ consideration. Applications may be recommended for partial funding.
(30 day review process)

8. Joint Trust Fund Committee (representing the Housing Advisory Board, the Affordable
Dwelling Unit Advisory Board and the Industrial Development Authority) Presents
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Recommendation to the Board of Supervisors. (To go on Board agenda within 30 days or as
soon as possible.)

Final funding decisions are made by the Loudoun County Board of Supervisors upon
recommendation of the Joint Trust Fund Committee.

Submission Requirements
An applicant must submit 1 original and 7 copies of the application. Applications should be
submitted electronically and in hard copy. The application can be mailed or delivered to:

Department of Family Services

Division of Housing and Community Development
102 Heritage Way, N.E.

Suite 103

Leesburg, VA 20176
kelly.marrocco@loudoun.gov

Documentation

The applicant is required to provide any documents, records, or other information that is needed to
complete approval of the loan. Information may include project cost estimates, contracts, budgets,
financial statements and tax returns.
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APPLICATION FORM

A. Applicant Information

Name:
Mailing Address:

Contact:

Title:

Taxpayer ID:

Type of Ownership:
Corporation_
Individual

General Partnership

If Partnership, Specify Names:

Limited Partnership
Limited Liability
Non-Profit (501(c) (3)

Phone:
Fax:
E-mail:

Other

Address SSN

Developer Information: (complete if different from applicant information)

Company Name:

Contact:

Address:

City:

E-mail Phone

Suite/Floor:
State: Zip Code:
Fax

Experience

Prior Affordable Housing Development Experience: Yes No

List other properties developed below:
Property Type Contact
Name

# of Affordable/
Units Market Rate

Rental/
For Sale

Location

Project Information

Project Name:

Street Address:

PIN:

Zip Code:
Census Tract:
Lot Number:
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PIN: Square Number:
PIN: County District:
Town: County:

Funding Request:

Purpose of Requested Funding:
(Check all that apply)
___Construction
___Acquisition of existing units
___Rehabilitation
__Accessibility

___Rent Subsidy

____ADU support program

Project Type:
(Check all that apply)
__ Multi-family ___Substantial Rehabilitation (over $30,000 per unit)
__Single Family (Detached) __Moderate Rehabilitation (under $30,000 per unit)
__Single Family (Attached) __New Construction
__ Mixed Use
__ Other

Type of Occupancy:

(Check all that apply)
__ Families
60 years and older
__Singles
__ Special needs
__Total Units

Area Median Income (AMI) Occupancy Restrictions on the Project:

___Units to be occupied by households with incomes at less than 30% AMI
____Units to be occupied by households with incomes between 30% and 40% AMI
___Units to be occupied by households with incomes between 40 and 50% AMI
____Units to be occupied by households with incomes between 50 and 60% AMI
___Units to be occupied by households with incomes between 60 and 80% AMI
___Units to be occupied by households with incomes between 80 and 100% AMI
__ Units that will be unrestricted (>100% AMI)

_ Total Units
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C. Project Proposal

Project Description. Provide a general description of the proposed project, identifying the project
type, its location, short and long term goals, and the population it is intended to serve.

Organizational Structure and Capacity. Describe the applicant’s development and management
team and the organizations’ experience and ability to undertake and complete the project.

Project Location and Site Control. Describe the project’s location, including the type of housing
or services to be provided within the context of existing neighborhood uses, housing types, and
amenities, access to public transportation, public utilities and services.

Project Target Population. Provide an overview of the market for the development as proposed. If
a rental project, describe the number of affordable units, the proposed rents and the target population
to be served.

Project Budget. Provide a detailed description of the proposed financing plan showing a 2:1
leveraged ratio.

Project Pro-forma.

Rental : A 15 year pro forma (project income and expenditure statement) should be attached which
includes anticipated rental revenues and ancillary income, as well as income such as market
vacancy, operating and management costs, and debt service.

Homeownership: A Project Pro-Forma and a Sources & Uses Statement.

Project Schedule. Indicate the proposed project schedule, including pre-development, site control,
zoning approval, financing and construction milestones, along the critical path to completion/lease

up.

Evidence of Financing Commitment. All anticipated funding and financing sources should be
listed with a statement regarding the level of commitment at the time of submission of the
application. If the affordable rental application is approved, the County can provide a letter of
support for the project to leverage funds and obtain construction and/or permanent financing;
however, no funds can be disbursed from the Housing Funds until settlement occurs with the
construction and/or permanent financing. If the affordable homeownership application is approved,
funds may be disbursed to the project for an eligible applicant in accordance with the draw form
provided for reimbursable expenses outlined in the approved application regardless of construction
or permanent financing status.

Development Experience. Provide a summary of similar activities completed by the organization
and project team.
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Project Development Team. Provide information regarding all members of the development team

and the team’s approach to implementing the project.

Explain how the project aligns with the Application Review Criteria.

D. Project Budget

Explain why the requested amount is needed and how it will be leveraged. Explain the revenue
sources in the pro forma and specifically how the Housing Funds money will be allocated.

Project Activities

Requested
HTF Funds

Applicant's
Match Funds

Other Funding

Other
Federal

State
or
Local

In Kind/
Grants

Other

Total

A. Acquisition Costs

1. Land

2. Existing Structures

3. Other:

Appraisals, Soil Tests,
Surveys

B. Arch./Engineering Fee

1. Architect Fee

2. Engineering Fee

3. Other

C. Construction

. Building Permit fee

. Construction Costs

. Landscaping

. Labor/Materials

QA W[IN|F

. Other

D. Rehabilitation

. Building Permit fee

. Construction Costs

. Landscaping

. Labor/Materials

QAW |IN|F

. Other

E. Project Management

1. Project Management

2. Project Operating
Expense

a.

b.
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Attachment 1
Authorization Form

Organization Name:

Project Title:

I, certify that I am authorized to obligate
(Authorized Organization Official)

(Name of Organization) to apply for funding from the

County of Loudoun. I certify that all information contained herein is accurate to the best of
my knowledge.

Authorized Organization Official Date

Print Name Title

10 Adopted July 1, 2008
Revised February 1, 2012
Revised November 7, 2012



Appendices to the Application

Additional Applicant Information Required:
_____ Section 501 (c¢) 3 Determination Letter
______Articles of Incorporation
_____Agency By-laws
____List of Board Members
___ Key Staff Resumes
_____Organizational Chart
____ State Corporation Certificate
____ Current Organization Budget
____Annual Report
____ Company/Organization history, mission and/or strategic plan
_____ Current Board of Director’s Roster
_____Board Resolution authorizing application
____ Certificate of Good Standing
_____ 3 Years of Financial Statements
____15 Year Project Pro-Forma and a Sources and Uses Statement (rental projects)
_____Project Pro-Forma and Sources & Uses Statement (homeownership project)
____Provide a Community Outreach Plan
_____Proof of 15 Year Affordability or Greater
_____Evidence of applying for other sources of funds for pre-development
____Copy of Market Study (if available)
____ Copy of Architectural Design/Conceptual Drawings (if available)
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Joint Trust Fund Committee

Shaun Kelley — Chair- (ADUAB)
(Financial Rep- exp 3/31/2018)
(4 yr. Appointment)

Dawn Billow - (ADUAB)
(Realtor Rep. - exp. 09/30/2019)
(4 yr. Appointment)

Robert Fredeen - (ADUAB)
Program Participant exp. 12/31/17)
(4 yr. Appointment)

Brian Chavis - (EDA)

Michael J. Scheurer - (HAB)
(Consultant/Advisor- Affordable Housing Finance exp. 3/31/18)
(4 year Appointment)

Lance Nobles - (HAB)
(At-Large exp. 6/30/18)
(4 year Appointment)

Gregory Davidson - (HAB)
(At-Large exp. 2/28/19)
(4 year Appointment)

07.18.16
Attachment 2



S Relationship of the County of Loudoun Housing Trust

Cash Buyout

to the Housing Funds

Resale Unit Market Sale

Sale of Covenant Expired Units Proffers for Affordable Housing

Proffers to Trust

County of Loudoun

Housing Trust
Restricted to 30% to 70% AMI.

Housing Funds

$3 Million Allocation

Windy Hill Foundation $392,500
Good Shepherd Allowance $698,000

Attachment 3



APPLICATION FORM

A. Applicant Information

Name: The Good Shepherd Alliance Phone: 703-724-1555
Mailing Address: 20684 Ashburn Road — -
Ashburn, VA 20147 Fax: 703-832-0340
Contact: Vickie Koth _ E-mail: _vkoth@goodshegherdalliance.org

Title: Executive Director
Taxpayer ID:  54-1644294

Type of Ownership:

Corporation__ Limited Partnership__ Other

Individual Limited Liability _

General Partnership__ Non-Profit (501(c) (3) X

If Partnership, Specify Names: Address SSN

Developer Information: (complete if different from applicant information)

Company Name:
Contact:
Address: Suite/Floor:
City: State: Zip Code:
E-mail Phone - Fax_
Experience
Prior Affordable Housing Development Experience: X Yes No
List other properties developed below:
Property Type Contact # of Affordable/ Location Rental/
Name Units Market Rate For Sale
Hebron Emergency Shelter Vickie Koth  6/20 beds N/A North Leesburg
Peace House Transitional Vickie Koth 4/4 beds N/A North Leesburg
Mary’s House Transitional Vickie Koth 3/6 beds N/A Purcellvilie
Family Transitional Home VickieKoth  1/7 beds N/A Leesburg
Family Transitional Home Vickie Koth  1/7 beds N/A Leesburg
Family Transitional Home Vickie Koth  1/5 beds N/A Leesburg
Family Transitional Home Vickie Koth  1/5 beds N/A Leesburg
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Project Information

Project Name: _Mary’s House of Hope Transitional Home for Single Mothers

Zip Code: 20132

Street Address: South 20" Street

PIN:

PIN:

PIN:

Town: Purcellville

Funding Request: $300.000

Census Tract:
Lot Number:
Square Number:
County District:
County:

Purpose of Requested Funding:
(Check all that apply)

_ Construction

_X Acquisition of existing units
__Rehabilitation
___Accessibility

___Rent Subsidy

___ADU support program

Project Type:

(Check all that apply)
_X Multi-family
__ Single Family (Detached)
__ Single Family (Attached)

__ Other

Type of Occupancy:
(Check all that apply)
_X Families
__ 60 years and older
__Singles
__Special needs
_3 Total Units

__ Substantial Rehabilitation (over $30,000 per unit)
__ Moderate Rehabilitation (under $30,000 per unit)
__ New Construction

__ Mixed Use

Area Median Income (AMI) Occupancy Restrictions on the Project:

_3_Units to be occupied by households with incomes at less than 30% AMI
_0_Units to be occupied by households with incomes between 30% and 40% AMI
_0_Units to be occupied by households with incomes between 40 and 50% AMI
_0_Units to be occupied by households with incomes between 50 and 60% AMI
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_0_ Units to be occupied by households with incomes between 60 and 80% AMI
_0_ Units to be occupied by households with incomes between 80 and 100% AMI
_0_ Units that will be unrestricted (>100% AMI}

_3_Total Units

C. Project Proposal

Project Description

The Good Shepherd Alliance (GSA) will purchase our current transitional home in Purcellville,
Loudoun County. We intend to purchase our current Mary’s House of Hope Transitional Home for
single mothers with children from the Town of Purcellville for $300,000. Up until this time, the
Town of Purcellville has leased the home to us for $1.00 per year. This property is used for homeless
mothers in transition from a crisis return back to stability. They would be living below the poverty
level, but could be stable with some additional help. The housing would provide the single women
with children a place to live in the short term, but with the help of our intensive case management
program, would lead them back to stability. Families should not have to live in a van, or dark, damp
weekly hotel rooms in order to get back on their feet after losing their home. That environment
breeds discouragement, defeat, depression and strain on the family. Statistics show that many
homeless children develop behavior problems and do poorly in school. This home, on the other
hand, combined with our loving, caring, compassionate and highly trained professional staff,
provides hope and a brighter future for a family who can be stable again.

Organizational Structure and Capacity

The Board of Directors of The Good Shepherd Alliance (GSA) is comprised of a diverse group of
professionals from many areas of expertise including financial management, executive management,
business, legal services, development, and public relations. Board meetings are held every month
with near full attendance.

