RESOLUTION NO. 2019- =~ 1 1

|
A RESOLUTION BY THE BOARD OF [COUNTY
COMMISSIONERS OF ST. JOHNS COUNTY, FLORIDA,
AUTHORIZING THE COUNTY ADMINISTRATOR, OR
HIS DESIGNEE, TO IMPLEMENT A SUBRECIPIENT
CONTRACT FOR ALPHA-OMEGA MIRACLE HOME INC.,

UNDER THE PROVISIONS OF THE COMMUNITY
DEVELOPMENT BLOCK GRANT PROGRAM.

WHEREAS, the Count§ has applied for and received funds from the United States
Government through the Community Development Block Grant (CDBG@) program under Title I of
the Housing and Community Development Act of 1974, as amended; a:nd

WHEREAS, as a condition of receiving CDBG funding, the Uflited States Department of
Housing and Urban Development (HUD) requires the County to adoptja Five-Year Consolidated
Plan (the Consolidated Plan) that sets forth the County’s community dévelopmeént goals; and

WHEREAS, the Consolidated Plan’s primary community development goal is to develop
viable communities by providing decent housing, a suitable living. en?nronment and expandmg
economic opportunmes primarily for persons of low to moderate income; and

WHEREAS, the St. Johns County Board of County Commissio'ners (the Board) approved
the 2018-2019 Action Plan certifying the County’s compliance w1th CDBG regulations and
specifying projects to be funded with CDBG funds; and

- | -
WHEREAS, the Subrecipient submitted an application for CDIBG funding to the County
for the purpose of acquiring a home at 2898 Collins Ave, St. Augustine, FL 32084, to be used for
providing housing for low to moderate income households (the Project); and
|

WHEREAS, the County approved the Project as an amendment to the 2018 2019 Action .
Plan and

, WHEREAS, the County finds that the Project will further the égoals of the Consolidated
PIan, !

NOW THEREFORE BE IT RESOLVED BY THE BOARD OF COUNTY
COMMISSIONERS OF ST. JOHNS COUNTY:

|
Section 1. Incorporation of Recitals. :
|

The above recitals are incorporated by reference into the body of this resolution and such recitals
are adopted as findings of fact. '



Section 2. Approval and Authority to Execute.

The Board of County Commissioners hereby approves the attached Subrecipient Agreement and
authorizes the County Administrator, or his designee, to execute the agreement on behalf of the
County. The Board’s approval shall be contingent upon the approval of the Substantial
Amendment to the 2018-2019 St. Johns County CDBG Annual Action Plan.

Section 3. Correction of Errors. I

To the extent that there are typographical or administrative errors or orﬁiséions that do not
change the tone, tenor, or context of this resolution, this resolution mayI be revised without

subsequent approval of the Board of County Commissioners.
i

PASSED AND ADOPTED by the Board of County Commissioners of St. Johns County

Florida this Q0 _day of glg;ﬁ_ 2019.

BOARD OF COUNTY COMMISSIONERS

OF WS WFLORIDA

Paul M. Waldron, Chair

ATTES Huntir S. Conrad Clerk !

Deputy Clerk




COMMUNITY DEVELOPMENT BLOCK GRANT
SUBRECIPIENT AGREEMENT BETWEEN
ST. JOHNS COUNTY AND
ALPHA-OMEGA MIRACLE HOME

THIS AGREEMENT is entered intc this | day of between St.
Johns County, a political subdivision of the state of Florida (the County) and Alpha-Omega Miracle
Home, Inc., a Flotida not-for-profit corporation (the Subrecipient), whote principal place of business
is located at 1797 Old Moultrie Road, Suite 107, St. Augustine, Florida|32084. The County and the
Subrecipient may be referred to individually as “the Party” ot collectively as “the Parties”.

WHEREAS, the County has applied for and received funds from the United States
Government through the Community Development Block Grant (CDBlG) program under Title I of
" the Housing and Community Development Act of 1974, as amended; and

WHEREAS, as a condition of recelwng CDBG funding, the Umted States Department of
Housing and Urban Development (HUD) requires the County to adopt a Five-Year Consolidated
Plan (the Consolidated Plan) that sets forth the County’s community development goals; and

WHEREAS, the Consolidated Plan’s primary community dew!alopment goal is to develop
viable communities by providing decent housing, a suitable living environment, and expanding
‘economic opportunities, primarily for persons of low to moderate -incorrite; and

| .
WHEREAS, the St. Johns County Board of County Commissioners (the Board) approved
the 2018-2019 Action Plan certifying the County’s compliance with CDBG regulations and specifying
projects to be funded with CDBG funds; and | -

WHEREAS, the Subrecipient submitted an application for CDBG funding to the County for
the purpose of acquiring a home to be used for providing housing to low to moderate income
households (the Project); and

WHEREAS, the County approved the Project as an amendment to the 2018-2019 Action
Plan; and ,

WHEREAS, the County finds that the Project will further the goals of the Consolidated Plan,

NOW THEREFORE, in consideration of the terms set forth below, the sufficiency and
receipt of which are heteby acknowledged, the Parties,agree as follows: |

1. Scope of Service.

A. Activities. The Subrecipient shall pérform the acttvmesl set forth in Exhibit A, the
contents of which are incorporated into this Agreement. Specifically, the Subreclplent shall use CDBG
funds to acquitre the home/property desctibed in Exhibit A. The Subrechient shall rent the home to
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low- to moderate-income individuals or households as defined in 24 CER 570.3. Duting the term of
this Agreement the rental prices of the home shall comply with the requitrements of 24 CFR 92.252.

B. National Objectives, All activities funded with CDBG Efu_nds must meet one of the
tollowing CDBG program National Objectives: :

i. Benefit low- and moderate-income persons;

il Aid in the prevention of slums or bﬁght; or

iii. Meet community development needs havmg a parucular urgency, as defined in
24 CFR 570.208. | :

The Subrecipient certifies that the activities carried out under this Agret::rnent will benefit low- and

moderate-income persons by providing affordable rental housing to low- or moderate-income
individuals or households as defined in 24 CFR 570.3. .
|

C. Goals and Petformance Measutes. The Subtecipient shall prowde the level of program

services set forth in Exhibit A.- _ "

|
- D. Performance Monitoring. The County will momtor the performance of the
Subrecipient against goals and petformance standards as set forthin Exhlblt A.In the event of default,
lack of comphance or failure to perform on the part of the Subrecipient, the County reserves the right
to exercise corrective or remedial actions, including, but not limited to: |
|
. . " . . I, . .
i Requesting additional information from the Subrecipient to determine reasons
for or extent of noncompliance or lack of perfon;nancc;
|
ii. Issuing a written warning advising the Subrccilpient of the deficiency and .
advising the Subrecipient that more serious sanctions may be taken if situation
is not remedied;

iii. 'Advising the Subrecipient to suspend, discontinue or not incur costs for the
items in question; !

iv. Withholding payment; or

V. Requiring the Subrecipient to reimburse the County for the amount of costs
incurred for any items determined ineligible.

If action to correct such substandard performance is not taken by the Subrecipient within a reasonable
period of time after being notified by the County, contract suspension or termination procedures will
be initiated. !

) ' i

2. _ Time of Petformance.
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Unless otherwise provided herein or by a supplemental agreement.or amendment, the
provisions of this Agreement will remain in effect through Septembetr 1, 2039. The term of
petformance shall commence upon execution of this Agreement. Notwithstanding the foregoing, the
term of this Agreement shall be extended to covet any additional time petiod duting which the
Subrecipient remains in control of CDBG funds or other CDBG assets,,lncludmg program income.

3. Budget.
CDBG funds will be used to pay for the following: 4 .
" | Contract Sales Price for 2898 Collins Avenue L $128,000.00
-Settlement Charges for 2898 Collins Avenue, charged at closmg' $2,526.00
Rehabilitation of 2898 Collins $65,936.00
' Total $196,462.00

The Settlement Charges are itemized in Exhibit E, Settlernentl Statement, which has been
incorporated into this agreement.

Any indirect costs chatged must be consistent with the ptovisiorlls of paragraph 8.C(i) of this
Agreement. Should the County require a mote detailed budget than the one set forth above, the
Subrecipient shall provide supplementary budget information in a Umlely fashion in the form and
cortent prescribed by the County. Any amendments to the budget must be approved in writing by
both the County and the Subrecipient. Co

4. Payment.

It is expressly agreed and undetstood that the total amount to be paid by the County under
this Agreement shall not exceed $196,462.00. A payment up to $130, 526 shall be made on a lump
sum basis once a closing date has been set fof the Grantee’s acquisition of the home/property. Once
the closing date has been set, the Grantee shall submit to the County an appraisal of the property
along with a written request for payment identifying the closing date for the property and providing
contact information for Grantee’s title company. The County shall submit payment to Grantee’s title
compaty on ot before the closing date. The Grantee shall identify the County on the HUD-1 form as
the providet of the funds. The remaining $65,936.00, for the putpose of renovations detailed in
Exhibit B, shall be made on a reimbursement basis. Renovations paid for with CDBG fiinds, as well
as renovations paid for with other funding sources are subject to the procurement regulations stated
in Section 8 D of this Agreement. -

It is strictly understood that Grantee is not entitled to the a:bove—referenced amount of
compensation. Rather, Grantee’s compensation is based on the Grantee performance of the activities
set forth in Exhibit A. Grantee’s compensation is dependent upon satisfactory completion and delivery
of all work product and deliverables set forth in this Agreement. ; '

" The source of funding from the County for payment under this |Agreement is the 2018-2019
CDBG funds provided to the County by HUD. The Subrecipient agreles that in the event that any
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grant is reduced or withheld by HUD, the County may terminate this Agreement. In the event that
HUD determines that the Subrecipient has not fulfilled its ob]igatiilms in accordance with the
requitements applicable to the grant and/or tequests reimbursement from County of expenses paid
under this Agreement, Subrecipient shall provide said reimbursement Jlto County from non-Federal
sources. |

This Agreement is neither a general obligation of the County, not is it backed by the full faith
and credit of St. Johns County. Payment of each grant payment is corllditioned on, and subject to,
specific annual appropriations by the Board of County Commissioners of funds sufficient to pay the’
grant payment due that year. Nothing in this Agreement shall create any-;obligation on the part of the
Board of County Commissioners to appropriate such funds during any g;iven fiscal year.

5. Notices. .

Notices required by this Agreement shall be in writing and delivered via mail, commercial
courier, personal delivery, facsimile, or other electronic means. All notices and other written
communications under this Agreement shall be addressed to the individuals in the capacities indicated
below, unless otherwise modified by subsequent written notice: ' :

I

County Grantee

| |
Nagle and Title : Name and Title
Addres ' prr—
City/State/ZIP Cod.e | - City/State/ 5ZIP Code
Telephone Number . Telephone Number

6. Special Conditions.
A. Public Records. \

i. The cost of reproduction, access to, disclosure, 4on—&sdosure, or exemption
of records, data, documents, and/or materials, associated with this Agreement
shall be subject to the applicable provisions of the Florida Public Records Law
(Chapter 119, Florida Statutes), and other a;i)plicable State and Federal
provisions. Access to such public records, may not be blocked, thwarted,
and/or hindered by placing the public records in the possession of a thitd
party, or an unaffiliated party. :

ji.  In accordance with Florida law, to the extent that the Subrecipient’s
petformance under this Agreement constitutes ant act on behalf of the County,

the Subrecipient shall comply with all requiremen:ts of Florida’s public records
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i,

iv.

law. Specifically, if the Subrecipient is expressly authonzed and acts on behalf

of the County under this Agreement, the Subrec1p1ent shall:

a. Keep and maintain public records that ordinarily and necessatily would be
required by the County in order to perform the Activities;

b. Upon request from the County’s custodian of public tecords, provide the
County with a copy of the requested records or allow the records to be
inspected ot copied within a reasonable time at a cost that does not exceed
the cost as provided in Chapter 119, Florida Statutes, or as other\mse
provided by law;

c. Ensure that public records related to this Agreement that are exempt or
confidential and exempt from public records disclosure requirements are
not disclosed except as authotized by applicable law for the duration of
this Agreement and following completion of this Agreement if the
Subrecipient does not transfer the records to the County; and

d. Upon completion of this Agreement, transfer, at no cost; to the County all . -
public records in possession of the Contractor or keep and maintain public
records requited by the County to petform the Activities.

If the Subrecipient transfers all public records to the County upon completion
of this Agreement, the Subrecipient shall desttoy‘any duplicate public records
that are exempt or confidential and exempt from public records disclosure
requirements. If the Subrecipient keeps and taintains public records upon -
completion of this Agreement, the Subrecipient shall meet all applicable
requiréments for retaining public records. All records stored electronically
must be provided to the County, upon request from the County’s custodian of
public- records, in a format that is compatible with the County’s information
technology systems.

Failure by the Subrecipient to comply with the tequirements of this section
shall be grounds for immediate, unilateral termination of this Agreement by

the County.

IF THE SUBRECIPIENT HAS QUESTIONS
REGARDING THE APPLICATION OF CHAPTER 119,
FLORIDA STATUTES, TO ITS DUTY TO PROVIDE
PUBLIC RECORDS RELATING TO THIS
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AGREEMENT, CONTACT TH

CUSTODIAN OF
PUBLIC RECORDS AT: '

=

500 San Sebastian View
St. Augustine, FL 32084
(904) 209-0805
publicrecords@sjcfl.us

B. Mortgage and Lien. The County will record a mortgage and lien on the property (set
forth in Exhibits C and D) in the total amount of CDBG assistancef provided. All real property
acquired or improved in whole or in part with CDBG funds must bc:used for the CDBG-eligible
putpose for which the acquisiion was made for the eligibility petiod specified in the mortgage

document and note. If the property is sold or changed to a use which ddes not qualify as meeting the
requitements of the CDBG regulations at 24 CER Part 570.505 for the time period specified in the
mortgage lien and promissory note, the County's CDBG program musf' be reimbursed for the total
amount of the CDBG funding. Such reimbursement shall include, but not be limited to, the closing
proceeds of such sale.

7. - General Conditions.