Qur Executive Director has 18 years of executive non-profit management experience including
program development and operations, financial management and team building. Her previous
experience includes development, operation and oversight, of both national and international
programs. She has been instrumental in the development of The Good Shepherd Alliance’s seven
housing facilities as well as three thrift stores. In the last eight years she has built up the
organizations database from 100 to over 20,000 individuals, businesses and churches in the area and
increased the donor base by 400%. She has also revamped the workforce to include professional
administrative, development, facility management and case management staff. She has successfully
developed three successful thrift store businesses to over $1.5 million dollars per year; earning
approximately $300,000 toward the operation of The Good Shepherd Alliance and providing over 35
jobs.
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Project Location and Site Control

Location: Loudoun County, Virginia

GSA holds safety as a top priority and holds high standards at all of our facilities. We have a solid
team of staff members who work together with excellent communication. Each site is regularly
checked by the two staff members assigned to oversee these properties. This site has an on-site
monitor who resides at the home who reports to our Director of Housing and Family Services.
Maintenance and repair of the facility is the responsibility of our Property Manager who reports
directly to the Executive Director. Maintenance schedules are followed at each of our locations.

Two professional case managers are responsible for the resident families (single mothers with
children), meeting regularly with them to assure that they are progressing in their program toward
self-sufficiency and providing any additional resources, referrals or counseling needed. This is a
requirement for the residence. We have strict rules against any abuse of drugs or alcohol and no
weapons are allowed on the property. Any violation of this would be an immediate discharge from
the residence. No other family members or friends of the tenant family may reside at the residence,
but may come for visits. Our house rules were reviewed by our lawyer, Patton Boggs, and each
resident must provide a signature in agreement with them.

We monitor that the property is kept neat and well maintained and that there are no disturbances that
would cause the home to stand out as anything other than the regular family residence it is intended
to be. We expect GSA to be model “landlords” and that there will be no issues with families that
have been identified as a good fit for this program and able to uphold all rules and expectations of
the program.

Target Population

Our program serves single mothers with children from many racial backgrounds, religions, and
walks of life in Loudoun County, Virginia. All families are living below 60% AMI and most are
living below the poverty level, unable to afford full-rent housing. We use the Federal Poverty
Guidelines to make this determination.

This home serves as housing for single women with children in transition and has three units that
can house a woman with up to two children. This would provide stability for the mother and
children as they work toward self-sufficiency, rather than having to move from place to place.
Mothers who come to live in this residence have first come through Emergency Shelter, but were
unable to find affordable housing through other means and need more time to reach stability. Our
focus would be on continuing to see them move toward self-sufficiency and decreased debt.

Project Budget
We intend to purchase our current Mary’s House of Hope Transitional Home for single mothers with

children from the Town of Purcellville for $300,000. I have attached a budget that includes our
operating expenses for one year. The grant request is for the $300,000 purchase price. Up until this
time, the Town of Purcellville has leased the home to us for $1.00 per year.

Project Schedule
The purchase is expected to take place prior to December 31, 2015.
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Evidence of Financing Commitment
There will be no other financing for this purchase. The Good Shepherd Alliance will be providing all

operating expenses for this Transitional Housing program for the unforeseeable future as we have
been providing these services for Loudoun County since 2007.

Development Experience
The Good Shepherd Alliance has maintained and operated our current emergency housing since

1997 and transitional housing since May, 2007. We care for 5 homes at this time. We have a
Maintenance Manager at our Hebron property who cares for the land - ten-acres — where we have
three houses and a garage. The property is well maintained as well as the homes and they are energy
efficient. One home is rented to the Maintenance Manager and his family while the other two are an
emergency shelter with 20 beds and a transitional home for 4 single women. We have a Director of
Housing and Family Services who is responsible for the monitoring and maintenance for all
facilities. We have regular pest management and HVAC service at all facilities. We had over 710
volunteers in 2010, many of which provide service hours helping with repairs, painting, landscaping
and the like. Our homes have been viewed by many Loudoun County officials as well as state
officials. Our facilities meet all required state standards according to the Department of Housing
and Community Development and we make it a priority to be sure the homes are safe and a healthy
environment.

In May 2007, GSA completed renovation of a home in Purcellville with the help of local
community. Since its dedication, four single mothers have successfully moved on to their own
apartments and new mothers move into their place to begin their journey.

In 2008, our Hebron facility received a new heating system, new exterior doors and insulation of the
underside of the house for energy efficiency. In 2009, the house was completely resided with the
help of Merritt Properties of Ashburn. In 2010, we took additional energy efficiency measures by
installing an additional dual heat pump system in the lower level and replacing two windows and
one set of sliding doors.

In June 2009, GSA completed renovation of a home in North Leesburg. This home is in operation
as a transitional home for single women.

In June 2011, GSA opened a new Family Transitional Home in Leesburg, which was purchased
through a grant from the Loudoun County Housing Funds. Vickie Koth, Executive Director, met
with both the district Supervisor and the Board of the HOA to assure a smooth transition into the
neighborhood and garner a mutually beneficial relationship to help assure the success of the program
for everyone.

In 2014, 88% of those exiting our self-sufficiency program moved on to transitional or permanent
housing, showing a high success rate of our intensive case management program. Homes are well
monitored, healthy and safe. We have received high regards from local and state officials. Our
guests and volunteers have expressed their pleasure at the well maintained, home-style environment
of our facilities as well as the professionalism and obvious sincerity of our staff.
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Project Development Team
Team includes the Executive Director, Director of Housing and Family Services, Family Housing
Monitor, and Case Managers. This model has been in practice here and at our other residences and

staff members are experienced in the program and what is expected of them and the resident
families.

Residents are at or below the poverty level, often underemployed needing time to increase income,
seek childcare, transportation and other needs before being able to afford full rent anywhere. A
candidate family will be interviewed to determine their willingness and capability to work our Six
Steps to Self-Sufficiency program and work intensively with our case managers.

Mothers are in the transitional phase of the program until they address financial concerns such as
paying down debt, saving money and becoming more stable in their jobs. At the end of one-two
years, when they have achieved a living above poverty level, have shown their ability to be stable
with a financial plan, and can afford full rent, they move on to regularly available housing and a new
mother with children are able to take their place in the home.

Alignment with Evaluation Criteria
Project - This project uses the availability of Housing Funds to provide for low-income households.

It is a wise solution to a clearly defined problem directly aligned with the Housing Fund goals of
providing energy efficient, low-income housing for families living below 60% AMI. Our
accompanying Six Steps to Self-Sufficiency program in which our tenants will participate in is an
innovative case management model that has proven a high level of success over several years,
working with low-income families guiding them back to the point of stability. The program is well-
defined, has measurable results, and residents progress is carefully recorded in their own case file by
their case manager. This data is also shared with Loudoun County Department of Family Services
and the Continuum of Care in developing county-wide statistics.

Budget —We will provide a cash match of $35,000 in the first year in operating support. In 5.7 years
we will have paid back the grant funds in direct service support. We are supplying for the needs of
the home such as cleaning supplies, personal hygiene supplies, linens, towels, furniture and other
necessary equipment mostly through in-kind donations from businesses, churches, individuals, civic
groups and school groups. This helps them focus on paying down debt and getting their budget back
on track. We have been providing services to the homeless and near-homeless for many years and
can be accurate in providing cost estimates based on current and past profit and loss statements for
this residence,

We have an independent audit each year and have been audited by both the state Department of
Housing and Community Development (DHCD) and Loudoun County with excellent reports.

Benefit to Low-Income - The majority of families who come to us are living below poverty level
with little to no-income. Most families come to us because they have lost their homes after losing
their jobs, or having their hours cut back. Single mother’s are at the greatest risk due to having only
one income and the difficultly of handling a family on their own. This makes affording full-rent all
the more difficult. All our residents are below 60% AMI.
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Relation to Housing Policy, Zoning Requirements and Fund Goals — This program meets one of the
highest unmet housing needs in Loudoun County. There would be no violation of any zoning
requirements. This project has a long-term impact on meeting housing needs by taking families out
of homelessness and teaching them life skills to reduce the chance of recidivism. They will not need
the more costly services of the County when they are on their feet.

Organizational Capacity — The Good Shepherd Alliance has been operating Emergency and
Transitional housing for eight years. We have a proven track-record of maintaining our facilities,
providing a safe and healthy environment, and professional case management and counseling for our
tenants with a high level of success at 88%-94% in the last 5 years.

We have a broad range of revenue streams through our 3 thrift stores, various fundraising events,
regular direct mail campaigns, private foundation grants and Department of Housing and
Community Development (DHCD) grants. 90% of our funding is generated through private sector
support. We receive over $175,000 of in-kind support each year.

We have proven successful in our management of funds and in raising necessary funding for our
programs while use cutting-edge software to provide excellent financial management and donation
tracking. We use Generally Accepted Accounting Principles (GAAP) and QuickBooks that
integrates with our DenariOnline fundraising and donor tracking software. We have had excellent
reports from all auditors independent, state and local.

D. Project Budget

$300,000 will purchase our Mary’s House of Hope Transitional Home from the Town of Purcellville
that we have been leasing from the Town of Purcellville for the last eight years. We will leverage
this grant to raise operating funds from the private sector. We will provide $35,000 in operating
funds each year of operation from various sources. The Trust Fund monies would be allocated
directly to the home purchases. In approximately 6 years we will have paid back grant funds in the
form of direct program services to the community.
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Project Activities

Requested
HTF
Funds

Applicant's
Match
Funds

Other Funding

Other
Federal

State
or
Local

In
Kind/
Grants

Other

Total

A. Acquisition Costs

1, Land

2. Existing Structures

$300,000

$300,000

3. Other:

Appraisals, Soil Tests, Surveys

B. Arch./Engineering
Fee

1. Architect Fee

2. Engineering Fee

3. Other

C. Construction

. Building Permit fee

. Construction Costs

. Landscaping

. Labor/Materials

. Other

Rehabilitation

. Building Permit fee

. Construction Costs

. Landscaping

. Labor/Materials

m-p-mm—xpmbmm—x

Other

E. Project
Management

1. Project
Management

2. Project Operating
Expense

a. Direct program
services

$35,000

$35,000

b.

$335,000
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Melammuck Co. (i FRe g, ZMVR 1) Frae #0)

Uniform Residential Appraisal Report Flle # 2015110

The pumase of this summary apprasal repor s to prowide the lenderfcien) with an accurate and adequately suppored opindon of the markel value of the subject propedy

Property Address _781 S 20th SI Chy_Purceliviia State vA__ ZpCode 20132
Bodower NIA Owner of Pubbe Recoid  TOWN OF PURCELLVILLE Gounty LOUDOUN
Legal Descrigion  METES AND BOUNDS
Assessor's Pael # 44 66 Tax Vet 2015 RE Taxes$ 218
5 Neighborhootf Name  PURCELLY LLE Ma Relerence 44 B8 Census Tract 6107 01
] Occupanl | Qwner [ ] Tenant 3 Vagani Specil Assessrits §_ 0 PUD HOAS D bperyear ) per month
= R s Apprased " FeeSi 1o Leasehold Diher describe
B Assignmend Type | Purchase Transacton Refnance Transaction | . Other (iescribe) DETERMINE MARKET VALUE
Lendes/Clent  PAINTER LEWIS PLC Adtiess 817 CEDAR CR EK GRADE, #1 0, WINCHESTER VA 22601
I the subjec! propesty currenty offered lor sali or has i been offered for sale In the twetve months pror o the ellective date of this apprsal? Yes ] Mo

| Report daia smrceqs used otfterdng price(s), and date s DA ASOURC THE TOWN OF PURCELLVILLE

B o0 i nod analyze e contract for sale for the subject purchase raasaction, Explain Ihe resulls of Ihe anaysts of the contract for sak of why the analysis was not
perlomied
G
] Contracl Price $ 0 Dale ol Contract Is the sefier the owner of record? Yes o DataSource s
=4 Is there any manclal assistance (oan charges, sal concessions, giR or downpayment assistance elc } 10 be paid by any party on beba¥t of the bomowes? Yes No
b4 1 Yes. tepor I Total dolas amount and describe the items o ba pakd

i Hote: Race and the raclal composition of ke neighborhood ara not appralszl factors.

Helghborkood Characieriatics Cnio-Unit Housing Trends Owe-Unit Housing_ | Presei Land Use %
tocaton [ Uban ] Sububan  Runal Property Values | | Increasing  (X] Stable Decknng PRICE AGE | Dne-Unit 85%
M But-Up | Over75% [1025-75% | Undes 25% |DemandSupply [ | Shorlape (] inBakince | | OverSupply | S (000) {ys) |24 Und %
] Growth 1] Slable ] Siow Marketing Time | | Under3emtis | 36mins | OverGimihs| 200 low D | Muli-famiy %
=4 Neghborood Boundases  WEST VIRGINIA TO THE NORTH; RT 15 TO THE EAST, RT 50 TO THE 700 Hgb 70 |Commercia 5%
=1 SOUTH, CLARKE COUNTY & WV TD THE WEST. 380 Pred 20 |Other 10%
,_x._, H_cﬂﬂbuhmd Desteplon  THE SUBJECT IS LOCATED IN THE TOWN OF PURCELLVILLE ON THE WEST SIDE OF S 20TH STREET THE

’g SUBJECT NEIGHBORHOOD 15 COMPRISED PRED.OF DETACHED SINGLE FAMILY RESIDENTIAL DWELLINGS SCHOOLS, SHOPPING
AND RECREATIONAL FACILITIES ARE IN CLOSE PROXIMITY TO THE SUBJECT
Market Conditions {inchyding suppont for Ihe above conclusions) | HAVE CONSIDERED RELEVANT COMPETIE LISTINGS ANDIOR CONTRACT
OFFERINGS IN THE PERFOMANCE OF THIS APPRAISAL ANY TREND INDICATED BY THIS DATA 1S SUPPORTED BY THE

B LISTING/OFFERING INFORMATION INCLUDED IN THIS REPORT { other’UNDER PRESENT LAND USE REPRESENTS VACANT LAND}.

Dimensions N/A-SURVEY NOT PROVIDED Aea 15120 SF Shape GEN RECTANGULAR View N Res,
Spetific Zoning Clzssiication R2 ITonng Description RESIDENTIAL
Zoning Compliance ; | Legal Legal Nonconfomming (Grandfathered Use) | o Zonng __ Begal {descrbe)
Is the highesl and best _se of su_ect properly as snproved (or as 7 plans and spec ications) the i se? 3 Yes No Il No. describe
Utilities Public _ Other (describe) Publle _ Other (describe) Ofi-she Imgrovemaents - Type Publlc  Private
o8 Electricly 7] Waler o L Strett ASPHALT
3 Gag ™ X1 PROPANE Sanilary Sewer | Aley NONE 1 ]
FEMA Speclal Fiood Hazamd Area | Yes [~] No FEMA Flood Jone X FEMA Map #  51107C0083D FEMA Map Dale 07/05/2001
Are the vifities and off-she improvements typical for Ihe marke! wea? ., Yes | HNo HWNo, describa
Are there any adverse sile condiions o edental fagtors {easements. encibachments, enveonmenlal conditions land uses efc)? { Yes |y No i Yes, descnoe

THE SUBJECT SITE IS TYPICAL FOR THE NEIGHBORHOOD, THE TOWN OF PURCELLVILLE HAS AN OLD STORAGE YARD TO THE
REAR OF THE SUBJECT ACCESS TO THIS AREA IS BY A RIGHT-OF-WAY THROUGH THE SUBJECT SITE. ITS USE IS VERY MINIMAL_NO
Ml ADVERSE EFFECT ON THE SUBJECTS MARKET VALUE OR MARKETABILITY WAS OBSERVED ON THE DATE OF INSPECTION

General Deseription Feundation Exterior Deseription materiate/condition | lrterior materials/condition
Unils_x] One { ] Dne with Accessory Und | | Concrete Stab _ 1 Crawd Space Foyndalion Wals __ STONE,CONCRT/G [Fhors LMNTE.CRPTIG
# f Stones 2 Fub Basemeni -, Parlal Basement |Exterior Walls VINYLIG Wals DRYWALLIG
Type {x] Det. {1 AN 5-Det/End Und [Basement Area 204 _sq h.[Rool Surtace CMP SHNIG TinvFinish__ WOODIG
1] Existrig ¢ Proposed | Unci Const {Basement Finush o %|Gutiers & Downspouls At UMINUMIG Bah bt CERAMICIG
Design (Shyle) COLONIAL ~_1 Dutsige Entry/Exit Sumg Pump | Window Type DHIG Bih Walnseot FIBERGLASSIG
Year Buil 1970 Evidence ol Infesiation |Stom Sastvinsuizied INSULATEDIG Car Storage _§ § None
Etiectve Age {Yrs) 15 __Dampness " Setiiemen| ISmels MESH/GD [ ] Drivewzy  # od Cars 4
A ] None [Heateg | TFWA i HWBB | __ Radant| Amenis Wontstovels) #_0 |Drivewsy Sutace _ ASPHALT
i_] iop Stax ] Stairs 7 Gcher [Fudl GAS | Feeplace(s) # D [ FencowoOD | |Gaage  #opiCan O
i Fow Scutlle Coolng (<1 Central Ar Condrtionng [ PaliDeck NONE | ] Porch Covered-2| | Capot  #ofCas O
e[ Fiished "1 Heated 1 Indevidual | Ohe | __Pool NONE ‘Ohet NONE | At Dt Ballm
] Appliances [-* Retigerator (-] RangeiOven ° 7 Dishwasher _ Desposd { ] Mocrowave [ WasheyDiyer  Other (describel
] finished area above grade containg: G_Rooms 4 _Bedrooms 2.0 Bathis) 1,662 Square Feel of Gioss Lvmg Area Above Grade
é Addonal leateres {special energy efficent iems, 16} INS. WINDOWS.
[+ 98
= Destribe the condiion of ihe prop hiding netded repaics. detenoration. rengvalons. remodeing. #c.). C3, Kilchsn-remodaled.six 1o ien years

ago;Balhronmsremadaied-six (0 tan years ago.NO MAJOR DEFICIENCIES WERE OBSERVED THE UTILITIES WERE WORKING ON THE
DATE_OF INSPECTIQN, THE SUBJECT HAS BEEN EXTENSIVELY REMODELED WHICH HAS IMPROVED ITS CONDITION AND REDUCED
ITS EFFECTIVE AGE.

Are there any physical deficencies of adverse condtions thal aftect the fvabilty, sounoness. or sructural intepiity of Iha property? _ | Yes - JNo If Ves, describe
Daes the property generay contom lo the neighborhood tunctional vy, ste. condinon, use, construction, eic )? L jYes [ No U No. descrbe
Freddie Mac Form 70 March 2005 UAD Version 9/2011  Page t ol 6 Fannie Mae Form 1004 March 2005
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Therearr 14 comparable propesties currenty oHered for sale n the subsecl neghboshood ranging in price tom § 320,000 0§ 400,000
Thereare 73 compirabla sales in the Subject neighbomood within the past twetve monlbs ranging in sale pnce fom § 320,000 10$ 400,000
FEATURE SUBJECT | COMPARABLE SALE # | ] COMPARABLE SALE # 2 CUMPARABLE SALE # 3
Address 781 5 20th 51 320 5 15tn St 7 New Cul Rd 701 W Gountry Chib Dr
Purceliviie, VA 20132 Purcelivile, VA 20132 Round HIIl VA 20141 Purceliils, YA 20132
Proximity lo Subject | 10.28 miles NE 3.02 miles W 1.14 milss NW
Sale Price $ ol ] 362,000 $ 377,000 Is 365,000
Sale Prce/Gross Liv Area $ sqf.$__ 198,90 sqit §  227.66 skt 1S 183.42 sqit}
fala Sowrcels) MRISHLOG465074;,00M 165 __|MRISHLOB454882:DOM 20 |MRIS#CLB533302,00M 38
Verication Sourca(s TAX RECORDS, ASSMNTS. | TAX RECORDS, ASSMNTS. TAX RECORDS, ASSMNTS.
YALUE ADJUSTHENTS DESCRIPTHIN DESCRAIPTION | +(-1 § Adustment DESBR!PTIDN +) § Adjustment  DESCRIPTION | +{) § Adjustment
Salts of Financing ArmLinh o} ArmLth 0 ArmLth 0
Concessions FHA 0, Conv;4000 0 FHA:7250 i}
Date of Sala/Time 504/15,c03115 0511/14,c10/14 0's03/15;02115 0
Locatin N.Res; | B;Ras, -10.000,B:Res; .10.000B;Res; .20,000
Leasehold/Fee Simple Fee Simpla FEE SIMPLE |FEE SIMPLE IFEE SIMPLE
Sie 15,120 SF 10,6682 SF 0.8,712 5F 0 19,602 SF 0
Yiew |N;Res: N;Res: N;Res; N;Res;
Design (5 ' DT2.COLOMIAL | DT2.COLONIAL DT2:COLONIAL |DT2;COLONIAL
Quafty of Consiuchion 03 03 a3 03
Aclual Age 45 28 020 0:38 0
Condition c3 c3 c3 cd +20,000
Above Grade Total {Borms | Bahs | Total {Bdrms { Baths Tot [Bdema | Baths | Tolat [Bdrms.| Baths
Toom Count 61 al2pi 8] 4 J21 1,500 7 1 3 |29 -1,500 9] 4 [21 -1,500
Gioss Lhing Ama 1,662 sqft 1,820 sqi -5,000. 1,656 Sq.h. o 1,990 sqi. -11,000
Basemen! & Finshed 3045f0sfin 910s0sfwu -1.000] 728s1434shwu -2,000; B5550sfwu -3,000
Rooms Betow Grage | 1s1br0 Obatio 7,000}
M Funchonal UL |AVERAGE AVERAGE | AVERAGE AVERAGE
=1 Healing/Cootng GFAICAC EHP/CAC 0/EBBICAC DIEFAICAC 0
=] Enesgy Eficient liems JINS WINDOWS | INS WINDOWS INS WINDOWS NS WINDOWS
4 Garage/Camo Adw | 2qa2dw -0,000! 25d2dw -9,000| 2naZow -8 000
] PorchPatio/Deck PRCHS,FENCE{PRCHS,FENCE PRCHS,FENCE IPATIO SHED +2,000
(=] FP FLUE.ETC. NONE NONE 1FP -4,000/1 FiIP 4,000
T |
£ |
o] et Adstment (Folal) + ;- I8 29500 |+ .- - |§ 2335001, 4+ [+ - {8 26,500
P Adjusted Sais Price NelAd  B1% Net Ad 8% NelAd.  73%
et of Comparabes Gioss Ady_ B.1%I$ 332,500 Gross Ad}_ 8.9%|8 343,500 Gross Adj.  19.3%]$ 338,500
o [T drd not research the sale of iransher hislony of the subjact property and compambis sales. it nol. explain

My research [ did .- dd not reveal any prior sales of transters of the subiect propedy for the thre years prior 1o the effective date of this appraisal,

Data Source(s)  MRIS,PUBLIC RECORDS

My research | jdid [ did not reveal any pror s3es of transfers of the comparable sales fof the year prior fo the date of saie of Iae comparaile sae.

Dati Sourcas) MRS PUBLIC RECCORDS

Report the resifts of the research and analysis of the prof sale of transter history of the subject property and comparable saes (reporl addibonal prigr sales on page 3).