A. General Compliance. The Subrecipient agrees to comply with the requlrements of
Title 24 of the Code of Federal Regulations, Part 570 (the HUD regulatxons concerning CDBG)
mcludmg Subpart K of these regulations, except that (1) the Subreclplent does not assume the
recipient’s environmental responsibilities described 1n 24 CFR 570.604° and (2) the Subreclp1ent does
not assumed the recipient’s responsibility for initiating the review process under the provisions of 24
CFR Part 52. The Subrecipient also agrees to comply with all other applicable Federal, state, and local
laws, regulations, and policies governing the funds provided undet this Agreement. The Subrecipient
further agrees to utilize funds available under this Agreement to supplemcnt rather than supplant
funds otherwise available. :

B. Independent Contractor.- Nothing contained in this Agreement is intended to, or shall
be construed in any manner, as creating or establishing the relationship of employer/employee
between the parties. The Subrecipient shall at all times remain an indepeddent contractor with respect
to the services to be pérformed under this Agreement. As such, nelthler the Subrecipient, not any
employees, agents, officials, servants, or subcontractors of the Subrecipient shall be eligible for any
benefits afforded employees or officials of the County, including but not limited to unemployment
compensation, FICA, retirement, life, or medical insurance, and Workers compensatlon Insurance.
The Subrecipient has no power or authority to bind the County in any mannetr in any promise,
agreement, or representation, other than as specifically provided in this .ei%.greement.

| '

C.  Indemnification. The Subrecipient shall indemnify, de::fend, and hold the County

harmless from all claims, actions, suits, charges, judgments, and costs (‘including attorney’s fees and
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|

other costs associated with litigation, whether or not such costs are taxable’as attorney’s fees)
associated with this Agreement. This provision relating to indemnification is separate and apart from,
and is in no way limited by, any insurance provided by the Subreclpmht whether pursuant to thlS
Agreement or otherwise.

D. Insurance. The Subrecipient shall provide insurance coverage in, at a minimum, the
amounts set forth in Exhibit C, the contents of which are incorporated into this Agreement. The
Subrecipient shall comply with the bonding and insurance requirements of 2 CFR Part 200, Subpart

D.

E. County Recognition.

i.

ii.

. The Subrecipient shall insure recognition of the role of the County in providing

services through this Agreement. All activities, facilities, and items utilized
pursuant to this Agreement shall be prominently Jabeled as to funding source.
In addition, the Subrecipient shall include a reference to the support provided
herein in.all publications made possible with funds made available undet this
Agreement.

Pursuant to, and consistent with, St. Johns County Ordinance 1992-2, and
County Administrative Policy 101.3, the Subrecipient may not manufacture,
use, display, or otherwise use any facsimile or reproduction of the St. ]ohns
County Seal/Logo without the express written approval of the Board of
County Commissioners.

F. Amendments.

ii.

The County or the Subtecipient may amend this Agreement at any time
provided that such amendments make specific reference to this Agreement,
are executed in writing, and are signed by a duly authotized representative of
each organization. Such amendments shall not invalidate this Agteement, not
relieve or release the County or the Subrecipient from their obligations under
this Agreement.

For the purposes of this Agreement, the County: Administrator is authotized
pursuant to St. Johns County Resolution No. 2017-263 to execute any
amendment to this Agreement that falls within the authorizations granted by
said resolution, or by any resolution granting similar authorizations for future
CDBG grant prograrh years (the Authorizing Résolutions). Any amendment -

- to this Agreement that falls outside the authorizations granted to the County

Administrator by the Authorizing Resolutions shall require the approval of the
St. Johns County Board of County Commissionets.
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G. Suspension or Termination. In accordance with 2 CHR 200.339, the County may
suspend ot tetminate this Agreement if the Subrecipient matema]ly fails to comply with any term of
this Agreement, including, but not limited to:

i. Failure to comply with any of the rules, regulations, or provisions referred to
herein, or such statutes, regulations, executive (;)rders, and HUD guidelines,
policies, ot directives as may become applicable at any time;

' i

ii. Failure, for any reason, of the Subrecipient to f:'ulﬁll in a timely and proper

manner its obligations under this Agreement;

iii. Ineffective or impropert use of funds provided uxélder this Agreement; or

iv. Submission by the Subrecipient to the County ‘reports that are incortect or
incomplete in any material respect.

In accordance with 24 CFR 85.44, this Agreement may also be termlnated for convenience by either
Party, in whole or in part; by setting forth the reasons for such termination, the effective date, and, in
the case of a partial termination, the portion to be terminated. However, if in the case of a partial
termination, the County determines that the remaining portion of the award will not accomphsh the
purpose for which the award was made, the County may terrmnate the award In its entirety.

Termination for convenience shall not apply to provisions in this Agreement relating to the - repayment
of funds, compliance with laws, tegulations ot ordinances, records tetention, or the provision of
service to low and moderate income petsons or other speciﬁed beneficiaries.

H. Natural Disastet. In the event of a natural disaster, this Agreement may be suspended
or terminated and funds transferred to recovery activities as determined by the County. Funds subject
to this provision shall be those that are not contractually committed for construction, design ot other -
such third party ptivate vendors.

8. Administrative Requirements.

A. Financial Management.

i. Accounting Standards. The Subrecipient agrees to comply with 2 CFR 200.300
- 309 and agrees to adhere to the accounting principles and procedures
requited therein, utilize adequate internal controls, and maintain necessary
source documentation for all costs incurred.

ii. Cost Principles. The Subrecipient shall administer its program in compliance
- with 2 CFR Part 230, “Cost Principles for Non-Profit Organizations,” (OMB
Circular A-122). These principles shall be apphed for all costs incurred,
whether charged on a direct or indirect basis. |
|
B. Documentation and Record Keeping !
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Hi.

iv.

Records to be Maintained. The Subrecipient shall maintain all records requiredl
by 24 CFR 570.506 that are pertinent to the jactivities funded under this
Agreemient. Such records shall include, but not bie limited to:

a. Records proﬁding a full description of each activity undertaken;

b. “Records demonstrating that each actlvity meets one of the National
Objectives of the CDBG program;

c. Records required to determine the eligibility of activities;

d. Records required to document the acquisition, im;ﬁro‘vement, use, or
d1sposmon of real property acquired [or improved with CDBG
assistance; |

€. Records documenting compliance W1th fair housing and equal

opportunity components of the CDBG program,

f. Financial records as requlred by 24 CFR|570.502 .and 2 CFR 200.300

—309; and

g. Other records necessa.ry to document compliance with Subpart K of
24 CFR Part 570, o

Retention, The Subreclplent shall retain all financial records, supporting

documents, statistical recotds, and ‘all other
Agreement until five -years after the Pro]c
Notwithstanding the foregoing, if there is

records pertinent to this
ct has been closed out.
litigation, . claims, audits,

negotiations, or othet actions that involve any of the records cited and that
have started before the expitation of the five-year petiod, then such records
must be retained until completion of the actions and resolution of all issues, ot
the expiration of the ﬁve—yeat period, whichever !occurs later.

Client Data. The Subrecipient shall maintain chcnt data demonstrattng client
ehgib]hty for services provided. Such data shall 1nclude but not be limited to,
client natne, address, income level, or othet basis for determining eligibility and
description of setvice provided. Such lnformatl_on_ shall be made available to
the County’s monitors, ot theit designees, for review upon request.

Disclosure. Except to the extent directly connected with the administration of
the County’s or the Subrecipient’s responsibilities with respect to services
provided under this Agreement, the Subrecipient hall not use or disclose client
information collected under this Agreement unless written consent is obtained
from the client receiving the service, or, in the case of a minor, the written
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|

consent of a responsible parent or guardian. The foregoing shall not prevent
the Subrecipient from complying with the requirements of state or federal
public records laws to the extent applicable to any patticular record.

v. Close-outs. The Subrecipient’s obligations to the County shall not end until
all close-out requirements are completed. Activities during this close-out
period shall include, but are not limited to: making final payments, disposing
of program assets (including the retutn of all unused materials, equipment,
unspent cash advances, program income balances, and accounts recelvable to
the County), and determining the custodianship of records. Notwithstanding
the foregoing, the terms of this Agreement shall remain in effect during any
petiod that the Subrecipient has control over CDBG funds, including program
income.

vi. ©  Audits and Inspections. All Subrecipient records with respect to any matters
covered by this Agreement shall be made available to the County, HUD, and
the Comptro]ler General of the United States or any of their authorized
representatives at any time during normal business hours, as often as deemed
necessary, to audit, examine, and make excerpts: of transcripts of all relevant
data. Any deficiencies noted in audit reports must be fully cleared by the
Subrecipient within 30 days after receipt by the, Subrecipient. Failure of the

Subrecipient to comply with the above audit requirements will constitute a
violation of this Agreement and may result in the withholding of future
payments. The Subrecipient agrees to have an annual agency audit conducted
in accordance with current County policy concerning subrecipient audits and
applicable provisions of 2 CFR Part 200, Subpart F. The Subrecipient will
submit this annual agency audit to the County by June 30 of each year.

C. Reporting ghd Payment Disclosures.
i. Program Income. All rent received from the property at 2898 Collins Avenue

is considered to be program income and is therefore subject to all HUD
requirements related to program income. The County has elected to allow the
Subrecipient to retain all program income undet!the conditions that program
income is used by the Subrecipient for eligible activities, as determined by
HUD, and aligned with the National Objective of benefitting low to moderate-
income individuals. Eligible activities may include certain public services,
rental subsidies, subsistence payments, the acquisition of propetty to be used
for affordable housing, construction of affordable rental housing, and
construction of public facilities. Prior to spending any program income the
Subrecipient is reqmred to obtain written consent from the County verifying
that the intended use is an HUD-eligible use of program income. Expenditures
of program income will be reported to the County on a monthly basis. Upon
completion of this Agreement, the Subreclplentlsha.ll transfer to the County
any grant funds on hand and any accounts recelvable attributable to the use of
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E.

ii.

iii.

Procurement.

such funds. Further requirements for the calculation and use of program
income are set forth below in Exhibit A-1, Wthh is mcorporated into this
Agreement. |

!

Indirect Costs. If indirect costs are charged, the Subrecipient shall develop an
indirect cost allocation plan for determining the appropriate Subrecipient’s
share of administrative costs and shall submit such plan to the County for
approval, in a form specified by the County.

Reports. The Subrecipient shall submit reports to the County in the form,
content, and frequency as provided in Exhibit A.

i
Compliance. The Subrecipient shall procure :all materials, proper%y, and
services associated with this Agreement in compliance with the requirements
of 24 CFR Part 570, Subpart K, and applicable Uniform Administrative
Requirements as set forth in 2 CFR Part 200.
. | -
Travel. The Subrecipient shall obtain written aﬁproval from the County for
any travel outside the metropolitan area W1th| funds provided under this
Agreement. |

Use and Reversion .of Assets, The use and disposition ofjreal property and equipment

under this Agreement shall comply with the requirements of 2 CFR Part 200 Subpart D, and 24 CFR
570.502 — 504, as applicable.

9. Relocations, Real Property Acquisition and One-for-One Housing Replacement.

The Subrecipient shall comply with: | |

A.

C.

'

The Uniform Relocation Assistance and Real Property; Acquisiion Policies Act of
1970, as amended (URA), and implementing regulations at 49 CFR Part 24 and 24
CFR 570.606(b); :

i
The requirements of 24 CFR 570.606(c) governing the Residential Anti-Displacement
and Relocation Assistance Plan under Section 104(d) of the Housing and Community
Development Act; and

The requirements of 24 CFR 570.606(d) governing optie)nal relocation policies.

The Subtecipient shall provide relocation assistance to displaced persons as defined by 24 CFR
570.606(b)(2) that are displaced as a direct result of acquisition, réhabilitation, demolition, or
conversion for a CDBG-assisted project. | .
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10.

Personnel and Participant Conditions.

A.

B.

Civil Rights.

i

ii.

ifi.

iv.

Affirmative Action. :

Compliance. The Subrecipient agrees to comply with the requirements of
Chapter 760, Florida Statutes, and with Title VI olf the Civil Rights Act of 1964
as amended, Title VIII of the Civil Rights Act of 1968 as amended, Section

. 104(b) and Section 109 of Tide I of the‘ Housing and Community

Development Act of 1974 as amended, Section 504 of the Rehabilitation Act

of 1973, the Americans with Disabilities Act of 1990 the Age Discrimination

Act of 1975, Executive Order 11063, and Execuqve Order 11246 as amended.
|

Nondiscrimination. The Subrecipient shall not exclude from participation in,

deny benefits to, or otherwise discriminate against any person on the grounds

of race, color, rehglon sex, familiar status, nattonal origin, age, of disability in
the provision of services to its chents , ’

Land Covenants. This Agreement is subject to {the requlrements of Title VI
of the Civil Rights Act and 24 CFR 570.601 and 602. In regard to the sale,
lease, or other transfer of land acquired, cleared, lor improved with assistance
provided under this Agreement, the Subrecipicnt shall cause or require a-
covenant tunning with the land to be insetted in the deed or lease for such
transfer prohibiting discrimination, as herein deﬁned in the sale, lease, rental,
use, or occupancy of such land, or in any improvements erected or to be
erected thereon, provided that the County anc} the United States shall be
beneficiaries of and entitled to enfotce such covenants. The Subrecipient, in
undertaking its obligation to carry out the program assisted hereunder, agrees
to take such measures as are necessary to enforce such covenant and will not

itself so discriminate. T

Section 504. The Subrecipient agrees to compl!y with alk federal regulations
issued pursuant to compliance with Section 504| of the Rehabilitation Act of
1973 (29 U.S.C. 794), which prohibits dlscmmnaUOn against individuals with
chsablhues or handicaps in any federally assisted prograrn

Approved Plan. The Subrecipient agrees that it sha]l carry out an Affirmative
Fair Housing Marketing Plan in order to help apphcants offer equal housmg
opportunities regardless of race, color, national (I)rlgln sex, familial status, or
disability. The requirements for the Affirmative Fair Housing Marketing Plan
are more particularly set forth below in Exhibit Al 2, which is incorporated into
this Agreement. :

\
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ii.

Hii.

iv.

Employment Restrictions.

i.

ii.

Womén— and Minority-Owned Businesses. The

.ate used when possible. The Subrecipient further

will comply with 2 CFR 200.321 to take all necess
that minority firms, women business enterprises

Subrecipient certifies that it
ary affitmative steps to assure
and labor surplus area firms
cettifies that it will submit to

the County at the time of project completion a teport of the MBE and WBE
status of all subcontractors to be paid with CDBG funds with contracts of
$10,000 or greater, in a format that will be prowded by the County

Access to Records. The Subrec1p1ent shall furnish and cause each of its own
subrecipients or subcontractors to furnish all information and reports required
hereunder and will permit access to its books, tecords, and accounts by the

" County, HUD or its agént, or other authorized federal officials for purpose of

Investigation to ascertain compliance with the rules, regulations, and

" provisions stated herein.

AEgual' Oppoﬁmnigz and Affirmative Action (EEQ/AA) Statement. The

Subtecipient shall, in all solicitations or advertisements for employees placed
by ot onits behalf, state that it is an Equal Opp01 tunity or. Affirmative Action

employet.