ITEM SUBJECT COMPARABLE SALE #1 COMPARABLE SALE #2 COMPARABLE SALE #3
Date of Prior Sale/Transter
Price of Prior Sale/rnsler
Data Source(s) TAX RECORDS TAX RECORDS TAX RECORDS TAX RECORDS
Efiectve Date of Daa Souscels) 07/012015 0740172015 01701/2015 07/01/2015
Anatyus of prior sake or Uansier history of the subject property and comparabia sdes EVERY EFFORT WAS MADE BY THE APPRAISER TO OBTAIN

COMPS.THAT BRACKET THE SUBJECTS ESTIMATED MARKET VALUE WITH A SIMILAR L OCATION AGE LOT SIZE CONDITION & LIVING
AREA AS COMPARED TO THE SUBJECT BUT DUE TD THE LACK OF RECENT SETTLED SALES OF PROPERTIES SIMILAR TO THE
SUBJECT THEY ARE CONSIDERED TO BE THE BEST AVALABLE. IF THERE WERE MORE SIMILAR COMPS AVAILABLE THEY WOULD
HAVE BEEN UTILIZED

Sumymary af Sales Companson Approach  cOMPS 2.3 4 4 SETILED OVER 3 MONTHS AGO_BUT DUE 30 THE LACK OF RECENT SETTLED SALES OF PROPERTIES SIMILAR
TO THE SUBJECT THEY ARE THE BEST AVAILABLE WO MARKET ADJUSTMENT REQUIRED SINCE THE APPRA'SER CONSIDERS THE MARKET TD HAVE REACHED
STABILIZATION. IF THERE WERE MORE RECENT SETTLED COMPS. THEY WOULD HAVE BEEN UTILIZED COMPS 2 & 3 ARE LDCATED FARTHER THAN 1 MILE FROM THE |
SUBJECT WHICH 15 TYRICAL FOR THE BUBJECTS COMPETITIVE MARKET AREA. If THERE WERE COMPS iN CLOSER PROXIMITY THEY WOLILD HAVE BEEN UTILIZED THE
COMPS ARE LOCATED IN AREAS THAT DEMAND HIGHER VALUFS AND ARE CONSIDERED TO HAVE SUPERIOR LOCATIONS COMP 3 HASNT BEEN UPDATED 10 THE
EXTENT OF THE SUBJECT AND IS CONSIDERED 10 BE IN INFERIOR CONDITION. NO ADJUSTMENT REGUIRED FOR THE AGE DIFFERENCES OF THE COMPS AS
COMPARED TO THE SUBJECTS AGE UNLESS NOTED NO MARKET ADJUSTMENT REQUIRED FOR THE DIFFERENCES IN THE | OT SIZES OF THE COMPS. AS COMPARED
TC THE SUBJECTS LOT SIZE UNLESS NOTED. COMPS 1.7 8 3 WERE GIVEN THE MOST WEIGHT SINCE THEY ARE THE MOST SIILAR TO THE SUBJECT.

B Indicated Value by Sales Compartson Approach § 339 000

Bl indicated Valoe by: Sales Comparison Appmuhs 339,000 Cost Approach (if developed) § Income Approach [if developed}S o

THE SALES COMPARISON ANALYSIS WAS GIVEN THE MOST WEIGHT IN THE FINAL INDICATION OF MARKET VALUE SINCE [T IS
RECOGNIZED AS THE PRIMARY SOURCE FOR THE DETERMINATION OF MARKET VALUE IN THE AREA.

r_.
‘:j This apprausal is made -] a5 is", subject 1o compietion per plans and specifications on the basis of a2 hypothetical condltion that the imprvements have been

=4 compleled, subjec 10 the fodowing repairs or tertions on the basis of a hypotebcal conddon that the repars or afteralions have been completed, or | | subject lohe
G !olznmn Tequired inspection based pn the extracrdinary assumplon that the conditon or deficiency does nol require ateralion or repair.

REC

Bmd on & complefe visual of the intetior and exterior ereas of the subm nxl defined scops of work, stalement ol auumptluns and Smiting
condiitons, and appraiser's cerl u!lnn. my {our) opinlon of the mazket velue, as e real pmpeﬂy that is the subject of this report Is
§ 339,000 .ssof D7/01/2015 . which i3 the date of Inspection md ihe efiectiva date of this appraisal.
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Uniform Residential Appraisal Report File # 201511D
The appraser cenilies and agreos thal lhis appraisal was prepated in dccorgance with the regquirements of Tila XI of the Financia! Insifulions |
Reform, Recovery, and Enforcomenl Act_(FIRREA) of 1989, as dod {12 U S C. 3331 ot seq.), ant any applicable implamenling reguiations in
effeci al tha time the sppraisor skyns tha appraisal cedification.

| HAVE PERFORMED NO SERVICES, AS AN APPRAISER OR IN ANY OTHER CAPACITY, REGARDING THE PROPERTY THAT IS THE
SURJECT OF THIS REPORT WITHIN THE THREE-YEAR PERICD IMMEDIATELY PRECEDING ACCEPTANCE OF THIS ASSIGNMENT,

FHE INTENDED USER OF THIS APPRAISAL REPORT 1S THE LENDER/CLIENT THE INTENDED USE IS TO EVALUATE THE PROPERTY,
JHAT IS THE SUBJECT OF THIS APPRAISAL FOR A POSSIBLE SALE, SUBJECT 7O THE STATED SCOPE OF WORK, PURPOSE OF THE _
APPRAISAL, REPORTING REQUIREMENTS OF THIS APPRAISAL REPORT FORM, AND THE DEFINITION OF MARKET VALUE. NO
ADDITIONAL INTENDED USERS ARE IDENTIFIED BY THE APPRAISER.

A REASQNABLE EXPOSURE TIME FOR THE SUBJECT IS 30-80 DAYS.

ADDITIONAL INFORMATION:-APPRAISERS FEE: $500.

-COMPARAGLE SETTLEMENT DATES; COMP.1-04/23/2015; COMP.2- 111031‘2015 COMP.3- 03!27!20 COM 4112012015,

-ORIGINAL LIST PRICE OF COMPS; COMP 1-3375,000, COMP.2-$381,500, COMP.3-5375,000; COMP 4-3349,000,

ITIONAL CDJ.\.‘.IENTS

ADDITIONAL COMPARABLE COMMENTS:
(5] 1-AGE VARIES BY MORE THAN 30%
il 2-AGE VARIES BY MORE THAN 30%
4.SIZE VARIES BY MORE THAN 25%

Di
|

COST APPROACH TO VALUE {not required by Fannle Mae)
Provide adequate inlormabon (or the lenider/clant fo raplicate (he below cost fipures and caiculations,
Suppoxt for the opanion of ste value (summary of comparsble and sales or other melhods for estimating se valug) NIA

F{ ESTIMATED REPROGUCTION OR REPLACEMENT COST NEW OPiDN OF SITE VALUE =
=] Source of cost dala OWELLING 5AL@$ =5
E Tua¥ty ramy from cost service Effectve dal of :nsl dala SgfL @3 =
4 Commenis on Cost Approach L . alion, Be ) =8

8 THE COST APPROACH IS NOT APPLICABLE. Garage/Cainoel SR @S N

Tota Estimate of Cost-Hew =

" APPRAISAL REPORT™"* Less Physical Functionl  |Exernal
Depeeciation =§( )
Degeecizied Cost of improvements =
“hs-is* Value of She Improvemnents =5

Estimated Remaning £conomic Lite (HUD and VA only) 50 Years |INDICATED VALUE BY COST APPROACH =3

IRCOME APPROACH TT VALUE (nof required by Fennie Mas)
{ Estimaled Monthly Market Rent § 0 ¥ Gross Rent Mulipfier 1] =3 1] Indicated Value by income Appeoach

Summary of Income Approach nchuding support for market renl and GRM) _ THE INCOME APPROACH TO VALUE IS NOT APPLICABLE DUE TO THE
PREDOMINANCE OF OWNER OCCUPIED DWELLINGS.
PROJECT INFORMATION FOR PUDs {if applicable)
s the developerbudsr in conirgl of the Komeowners' Assocktion (HOAY? [ "Yes { " Mo bnitypais) | ] Defached  , Atlached
Provide the following Information for PUDs ONLY i the developer/uiidsr is in control of Lie HOA and the subject oroperty is an altached dweting undt
Lagal Name of Project
TJolal numbes of phases Total number of units Tt number of unts sold

Q
= Toa numhe! o unis eoted Tml nutnber ol unils for Saie Dala sourcels)
l:l cieated by the conversion nl £xsting buutl 0 s nloaPUD | Yes | | No HYes. date of conversion.

Q
E-] Are the units. common elements, and recreation facBlies l:umﬂele? Yes . No It No, describe $he status of complelon,

Are the common elements l2ased tp or by the Homeowners' Associaion” ' Yes | No If Yes. describe the rental temis and options.

Describe common elements and recieational faclkies.
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Uniform Residential Appraisal Report Fils # 2015110

This report form s designed te report an appralsal of 8 one-unit property or a one-unit properly with an accessory unlt;
including a unit in a planned unlt development (PUD). This report form is nol designed to report an appraisal ol a
manufactured home or a unit in a condominium or cooperative project

This appraisal repon Is subject to the following scope of work, intonded use, intended user, delinition of markel value,
statement of assumplions and fimiing conditions, and certifications. Modtficalions, additions, or deletions to the intended
use, intended user, delinition of market value, or assumptions and limiting conditions are nol permitted. The appraiser may
expand the scope ol work to include any additionat research or analysls necessary based on ihe complexity of this appraisal
assignment. Modilicalions or deletions fo the cenilicalions are also not permitiad, However, addilional cerifications that do
nod constitule material atleralions 1o this appralsal repor, such as those required by law or those related to the appraiser's
confinuing educalion or membership in an appraisal organization, are permitted

SCOPE OF WORK: The scope of work for this appraisal Is defined by the complexity of this appraisal assignment and the
reporting requirements of this appraisal repost lorm, including the following definition of markel value, statement of
assumplions and limiling conditions, and certilications, The appraiser must, at a minimum: (1) perfonn a complete visual
inspection of the interior and exierior areas of the subject property. {2) inspect the neighborhood, (3) inspect each ol the
comparable sales from at least the street, (4) research, verify, and analyze data from reliable public and/or private sources.
and (5) repont his or her anatysis, opinions, and conclusions in this appraisal repor.

INTENDED USE: The intended use of Itis appraisal teport is for the lender/client to evaluale the property that is the
subject ol this appraisal for 2 morigage finance fransaclion.

INTENDED USER: The inlended user of this appraisat reporl is the lender/client

DEFINITION OF MARKET VALUE: The most probable price which a property should bring in a competitve and open
markel under all condilions requisile 1o a fair sale, the buyer and selfer, each acting prudently. knowledgeably and assuming
fhe price is not affected by undue stimulus. Implicit in this definition is the consummalion of a sale as of a specified date and
the passing of title from saller to buyer under conditions whareby: (1) buyer and seller are typically motivaled, (2) both
parties are welt informed or well advised, and each acting in what he or she considers his or her own best Interest; {3) a
raasonable time is allowed for exposure in the open market; (4) payment is made in 1erms of cash in U. 5. dollars or In terms
of financlal arangements comparmble thereto; and (5) the price represents the normal consideration for the property soid
unaffected by special or creative financing or sales concassions® granted by anyone assoclated with tha sale,

*Adsiments o the comparables musl be made for special or creative financing or sales concessions. No adjustments are
ngcessary for those costs which are normally pald by seliers as a result of tradition or Yaw In a market area; these costs are
readily identifiable since the seller pays these cosls in virtually all sales transactions. Special or crealive financing
adjustmenls ¢an be made {o the comparable propery by comparisons ta financing terms offered by a third party institutional
lender that is not already involved in the property or transaction. Any adjusiment should not be calculated on a mechanical
doliar tor dollar cost of the financing or concession bul the dollar amount of any adjustment should approximate the market's
reaclion to Ihe financing or concessions based on the appraisers judgment.

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser's certification in this repon is
subject 1o the following assumptions and limiting conditions:

1. The appraiser will not be responsible for matters ol a tegal nature that affect either the property being appraised or the title
o I, except for information that he or she became aware of dusing the research involved In periomming this appraisal, The
appralser assumes that the title is good and marketable and will not render any opinions about the tifle.

2. The appraiser has provided a sketch In this appraisal reporl to show the approximate dimensions of the improvements
The sketch is included only 1o assist the reader in visualizing the property and understanding the appraiser's determination
of ils size.

3. The appralser has examined the available 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 sublect slte is located in an
identified Special Fiood Hazard Area. Because the appraiser is nol a surveyor, he pr she makes no guaraniees. express or
implied, regarding thes determinalion

4. The appraiser will not give testimony or appear in cour because he or she made an appraisal of the property in question,
unless specific arrangements lo do so have been made beforehand, or as olherwise required by law,

5. The appraiser has noted in this appraisal report any adverse conditions (such as needed repairs, deterioralion, the
prosence of hazardous wastes, loxic substances, elc) observed durlng the inspection of the subject propery ar that he or
she became aware of during the research involved in performing the appraisal. Unless otherwise stated in this appralsal
report, the appratser has no knowledge of any hidden or unapparen physical deficiencies or adverse conditions of the
property {such as, but not limied to, needed repalrs, deterioration, the presence of hazardous wastes, toxic substances,
adverse environmental conditions, etc ) that would make the property less valuable, and has assumed that there are no such
conditions and makes no guarantees or warranties, express or implled. The appraiser will not be responsible for any such
conditions that do exist or lor any engineering or testing thal might be required to discover whether such condllions exist.
Because the appraiser is not an expert In the field of environmental hazards, this appraisal report must not be considered as
an environmentl assessment of lhe property.

6 The appraiser has based his or her appralsal reporl and valuation conclusion for an appraisal that is subject io salistaclory
completion, repalrs, or alterations on the assumplion thal the completion, repairs, or alterations of the subject propery will
be performed tn a professional manner,
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Uniform Residential Appraisal Report Flle# 2015110

APPRAISER'S CERTIFICATION: the Appraiser cenifles and agrees that:

1. | have, at a minimum. developed and reported this appralsal in accordance with the scope of work requirements stated in
this appraisal repod.

2. | performed a complete visual inspection of the interior and exterior areas of the subject property. [ reporied the condition
ol the improvements in lactual, specific terms. | tdentified and reported the physical deficlencies that could affect the
livability. soundness, or structural integrity of the propery.

3, | performed this appraisal in accordance with the requiremenlis of the Uniform Slandards of Professtonal Appraisal
Practice that were adopted and promulgaled by the Appraisal Standards Board of the Appraisal Foundation and thal were in
place at the time this appiaisal report was preparad.

4. | developed my opinion ol the market value of the real property that is the subject of this report based on the sales
comparison approach to value. i have adeguate comparable market data lo develop a reliable sales comparison approach
for this appraisal asstgnment. | further cerify thal | considered the cost and ncorne approaches to value but gid nol dovelop
them, unless olherwise indicated in this repon

5. ) researched, verified, analyzed, and reported on any cumreni agreement for sale for the subject property, any offering for
sale of the subject property in the twelve months prior to the eftective date of this appraisal, and the prior sales ol the subiject
property for a minimum of three years prior to the effective dale of ihis appraisal, uniess otherwise Indicated ta this repon.

6. | researched, verilied, analyzed, and reporied on the prior sales ol the comparahle sales for a minimum of ong year prior
lo the date of sale of Ihe comparable sale, unless olherwise indicated in this report.

7. | setected and used cornparable safes that are locationally, physically, and funclionally the mosi similar to the subject property.

8. 1 have not used comparable sales that were the resull of combining a fand sale with the contract purchase price of a home that
has been built or will be buiit on the land.

9. | bave reported adjustments to the comparable sales that reflect the market's reaction to the diflerences between the subject
property and the comparable sales

10. | verilied, rom a disinteresied source, all information In this report that was provided by parttes wha have a financial interest in
the sale or financing of the subject property.

11, | have knowledge and experience in appraising lhis type of property In this market area

12. | am aware of, and have access to, the necessary and appropriale public and privale dala sources, such as muitiple listing
services, tax assessment records, pubc land records and other such data soutces for the area in which the propery is located

13. | obtained the information, estimates, and opimons fumished by other parties and expressed in this appraisai repost from
reliable sources that | believa to be true and correct

14. | have 1aken inlo consideration the factors thal have an impact on valup with respect to the subject neighborhood, subject
property, and the proximity of the subject property 1o adverse influencos in the development of my opinion of marke! valua, |
have noted in this appraisal report any advarse conditions (such as, but not limited 1o, needed repairs, deterioration, the
presence ol hazardous wastes, toxlc substances, adverse envirenmentat conditions, etc.) observed during the inspection ot the
subject property or ihat | became aware of during the research Involved in performing this appraisal. | have considered these
adverse conditions in my analysis of the property value, and have reported on the atlecl of tha conditions on the value and
marketability of the subject propeny.

15, | have nol knowingly withheld any sigrificant infermation frem this appraisal regort and, to the best of my knowledge, ali
statements and informalion in this appraisal repon are true and correct.

16. | stated in this appraisal reporl my own personal, unbiased, and profassional analysis, opinions. and conclusions, which
are subject onty to the assumptions and #miting conditions In th's appraisal report,

17. | have no present or prospective interest in the properly Lhat is the subject of this report, and | have no present or

prospective personal inlerest or bias with respect to the participants in the transaction. | did not base, either parlially or
completely. my analysis and/or opinion of market value in this appraisa! report on the race, color, refigion, sex, age, manfal
status, handicap, famillal status, or national origin of either the prospeclive owners or occupants of the subject property or of the
present owners or occupants of the properties in the vicinily of the subject properly or on any other basis prohibiled by law.

18. My employment and/or compensation lor perorming this appraisal or any future or anticipated appraisals was no!
condittoned on any agreemeni or understanding. written or otherwise. that | would report (or present analysis supporting) a
predetermined specilic value, a predelermined minimum value, a range or direclion in valug, a valus that favors the cause of
any parly, or the altainment of a specific result or ogcurmence of a specific subsequent event {such as approval of a pending
mortgage loan application)

149, t parsonally prepared all conctusions and opinions about the real estate that were set forth in this appraisai report. If |
relied on significant real property appraisal assistance from any individual or tndividuals in the performance of this appraisal
or the preparation of this appralsal report, | have named such individual{s) and disclosed the specific tasks perormed in this
appraisal report. | cerify that any individual so named is qualified to perform the tasks. | have not authorized anyona 1o make
a change 1o any ilem in this appraisal repor; therefore, any change made to this appraisal is wnauthorized and | will take no
responsibility for it

20. | identified the lender/client in this appraisal report who Is the Individual, organization, or agen? for the organization that
ordered and will roceive this appraisal report.
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21. The lenderfclient may disclose or disiribule this appraisal report 0: the borrower, another lender al the raquest of the
bomower; the mortpagee or its successors and asskgns; mortgage fnsurers, government sponsored enierprises; other
secondary market parlicipanis, data coliection or seporting services: prolessional appraisal orpanizations; any depariment,
agency. or insfrumentality of the Uniled States; and any state, the District of Columbia, or other jurisdictions; without having to
oblaln the appraiser's or supervisory appraser's (it applicable) consent. Such consent must be oblained before this appraisal
report may be disciosed or distributed to any other party (including, but not limiled 10, the public through advestising, public

relalions, news, sales, or other media).

22 1 am aware thal any disclosure ar distribulion of this appraisal report by me or the lender/clisnt may be subject lo certain
laws and requlations. Further. | am also subfect 10 the provisions of the Unilerm Standards of Prolessional Appraisal Praclice

that pertain to disclostire or distribution by me,

23. The borrower, angiher lender at the request of the borrower, the mertgages or ils successors and assigns, mortgage
insurers, governmeni sponsored enlerprises, and other secondary market participants may rely on this appraisal report as part
of any morngage finance fransaclion that involves any one or more of these parlies.

24. 1 this appralsal reporl was transmitled as an "electronic record” confalning my “electronic signature,” as those terms are
defined in applicable federal and/or stale taws (excluding audto and video recordings), or a lacsimtle transmission of this
appralsat report containing a copy or representation of my signature, the appraisal report shall be as efiective, enforceable and
valld as il a paper version ol this appraisal report were delivered contalning my original hand written signature.

25. Any intentional or negligent misrepresentation(s) contained in this appraisal report may resull in civil liability and/or
criminal penalties including, bwt not limited 1o, fine or imprisonmant or bolh under the provisions of Title 18, Unilad States

Code, Seclion 1001, et seq., or simllar stala laws.

SUPERVISORY APPRAISER'S CERTIFICATION: The Supervisory Appraiser certilies and agrees thal

¥ ) direclly supervised the appraiser for this appraisal assipnment, have read the appraisal report. and agree with the appraser's
analysis, oplnions, stalemenis, conclusions, and the appralisers certilication.

2. | accepl hil responsibitity for the contents of this appraisal repert including, but not limited to, the appraiser's analysis, opinions,

statements, conclusions, and the appraiser's certification,

3. The appralser Identiiied in this appraisal report is either a sub-contracior o an employee of the supervisory appraiser (or the
appralsal firmy), is gualified 1o perform this appraisal, and is acceptable 1o perform this appraisal under the applicable state faw

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 Appralsal Foundation and that were In place at the Uime this appraisal

report was  prepared.

5. Il \his appraisal report was transmitted as an “efectronic record® containing my “electronic signature.” as those terms 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 represeniation ol my signalure, the appraisal repont shall be as eHective. enforceable and
valid as if a paper version of this appraisal report were delivered containing my origina! hand written signature.

APPRAISER

. i
Signature Méw,—
Name BRADLEY 5. McCQRMICK

Company Name THE MCCORMICK COMPANY
Company Address  P.O. BOX 1414
STEPHENS CITY, VA 22655
Telephone Number {540} 533-7589
Email Address bradmecormick@comcast nei
Date of Signalyre and Reporl  07/21/2015
Eflective Date of Appraisal ~ 97/6172015
State Centification #  4001-000976
or State License #

or Other {describe} Stata #
State VA
Expiration Date of Certification or License 1273172015

ADDRESS OF PROPERTY APPRAISED

7831 S 201k St

Purcetville, VA 20132
APPRAISED VALUE OF SUBJECT PROPERTY §
LENDER/CLIENT

Name NoAMC

Company Name PAINTER.LEWIS, PLC
Company Address 817 CEDAR CREEK GRADE, #120,

WINCHESTER, VA 22601

338,000

Email Address

SUPERVISORY APPRAISER (ONLY IF REQUIRED)

Signature
Name

Company Name
Company Address

Telephone Number
Email Address
Date of Signature
State Centificalion #

or Slate License #

State

Expiration Data of Certilication or License

SUBIECT PROPERTY

Did not inspect subiect propeny

Did inspect exterior of subject property from street
Date of Inspeclion
Did inspect interior and exterior of subject propery
Date of Inspection

COMPARABLE SALES

Did not inspect extarlor of comparable sales from street
Did inspec! exterior ol comparable sales ffom sireet
Date of inspection
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Uniform Residential A raisal Re ort
FEATURE SU ECT Co SALE #4 COMPARABLE SALE #5
Address 781 S 201h Si 210 E Loudoun Valley Dr
Purcelivila VA 20132 P i VA2 1
IoS 083 miles N
Sale Price $ 0 $ 349 000 H
Sale PrceGross Liv Area H n 29 Bas b 5 n
Data Source s MRIS¥L0OB468783 DOM 22
Verdfication Source $ RECO D AS MNT
VALUE ADJUSTMENTS OESGRIPTION DESCRIFTIDN +() § Adjustimenl  DESCRIPTION + SAd stnem
Sales or Finanemg ArmLih D
Concessions FHA 3035 1
Date of SaleTime 511/14 c10/14 o
Locatisn NR & B'Re -10 000
: Leasehold/Fee Sim imple |FEE SIMPLE
+ Sie 15 120 5F 136 F 0
© View N Ras N Res
S DT2 COLONIAL DT2 COLONIAL
of Canstruclion Q3 o)
Actsal e 45 47 o
oridition C [ox]
* Above Grade Toid Boms. Bats toed Borms Bads Tow Bams Bahs
Roorm Count 6 0 5 2 20 o
. GiossLivin Asea 1662 5 I 1200 5 +16 000 L8
Basemenl & Frushed 304si0slin 1200518635l -4,000
flopms Below Grade 1eribe1 Obalo - 00O
Furclond UtF AVERAGE AVERAG
Heain GFAICAC HPICAC 0
y Ethceent ltems iN WN INSWI w
1" 4dw 1 2dw 7000
Forch/Patin/Tieck P H F NCE FE E SHED +8 000
FPEL B N N 1FiP -4 DY
Net  ustment olal + $ -19 + §
Adjusted Sale Price Nel Al  54% Net Adj %
ofC CrossAd. 18.1% 3 330 000 Gross Ad . %$
R ihesesults of the ressarch and Coithy o sale or franster hest v ofthe 1 and com safgs + adddional
MEM SUBJECT C w SAE#Y COMPARABLE SALE #
Diate of Prior Sale/Transier
¢ of Pritr Sale/Transier
- Data Sourte s TAX RECORDS TAX RECORDS
Etfectve Date of Data Source s 07/0112015 0710172015
An of sale or transfer hist ol the sub  § adc # sales

Commenls COMP4IN LUD

FORTH P RP SE FBRACK TING THE SUBJECTS AGE

Flls# 2015110

COMPARABLES  #6

H
s B

DESCRPTION  + - § Adustment

Total Bdrms, Baths

+
Net Adj.
(ross Ad %$
sales on 3.
COMPARABLE SALE #

%
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BUILDING AREA ADDENDUM

Biun Fllg No_2015110[ Page #12]

er_NIA Fite No.
i 7815 201h St
G Purceliville County LOUDOUN Stijs VA Zip Code 20132
Lender PAINTER LEWIS, P L C
Gross Living Area (GLA) 16 2 5.
Gross Building Area (GBA) 1662 2 5.l
heeas Square Faotage
Basement sl % of GBA
Leve) 953 sl 57% o GBA
Lev 2 709 sh _43% of GBA
Level 3 st % of GBA
Garsge — sk ___%oiGBA
Other st % of GBA
Area Dimenslons Type of Area Level
Measirerments fatior Area Lving Bsnl Gaage Diher One  Twoe Thiee
2830 X 1430 X 100 = apagn | 2
2850 ¥ _ 2070 % 1.00 = 54855 | [
2830 %X 1430 X 100 = a0a60 | -
_14T0X 2070 X 100 = soazg | I
X X =
X X n
X X =
X X =
X X =
X X =
x x =
X X =
x x =
} 4 X =
X X =
X X =
X A =
X |3 =
x X =
H X s
¥ X =
X S =
4 | 4 =
H 4 =
| 4 X =

fomCLC2  “WinTO AL appramsal software by ata mode inc

1-800-ALAMODE



Building Sketch

[BomowerfClenl_N/A

Property Address 781 S 20th St

City Purcattville Courly LOUDOUN Siale vaA TpCode 20132 |
Lendet PAINTER-LEWIS, P.L.C.