Subcontract Provisions.
Paragraphs 10.A and B in every subcontract or p

The Subrec1p1ent shall include the provisions of

urchase order, specifically or

by reference, so that ‘such provisions will be binding upon each of its own
subrecipients or subcontractors.

Prohibited Activity. The Subtecipient is prohibited from using funds provided
herein or personnel employed in the adimmstrattoln of the program for political
activities, inherently religious activities, lobbym , political patronage, and
nepottsrn activities.

Labor Standards. The Subrecipient agrees to comply with the requirements of

the Secretary of Labor in accordance with the Davis-Bacon Act, as amended,

the provisions of the Contract Work Hours and Safety Standards Act (40
U.S.C. 327 et'seq.), and all other applicable federal, state, and local laws and
regulations pertaining to labor standards insofaf as those acts apply to the
petformance of this Agreement. The Subrecipient agrees to comply with the
Copeland Anti-Kickback Act (18 US.C. 874 eu: seq.) and its implementing
regulations of  the U.S. Department of Labor at 29 CFR Part 5. The
Subsecipient shall maintain docmentation that démonstrates compliance with
hour and wage requirements of this part. Such documentation shall be made
available to the County for review upon request.

Page 13 of 45




D.

iii.

Conduct.

“Section 3” Clause. As a condition of recelwng fcderal financial assistance, the
Subrecipient certifies and agrees to ensute comPhance with Section 3 of the
Housing and Utban Development (HUD) Act of 1968, as amended, and as
implemented by the regulations set forth in 24 CFR 135. Failure to fulfill these
requirements shall subject the County, the Sl;hbrecipient, and any of the
Subrecipient’s subrecipients and subcontractors, and their successors and
assigns, to those sanctions specified in the Agreflzment through which federal
assistance is provided. The Subrecipient certifies that no- contractual or othet
disability exists that would prevent comp]janci:e with these requirements.

The Subrecipient further agrees to comply with these “Section 3” requirements
and to include the following language in all subcontracts executed under this
Agreement:

“The work to be petformed under this Agreement is a project assisted under
a program providing direct.federal financial assistance from HUD and is
subject to the requirements of .Section 3 of the Housing and Utrban
Development Act of 1968, as amended (12 U. S|C 1701). Section 3 requires
that to the greatest extent feasible, opportunities ; 'for training and ernployment
be given to low- and very low-income residents [of the project area, and that

. contracts for work in connection with the project be awarded to business

concerns that provide economic opportunities .t:o low- and very low-income
persons residing in the metropolitan area in whiclh the project 1s located.”

The Subrecipient further agrees to ensure that opportunities for training and

employment arising in connection with this a housing rehabilitation (including
reduction and abatement of lead-based paint hazards), housing construction,
or other public construction project are given to low- and very low-income
persons residing within the metropolitan area ih which the CDBG-funded
project is located; where. feasible, priority should be given to low- and very
low-income persons within the service area of the project or the neighborhood
in which the project is located, and to low- and yery low-income participants
in other HUD, programs; and award contracts for wotk undertaken in
connection with 2 housmg rehabilitation (including reduction and abatement
of lead-based paint hazatds) housing construction, or other public
construction  projects . business concerns that provide economic
opportunities for low- and very low-income resi%ients within the service area
or the nelghborhood in which the project is located and to low- and very low-
income participants in other HUD programs.

The Subrecipient certifies and agrees that no contractual or legal incapacity
exists that would prevert compliance with these requirements.
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iii.

iv.

Assignability. The Subrecipient shall not assign or transfer any intetest in this
Agreement without the prior written consent of the County; provided that
claims for money due or to become due to the Subrecipient from the County
under this Agreement may be assigned to a bank, trust company, or other
financial institution without such approval. Notice of any such assignment ot
transfet shall be furnished promptly to the County.

Subcontracts.

a. Approvals. The Subrecipient shall not entér into any subcontracts with
any agency without the prior written consent of the County, which consent
shall not be unreasonably withheld.

b. Monitoring. The Subrecipient shall monitor! 'all subcontracted setvices on-
a regular basis to ensure contract compliance. Results of monitoring efforts
shall be summarized in written reports and supported with documented
evidence of follow-up actions taken to correct areas of noncomphance

c. Content. The Subrecipient shall ensure that the provisions of this
Agreement are incorporated into any subcontract executed in the

performance of this Agteement. |

d.~ Selection Process. The Subrcclplent shall undertake to ensure that all
subcontracts entered into in the performalnce of this Agreement are
awarded on a fair arid open competitior, basis in accordance with
applicable procutement requiremhents. Executed copies of all subconttacts
shall be forwarded to the County along 'Wlth documentation concerning
the selection process.

Hatch Act. The Subrecipient shall comply with the requirements of the Hatch
Act (5 US.C. 1501-1508) and shall ensure that no funds provided, nor
petsonnel employed under this Agreement shall bc in any way of to any extent °
engaged in the conduct of political activities in vlolation of Chapter 15 of Title
V of the United States Code. !

Conflict of Interest The Subrecipient agrees to ablde by the provisions of 2

CFR 200. 318 and 24 CFR 570.611 ,including, butlnot limited to, the following:

a. The Subreclplent shall maintain a written code or standards of conduct .
that shall govern the performance of its ofﬁcers employees, and agents
engaged in the award and administration of contracts supported by federal
funds;

: | :

b. No employee, officer, or agent of the Subrecipient shall patticipate in the
selection, award, or administration of a contra:ct suppotted by federal funds
if a real or apparent conflict-of interest would be involved; and

Page 15 of 45



c. No covered person who exercises or has exercised any function or
responsibility with respect to CDBG-assisted activites or who is in
position to participate in a decision making process or gain inside
information with regard to such activities, may obtain a financial interest
or benefit from a CDBG-assisted activity, or have a financial interest in
any contract, subcontract or agreement with respect to a CDBG-assisted
activity or with respect to the proceeds of|the CDBG-assisted activity,
either for himself or herself or those with whom he or she has a family or
business tie, during his or her tenure or forj one year thereafter. For the
purposes of this paragtaph, a “covered person” includes any person who
is an employee, agent, consultant, or officer of the Subrecipient.

|
Conungeng Fee. The Subtecipient warrants that it has not employed ot

retained any company or person, other than a bona fide employee working
solely for the Subrecipient, to solicit ot secure this Agreement, and that it has
not paid or agreed to pay any person, company, corporation, individual, or firm
any fee, commission, petcentage, gift or any other consideration, contingent
upon or resulfing from the award ot making of this Agreement. It is
understood and agreed that the term "fee" shall |also include a brokerage fee,
however denoted. In the event of a breach or v1<|31at10n of this paragraph, the
County shall have the right to terminate this Agreement without liability.

Certification of Anti-Lobbying. The Subrecipient certifies and discloses that,
to the best of its knowledge and belief: |

a. No federal appropriated funds have been pr!tid or will be paid, by or on
behalf of it, to any person for influencing or attempting to influence an
officer or employee of any agency, a member of Congress, an officer or
employee of Congress, or an employee oﬁ a member of Congress in
connection with the awarding of any Federal contract, the making of any
Federal grant, the making of any Federal lolan the enteting into of any
cooperative agreement, and the extension, continuation, renewal,
amendment, or modification of any Federal contract, grant, loan, or

cooperative agreement; I

b. If any funds other than federal appropriatéd \‘funds have been paid or will
be paid to any person for influencing or attemptmg to influence an officer
or employee of any agency, a member of Congress an officer or employee
of Congress, an employee of a member of Congress, a County
Commissioner, or any County employee in connection with this federal
contract, grant, loan, or cooperative agreement, it will complete and submit
Standard Form-LLL, "Disclosure Form [to Report Lobbying," in
accordance with its instructions; and
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viii.

c. It will require that the language of paragraphs (a) through (d) of this
certification be included in the award document for all subawards at all
tiers (including subcontracts, subgrants, and contracts under grants, loans,
and cooperative agreements) and that all Subrecipients shall certify and
disclose accordingly; and |

d. This certification is a material representation of fact upon which reliance
was placed when this transaction was made or entered into. Submission of
this certification is a prerequisite for making ot enteting into this
transaction imposed by Section 1352, Title 31, U.S.C. Any person who fails’
to file the required certification shall be sub)ect to a civil penalty of not less
than $10,000 and not more than $100,000 foF each such failure.

) |
Copyright. If this Agreement results in any copyrightable material or

inventions, the County and/or HUD reserves the right to royalty-free, non-
exclusive, and irrevocable license to reproduce, publish, or otherwise use and
to authorize others to use, the work or materials for governmental purposes.

. Religious Activities. The Subrecipient écknowle_dges that CDBG funds may

not be used for inherently religious activities, such as worship, religious
instruction, or ‘proselytization. The requirements|of 24 CFR 5.109, as applied
to the CDBG program pursuant to 24 CFR 570*200(]) are incorporated into
this Agreement by reference. !

Drug-Free Workplace. The Sﬁbrecipient certiﬁci:s that it shall provide drug-
free workplaces in accordance with the requirements of the Drug-Free
Workplace Act of 1988 (42 U.S.C. 701) and 24 CFR Part 21.

11. Environmental Conditions. -

A. Air and Water. The Subrecipient agrees to comply with the following requirements
insofar as they apply to its performance under this Agreement: '

i

ii.

iii.

Clean Air Act (42 U.S.C. 7401, et seq., as arilende_d), particularly Section 176(c)
and (d) (42 U.S.C. 7506(c) and (d);

Determining Conformity of Federal Actions to State and Federal
Implementation Plans (Envlronmental Protecuon Agency — 40 CFR Parts 6,
51, and 93); and

Federal \Water Pollution Control Act, as amended (33 U.S.C. 1251, et seq., as
amended), including the requirements set forth in Section 114 and Section 308
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of the Federal Water Pollution Control Act, as iamended, and all regulationé

and guidelines issued thereundet. |
B. Flood Disaster Protection. For activities lo¢ated in an z‘trea identified by the Federal
Emergency Management Agency (FEMA) as having special flood hazards, the Subrecipient
shall comply with the mandatory flood insurance purchase requitements of Section 102 of the
Flood Disaster Protection Act of 1973, as amended by the National Flood Insurance Reform
Act of 1994, 42 USC 4012a.

C. Lead-Based Paint, The Subrecipient shall comply with the Lead-Based Paint
Poisoning Prevention Act (42 U.S.C. 4821-4846), the Residential Lead-Based Paint Hazard
Reduction Act of 1992 (42 U.S.C. 4851-4856), and implementing regulations at 24 CFR part
35, subparts A, B, ], K, and R, which apply to activities under this agreement.

D. Historic Preservation, The Subrecipient shall comply with the Historic Presetvation
requirements set forth in the National Histotic Preservation Act of 1966, as amended, codified
in Title 54 of the United States Code, and the procedures set forth in 36 CFR part 800 insofar

 as they apply to the performance of this agreement. In general, this requires concurrence from
the State Historic Preservation Officer for all rehabilitation and- demolition of historic
properties that are fifty years old or older or that ate included on a Federal, state, or local
historic property list.

12. Miscellaneous. Provisions.

A. All words used hetein in the singular form shall extend to and include the plural. All
words used in the plural form shall extend to and include the singular. ‘All gendered pronouns shall
extend to and include all gendezs.

B. In the event 24 CFR 570.503 (“Agreements with Subrecipients”) is amended or
changed, the County shall provide written notice of the changes to the Subtecipient and shall amend
this’ Agreement accordingly.

C. This Agreement constitutes the entire agreement and understanding between the
parties as to the matters addressed herein. This Agreement supersedes all prior and contemporaneous
agreements, understandings, representations, and watranties, whether oral or written, relating to such
matters.

D.  This Agreement shall be governed by the laws of the stdte of Florida. Venue for any
legal or administrative action atising under this Agreement shall lie exclusively in St. Johns County ot
the Middle District of Florida, Jacksonville Division. Subtecipient hereby waives any privileges or
rights it may have under statute or case law relatmg to venue, including any objection based on forum
non conveniens.

13. Severability.
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If any portion of this Agreement, ot the application thereof to any petson or circumstance, is

. determined by a court of competent jurisdiction to be void, invalid, ot|otherwise unenforceable for
any reason, such portion or application shall be severable. The remaining portions of this Agreement,
and all apphcaﬂons thereof not having been declared void, invalid, or otherwise unenforceable, shall
remain in effect.

14. Section Headings and Subheadings.

The section headings and subheadings contained in this Agreement are included for
convenience and shall not limit or otherwise affect the terms of this Agreement.

15.  Waiver. o | S

No forbearance on the part of cither Party shall constitute a waiver of any item requiting
© performance by the other Party. A waiver by one Party of the other Party's petformance shall not
constitute a waiver of any subsequent performance tequired by such other Patty. No waiver shall be
valid unless it is in writing and signed by authotized-representatives of both Parties.
16.  Counterparts.

This agreement may be executed in counterparts, éach of which shall be deemed an original.

17. Authority to Execute.

Each person signing this Agreement in a representative capacity jon behalf of a governmental
ot corporate entity represents that he or she is duly authorized by such entity to execute this Agreement
on its behalf, as evidenced by the authorizing resolutions of each Patty’s Boatd attached heteto as
Exhibit F. |

18.  Entire Agreement.

This Agreement constitutes the entire agreement and understanding between the Parties as to
the matters addressed herein. This Agreement supersedes all prior and contempotaneous agreements,
understandings, tepresentations, and warranties, whethet otal, electronic, or written, relating to such

rnatters

N WITNESS WHEREOF, the undersigned, as authotized ofﬁmals on behalf of the parties,
have executed this Subrecipient Agreement as of the dates set forth belo

County - Grantee
Name and Tite ' Name and Title
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" Address - Address

City/State/ZIP Code i City/State/ZIP Code
r

Telephone Number Telephone Number
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EXHIBIT A: SCOPE OF WORK

Acquisition of 2898 Collins Avenue, St. AugustineJ FL 32084

Subrecipient: Alpha-Omega Mitracle Home, Inc.
Activity: Acquisition and Rehabilitation of 2898 Collins Avenue; St. Augustine, FL 32084

Activity Scope: Alpha-Omega Miracle Home, Inc. will acqmre and rehablhtate 2898 Collins

Avenue, St. Augustine, FL. 32084, to provide affordable housing to' low- and moderate-income
individuals and households.

Approved Grant Budget: CDBG funding, awarded to St. Johné County by HUD, will be
by HUD, will be provided up to a maximum of $196, 462 00. This amount will cover the
purchase price, closing costs, and renovations to the properf:y named above.