PLEASE NOTE THAT THE AREA CALCULATIONS ARE ON THE ATTACHED
BUILDING AREA ADDENDUM.

26.5' M7
BATH
~ . WP “
rorcH 15 207 BEDRO 0.7
~ KITCHEN/DINING AREA
in
(12
18 11.8
6 (1B
p LIVING RM.
(22 ] "
i BEDROOM 1.3  BEDROOM BEDROOM  14.3
FOYER BATH
28.3
4' PORCH @y
p
2ND FLOOR
1ST.FLOGR
b by e B & Y kv
Comments: a
AREA CALCULATIONS SUMMARY AREA BREAKDOWN

Code >~ Deverigtion SEER. BT AN Srouiiwn perey BUOEOR
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Supplemental Addendum Fino 2015110
Boqowe/Chent  NJA e e e sy
Property Address 781 S 20th $t
City _ Purcelivilea  Comyroupoun__  Slae vA  ZpOnode 20132
Lender PAINTER-LEWIS, P.L.C

LLenoe P AN, P e o=
AT THE REQUEST OF PAINTER-LEWIS, P L.C AND THE TOWN OF PURCELLVILLE, 1 AM APPRAISING 781 5.20TH
STREET. THE SUBJECT IS BEING APPRAISED UNDER THE HYPOTHETICAL CONDITION THAT THE SUBJECTS LOT
SIZE IS 15,120 SF/.3471 ACRES(BEING SUBDIVIDED FROM A 922 ACRE PARCEL) AND THE ZONING IS CHANGED
FROM INSTITUTIONAL ZONING TO R2 ZONING. THE SUBJECT IS BEING APPRAISED AS IF VACANT AND PUT TOTS
HIGHEST AND BEST USE UNDER THE R2 ZONING

THE SUBJECT IS CURRENTLY BEING LEASED BY THE GOOD SHEPHERD ALLIANCE, INC WHICH 15 A HOMELESS
SHELTER FOR PREGNANT WOMEN OR WOMEN WITH NEWBORNS
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Bonower/Client__ NJA fie Ha. 2015110
Propedy Address 781 S 201h S|

Gy Purceffvifie Counly LOUDOUN Slale va Iip Gode 20132
Lender PAINTER-LEWIS, P.L C

APPRAISAL AND REPORT IDENTIFICATION

This Report is one of 1he lollpwing typas:

_-] Appralsal Repont  {A writien seporl prepared under Standards Rute  2.2(a) . pursant Io the Scope of Wark, as disciosed sisewhesa n Ihis report )

| Aestrictad {A wrtlen report prepared under Standards Rile  2.2(b) . pursuanl to the Scopa of Work. as disciosed elsewhers m lug report.
Appraisal Reporl  restricted (0 (he slated intended use by tho specilied chent or inlended user )

Comments on Standards Rule 2-3

| certdy that, to the best ol my knowledge and behel
~ The slalemenis of (a1 contaned in this report are e and correcl
— The reported anaiyses. opinions, and contlusons are Bmied onfy by (he reported 2s5umplions and kitng condions and are My personal, impartial, and unbrased professional
analyses, opinions, ang conclusions.
== Uniess atherwise micated, | have no presenl of prospective inlzrest in the property Ihal s the subject of this ieport and no personal inleres! wiln resoect 10 the parties ivoived
- Unless otherwise mdicated, | have pertormed no services, as an appraser of in any oiher Capacty, regarding the propeny that is the subject of Ihis repert wihi he hree.year
neriod amnediately preceding acceplance of fms assknmeant.
— I have no bias with respec 1o the property that s he subect of [N report of e pares myvolved with this assignment.
— My engageiment in this assignment was nol contingent upon developing or reporing predetermined rasulls,

- My compensaton lor comyieting this assignment ts not contingent upon the developmvent o7 reporting of 3 predetermined vzlue or diecion m value thal Tavers the cause of the
chenl, he amount of the valu opnion. The attzinment ol 3 shoulaled resul, of the occumence of a subsequent event drectly refated [0 the miended use of this apprasal
— Ny analyses, opinions, and conchssions were developed, and this repon has béen prepared, i conformaty with the Undorm Standards of Professional Appraisal Pracbice that were
1n gfiee) 31 the lime this repon was prepaned,
— Uniess piherwisa indicated. | have made a personal wspection of the property iha is the subject of this tepert.
— Unless otherwise indicaled, no one provided signaicant real proerty aporaisal assistance to the person(s) sigeng this cetification 1 theve are exceptions, the name of each
individual prisading significan] real property appraisal assislance ks staled elsewhere i this repont).

GComments on Appraisal and Report ldentification
Note any USPAP related issues requiring disclosure and any State mandated requirements:

APPRAISER: SUPERVISORY or CO-APPRAISER (It applicabile):
¢ -
Signature: 8Wm M Signature
Name; BRADLEY S. McCORMICK Hame:
CERTIFIED RESIDENTIAL APPRAISER
Stale Certdication #. 4001000976 State Certification #
or Slate Eleense # or State License #
Stale: VA Enperation Dale of Gertfication of License:  12/31/2015 Stae: ___ Expiabon Date of Centiticalion or License:
Date of Signature and Report  07/21/2015 Date o Signatwre:
Eiltectve Dale of Appraisal. 0740172015
Inspection of Subject  + None [-) iienor and Exeior | Exterior Only Inspection of Subject: | | Nome  _ Intesior and Exteror || Exterior. Oy
Date of Inspection (il appicable): O7R0MR201S [1ate of Inspection {d appicatie)
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MULTI-PURPOSE SUPPLEMENTAL ADDENDUM
FOR FEDERALLY RELATED TRANSACTIONS

McComuck Co
Bontwer/Chent  NIA
Propery Address 781 § 20th St
Gity Purceltville Cosnty LOUDOUN State vA  ZipCode 20132
Lender PAINTER-LEWIS P L.C.

This Muti-Purpose Suppiermental Addendum for Federally Related Transactions was tlesigned to provide the appraiser with  convenient way Lo comply wilh the cuirgnl
appratsal standands and requirernents of the Federa! Deposd Insurnte Comporaton (FOIC). the Office ol the Comptroker of Currenty (OCC). The D#ice of Thifl
Supervision (0TS}, the Resolution Trust Corporation (RTC), and the Federal Reserve

This Multl-Purpose Supplemental Addandum Is for use with any appraisal. Only thoze
statements which have bean chockad by the appraiser apply to the property belng appraised.

7 PURPDSE & FUNCTION OF APPRAISAL

The purpose of the apprasalis to estimatz the market value of the subject propery 35 defined hewin, The unclion of the apprasal &5 Lo assist the ahove-named
Lender kn evauati the subject peopedy lor lenting purposes. This is a Federally relded transaction.

] EXTENT OF APPRAISAL PROGESS

7] The appraisal is based on the informaton gathered by the appraiser from pubic reconds, other identdied sources, nspecton of the sutiec! propery and
nexghborhood, and selection of comparabla sakes within the subect markel ara. The original source of Ihe comparables is shown 1 the Dala Source scetion
ol Ihe markel gic 2long with the source of conlimabon, if avaizble. The ongmal source i presented frst. The sowces and datd are considered reflable.

Whien conficling information was peovided, Ihe source deemed most refiable has beert sed. Dala besaved Lo bs unrefiahie was nol included in the report nas
used as a basis for the value concluson
The Repioduction Cost i basedon
supplemented by e appraiser's knowiedge of ihe iocal manket

Physicel depreciation is based on the estimated effectve as of th subject propery Functiona! and or axternal deprecialion, if present, 1§ specihcaly
addresszd m the appraisal eponl or other addenda. I esimating the ste viue, the appriser has relied on personal knowtedge of the local markel. This
Knowledge is based o prior andfor current analysis of S1e sakes /o abstraction of site vakues iom sales ol mproved properbes

The subject peoperty s located in an area of primandy owner-occupied siagie lamdy residences anwd the Income Approach is riol consiered 10 ba meaninglul
For this reason, the ncome Approach was not used.

The Estimated Market Rent and Gross Renl Multipher utézed in the ncome Agjroach are based on the appriser's knowiedpe of the subject market dea.
The renial kiawladge ts based o poor andior cuement rental rate surveys of residestal progerties, The Gross Rent Muliphi is based on prior andfor curment
analysis of prces and markel rates lor resedent:al properes

For w5 ome producing progarties, actyal rents vacancles and expenses have been seported and analyzed. They have been wsed (o project future sents,
vitancies and expenses

SUBJECT PROPERTY OFFERING INFORMATION

Accardingto  MRIS. the subject property:
" haspotbeen oliered for s minepast, | d0cmys vy [0 3yean
is currently pitered for sale lor S
was Difered for sale within the past: Ndas | tyea Syears  for §
Oilenny information was consifered in the fmal seconciation of value
| Difering inlormation was ok Considered In the Rl feconclation of value.
{Hlering informaton was not avadable. The reasons lor unavalabdsy and the steps taken by the aopratser are sxplained later in (his addendum.

»

“4 SALES HISTORY OF SUBJECT PROPERTY

Ascordnglo _LOUDOUN COLINTY TAX RECORDS [he subject propany’
s o4 transfemed i the past tweive months. [" has ot translerred in the past thety-so monng
has transferred in the past twelve menths. has lransterred n the past thirty-sh months.
M ptior sales which have accumed in the past twelve momhs are ksted betow and reconcied to the appralsed vake. ether in he body of the repor of
n ihe addenda
Dats Salas Price D 1K Seller Biryar

I, FEMA FLODD HAZARD DATA

Subject property is ol ‘ocalet in @ FEMA Special Flood Harard Area.
Subiec| property is logaled in a FEMA Special Flood Harard Ara

Tons FEMA MapPanel # Map Dalo Hamo of

X 51107C0088D 07105/2001 PURCELLVILLE
The commundy does nol palicipats in the Natona! Pood Insurance Program
+ The community does paicipte in the Mational Flood insusance Program.
1 is covered by 3 reguiar program
Itis covered by an CMETQERCY Program.

v

aid
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y GURRENT SALES CONTRACT

The subject peoperty s cunenlly not under contrich.
The contacl andVor escrow melniclions were nol avallabia for revew  The unavadabiily of the contracl 15 explaned tater in the addenda secton

The contrag) and/or eserow instuctions were ievieweq  The folowing summarizes the contracl

[ t Dale d t Date Contraci Price Saller

JOWN OF PURCELLYILLE

The contrac] mbicated 15l petsonal propeny was not iiphoded in e sale.
The conbiact indicated that personi propeny was inchuded, & consisted of

Estomaled contributory valle s $

Personal poperty was pol ncluded in the final value estimate
Personal property was meluded in the £nal valse estimaie

The contracl indicated no financmg concessions of other incentves
The coniract indicated |he lofowing concessions of incentves.

!

T71 Wl concossions of mcentives exist, the comparabiles were checked for smilsr contcessions and appropriate adjustments were made, i appicatie, so
1hat the [tnal vaiue conciusion is in comprance wilh the Markel Value defined hercin.

"

[

t~l MARKET DVERVIEW Ingluge an explanation of cumrent market condiliens and trands.

A3 monlhs is conshdered a reasoaable marketng period 1o Ike subject property based on MRIS

“7 ADBITIONAL CERTIFICATION

The Appraser cerihes and agrees that:

{1} The analyses. opnions and conclusions were develbped. and Tiws repor was pregated, o conformuly with the - uform Slandards of Professional
Appraisal Practice (USPAP), except that the Depariee Provision of e USPAP does nol apply

{2} Ther compansabon ks rot contngent upon He ponng of predelermaed valus or dmecton i vaue thal favors ine cause of the chani. Ihe amount
of the value estimate, the attainment of a stipulaied resull, or the occurmence of 2 subsequent event.

{3 This appraisal assgnment was nol based on 3 requesied muinmym valuation, a specilic valiation, or the approval of a ioan

= ADDITIDNAL {(ENVIRONMENTAL) LIMITING CONDITIONS

The valiz estmaled 15 baced on e assumption iat the property s ot negavely alected by the existence ol hazardous subrstances or detenenta
envionmental conditions unless piherwise stated i (his repod  The appraiser is not an expert in the identfication of hazardous substances or detementat
envimnmenta conditions. The appralser's routine mspection of and lnquides 2bout the subjsct propery did not develop any informabion that ndicaled
any apparent signicant hazardous substances or detimeniz! envionmental condhions which would alfect the piopedy nagalively uniess otherwise staled
in this report. f s passible that tests and inspections made by a quaified hazardous subsiance and envieanmental exper! would reveal the exisience of
hararous substances or detimental envronmental conditions on of argund ihe property that wou'd nepatvely aftecl is vaue.

ADDITIONAL COMMENTS

>

APPRAISER'S SIGNATURE & LICENSE/CERYIFICATION

Apeaiser's Signate ¢ eDate 07/01/2015 Date Prepared 0742112015
Appraser's Name {prel) L CRC Phone # [ )
State WA License Cemfication #  4001-000975 Tax 1D #

CO-SIGNING APPRAISER'S CERTIFICATION

The co-signing apprasses has personaly mspecitd (he subject property, buth inside and out, and has made an exienior mspection ol comparale s2
isted in the rapon. The repor: was prepares by the appweses uncer direct supennsion of the co-sgmng eppraser  Tha co-sgning appraiser accepls
responsibity for th contents of the report inchuding the vaiue conchusions and the kmding condinons and confirms that the ceriicalins apply
fuly to the co-5igning appraser

The co-signing appralser has not personally nspacted the mienor of the subtec property and

has.no nspected the exteriar of the subject propery and 2l comparable sales lsted m the repon.

Das mspected the extenor of the subject property and 29 comparable sales hsted in the repon.

Tha repor wats prepared by the agpraiser under diect supervision of the co-sigring aporaiser The co-sxning appraser agcepts responsidilty for th
contznls of Ihe report, incluging e vaus conchrsions and the Emiting condilons, and costums thal the cenficatans apply filly to the co-signing
appraises with the exception of Ine certfication reganting physical mspections. The above describes the level of inspection performed by the
¢0-5igning appraiser

The co-signing appraisers level of mspection wivoléement in the anprusal process and cerlificalion ase covered eisewhere in the addanda section

ol thes appraisal.

COD-SIGNING APPRAISER'S SIGNATURE & LICENSE/GERTIFICATION

Co-Signis

Awa'xgse'r.'g Sigriatue EftectiveDate _  QDatePrepod __
Go-Signing Agpraiser's Name {priny Phone # __( |

State Lkense "1 Contfication # Tax D #

Page 2ol2
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Subject Photo Page

Bomowei/Chent  H/A

Property Address 781 S 20th St

City Purcelvide County LOUDOUN Stile VA Dip Code 20132

Lender PAINTER-LEWIS, P.L.C.

Subject Front

781 5§ 20th 5t
Sals Price 1]
Gross Ling Area 1,662
Fotal Rooms 6
Yot Bedrooms 4
Total Bathmoms 2.0
Location N:Res,
Vew N:Res;
. T Sie 15,120 5F
. Ouakty Q3
d ‘ : Age 45

Subject Rear

’ Subject Streat
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Photograph Addendum

BongwerChent _ NIA

Addess_781 S 20th St
7 Purceivile County LOUDOUN Sule_ VA DpLoje 20132
Lender PAINTER-LEWIS, P.L.C.

LWVING ROOM

KITCHEN/MINING AREA

BATHROOM
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Photograph Addendum
Bompwer/Lienl  N/A
Property Address 781 S 20th St
Gty Purcekvills County LOUDOUN Stale_VA Tp Code 20132
Lendar PAINTER-LEWIS, P.L.C
BATHROOM
t
N

-

o

—~
.oy
vy o
S

h"rd
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Photograph Addendum

BormweyClent  NIA
| Property Address 781 S 20th SI
City Purcelvila County LOUDDUN State_Va ZipCoda 20132
Lendet PAINTER-LEWIS, PL.C
BEDROOM
BEDROOM
=
-—"‘_'-
BASEMENT
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Photograph Addendum
BorroweiTient _NJA
Property Address_781 5 20th 51
City Purcellville County LOUDOUN Saie VA ZpCode 20132
Lender PAINTER-LEWIS, P LC

Form GRICPIX — "WinTOTAL® appraisal software by 3 ta mode, inc. — 1-800-ALAMODE
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Comparable Photo Page

BomowerfClient _ NIA

Property Address 781 S 20th 5t

Oty Purceivila Couny_LOUDOUN Sis VA IpCods 20132

Lendes PAINTER-LEWIS, P.L.C.

Comparable 1
320 S 15th St
Prox. o Subject  0.28 milas NE

Sale Price 362,000
Gmss Living Ama 1,820

Tolal Rooms 8

Totd Bedrooms 4

Tota Bathrooms 21
Lecation BiRes,
View N;Res
Siie 18,682 SF
Qualty [»x]

Age 28

Comparahle 2

7 New Cut Rd

Prox. 10 Subject 302 miles W
Sae Price 377,000
Gross Living Area 1,856
Total Rooms 7

Totdl Brdmoms 3

Total Bxthrooms 2 4
Location B;Res
View N,Res,
Ste 8,712 SF
Quaity Q3

Age 20

Comparable 3

701 W Country Club Dr

P lo Subjest 1 14 miles NW
Sale Price 365,000
Gross Ling Area 1,880

Total Reoms 9

Totd Bedrooms 4

Totd Bathrooms 2 1
Location B:Res
View N;Res,
Site 19,602 SF
Qually Q3

Agt 1}
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Comparable Photo Page

Comly LOUDOUN tals VA 20132

Comparable 4

210 E Loudoun Vafey Dr
Prox. to Subject 0.83 mies N
Saies Price 349,000
Gross Lhing Area 1 200

Total Rooms 5

Total Bedrooms 2

Total Bathrooms 20
Location B.Res,
View N:Res:;
Site 11326 SF
Ouality a

Age 47

Comparable 5

Prox. lo Subect
Sales Price
Gross Living Asea
Total Rooms
Total Bedrooms
Total Bathrooms
Location

View

Sits

Qualty

Age

Comparable 6

Prox. 1o Subject
Sales Price
Gross Livng Area
Total Rooms
Totat Badrooms
Totat Bathroems
Location

View

Slie

Qualy

Age

Form PICPX.CA — “WinTOTAL™ appralsal software by 2 la moge. inc — 1-800-ALAMODE
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flaNo. 2015110

UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM

{Sowrce Fannie Mag UAD Appenaix D UAD Fleid-Specific Standardization Requiretnents)
Condition Ratings and Defisitions

Ct

Tha improvements have been recently construcied and have not been previnusly occupled The enties structure and all components are new
and ttw twelling features no physical depreclatton

Note. Newly constnucted improvements that feature recycled or previously used mater/als and’/or compoienis can be considered new dwellings
provided thai the dwalling is placed o a 100 percent new foundation and ihe recytled materials and the recycled componenis have been
sehabritated/resnanmsdachred into like-new conditon. knprovements that have not been proviously occupled are nol consiered “new” if thay
have any significan! physical deprociation (that is, newly consiructed dwellings that have been vaca! for an extended period of time without
Jdequate manionnce or upkeep).

c2

The improvemens fealire no defered mauntenance, little or np physical deprectation, and require no repairs. Virtually all building components
are new or have been recenly repaired, refinished, or rehabilitaled. All outdated cormponants and linishes have been updated and/or replaced
with components that meel cument standards. Dwellings in this calegory are either almns! new of have been recently completely renovated and
are similar in condition to new construclion

Note: The improvements represent a relatively new properdy that is wefl maintained with no deferred maintenance and little or no physical
depreciation, or an oloer property that has been recentfy complelely renovaled.

G3

The improvemenis are well maintained and leature mited physical depreciation dub (o novmak wear and tear, Some componants. bt not every
major building component, may be updated or recently rehabilitated. The structure has been well maintalned

Note: The improvement is in its lirst-cycle of replacing shori-lived building components (appliances, floor coverings, HVAC, etc } and is
belng well maintained. s estimaled effective age Is lass than its aclusd age. I also may reflect a propenty in which the maonity of
shorl-lived bistding components have been replaced bt niok 1o the level of a complete renovallon.

C4

The wnprovements (eature some iinor delerrad malntenance and physical deledaration due to normal wear and tear, The dweliing has been
adequately maintained and requires only minimal repalrs (o bullding components/mechanical systems and cosmatic repairs ANl majar building
components have been adeguately maintained and are tunctionally adequale

Note: The estmated effective age may be close Io or equal fo s actual age. ftreliects a property in which some ol ihe stiort-lived btding
components have been replaced, and sovng short-lived building componants are at or near the end of their physical life expectancy. however,
they sofl function adequately. Most minor repairs ave been addressed on an ongoing basis resulting in an adequately mamiained property.

C5

The improvemenls fealure obvious deferred maintenance and are in need of soma sigaiticant repairs. Sorna building cormponents need repairs,
rehabifilation, or updating. The funclional wiility and overall livabilly Is sormewhat diminished due 1o candition, but the dwelng remains
useabie and funchional s a1esidence.

Nole. Some significant repairs are needed to the improvernents dug 1o the lzck of adequate maintenance. if refiects a property in wiich many
of its shorl-itved buiiding cornponents are at the end of ur have exceedsd their physical life expectancy but remain functional.

C8

The improvements have substantial damage or delerred mamienance with deficiencies or delects that are savers enough to atlect the satety,
solindness, of structural integrity of the tmprovements The improvements are in need of substantial repairs and rehabildation, including many
or most major componsnts,

Note Substaniial repairs are needed 1o the improvements due (0 the lack of adequate maintenance or property damage. It reflects a propany
will condilions savare enough to affect the salely, soundness, o starclwral mtegrity of the Improvements

Quality Ratings and Definlilons

n

Dwellings with this quality rating are usually unique structures that are indivicually designed by an architect for a specified user. Such
residences typicalty are construcied from detalled architectural ptans and specifications and feature an exceptionally high level of workmanship
and exceptionally hiph-grade materials throughout 1he interior and exterlor of the Structure. The design features exceptionally high-guakity
exerior refinements and ornamentation, ant excephonally high-guality interlor refinements. The workmanship. materials. and linishes
throughout ine dwelling are of exceptionally high nuality

0z

Dwelings wiih this quality rating are ofien custom designed for consiruction on an individuat properly owner's sita. However, dwellings in
this quality grade are also found in high-guality tracl developimenis featuting residence construcied from individuat plans or trom highly
modified or upgraded plans. The design jealires dolailed, high quality exiencr crnamentation, high-qually interior relinerents, and detail The
workmanship, materials, and linlshes throughout the dweilling are generally of hiph or very high quatity

UAD Version 9/2011 (Updated 1/2014)
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UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM

{Source Fannic Mae UAD Appendix D: UAD Fielg-Spacific Standardization Requirements)
Quality Ratings and Definltlons {continuad)

Q3

Dweliinps with his quality rating are residences of higher gualily buill from individua! or readlly avaliable designar plans in above-standard
residentia lratt developmeris or on an individua! property owner's sde The design includes signilicant exietior ornamentation and infeniors
thal are well finished. The workmansiup exceeds acceplable standards and many materials and {nishes throughout the dwelling have been
upgraded from “siock” standards

04

Dweilings with this qualily rating meet o excoed the: requirements of applicable building codes. Standard or modiked standard building plans
are wtilized and the design inclwles adeguate fenestration and some exterior gmamentation and inlenor refinements. Malerals, workmanstin,
nish, and equiprment are of slock or builder grade and may feature some upgrades.