Asbestos Clearance Certification: A firm licensed by the State of Flomda Asbestos Licensing Unit
prepared a Pre-renovation Asbestos Survey Report for the subject property The report identified
the presence of building materials that contain asbestos. The report also provides recommendations
for temediating the asbestos-containing matetials. Prior to spending any CDBG funds on
renovations of this property, all asbestos-contalmng materials noted in the inspection report
must be propetly remediated and verified by a licensed thjrd-partyi Asbestos Clearance
Certification. The Subrecipient is responsible for all costs of asbestos remediation and obtaining
inspections, as well as the Asbestos Clearance Certification. . The Subrecipient will submit the
Asbestos Clearance Certification to the County. Upon verification of the certification, the County
will issue the Subrecipient 2 notice to proceed with renovations.

Rehabilitation: Funds, in the amount of $65,936.00 ate being prowded'to make the renovations that
are detailed in this Agreement as Exhibit B. The Subrecipient is responslble for all costs for
renovations beyond the amount of $65,936.00 and beyond the scope o!f the renovations detailed in
Exhibit B. The purpose of the renovations is to make the home a decent and safe environment for
tenants. The Subrecipient must submit invoices to the County for all approved renovations that have
been completed. The County will vetify that the approved renovations have been completed and then
will reimburse the Subrecipient for the approved amount, within 30 days from the date the invoice
was received. All contractors who complete renovations on this home, whether those renovations are
paid from CDBG funds or another source of funds are subject to the prlocurernent regulations stated
in Section 8 D of this Agreement.

Presumed Benefit: This objective is met if the Activity is desiglned to benefit homeless
persons who are presumed statically to be principally composed of persons who have low
and moderate income.
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Income Certification:

The Subrecipient shall be responsible for verifying that all c]i‘enps served pursuant to this
Agreement meet the definition of homeless persons or low-to-moderate income households.

Reporting Schedule:

After Activity completion - Subrecipient will be responsibl;e for monthly reporting of
income and demographic data on clients served. The monthly reports shall comply with
all applicable HUD reporting requirements and County reporting procedures.

All program income will be utilized for eligible activities and to meet the National
Objective of benefiting low to moderate-income individuals. Monthly reports will include
the receipt and expenditures of program income, accompanied by related invoices and
vetification that the County has approved the use of program income for 2 specific eligible
activity. .

Upon completion of the Activity, Subrecipient will install a plaque acknowledging the
use of CDBG Funds as approved by the St. Johns County Board of County
Commissioners. :

Subrecipient will make an Annual Certification indicating thadt the home continues to be
used for the eligible purpose of providing affordable rental housing for formerly homeless
persons. i .
By June 30 of each year, the Subrecipient shall submit to the C:ounty, an annual agency
audit report with an audit manager’s letter. In the event that any deficiencies are cited,
Subrecipient will submit to the County documentation that defrnonstrates Subrecipient
cleared all deficiencies within 30 days of receipt.

Monitoting: The County's Housing and Community Services Division will monitor all stages
of the Activity to ensute compliance with all applicable federal regulations and County
guidelines. !

Within the first three months after completion of the Acti;vity and occupancy of the
building, the County will perform alevel one monitoring of|the Subrecipient to ensure
that Subrecipient is maintaining all records in a satisfactorymanner.

After one year of providing services, the County will perfor'm a level two monitoring
of the Subrecipient to ensure compliance of client files, financial records, and
demographic data reporting. .

The County may make site visits to the propetty at any time during the term of this
Agreement to ensure compliance with applicable federal regulations and the
requitements of this Agreement. | '

By entering into this Agreement, the Subrecipient agrees to conilply and cooperate fully
with any monitoring procedures/processes deemed appropriate by the County. The
Subrecipient agrees to comply and cooperate with any inspections, reviews, investigations,

or audits deemed necessary by the County, HUD, and the Comptroller General of the
United States, or any of their authorized representatives.

|
|
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EXHIBIT A-1: PROGRAM INCOME

Subrecipient shall calculate and manage Program Income based on the definitions, methodology and
terms and conditions listed below: |

SJC Program Income Calculation Methodology for Single-Family jRental Housing

Subrecipient shall use the following methodology for calculating prog’ram income from a single-
family rental housing project:

Calculate Project Costs and CDBG Investment

2). Calculate Total Development Costs or “Project Uses™ by adding the sum of Acqu.lsltlon
plus Hard and Soft Construction Costs.

b). Calculate “Total Sources” by adding the sum of Private Mortgage and / or relate sources
such as State of Flotida housing subsidies, ptivate grants plus amount of CDBG and/or
Related HUD funds via §JC..

). SJC shall prowde Subrecipient an amount of CDBG subsidy that helps Sources to equal
Uses after all other funding sources have been obtained the pro] ect remains affordable to
the to target income group.

d). Subrecipient shall calculate the percentage of Total Development costs that is paid for
with CDBG and/or related HUD subsidy funds via SJC.

Calculate Program Income . |
a). Calculate Gross Net Operating Income (NOI) by subtracting from Effective Rental
Income after Vacancy all reasonable Operating Expenses. ~
b). Calculate Program Income by multiplying NOI by Percentage of CDBG and/or relate
HUD Subsidies via S]C. :

'
k

Calculate Balance of Program Income After Eligible Debt Service IPayments

a). Calculate Remaining Net Operating Income Available for Private Debt Services by
subtracting the amount of Program Income from NOL :

b). Calculate Balance of Debt Service Needed to Paid Out of Portion: of Program Income
(Unmet and Cost Reasonable Need) by subtracting NOI Available for Private Debt
Service from Proposed Ptivate Mortgage Debt Service payment. Debt service payments
should not result in a less than 1.25 Debt Service Coverage Ratio.

¢). Calculate Balance of Program Income by subtracting Portion of Progtam Income
Applied to Private Mortgage Debt Service Payments from Program Income.

d). Subrecipient shall use the attached worksheet as template for calculating and reporting
on Program Income for CDBG-assisted project.” |
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SJC Program Income Use Rules for Single-Family Rental Housing

Subrecipient must use Remaining Proglram Income for either:

a). Funding Capital Replacement Resetve;

b). Making contributions to an Operating Reserve to have cash for unforeseen events such
as long period of vacancy, slow ot no pay tenants, disruption from storms, etc.;

¢). Making additional debt service payments to reduce debt balance and interest expense
over time;

d). Establishing working capital account for predevelopment costs for similar projects that
meet CDBG National Objectives and eligible uses such as another LMI rental housing
project or;

e). Remitting Balance of Program Income to SJC.

Every year Subrecipient must show accounting reconciliation of Program Income earned and how it
was deployed in comphance with CDBG regulations.”

HUD CDBG Progtam Income Rules
Subrecipients must follow HUD CDBG Program Income rules as set. forth in 24 CFR 570.500, as
may be amended from time to time.
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\
EXHIBIT A-2: AFFIRMATIVE FAIR HOUSING MARKETING PLAN

Subrecipient must complete: HUD Form 935.2B, Affirmative Fair Ht?using Marketing (AFHM) —

Single-Family Housing, https://www.hud.gov/sites/documents/935-2B.PDF. .”

The purpose of the Affirmative Fair Housing Marketing (AFHM) Plan is to help applicants offer equal
housing opportunities regardless of race, color, national origin, réligion, sex, familial status, or
disability. The AFHMP helps ownérs/agents (respondents) effectivel;y market the availability of
housing opportunities to individuals of both minority and non-minortity'groups that ate least likely to
apply for occupancy. The AFHM Plan is used to ensure that develop!ers and/or subrecipients are
taking necessary steps to eliminate discriminatory practices and to o%vercome the effects of past
discrimipation involving HUD-assisted housing. |

Affirmative fair housing matketing and planning is a requirement for acéess to CDBG funding for all
new construction, substantial rehabilitation, and existing project markeﬁng and advertising activities.
An AFHM program, as specified in this Plan, shall be in effect for each assisted rental housing project
throughout the life of the CDBG and/or related housing subsidy afford'flbﬂity compliance period.

The responses ate required to obtain or retain benefits under the Fair Housing Act, Section 808(e)(5)
& (6) and 24 CFR Part 200, Subpart M. The form contains no questions'of a confidential nature. The
AFHMP, once approved by the County, must be made available for public inspection-at the sales or
rental offices of the respondent (24 CFR 200.625) and may not be revised without County approval.

In formulating the Affirmative Marketing Program, Subrecipient must do the following: -
1. Targeting,

Identify the segments of the eligible population which are least likely to apply for housing
without special outreach efforts. '

Consider the current racial and ethnic composition of the residential area.

Also consider language barriers and incomme eligibility requirements.

2. Outreach.

Outline 2an outreach program which includes special measures designed. to attract those groups
identified as least likely to apply and other efforts designed to attract persons from the total eligible
population. '

Community Contacts. The housingprovider must list at least ane community organization
that serves each group determined to be least likely to apply and who has agreed to help the provider
in their marketing efforts. In the plan include the name of the contact person, contact information,

L
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experience wotking with the target population as well as the number and language of matetials to be
provided to such agencies.

Media. The housing provider should specify the particular means of advertising to. reach a
target group and the reasoning behind the particular type of advertising. Advertisements should
include the fair housing logo.

If the immediate housing market area is not demogtaphically divetse enough to draw
applicants considered “least likely to apply” then an expanded housing fnarket area should be used.

3. Indicatoss.
: . ' |
State the indicators to be used to measute the success of the marketing program.

Recording information on how an individual heard about the housing and why they
decided to apply will provide useful data for the evaluation process.

In addition, comparing the number, of units now occupied by persons previously
determined to be “least likely to apply” and the number of people least likely to apply on the waiting
list prior to and after the marketing process is a good starting place for the evaluation,

4. Staff Training.

Demonstrate the capacity to provide training and information on fair housing laws and objectives
to sales or rental staff. . .
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EXHIBIT B: APPROVED RENOVATIONS

Rehabilitation: Funds, in the amount of $65,936.00 are being provided 'to make the renovations
necessary to create a decent and safe living environment. The Subrecipient is responsible for all
costs for renovations beyond the amount of $65,936.00 and beyond the s;cope of the renovations
detailed in Exhibit B. The Subrecipient must submit invoices to the County for all approved
renovations that have been completed. County staff will verify and document that the approved
renovations have been completed and will then submit the reimbursement tequest for payment. The
Subrecipient is an approved vendor of the County and the County will reimburse the Subrecipient
for the approved amount, within 30 days from the date of the County’s verification of renovation
completion. All contractors who complete renovations on this home, whether those renovations are
paid from CDBG funds or another source of funds are subject to the procurernent regulations

stated in Section 8 D of this Agfeement. |

Apptoved Renovations: reimbursement for the following renovations are
provided under this Agreement.

Amount

Exterior Remodel:

¢ Repair or replace door frames and window frames
Install L/M 12" wheel chair ramp(s)
Repair walkways and entrances

" Energy Efficiency Assessment and weatherproofing, as needed

$7.400

Demolish existing outdoor trellis and aeck/ spa area; repair deck area.

$3,500

Bathroom Remodel & ADA Compliance:
¢ Widen door entranceé to 3' 0"
e Replace toilet, sink, tub/ shower, and plumbing
¢ Install new tile, towel racks, mirrors, and safety bars

$9,700

Kitchen Remodel:

. Rernove two walls separating kitchen from the living room and dlmng
room

* Replace counter tops, backsplash, sink, and plumbing

e Paint cabinets and replace hardware "

¢ Install new appliances: Range/Refrigerator/Dishwasher . :

$17,036

Create 2 3'd bedroom with closets from the large.family room/living :space. :

$4,500

Patch drywall in all areas/sheet rock /new wall/ replace trim/paint walls.
Widen doorways.

$8,900

New Floonng — carpets and tile throughout house

6,400

Re-wire electric throughout house. Replace light fixtutes- and fans
throughout the house.

$8,500
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EXHIBIT C: INSURANCE REQUIREMENTS

BASIC INSURANCE REQUIREMENTS

Duting the tetm of this Agreement, the Subrecipient at its sole expense shall provide insurance
of such a type and with such terms and limits as noted below. Prowdlng and maintaining adequate
insurance coverage is a material obligation of the Subrecipient.

The Subrecipient shall keep the Property insured for its full msurablc value against loss by fire,
flood if so required, and other losses’ norrnally covered by an extended| icoverage endorsement. All
policies of insurance which insure against any loss or damage to the Property shall provide for loss
payable to the County, without contribution by the County, pursuant to clauses satisfactory to the
County. |

The Subrecipient shall provide the County a certified copy of all insurance policies procured
by the Subrecipient. When any required insurance reaches the attainment|of a normal expiration date
or renewal date, the Subrecipient shall prov1dc the County with Certificates of Insurance evidenciag a
continuation of coverage. The Subrecipient’s insurance coverage shall be plmnary Insurance as respects
to the County for all applicable policies. The limits of coverage under each policy maintained by the
Subrecipient shall not be interpreted as limiting the Subrecipient's hablhty and obligations under this
Agreement. All insurance policies shall be through insurers authotized ot eligible to write policies in
Florida and possess an A.M. Best rating of A- or better.

The Subrecipient shall procure and maintain for the duration of; this Agreement, insurance
against claims for injuries to persons ot damages to property which may arise from or in connection
with the petformance of the Activity by the Subrecipient, its agents, representatives, employees or
subcontractors.

The coverages, limits or endorsements required herein protect the primary interests of the
County, and these coverages, limits or endorsements shall in no way beirequired to be relied upon
when assessing the extent or determining appropriate types and limits of coverage to protect the
Subrecipient against any loss exposures, whether as 2 result of this Agteement or otherwise. The
requirements contained herein, as well as the County's review ot acknowledgement is not intended to
and shall not in any manner limit or qualify the liabilities and obligations assumed by the Subrecipient
under this Agreement. .

COMMERCIAL GENERAL LIABILITY

Coverage must be afforded under a Cornme'rcial General Liability policy uﬁth limits not less
than:

. $500,000 each occurtence for Bodily Injury, Property Damage and Personal and Advertising
Injury. ( i
. $500,000 each occurrence for Products and Completed Operationls.
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The policy must mclude coverage for Contractual Liability, Independent Contractors and shall
contain no exclusions for explosion, collapse or underground. The Certificate Holder Shall be
identified as:. .

St. Johns County, a political subdivision of the State o|f Florida
500 San Sebastian View
St. Augustine, FL 32084

St. Johns County, a - political subdivision of the State of Flor!ida, including its officials,
employees, and volunteers, is to be named as an Additional Insured with 2 CG 20 26 04 13 Additional
Insured - Designated Person or Otganization Endorsement or similar eridorsement providing equal
or broader Additional Insured Coverage in respects to habLhty arising out of any service petformed by
ot on behalf of Subrecipient. The coverage shall contain no special limitation on the scope of
protection afforded to the County, its officials, employees or volunteers.

The Subrecipient’s insurance coverage shall be primary insurance as respects St. Johns County,
a political subdivision of the State of Florida, its officials, employees, and volunteets. Any insurance
or self-insurance maintained by the County, its officials, employees, ot volunteers shall be excess of
the Subrecipient’s insurance and shall be non-contributory.

WORKER’S COMPENSATION

The Subrecipient shall prov:lde worket’s compensation insurance in such amounts s required
by law for all of its employees involved in the performance of this Agreement.
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EXHIBIT D
Mortgage Lien

Record and Return to:

St. Johns County Housing and Community Services Division
200 San Sebastian View, Suite 2300

St. Augustine, FL 32084

Rec:: Fees: §
DS:§

This Document Prepared By:

. 8t. Johns County Housing and Community Secvices Division
200 San Sebastian View, Suite 2300
St. Avgustine, FL 32084

Property Appraiser’s Parcel ID No.: 0843900000
Owner: Alpha-Omega Miracle Home, Inc.

_ MORTGAGE LIEN y
FOR REAL PROPERTY ACQUIRED
WITH CDBG FUNDS

This mortgage is made by St. Johns County, a political subdivision of the state of Florida, 500 San
Sebastian View, St. Augustine, FL 32084 (the Mortgagee) and Alpha-Omega Miracle Home, Inc.,a
Florida not-for-profit corporation, 1797 Old Moultrie Road, Suite 107, St. Augustine, FL 32084
(the Mortgagor).

WHEREAS, the Mortgagee is the administrator of the U.S. Department of Housing and
Utban Development (HUD) Community Development Block Grant (CDBG); and

WHEREAS, pursuant to law, HUD has made available -to the Mortgagor, through the
Mottgagee, funds to be used in the acquisition of certain real property described hetein to be used as
rental housing, for low-income and moderate-income CDBG eligible people and families; and

WHEREAS, the use of the property qualifies under the CDBG i)rogram as meeting one of
the national objectives in 24 CFR Part 92 and is not a building for the general conduct of government;
and ’ 1

WHEREAS, upon purchase, the Mortgagor will use the home/ p:roperty to rent to low- and
moderate-income CDBG eligible people and families according to 24 CFR 92.252 and in accordance
with the separate agreement between Mortgagor and Mortgagee exec%uted on s entitled
Community Development Block Grant Subrecipient Agreement between St. Johns County and Alpha
Omega Miracle Home (the Subrecipient Agreement); and
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WH_EREAS, this Mortgage shall constitute a lien on the property to ensure petformance as
described herein, as set forth in the promissory note of even date between the parties (the Note) and -

as set forth in the Agreement entered into by the parties, until released as 'provided herein;

NOW, THEREFORE in consideration of the financial assist::mce granted herein and in
order to secure the payment of both the principal, and intetest, and any other sums payable on the
Note or this Mortgage and the performance and observance of all the provisions heteof, of the Note, .
and of the Agreement, the Mottgagor hereby grants, sells, warrants, l:onveys, assigns, transfers,
mortgages and sets over and confirms unto the Mortgagee all of the Mortgagor’s estate, right, title and
interest in, to and under all that certain real property situate in St. Johns County, Florida, more
particularly described in Exhibit A, attached hereto and 1ncorporated herein, together with all
improvements now or hereafter located on said real propetty and all fixtutes, appliances, apparatus,
- equipment, furnishings, heating and air conditioning equipment, machinery and articles of personal -
property and replacement thereof (other than those owned by lessees of said real property) now ot
hereafter affixed to, attached to, placed upon, or used in any way in connection with the complete and
comfortable use, occupancy, ot operation of the said real property, all hcenses and permits used or
required in connection with the use of said real property, all leases of said real property now ot
hereafter entered into and all right, title and interest of the Mortgagor thereunder, including without
limitation, cash or securities deposited thereunder pursuant to said leases, and all rents, issues,
proceeds, profits, revenues, royalties, rights, accounts, accounts receivablé, and benefits arising from,
relating to or accruing from said real property and together with all pfoceeds of the conversion,

. voluntary or involuntary of any of the foregoing into cash or liquidated claims, including without
limitation, proceeds of insurance and coridemnation awards (the foregoing said real propetty, tangible
and intangible personal property hereinafter collectively referred to as the Mortgaged Property). The
Mortgagor hereby grants to the Mortgagee a security interest in the foregoing descnbed tangible and
intangible personal property.

‘The Mottgagor covenants and agtees as follows: .

1. The terms and conditions contained in the Agreement and the Note are incorporated hereln
and made a part hereof as fully as if set forth herein.

CDBG funds in the amount of one hundred ninety-six thousand four hundred sixty two
dollars and zero cents ($196,462.00) have been provided to or for the beneﬁt of the Mortgagor to
assist in the acquisition and rehabilitation of the Mortgaged Property. i

3. The Mortgagor watrants that the Mortgagor has good and marketable title to an indefeasible fee
estate in the real property comprising the Mortgaged Property subject to no lien, charge or
encumbrance exccpt as the Mortgagee has agreed to accept in wrmng, and the Mortgagor
covenants that this Mortgage is and will remain a valid and enforceable mortgage on the
Mortgaged Property subject only to the exceptions herein prowded The Mortgagor has full
power and lawful authority to mortgage the Mortgaged Property in the manner and form herein
done or intended hereafter to be done. The Mortgagor will preserve, such title and will forever
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warrant and defend the same to the Mortgageé and will fotever warrant and defend the validity
and priority of the lien hereof against the claims of all persons and parties whomsoever.’

The Mortgagor will, at the cost of the Mortgagor, and without expense to the Mortgagee, do,
execute, acknowledge and deliver all and every such further acts, deeds, conveyances, mortgages,
assignments, notices of assignment, transfers and assutances as the Mortgagee shall from time to
time require in order to preserve the prority of the lien of this Mortgage or to facilitate the
performance of the terms hereof. ‘

This Mortgage is forgivable at 5 percent per year for 20 years, pro,rate(fi on a monthly basis,
provided that: o

a. The Mortgaged Property remains occupied by low to moderate income individuals, °
as provided in the Subrecipient Agreement; and '

b. The Mottgagor honors all requirements of this agreement. !

Upon termination or expiration of this Mortgage, the Mortgagee shall execute a release from this
Mortgage and lien which shall be recorded in the public records of St. Johns County, Florida.

The Mortgagor further covenants and agreés to pay when due, withmEJt requiring any notice from
the Mortgagee, all taxes, assessments of any type or nature and other charges levied or assessed
against the Mortgaged Property or this Mortgage and produce receipts therefor upon demand.
To immediately pay and discharge any claim,  lien or encumbrance against the Mortgaged
Property, which may be ot become superior to this Mottgage, and to permit no default or
delinquency on any other lien, encumbrance or charge against the M(i)r-tgaged Property.

The Mortgagor further covenants and agrees to promptly pay all taxeés and assessments assessed '
or levied under and by virtue of any state, federal, or municipal law or regulation, hereafter passed
against the Mortgagee upon this Mortgage or the debt hereby se-cureci, or upon its interest under
this Mortgage, provided however that the total amount so paid for any such taxes pursuant to
this paragraph together with the interest payable on said indebtedness-shall not exceed the highest
lawful rate of interest in Flotida and provided further that in the event of the passage of any such
law or regulation imposing a tax or assessment against the Mottgagee upon this Mortgage or the
debt secured hereby, that the entire indebtedness secured by. the iMortgage shall thereupon
become immediately due and payable at the option of the Mortgagee!

The Mortgagor further covenants and agrees to maintain the Moirtgaged Property in good
condition and repair, including but not limited to, the making of such repairs as the Mortgagee
may from time to time determine to be necessary for the preservation- of the Mortgaged
Property and to not commit or permit any waste thereof, and the Mortgagee shall have the right
to inspect the Mortgaged Propetty on reasonable notice to the Mortgagor. '
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10.

11.

~ permit any violation thereof.

The Mortgagor further covenants and agrees to comply with all laws, ordinances, regulations;
covenants, conditions, and resttictions affecting the Mortgaged Property, and not to cause or

The Mortgagor further covenants and agrees that if the Mottgagor faﬂs to pay any claim, lien or
encumbrance that is superior to this Mortgage, or when due, any tax or assessment Or insurarice
premium or to keep the Mortgaged Property in repair, or shall commit or permit waste, or if there
be commenced any action or  proceeding affecting the Mortgaged Property or the title
thereto, or the interest of the Mortgagee therein, including but not limited to, eminent domain
and bankruptcy ot reorganization proceedings, then the Mortgagee, at its option, may pay said
claim, lien encumbrance, tax, assessment ox premium, with right of sﬁbrogation thereunder, may
make such repaits and take such steps as it deem? advisable to prevent or cute such waste, and
may appear in any such action or proceeding and retain counsel therein, and take such action

‘therein as. the Mortgagee deems advisable, and for any of such purposes, the Mortgagee may

advance such sumns of money, including all costs, reasonable attorney’s fees, an other itetns
of expense as it deems necessary. The Mortgagee shall be the sole judge of the legality, validity
and ptiotity of any such claim, lien, encumbrance, tax, assessment, or premium and of the amount
necessary to be paid in satisfaction thereof. The Mortgagee shall not Ee held accountable for any
delay in making any such payment, which delay may result in any addltlonal interest, costs,
charges, expenses of otherwise.

The Mortgagor further covenants and agrees that the Mortgagor will pay to the Mortgagee,
immediately and without demand, all sums of mohey advanced by the Mortgagee to protect the ’
Mortgaged Property hereof pursuant to this Mortgage, including all costs, reasonable attorney’s
fees, and other items of expense, together with intefest on each suchsradvancement at the rate of
intetest provided herein and all such sums and interest thereon shall be secured hereby.

b

The Mortgagor further covenants and agrees all sums of money secured hereby shall be payable
without any relief wherever from any valuation or appraisement laws:

If default occurs in payment of the principal or interest of the Noté or any part thereof when
due, or in payment, when due ot any other sum secured hereby, or|in perforfnance of any the
Mottgagor’s obligations, covenants or agreements heteunder, in the Note or in the Agreement,
all of the indebtedness secured. hereby shall become and be immediately due and payable at the
option of the Mortgagee, without notice or demand, which are hercbylr expressly waived, in which
event, the Mortgagee may avail itself of all rights and remedies, at law or in equity, and this
Mortgage may be foreclosed with all rights ‘and remedies afforded by the laws of Florida, and the
Mortgagor shall pay all costs, charges, and expenses thereof, 1nc1ud1ng a teasonable attorney’s fee,
and all such other costs, expenses and attorney’s fees for any retrial] rehearing or appeal. The
indebtedness secured hereby shall bear interest at the rate providedi herein from and after the
date of any such default of the Mortgagor. i
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14. If default be made in payment, when due, of any indebtedness secured hereby, or in perforrnance

15.

16.

of any of the Mottgagor’s obligations, covenants ot agreements in thrs Mortgage, the Note ot the

Agreement . ,
!

a) The Mortgagee is authorized at any time, without notice, in its sole discretion to enter upon
and take possession of the Mortgaged Property or any part thereof, to perform any acts the
Mortgagee deems necessary or proper to conserve the Mortgaged Pro.perty and to collect
and receive all rents, issues, profits, revenues, royalties, rights, proceeds, accounts, accounts
receivable, and benefits thereof, including those past due'as well as those accruing
thereafter; and

b) The Mortgagee shall be entitled, as a matter of strict right, Withlout notice and ex parte, and
without regard to the value or occupancy of the Mortgaged Property, or the solvency of
the Mortgergor, or the adequacy of the Mortgaged Property as siecurity for the Note to have
a receiver appointed to enter upon and take possession of the Mortgaged Property, collect
the rents, issues, profits, revenues, royalties, rights, proceeds, accounts, accounts receivable,

" and benefits therefrom and apply the same as the coutt may direct, such receiver to have
all the rights and powers permitted under the laws of Florida. |

In either such case, the Mortgagee ot the receiver may also take possession of, and for these
purposes, use any and all personal property which is a patt of the Mortgaged Property and used
by the Mortgagor in the rental ot leasing thereof or any part thereof. The expense (including
receiver’s fees, attorney’s fees, costs, and agent’s compensation) incutred putsuant to the powers
herein contained shall be secured heteby. The Mortgagee shall (after payment of all costs and
e-xpenses incurred) apply such rents, issues, and profits received by it on the indebtedness secured
hereby in such ordet and as the Mortgagee determines. The right to enter and take possession of
the Mortgaged Property, to manage and operate the same, and to collect the rents, issues, profits,
revenues, royalties, rights, proceeds, accounts, accounts receivable an:d benefits thereof, whether
by a receiver or otherwise, shall be cumulative to any other right or remedy hereunder or afforded
by law, and may be exercised concurrently therewith or independently thereof. The Mortgagee
shall be liable to account only for such rents, issue and profits actually received by the Mortgagee.

If the indebtedness secured hereby is now or hereafter secured by chattel mortgages, security
interests, ﬁnanclng statements, pledges, contracts of guaranty, asslgnrnents of leases, or other
secutities, or if the Mortgaged Property hereby encumbered consists of mote than one (1) parcel
of real property, the Mottgagee may, at its option, exhaust any one ot more of said securities and
security hereunder, or such parcels of securlty hereunder, either concurrently or independently,
and in such order as it may determine.

"This Mortgage shall secure not only existing indebtedness, but also such future advances, whether
such advances are obligatory or to be made at the option of Mortgagee, or otherwise, as are made
within six (6) yeats from the date hereof, to the same extent as if such [future advances were made
on the date of the execution of this Mottgage, but such secured indebtedness shall not exceed at
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17:

18.

any time the maximum principal amount of two (2) times the amount of the Note, plus interest

thereon, plus any disbursements made for the payment of taxes, |levies, or insurance on the
Mortgaged Property, plus interest on such disbursements. Any such future advances, whether
obligatory or to be made at the option of the Mottgagee, or otherwise, may be made either prior
to or after the due date of the Note or any other notes secured by this Mortgage. This Mortgage
is given for the specific purpose of secuting any and all indebtedness iby Mortgagor to Mortgagee
(but in no event shall the secured indebtedness exceed at any time the:maximum principal amount
set forth in this paragraph) in whatever manner this indebtedness may be evidenced or
represented until this Mostgage is satisfied of record. All covenants Iand agreement contained in
this Mortgage shall be applicable to all further advances made by the Mortgagee to the Mortgagor

under this future advance clause

No delay by the Mortgagee in exercising any right or remedy hereunder, of otherwise afforded
by law, shall operate as a waiver thereof or preclude the exercise thereof during the continuance
of any default hereunder. No waiver by the Mortgagee of any default shall constitute a waivet of
or consent to subsequent defaults. No failure of the Mortgagee to exercise any option herein
given to accelerate maturity of the debt heteby secured, no forbearance by the Mortgagee befote
ot after the exercise of such option and no withdrawal or abandonment of foreclosure-
proceeding by the Mortgagee shall be taken or construed as a waiver,of its right to exercise such
option or to accelerate the maturity of the debt, hereby secured by reason of any past, present,
or future default on the part of the Mortgagor; and, in like manner, the procurement of insurance
ot the payment of taxes or other liens or charges by the Mortgagee shall not be taken or construed
as a waiver of its right to accelerate the maturity of the debt hereby secured.