Qs

Dwallings with this quality rting lesture economy ol construchon and basic functionality a3 main considerations. Such dwelings leature a
plain design using readily avallable or basic fioor plans leaturing mintmal fenestration and baslc firishes wilh minimnal exteriar emameniation
and (Imited Interior detail. These dweliings meel minimum building codes and are construcied with inexpensive, stock materials

with limited relinements and upgrades

06

Dwallings with (his quality rating are of basic quality and lower cost; semy may not be suitabite lor year-round occupancy. Such dwellings

are ofen built with simple plans or without plans, olen uliizing the lowast quality bui'ding materials. Such dwellings are often built o
cxpanded by persons who are protessionally unskilled or possess only minimal construction skills. Electrical, phumbing, and other machanical
systems and equipment may be minimal or non-existent Older dwetlings may featre one or more substandard of non-conforming additions
to the original siruciure

Definitions of Not Updated, Updated, and Remodeled

Not Updated
Llttle or no updating or modemnization. This dascription inciudes, but s not limited {o, naw homes,
Residantial properifes of filleen years ol aga of less ofien reflect an vriginal condition with na updating, il no major
componants have been replaced or updated. Those over filteen years of age are also considered nol updated if the
appliances fixtures, and finishas are predominantly dated. An area that is *Not Updated” may still be well maintained
ang lully functipnal, and {his raling does not necessarily imply deterred maintenance or physical/Tunctional deterioration

Updated
The area of the home has bean moditied to meet cuTent market expectations. These modifications
are limited in terms of both scope and cost.
An updaied area of the home should have an improved ook and lsel, or lunctiona! utility, Changes that constitute
updates include refurtishment and/or replacing components 10 maet existng market expectations. Updales do not
Incude sipnificant allerahions to the existing structute

Remodsled
Significant Hinish andfor structural changes have been made that increase utility and appeal through
complete replacement and/ot expansion.
A resnodeled area reffects fundamental changes (hat include mulliple alterations, These alterations may include
some or all of the foliowing: replacement ol 2 major companent {cabinel{s}). bathiub, or balhroom lile}, refocation
of plumbing/gas tduras/appliances, signdican structural afteralions (relocating walls. and/or the aghdition of)
square lootage). This would include a complete gutting and rebuild

Explanatlon of Balhroom Count

Three-quarter baths are countet as a full bath In all cases. Ouarer baths (baths Ihat feature only a toitet) are nat
included m the hathroom count  The mwmber of full and halt balhs is reponed by separating the twa valuss using a
period. whare the full bath count is represented 1o the left of the period and the half bath count is represented 1o the
right of the perind

Example:
3.2 Indicates three full baths and twa hall baths,

UAD Version 872011 (Updated 1/2014)
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UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM

(Source Fannie Mar UAD Appendix D: UAD Field-Specific Standardization Ragiirsinginis}

Abbraviations Used in Data Standardization Text

Abbreviation Full Nama Flelds Where This Abbreviation May Appear
A Adverse Lacation & View
ac Atres Arna, Site
| Ad)Prk Adjacen! to Park Location
AdiPwr Adjacent 1o Power Lings Location
AnnLih Aims Lenglh Sale Sale or Tinancing Concessions
AT Altached Strutiure Deslgn (Styte)
B Benelicial Location & View
| ba_ Balbroom(s) Basemen & finished Rooms Below Grada
br Bedroom Basemeni & Fimishied Rooms Below Grada
BsyRd Busy Avad Localion
[ Contracted Dale Dale of Sale/Time
Cash Cash Sale or Financing Concessions
Comm Commerciat Influgnse Logation
Conv Conventional Sale or Financing Concessions
cp Carpont Garagel__Carpm
CrDred Cour Ordered Sale Sale or Financing Concessions
CtySky _Cliy View Skyline View View
CtySir Clty Streat View View
cv _Caoverad Garage/Catpon
DOM Cays On Market Dala Sources
oT Detached Structure Dasign {Styic)
dw Dnveway Garage/Carport
e Expiration Date Date of Sale/Tims
Estate Estats Sale Sale or Finanginy Concessions
FHA Federal Housing Authority Sale or Financing Concessions
g Garaps Garaga/Carport
| g4 Atlached Garage Garafe/Carport
| gbi Buili in Garape Garage/Casport
gd Detached Garage Garage/Carport
GlfCse Goll Coursa Location
Gitvw Gol Course View View
GR Garden Design (Style)
HR Hipgh Rise Design {Slyle}
in _interior Only Stairs Basemen! & Finished Rooms Below Grade
Ind tndustrial Location & View
Listing Listing Safe of Financing Concessiens
Lndf Landfth Location
|_LidSght Limiled Sight View
MA Mid-rise_ Deslgn (Style)
Min Mountain View Viow
N Newtral Localien & View
NonArm Non-Arms Lengih Sale Sale or Financing Concessions
0 Other Basement & Finished Rooms Below Grady
0 Diher Design (Styis)
op Opan Garage/Carport
Prk Park View View
Pstrl Pastoral View View
Pwrln Pawer Lines View
PubTrn Public Transportation Location
Relo Relecation Sale Sale or Financing Concessions
RED RED Sale 5ale or Financing Concessions
Aes Resldential Location & View
RH USDA - Rura) Housing Sale or Fimancing Concessions
m Recreatlonal (Rec) Room Basemunt & Anished Rooms Below Grads
RT Row or Townhouse Design (Style)
5 Settlemen) Dale Date of Sale/Time
5D Semk-detached Structure Design {Style)
Shen Short Sale Sale or Financing Concessions
sl Square Fael Area, Site, Basoment
| sqm Square Melers Arpa, SHe
Unk Unkniown Date of Sale/Time
VA Veterans Adminisiration Sale or Financing Concessions
w Withdrawn Dale Daic of Sale/Time
wo Walk Oul Basement Basemant & Finished Rooms Hetow Grade
Woods Woods View View
Wy Water View View
WarFr Water Frontage Location
WU Walk Up Basernent Basement & Finished Rooms Below Grade

UAD Version 972011 {Upcated 1/2014)
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Qther Appraiser-Defined Abbreviations (continued)

iz No

fain [ e Np. 2015110] Page #28]

2015110

UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM

| Abbrevlation Full Name Fislds v 2
EXT WALLS
YNY VitvYL 15T OR 2ND.PAGE
BAK BRICK 15T OR 2MD.PAGE
ALM ALUMINGM 15T OR ZND.PAGE
] CEDAR 15T OR 24D.PAGE
HADPLK HARDIPLANK 157 OR 2ND-PAGE
FLOORS-
W0 W00 15T.PAGE
YHINY VYL 15T.PAGE
CA.CAP.ERPT CARPET _ISTPAGE
CER.CERM CERAMIC 1ST.PAGE
MAD MARBLE 1S1.PAGE
PLP PODL 2N0.PAGE
PR.POR.PRCH. PDACH 2NDPAGE

| DKD.OCK DECK 2ND.PAGE
PLPAL PATI) 2ND.PAGE
GZB GAZEBOD 2ZMD.PAGE
FFNC.FNCE FENCE 2N0.PAGE
EBB.OA ELECTRIC BASEBOARD 157 OR 2HD.PAGE
ERPHP ELECTRIC HEAT PUMP 1ST (R 2ND PAGE

| GFA GAS FORCED AR 1ST OR 2HD.PAGE
P HREPLAGE 2ND.PAGE
fl FLUE 2N0 PAGE

UAD Version 9/2011 (Updated 1/2014)
Form UADDEFINEZA — "WinTOTAL” appraisal software by a la mode. . — 1-800-ALAMODE



Location Map

Bomower/Ciient  NIA
Properly Adgress 781 5 20th St
City Purcelivila Comly LOUDOUN Slale va Tp Code 20132
Lender PAINTER-LEWIS P.L.C
a la mode inc. q"’-; et
[ P . aa s
Tes O
N
W« Hill boro
ot Hatles !1-,"1 Yatier Famm
et L3
My e
%
wy
Py, town Pibe Whekd  amO ARS
i [
., SN
o * ‘3"
o Ryermay ”,
dﬂicp ; Proesonm | P %
& Riee Fanme ® Lo Wart
E1 an
abait vh
) Tl 1map
- [ 1Y
A
J i:.uw
Loww Oar
k3
Rt {nati i
b ]
i
Aan,
? o
ot
+ R -‘i_,‘." .
s Purcelivill
® drceliville s
Hlit Comiparable # 1
320 5 15th st
fuss oo & FansungTON e T (i 0.28 miles NE
f Roura H
r Auscaty
. Lan Panmy 2
)
fume Famay Ry ancw l}’
(8 LA L o é—
; kY
& ue"
"f I ro Lowiooun
e e
P slco #! Hughepie g e
by Spnng
) Gt (i
fas o (us
j Faran
v
Cxnp Loiix Coaty
%
E; Boactvronm
E RuTRIAt imars bty
C .
il Daiter
Etar 1 Tirion
Lasinnt,
o

Form MAPAOC  “WnTOTAL® appraisal software by a ka mode inc — 1-800-ALAMODE

ATTACHMENT 4

iesvilisnstl nlpifumen




LICENSE

LICENSE
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SEP 1 92016 Town Attorney

Sally G. Hankins

Town Manager
Robert W, Lohr, Jr.

Assistant Town Manager
Daniel C. Davis

Chief of Police
Cyathia A, McAlister

Department Directors
221 S. Nursery Avenue Elizabeth Krens, Finance
Purcellville, VA 20132 Alex Vanegas, Public Works
(540) 338-7421 Patrick Sullivan, Community Development
www.purcellvilleva.gov Shannon Bohince, Information Technology

Hooper McCann, Administration

September 14, 2016

Kelly N. Marrocco

Housing Development Program Manager
Department of Family Services

County of Loudoun

102 Heritage Way, N.E.

PO Box 7400

Leesburg, VA 20177-7400

Dear Ms. Marrocco,

The purpose of this letter is to provide support to The Good Shepherd Alliance’s grant
application to the County to receive funding to purchase Mary’s House of Hope located at 781
South 20" Street in Purcellville, VA.

Mary’s House of Hope was created when the Town entered into a lease over eleven years
ago with The Good Shepherd Alliance to renovate an existing tenant house located on Town
property. In return for a $1.00 per year lease, the Town has worked closely with The Good
Shepherd Alliance and they have operated a house that has provided safe refuge for single mothers
with children for over nine years. During this time, they have been an exceptional partner and
neighbor and we have had no problems or issues with their well-managed operation.

Beginning with the Council’s Strategic Planning Session in 2014, the Town received
feedback from the community that we needed to look at ways to monetize or sell portions of our
bulk property and land holding that were not being used or needed for future government
operations. As a result, the Town sat down with The Good Shepherd Alliance and it was clear that
they were interested in acquiring this property as an asset and the Town looked favorably on their
continued operation in our community. As a result, the Town Council unanimously voted to sell the
property located at 781 South 20" Street known as Mary’s House of Hope to The Good Shepherd
Alliance at a below market purchase price based on the amount of work and improvements that they
had completed to the site. The authorized contract/purchase price was $300,000 with a July 2015
appraised value $339,000. In addition, the current Loudoun County assessment has the property
listed at $344,680.

Attachment 5



Kelly N. Marrocco
September 14, 2016
Page 2of 2

The Town of Purcellville fully supports the acquisition of this property by The Good
Shepherd Alliance and hope that Loudoun County can assist them with the needed housing funds to
complete this transition.

Sincerely,

et e

Robert W. Loh, Jr.
Town Manager

Ee: Vickie Koth, Executive Director
The Good Shepherd Alliance



781 South 20th Street

03/23/2015
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