Without affecting the liability of the Mortgagor or any other person (éxcept any person expressly
released in writing) for payment of any indebtedness secured heteby| or for performance of any
obligation'contained herein, in the Note, or in the Subrecipient Agreei‘nent, and without affecting
the rights of the Mortgagee with respect to any security not expressly released in writing, the
Mortgagee may, at any time and from time to time, either before or after the maturity of the Note,

and without notice or consent:

a. Release any person liable for payment of all or part of the mdebtedness or for performance
of any obligation;

b. Make any agreement extending the time or otherwise alten'ng the terms of payment of all or
any part of the indebtedness, or modifying or waiving any obhgatmn or subordlnatlng,

modifying or otherwise dealing \mth the lien or charge hereof;
i

c. Exercise or refrain from exercising or waive any right the Mortgalgee may have;

d. Accept additional security of any kind; or
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19.

20.

21.

22,

23.

e. Release or otherwise deal with any property, real or petsonal, securing the indebtedness,
including all or any part of the Mortgaged Propetty. )
!

Any agreement hereafter made by Mortgagor and Mortgﬁgee pursuant to this Mortgage shall be
superior to the rights of the holder of any intervening lien or encun;llbrance.

In the event of condemnation proceedings of the. Mortgaged Propetty, the award or
compensation payable thereunder is hereby assigned to and shall be paid to the Mortgagee. The
Mortgagee shall be under no obligation to question the amount of any such award or
compensation and may accept the same in the amount in which the same shall be paid. In any
such condemnation proceedings, the Mortgagee may be tepresented by counsel selected by the
Mortgagee. The proceeds of any award or compensation so recéivcld shall, at the option of the
Mortgagee, either be applied to the prepayment of the Note and at the rate of interest payable on
the award by the condemning authority, or at the option of the Mortgagee, such award shall be

paid over to the Mortgagor for restoration of the Mortgaged Property.

At the 6pt1'on of Mortgagee, Mortgagor shall provide Mortgagee with petiodic financial
statements of the operations of and the financial condition of Mottgagor.

The loan represented by the Mortgage and the Note is personal to the Mottgagor. The Mortgagee
extended the funds to the Mortgagor based upon the representatior?ls made in the Mortgagor’s
application and the Subrecipient Agreement between the patties as twell as the Mortgagee’s
judgment of the ability of the Mortgagor to perform under. this Mortgage, the Note, the
Subrecipient Agreement, and the Mortgagee’s judgment of the ability of the Mortgagot to repay
all sums due under this Mortgage. Therefore, this Mortgage ma'y not be assumed by any
subsequent holder of an interest in the Mortgaged Property unless in compliance with HUD
regulations and with written approval by the Mortgagee. |

COMPLIANCE WITH ENVIRONMENTAL LAWS:

a.  Hazardous Waste: “Hazardous Waste” shall mean and include those elements or

compounds which are contained in the list of hazardous substances adopted by the
United States Environmental Protection Agency (EPA) and the list of toxic pollutants
designated by Congress or the EPA or defined by any _?ther federal, state or local
statute, law, ordinance, code, rule, regulation, order or decree regulating, relating to or
imposing liability or standards of conduct concerning! anly hazardous, toxic or
dangerous waste, substance or material as now or at any time in effect.

b. Representations and Warranties: The Mortgagor speciﬁca;lly represents and warrants
that the use and opetration of the Mortgaged Property complies with all applicable
environmental laws, rules and regulations, including, without limitation, the Federal
Resoutrce Conservation and Recovery Act and the Comprehensive Environmental
Response Compensation and Liability Act of 1980 :!fmd all amendments and
supplements thereto, and the Mortgagor shall continue fo comply therewith at all

Page 36 of 45 S '

]
h
|
|
|
¢



times. Specifically, and without limiting the generality of the foregoing, thete are not
now and there shall not in the future be any Hazardous|Waste located or stored in,

upon or at the Mottgaged Property, and there are. not now nor shall there be at any
time any releases or discharges of Hazardous Waste from the Mortgaged Property.

c. Indemnification. '

(1) The Mortgagor shall indemnify the Mortgagee and hold the Mortgagee
harmless from and against any and all losses, ]iabi]itiies (including strict Lability),
damages, injuries, expenses (including attorneys] fees for attorneys of the
Mortgagee’s choice), costs of any settlement or jﬁdgrnen’t, and claims of any
and every kind whatsoever paid, incurred or suffFred by, ot asserted against
the Mortgagee by any person or entity or governmental agency for, with
respect to, or as a direct or indirect result of, the presence on or under, or the
escape, seepage, leakage, spillage, discharge, ernission or trelease from the
Mortgaged Propetty of any Hazardous Waste, regardless of whether within the
Mortgagor’s control. The indemnificaion agreement set forth in this
paragraph includes without limitation, any losses, liabilities (including stict
liability), damages, injuries, expense (including'attc;rneys’ fees for attorneys of
the Mortgagee’s choice), costs of any settlement ot ]I'udgment ot claims asserted
or arising under the Comprehensive Envirohmential Response Compensation
and LiaBﬂity Act, any deferral state or local “Superfund” or “Supetlien” laws,
and any and all other statutes laws, ordinances, codias, tules, regulations, orders
or dectees regulating, with respect to or imposing liability, including strict
liability, substances or standards of conduct concerrning any Hazardous Waste.

(2) 'The indemnification and hold harmless agreement set forth in this
subparagraph shall benefit the Mortgagee from the date-hereof and shall
continue notwithstanding payment, release or discharge of this Mortgage ot
the obligations secured hereby, and, without- hmidng the generality of the
foregoing, such obligations shall continue for the benefit of the Mortgagee
during and following any possession or ownership iof the Mortgaged Property
by the Mortgagee, whether arising by foreclosure of deed in lieu of foreclosure
or otherwise, such indemnification and hold harm;less agreement to continue

forever. .'

d. Notice of Environmental Complaint. If the Mortgagor 'silall receive any knowledge
of notice (actual or constructive) of:

@D The happening of ény event involving the sp;']l, release, leak, seepage,
discharge, presence or cleanup of any Hazardous Waste on the Mortgaged
Property on in connection with Mortgagor’s opéraFions thereon; or
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24.

25,

26.

27.

(2)  Any complaint, order, citation or notice with regard to air emission, water
discharges; or '

(3)  Any other environmental, health or safety matter affecting Mortgagof:_,

(All the foregoing be referred to herein as an Environmental Complaint) from any
petson ot entity, then the Mortgagor immediately shall not!ify the Mortgagee orally and
in writing of the notice. :

e. Mortgagee’s Reserved Rights. In the event of an Env!’ironmental Complaint, the
Mortgagee shall have the right, but not the obligation (atlld without limitation of the
Mortgagee’s rights under this Mortgage) to enter onto the Mortgaged Property ot to
take such other actions as it shall deem necessary or advisable to clean up, remove,
resolve or minimize the impact of, or otherwise deal with,' any such Hazardous Waste
or Environmental Complaint. All reasonable costs and expenses, including a
reasonable attorney’s fee, incurred by the Mortgagee in the exercise of any such rights
shall be secured by the Mortgage; shall be payable by the Mortgagor upon demand;
and shall accrue interest at the highest lawful rate from the date paid by the Mortgagee.

Breach. Any breach of any warranty, representation or agreement c;:ontained in this Mortgage,
the Note, ot the Subrecipient Agreement shall be an Event of Default and shall entitle Mortgagee
to exercise any and all remedies provided in this Mortgage, or otherwise permitted by law.

In the event any one or more of the provisions contained in this Mortgage, the Note, or the
Subrecipient Agreement, shall for any reason be held to be invalid, illégal or unenforceable inany -

respect, such invalidity, illegality or unenforceability shall be severable and shall not affect any

other provisions of this Mortgage, but this Mortgage shall be constn:led as if such invalid illegal
ot unenforceable provision had never been contained hetein or thetein. The total interest payable
pursuant to the Note or this Mortgage shall not in any one year exceed the highest lawful rate of
Interest permitted in the State of Florida.

The covenants and agreements herein contained shall bind and the benefits and advantages shall
inure to thevrespective heirs, executors, administrators, succcssors,iand assigns of the parties
hereto. Wherever used, the singular number shall include the plural, the plural the singular, and
the use of any gender shall be applicable to all genders. All covenants, agreements and
indertakings shall be joint and several, In the event additional numbered covenants or paragraphs
are for convenience inserted in this Mortgage, such additional covenz:mts shall be read and given
the effect as though following this covenant in consecutive order: I

Mortgagor understands and agrees that this Mortgage shall be rccordled in the public recotds of
St. Johns County, Florida, and that this Mortgage shall be a legal ahd |binding contract and a lien
on the Motrtgaged Property described herein, enforceable in the coutts of the State of Florida.
Venue for any cause of action arising under this Mortgage shall lie exclusively in St. Johns County,

Flotrida. . .
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IN WITNESS WHEREOF, the Mortgagor has executed this Mortgage on this day of
,2019. .

WITNESS:

Signed, ‘sealed, and delivered »

in our presence as witnesses: Alpha-Omega Miracle Home, Inc., 2 Not-
A For-Profit Corploratlon

By: |
Witness Signature i

Printed Name: !

Its:

Witness Name Printed

Witness Signature

Witness Name Printed

STATE OF FLORIDA
COUNTY OF ST. JOHNS |
The foregoing mortgage was acknowledged before me this _ day of
, 2019, by Alpha-Omega Miracle Home, Inc., 2 not—for—proﬁt organization who is
personally known to me ' or produced
identification, and who did take an oath.

as

}
I
1
|
|
1
|
|

Seal Signature - N ot'(liry Public (SEAL)

Print Name: '

My Commission Expires:
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EXHIBIT E
Promissoty Note

$196,462.00 DATED: . , 2019

b

FOR VALUE RECEIVED, the undersigned (the Borrower) promises to pay to St. Johns County, a
political subdivision of the State of Florida, CDBG Fund, St. Johns County, Florida, its successors ot
assigns (Lender), the principal sum of one hundred ninety-six thousand four hundred sixty two
dollars and zero cents ($196,462.00) or such other amount as may be advanced by Lender from
time to time hereunder, and to pay intetest on the outstanding principal balance at the rate of zero
(0%) percent from the above date until fully paid. Payment shall be ldue upon sale, transfer, or
refinance of the collateral securing this note to St. Johns County, or if home/property is used for
putposes other than affordable rental housing for low-income to moderate-income CDBG eligible
people.

This Note and all other obligations of the Borrower, including the agreément entered into between
the parties entitled Community Development Block Grant Subtecipient Algreement between St. Johns
County and Alpha Omega Miracle Home (the Subrecipient Agreeﬂ:Lent:) are secured by a lien on
collateral in the form of real propetty located in St. Johns County, Florida (the Security), pursuant to
a Mortgage Lien For Real Property Acquired With CDBG Funds (the Mortgage) held by Lender. The
terms and conditions contained in the Agreement and the Mortgage are inti:orporated herein and made
a part hereof as fully as if set forth herein. This Note, the Subrecipient Agreement, and the Mortgage
are collectively referred to as the “Loan Documents”. Reference herein to the Loan Documents is
made for a statement of the rights and remedies of Lender with respect to such collateral. Borrower
shall not sell, lease or transfer all or any part of the Secutity or any interest therein, including transter
by judicial sale or any other voluntary or involuntary transfer, without Leglder's prior written consent
prior to discharge. ;

1. Payment. . i

N

A) Maturity. The purpose of this Note is to provide Borroxlyer CDBG grant funds for
the acquisition of the propetty to be used as a rental unit for low- and moderate-
income CDBG eligible individuals and families. The matirity date of this Note shall
be September 1, 2039.

B) The Note is forgivable at 5 percent per year for 20 years, prorated on a monthly basis,
providing that the home/property remains occupied by low to moderate income
individuals, as defined by HUD, and the participants hopox all tequitements of this
agreement. .

o .
@) Sums due under this Note shall be payable to the St. Johns County CDBG Grant, St.
Johns County, Florida, 500 San Sebastian View, St. Augusdl‘le, FL 32084, or such other

place as the Note holder may designate.
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D) Prepayment. Borrower has the option and privilege of prepaying all or any part of the
outstanding principal balance evidenced by this Note without premium, penalty or
charge.

2. Event of Default.

An event of default shall occur if: (2) Borrower fails to make any payment due under this Note within
fifteen (15) days of the due date; or (b) an event of default occurs under any of the Loan
Documents between Borrower and Lender, (collectively “Event of Default”).

3. Acceleration.

!
Upon the occurrence of any Event of Default, the outstanding principal héreof and all accrued interest
thereon, at the option of Lender, shall become immediately due and|payable without notice or
- demand.
|

4. Relationship of Borrower and Tender.

Nothing contained in this Note shall be deemed or construed to create the relationship of partner or
joint venture as between Lender and Borrower, it being agreed and undetstood that the only
relationship between the parues is that of lender and borrower. The terms hereundcr are only intended
to compensate Lender for its agreement to make the loan evidenced by this Note. Market conditions
as of the date of this Note have been considered.

5. Costs/Attorney’s Fees.

Bottower, and all other persons or entities who are or may become j.iable on the indebtedness
evidenced by this Note, agree jointly and severally, to pay all costs of colléction, including reasonable
attorneys' fees and all costs of any action or proceechng (including but without limitation -
commencement of non-judicial foreclosure or private sale), in case the unpald principal sum of this
Note is not paid when due, or in case it becomes necessaty to enforce any other obligation of Borrower
heteunder ot to protect the Security for the indebtedness evidenced hereby, or for the foreclosute by
Lender of the Mortgage, or in the event Lender is made a party to any litigation because of the
existence of the indebtedness evidenced by the Note, whether suit be brought or not, and whether
through coutts ot original jurisdiction, as well as in courts of appellate jurisdiction, or through a
bankruptcy coutt or other legal proceedlngs Borrower acknowledges tha!t all such costs are secured
by the Mortgage. Asused herein "attorneys' fees" shall be deemed to 1nclude fees incurred in appellate,
bankruptcy and post-judgment proceedings and shall-be deemed to include charges for paralegals, law
clerks, and other staff members operating under the supervision of an attorney. Any payment or award
of attotney's fees shall include as part thereof any and all sales and/or use taxes imposed thereon by
any approprlate governmental authority. .

6. Wawer.

Botrower, and all persons or entities who are, or may become, liable for all or any part of this
indebtedness, jointly and severally: ;
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7. Right)s and Remedies of Lender,

Waive Lender’s diligence, presentment, protest and demand for payment, notice of
protest of demand, of nonpayment, of dishonor and of maturity and all other notices,
filing suit and diligence in collecting this Note, in enforcihg any of the security rights,
or in a proceeding against the Security; |

Agree that time is of the essence with respect to every provmon of this Note and the
Loan Documents;

Agree to any subsﬁhition, exchange, addition or release éf any of the Security ot the
addition or release of any party or person primarily or sec:ondan'ly liable hereon;

Consent to any and all renewals, extensions or modifications agreed to by Borrower
and Lender of the terms hereof or the terms contained in any of the Loan Documents,
including titne for payment; -

Expressly waive to the full extent of the law, the right, 1f any, to plead any and all
statutes of limitation as a defense to any demand on this Note or Mortgage or any
other documents executed in connection with the loan evidenced by this Note;

. I | . :
Agree that Lender shall not be required first to institute any suit or exhaust its remedies
against Borrower or any other person or party to becomeliable hereunder, or against
the Security in order to enforce payment of this Note; and

Agree that, notwithstanding the occurrence of any of the foregomg (except the express

written release by Lénder of any such petson), they sha]l be and remain jointly and
severally, directly and primarily, liable for all sums due undcr this Note.

Borrower, and all persons ot entities who are, or may become, liablé for all or any part of this
indebtedness, jointly and severally, agree that: -

A.

Lender shall have the right, at any time and ftom time to time, at its sole option and
in its sole discretion, to waive all or any patt of any charge due Lender hereunder,
but such waiver shall be effective only if made in Writing; and shall not extend to or
constitute a waiver of the same or any other term ot prov1510n herein contained or
contained in the Mortgage; |

The tights and remedies of Lender as provided in this Note and in the Mortgage,
shall be cumulative and concurrent and may be pursued singly, successively or together
agamst Borrower, the Security encumbered by the Mortgage, or any other persons or
entities who are, or may become, liable for all ot any patt of this indebtedness, or any
and other funds, property ot security held by Lender for palyment hereof, or othermse

at the sole discretion of Lender; and

Failure of Lender to exezcise any such right ot remedy shall in no event be construed
as a waiver or release of such rights or remedies, or the right to exercise them at any
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later time. The acceptance by Lender of payment hereunder that is less than any
payment in full of all amounts due and payable at the time of such payment shall not
constitute a waiver of the right to exercise any of the foregoing options at that time or
at any subsequent time or nullify any prior exercise of any such option without the

| express written consent of Lender. A waiver ot release with reference to one Event of
Default shall not be construed as a continuing, as a bar to, or as a waiver or release of,
any subsequent tight, remedy ot recourse as to any subsequent Event of Default.

8. Waiver of Jury Trial. Borrower hereby walves trdal by jury in any action or proceeding to which
Borrower and Lender may be parties, arising out of or in any way pertaimng to the Loan. This waiver
is knowingly, willingly, and voluntar]ly made by Borrowert, and Borrower hereby represents that no
representation of fact or opinion has been made by any individual to induce this waiver of trial
by juty ot to in any way, modify or nullify its effect. |

9. Governing Taw. This Note is executed and delivered in St. Johns County, Florida, and shall

be construed and enforced according to the laws of the State of Florida. '

IN WITNESS WHEREOF, this Note has been duly executed by the under51gncd as of the above

date.

WITNESS: : ', :

Signed, sealed, and delivered

in our presence as witnesses: Alpha-Omega eracle Home, Inc., a.Florida
Not-For-Profit Corporauon

By:
Witness Signature
Printed Nanre:

Witness Name Printed Its:

Witness Signature

Witness Name Printed i
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EXHIBITF {to be updated when received from the Title Company} -

Settlement Statement

ESTIMATED CLOSING STATEMENT

Seller:  Douglas C. Stewart
Buyer:  Alpha Omega
Closing Date:  6/15/2019
Property: 2898 Collins Avenue

Seller Buyer
= Purchase Price: & 128,000.00 3 128,000.00
Bayer Deposit: & - 8 -
Seller Financing: $ - 8 |
Tax Prorations |
MSBU Proration $ - . -
Closing Costs:_$ - 5 ' 2,525.50
‘Total Due To/From Sellec/Buyer S 128,000.00 S 130,525.50
CrosING COSTS
' Seller Buyer
Deed Documentary Stamp Tax: § - 8 896.00
Mottgage Documentary Stamp Tax:” $ - s -
Mottgage Intangible Tax: § - 3 -
Deed Recording Fee: $ - 8 14.50
_ Mortgage Recording Fee: $ - $ | -
Owner's Poliey Title Insurance: $ - 8 .} 71500
Mortgage Policy Title Insurance: $ - 8 -
Title Search Fee: 8 8 | 150,00
Closing Attomey's Fee: $ - 8 i 750.00
Other: § S | -
‘Total Closing Costs: S - E] 2,525.50
'
DEPOSITS/DISBURSEMENTS
Due from Seller: 8 Lo
Duc from Buyer: § 130,525.50
Depeosit Leld by Closing Agent or Real Estate Agent: .
Total Deposits: $ 130,525.50
Ducto Seller: 3 128,000.00
DuctoBRuyer: 8 -
Clerk of Circuit Court: 8 910.50
Title Insugance Feesta Land Title of America, Inc: § | 865.00
Closiug Auomey's ce o Rusty Law, LLC: $ 750.00
Other: $ . -
2017 Tax Bill Parce]: 084390-0000: $ | -
$ 130,525.50

Tatal Disbursements:

1 have read and authorize the above disbursements,

Seller: Douglas C. Stewart Buyer: Alpha Omepa

' Scller: Buyer:
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EXHIBIT G
Authorizing Resolutions
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qPublic.net - St. Johns County, FL

’W St. Johns County, FL

Tax8ll ' !

l My Tax Bill

Estimate Taxes

| Tax Estimator .

2018 TRIM Notice

2018 TRIM Notice '

2017 TRIM Notice

2017 TRIM Notice

Summary

Parcel 1D 0843700000

Location Address 2898 COLLINS AVE '
SAINT AUGUSTINE 32084-0000

Nelghborhood McCullough Addition {416)

Tax Descriptlon 3-135 MC CULLOUGH ADDN PONCE DELEON HGTS LOTS 1 & 2 BLK B OR597/159 I
*The Description aboveIs not to be used onlegal documents. .

Property Use Code  Single Family (0100)

Subdlviston McCullough Additilon Ponice De Leon Helgh !

Sec/Twp/Rng 2-7-29 .

'District Scuth Ponte Vedra & US 1 North Area [District 450) !

Millage Rate 141871 !

Acreage 0270

Homestead . N |
Owner Information ) l

Owner Name Stewart Douglas C 100%
Malllng Address 2898 COLLINSAVE !
SAINT AUGUSTINE, F1.32084-1934

Map

] i % =

Valuation Information

BulldingVaIue B
Extra FeaturesVaIue

Tula[ Land Value .
Agrlcultural (Agg g{sed) Va1ue

Agrlcultural (Market) Val Value
Just (Market) Value
TutaIDeferred ~
Assessed Value

Total Eg(emptlons

Taxable Value

Values listed are from our working taxrelt and are subfect ta change.

https:/qpublic.schneidercorp.com/Application.aspx?ApplD=960&LayerID=21179&PageT...
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$123519
$13.282
5110 037
'
$110037
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qPublic.net - St. Johns County, FL

Historical Assessment Information

Year Bulldinzg\ Value Extra Featum Value Totalland Value Ag [Market)Value  Ag {Assessed) Value Just ™ arket) Valug Assessed Value ExemptValue Taxable Value
2018 ." 85530 $1265 $35435 f0 $0 $122250 $100,034 $22216 " $100034
2017 $43684 $2247 $25,009 30 $0 390990 | . s0s0 . 50 $90540
391_6 } $64 620 §2_,2_'H 525 009 $0 30 $91,676 ! $91,876 "50 $91, 876
2015~ §61751 $2247 $25009 %o $0 W07 | Sese0r %0 389007
014 893 $25009 50 50 $86193 ' segisa $0 $86,193
2013 $60574 $25,009 50 %0 $87830 ' 387830 $0 $87,830
2012 361393 $25009 30 30 $86,619 $88.649 $0 $80,649
2011 $66590 $27,788 $0 30 $97026 397028 f0 $97.026
2010  $77573 $30875 $0 $0 $110,962 E $110.962 $0 $110,962
Building Information '
Buillding 1 RoofStructure ~ Gable Hip ,
Actual Area 2312 Roof Cover Metal | '
Conditioned Arca . 1558 Interlor Floorlng ~ Carpet, Sheet Viny!
Actual YearBullt 1966 Interlor Wall Drywall
Use Single Family Resldence Heating Type Forced Air
Style 01 Heating Fuel ' |
Class N Alr Conditioning W‘ndow |
Exterlor Wall FaceBrick Baths |
Calegory 'lype Pct
Exter]orWaH . . . Face Brlck . j_OEh_ﬁ
Roof‘ ing turs_e . _G_gb{e_ Hlp , 100%
Rcuf'ng Eu g Metal 100%
InteriorWalls Drywall 0%
lnterlor Floorlng Carpet ' 80%
In!erin_rﬁ;g_uﬁrfﬁgh S_he@li;yl —Z_OE i
HealingType . Foresd Ar ; 160% :
er Cenditioning ’ Window 100%
Frér"q_e_ T . Woo:i-ﬁ‘ame . i:lg% .
Plumhing 5 F[X‘Ilfl:e_s , 100%
Bleckrical - Aversge ! Ja0% .
Foundatiu[: Concrete Per]meter Fooung \ 100%
Floor Sysiem ‘WoodFrame , ' 100%
\ .
Descrlplfon Cgr_lflltlo ned Area t-‘\_:t_u_al Area’
BASEAREA : 1550 . , 1558
FINISHED DECK 0 520
FINISHED OPEN PORCH . o, ) 1' .o
Total SqFl 1558 2312
Extra Feature Information
- Code Description BLD Length Width ' Helght Urits
Residential Fenc_e "lj o .. o - [ .0 300 B
Resk—i-entTa—i;F_e_Dc_e 0 0 } o ) 42
Storage Bmldlng 0 0 o . o :!20
Spa {HotTub [+] s} ] o 1
Land Information
Use Description Front Depth Total Land Units Unit TY!’." Land Value
Single Famlly ; 100 110, 100 = 338,000
1
Sale Information
Recording Instrument | )
" Date Sale Date Sale Price Type Book  Page Quallfication Vacan!lln-:_px:g_v_ed | Grantor . Eiantee
87171563 $40,000.00 h 597 159 - ST ! STEWARTDOUGLASC
Area SalesReport

[ Recent Salesin Area 1

Sketch Information

Page2 of 3
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qPublic.net - St. Johns County, FL, Page 3 of 3

RoomTyps |Area |
*| FINISHED OPENPORCH |0
Base 0
20 7| DECK o
o T 58
: |
, !
- I
b
w7 T |8

2

No dataavallable for the following modues: Exemption Infarmation.

The 5t. Johins County Pr;:uperty Appralser's Office makes every effort to produce the most accurate Information possible. No warranties, expressedor Developed by
Implied, are provided for the data hereln, Its use or Interpretation,
User Privacy Palicy

GDPR Privacy Notice " SChl

o GEOS
Last Data Upload: 7/29/2019% 11:39:51 PM Version 2.2.35

https://qpublic.schneidercorp.com/Application.aspx?AppID'=960&LayerID=2;|I 179&PageT... 7/30/2019




Jennifer Hays Appraisal Services PA

RESIDENTIAL APPRAISAL SUMMARY REPORT Fleo; 1931760

| Praperty Address: 2898 Collins Ave Clty: Saint Augustine State: FL Zip Cods; 32084 -
}_ County:  St. Johns Legal Description:  3-135 MC CULLOUGH ADDN PONCE DE LEON HGTS LOTS 1 &2 BLK B
B OR597/159 ) Assessor's Parcel #: 084390-0000
a Tax Year. 2018 RE. Taxes: $ 1,780.67 Special Assessments: § 0 Borrower (if applicable): | N/
a Current Owner of Record: Douglas C Stewart _ Qocupant: X Owner [ ] Tenant [ ] Vacant I[J Manufactured Housing -
i | Project Type: (] PuD [ Condominium [ | Cooperative [ ] Other (describe) " HOA:$ 0 [] peryear [ ] permonth
| - [ Market Area Name: Ponce De Leon Heights Map Reference: 27260 Gensus Tract:  0209.01
] The purpose of this appraisal is to develop an opinion of: Market Value {as defined), or [ | other type of valise (describe)
| This report refiects the following value (if not Current, see comments): (< Gurrent (the Inspection Date s the Effective Date) [] Retrospeciive [ ] Prospective
£ | Anproaches developed for this appraisal: [} Sales Comparison Approach ] Cost Approach [ ] Incoms Approach ' {See Reconciliation Comments and Scope of Work)
“E“ Property Rights Appralsed: Fee Simple [ ] Leasehold [ LeasedFee [ | Other (describe)
g Intended Use: The intended use of this appraisal is to estimate market value for grant-funding.
0 :
& [Intended User(s) (by name or fype):  The intended user is the client. L
> |Glient:  Alpha Omega Miracle Home, Inc Address: 1797 Old Mdultrie Rd., Suite 107, Saint Augustine, FL 32084
Appraiser.__ Jennifer Hays Address: P.O. Box 840228, Saint Augustine, FL 32080-0228
Location; ] Urban Suburban {7 Rural Predominant. " . One-UnitHousing | Present Land Use Change in Land Use
Built up: ] Over 75% 25-75% ] Under 25% Occupancy PRICE AGE | One-Unit 80 %{ DX Not Likely

Growth rate: ~ [] Rapid X Stable [ stow Owner ${000) {yrs) |24 Unit %|[] Likely* [] In Process *
Properly values: X Increasing  [[] Stable (] Declining [] Tenant 30 low 0 [Multi-Unit 5%| *To:

Demand/supply: [ Shortage inBalance  [_] Over Supply Vacant (0-5%) 350 High - op {Comm' 16 %
Marketing time: [ Under 3 Mos. [<] 3-6Mos. [ ] Over8Mos. |[] Vacant (>5%) 150 Pred 35 |VacanbFarm %

'MARKET AREA DESCRIPTION - ]~

Market Area Boundaries, Description, and Market Conditions (including support for the above characteristics and trends):” t The subject is bound by Woodlawn
Road to the north, West Kmq Street to the south, U.S 1 to the east and Woodlawn Road to the west

The subject is located west of Downtown St. Augustine. The area is a mix of older ranch & cottage:style homes and new construction. New
development confinues at a steady rate. Shopping, schools and access to employment centers is convenient via U.S 1 and State Road 16.
The primary amenity is Historic Downtown St. Augustine. Sale prices have increased over the past year, however, not significantly enough to
warrant appreciation adjustments for sales occuiring within 1 vear of the date of appraisal. An over supply does not exist. Typical marketing
periods are 2-4 months for reasonably priced homes. Conventional, FHA, and VA mortgage financing is readily available. Estimated
exposure time for the subject is 1-2 months. |

' Dimensions:  101.43' x 116.41" x 100.47' x 115.83' Site Area: 11,715 sf

Zoning Classification:  OR . Descripton:  Open Rural, allows single family residential
: ) Zoning Compliance: Legal [] Legal nonconforming (grandfathered) [] WMegal [ No zoning

~ [ArsCCeRs applicable? [ ] Yes D<) No [ ] Unknown  Have the documents beenreviewed? [ ] Yes [ ] No 'Ground Rent (if applicable)  § /
- | Highest & Best Use as Improved: <] Present use, or [ Other use (explain) | .

’| Actual Use as of Effective Date:  Single Family Residential Use as appraised in this report: * Single Family Residential

Summary of Highest & Best Use: The four tests of highest and best use are: (1) leqally permissible (2) physxcal]v possible (3) financially feasible

SITE DESCRIFPTION.

i

and (4) most profitable. Under current zoning, #1 dictates HBU is residential single family, an allowable use. Condition of subject does not
financially warrant tear down, replacement with new structure at this time. - !
Utilities Public Other  Provider/Description Off-site Improvements Type Public Private | Topography  Level
Electricity O FPL Street Asphalt Paved ] |Size Typical for Neighborhood
Gas - (1 [ None Curb/Gutter None” O O |Shape Rectangular
Water (| Private Well . Sidewak  None J [ [Drainage - Appears Adeguate
Sanftary Sewer [ ] Septic Street Lights Post K O |Vview Ava Residentiat
StomSewer [ [] None . Alley None L 0O

. |Other site-elements: [ ] Insidelot [ ] Gomeriot [ ] CuldeSac [ ] Underground Utiliies [ ] Other (describe)

FEMA Spec'l Flood Hazard Area [ | Yes No FEMA Flood Zong X FEMA Map # 12109C0311J ! "~ FEMAMapDats 12/07/2018

.| Site Comments:  Site dimensicns and size are estimated from the County Appraiser's plat map. The site size estimate is sufficient to estimate a
1| reliable opinion of value. Private well & septic systems are typical for the neighborhood, countv__pproved and do not adversely affect

marketability. No determmatlon was made concerning the subject septic system's adeguacy or condmon

| General Description Exterior Deseription . . Foundation ' Basegnenl None Heating
{2 # of Units 1 [J Ace.Unit | Foundation ConcretefAvg | Slab Yes Area Sq.Ft. N/A Type Central -
| # of Stories 1 | Exterior Walls Brick,Frm/Avg | Grawl Space No % Finished  NJA Fuel Electric
&(Tyee X Dot AL [ Roof Surface Metal/Avg-Gd __|Basement  None Cel[in:g N/A .
g, Design (Style) Ranch : Guiters & Dwnspts. None Sump Pump [T | Walls N/A Cooling
E{‘ X Existing [_] Proposed [ ] Und.Gans. | Window Type Aluminum/Avg | Dampness [ ] Floor_‘ , N/A - Centrdl  Yes
=| Actual Age (Yrs.) 53 Storm/Screens ScreenslAvg Settlement  None Noted Outsire Entry N/A " | Other
.| Effective Age (Yrs) 3545 Infestation Unknown

COpyngh@ 2007 by a la mode, Inc. This form may be reproduced ummodified WEhoLt writien parmission, however, a la mods, inc. must be acknawledged and credited.
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RESIDENTIAL APPRAISAL SUMMARY REPORT

Page # 2 of 21

FileNo.: 18M31760

- [ \nterlor Description Appliances Attic [ |None|Amenities Car Storage (] Nane
*.| Floars Terrazzo/Av: Crpt/Fair|Refrigerator D)} Stairs [| Fireplace(s) # Woodstove(s) # Garage #ofcars { 2 Tot)
o | wals Drywall,Panel/Avg Range/Oven [ Drap Stair []| Patio Attach,
1§_ Trim/Fnish ~ Wood/Avg Disposal C|scutle  [<)| Deck Détach.
‘£ | Bath Floor Vinyl/Avg Dishwasher  [X][Doorway [ ]|Porch  Covered Porch Bit.-In -
‘%' Bath Wainscot  Tile/Fair-Avg Fan/Hood X Fioor [T Fence Carport
S| Doors Wood/Avg Microwave [ _||Heated  []|Pool ) Driveway 2

Washer/Diyer ["]|Finished [ ] . Surface  Concrete
Finished area abave grade contains; 6 Rooms 2 Bedrooms 1 Bath(s) ! 1,558 Square Feet of Grass Living Area Above Grade

Additional features: Covered porch

DESCRIPTION:OE IMPROVEMENTS:

Describe the cendition of the property (including physical, functional and external absolescence):

quality of construction is average. Most finishes appear original and are in need of updating. Updates include: Metal roof. No functional.or

The improvements are in overall fair-average condition. The

external depreciation exists. Physical depreciation exists due to normal aging and deferred maintenance - paint, flooring, landscaping,

general upkeep.

i | SALES COMPARISON APPROACH TO VALUE (if developed)

|_] The Sales Gomparison Approach was not developed for this appraisal.

-RESIDENTIAL

Form GPRES2_LT - “TOTAL" appraisal software by a la mode, inc. - 1-800- ALAMODE

K FEATURE I SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3
1| Address 2898 Collins Ave 2860 N 6th St 283 Monterey Ave 2975 Del Rio Dr
- Saint Augustine, FL 32084 Saint Augustine, FL 32084 Saint Augustine, FL 32084 Saint Augustine, FL 32084
+:- | Proximity to Subject . 0.40 miles W _ 0. 76 miles SE . 0.23 miles NE
",..| Sale Price $ . 1% 168,000| - I1$ | __155,000] "1$ 170,000
- | Sale Price/GLA $ ks 117.80 et 18 15657/sqft§ s 1114s/sqﬂ
Dala Source(s) Inspection MLS#179206;DOM 133 MLS#180600;D0M 45 MLS#184117;DOM 82
| Verification Source(s) Public Records  |ORB 4630-1179 ORB 4610-863 ORB 4667-689
- |__VALUE ADJUSTMENTS DESGRIPTION DESCRIPTION +(-) § Adjust. DESGRIPTION +(-) § Adjust. DESGRIPTION +(-) § Adjust.
| Sales or Financing ArmLth ArmLth ArmLth
Concessions FHA:0 Cash;C VA0
- | Date of Sale/Time 510/18;c07/18 0|s09/18,c09/18 ._0|s01/19:c08/18 0
< | Rights Apprafsed Fee Simple Fee Simple " |Fee Simple Fee Simple
I Location Suburban Suburban :|Suburban Suburban
g Site 11,715 sf 12,500 sf 0]12,885 sf 0 10,800 sf Q
8 View Avg Residential Avg Residential Avg Residential | Avq Residential
a Design (Style) Ranch Ranch .__|Ranch i Ranch
< | Quality of Construction | Average/Brick Average/CB Average/CB Average/CB,Stuc
5| Ace 53 55 0[59 . 061 _. 0
g Condttion Fair-Average |Average-Good -20,000|Average -10,000]Good -30,000
< Above Grade Tota! | Bdms| Baths | Total | Bdms| Baths Total | Bdmms|  Baths Total | Bdms|  Baths
= | Room Count 6 2 1 B 3 2 -6,000] 4 2 1 8 3 1 0
8| Gross Living Area 1,558 sgft. 1,425 sq.ft. +4,000 990 sgft. +17,000 1,525 sqt.
& Basement & Finished Osf Osf Osf Osf
;‘1 Rooms Below Grade None None None None
<3| Functional Utility Average Average Average . Average
" | Heating/Cooling Central Central Central ! Central
| Energy Efficient items | None None None : None
.| Garage/Carpart Nocne 1-Car Carport -5,000|1-Car Carport I -5,000{None
Parch/Patio/Deck Cov Porch CvEnt,Porch,Patio -3,000|Porch,ScPor,2Sheds ! -15,000|Cov Porch, FP -2,000
: i
N |
o |Met Adustment (Tota) |~ v ) [+ =8 30,000 [+ K- |8 13000 [J+ [J- |8 -32,000
Adjusted Sale Price . | Nat 179 ¢ - Nei 84 ¢ Net 188 ¢
| of Comparables .} -Gross 226 98 138,000|..Gross- .. 303 $ 142,000] Gross. . 16.8:9(8 138,000
. Copyright® 2007 by a la mode, Inc. This form may be reproduced unmudmed without written enmsslon, however, ala mode, inc. must be acknowlzdged and credited.
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RESIDENTIAL APPRAISAL SUMMARY REPORT
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FileNo.: 19M31760

' Summary of Sales Comparison Approach

Sales 1-4 are similar quality ranch style homes as the sublect.

Sale 1 has superior bath count and has

'| superior condition as compared to the subject - superior flooring, paint, appliances, updated bathiooms. Sale 2 has partial updates.- A/C,

electric, kitchen counter, (original bathroom), and as per MLS is in need of cosmetic TLC. Sale 3

has similar living area as the subject but has

superior condition - renovated in 2016 - kitchen, bathroom, flooring, roof, A/C, fixtures, etc. There

were no comparable sales with similar

condition as the subject. Living area adjustments applied at $30 per sf and rounded to the neares

$

1,000. Bedroom adjustments are not

applied for Sales 1, 3 & 4 as the subject's family room could be used as a 3rd bedroom. Bathroom adjustments applied at $6,000 per full

tinued) 7777

bath. The.sales used are the most recent and similar available and, as adjusted, provide a reliablé indication of the subject's market value.

ton

The recommended net adjustment quidelines are exceeded for all sales due to the necessary condltlon adjustments.

R

- SAEES.COMPARISON/APPROACH

i

Indicated Value by Sales Comparison Approach $

138,000

T

My research [ | did did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.

. E Data Source(s).  Public Records ] : I .
o 15t Prior Subject Sale/Transier Analysis of sale/transfer history and/or any current agraement of sale/listing: There have been no prior sales of the
5 Date: No Prior Sales subject within the past 3 years. As per Client, the subject is being purchased directly from the owner for
i Price: _within the past 3 years a price of $128,000. Based on analysis of the comparable sales, the subject's contract price is under
W | Source(s): Public Records market value. The sale contract was not provided to the appraiser.
) 2nd Prior Subject Sale/T ransfer
§ Date: N/A
b= [Price:  NJA .
| Source(s): Public Records . '
#:| COST APPROACH TO VALUE (if developed) D4 The Cost Approach was not develaped for this appraisal.
* | Frovide adequate information for replication of the fellowing cost figures and calculations.
! Support for the opinion of site value {summary of comparable and sales or other methods for estimating site valug): ,
1
; I
T !
(5} o t
O[ESTIMATED "] REPRODUCTION OR [ ] REPLAGEMENT GOST NEW OPINION OF SITEVALUE ___ o oooioo.. =§
£ Source of cost data: DWELLING SoRt.@$ .=}
&/ Quality rating from cost service: Fifactive date of cost data; SqF. @ $ ....=$
g Cpmmems on Cost Approach (gross living area calculations, depreciation, etc.): Seft@$ .. =%
Q| Cost approach is N/A due to the subject's age and the difficulty in SoRt. @9 ....=$
| estimating accrued depreciation. . Sfn@% =§
| L=
Garage/Carport | SeR.@$ oo =8
Total Estimate of Cost-New | _.._=%
Less Physical Functional External
Depreciation =§( )
Depreciated Cost of lmprovement ________________________ =$
“As-ls" Value of Site Improvemenls . __ =$
'| Estimated Remaining Economic Life (if required): Years |INDICATED VALUE BY COSTAPPROACH  _______________._.. =

-RESIDENTIAL
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Page # 4 of 21

RESIDENTIAL APPRAISAL SUMMARY REPORT FileNo: _19M31760

| INCOME APPROACH TO VALUE (if developed) [XJ The income Approach was not developed for this appraisal,

é Estimated Monthly Market Rent $ X Gross Rent Multiplier . =5 Indicated Value by Income Approach
%‘ Summary of Income Approach (including support for market rent and GRM): Not Developed. The income approach is not applicable in this predominantly
. owner occupied neighborhood. :
< :
s .
=
o
(&1
= ' B
| PROJECT INFORMATION FOR PUDSs (if applicable) [ | The Subject is part of a Planned Unit Development.

Legal Name of Project: |
i | Describe common elements and recreational facilities: - |
i
,:
ﬂ..‘
' {
* | Indicated Value by: Sales Comparison Approach$ 138 000 Cost Approach (if developed) $ * Income Approach {if developed) $

| Final Reconciliation  The sales comparison approach is the only applicable approach to value in this assignment as it best reflects the decisions

' |} of buyers and sellers in the subject's market area. The income approach is not applicable in this predominantly owner-occupied
* | neighborhood. Cost approach is N/A due to the subject's ade and the difficulty in estimating accruéd depreciation.
L
Z |
[©] .
':t .
=5 | This appraisal is made "asis", [} subject to completion per plans and specifications on the basis of a Hypcthetical Gondtion that the improvements have been
©O | completed, [ ] subject to the following repairs or alterations on the basis of a Hypothefical Condition that the repail‘rs or alterations have been completed, [_] subject to
g* the following required inspection based on thé Extraordinary Assumption that the condition or deficiency does not require alteration or repair:
]
o

. [] This report is also subject to other Hypothetical Conditions andfor Exiraordinary Assumptions as specified in the attached addenda.

‘{of this report is: $ 138,000 ,asof: 03/26/2019 \ 1 which is the effective date of this appraisal,

Based on the degree of inspection of the subject properly, as indicated below, defined Scope of Work, Statement of Assumptions and L1m|t1ng Conditions,
and Appralsers Certifications, my (our) Opinion of the Market Value (or other specified value type), as defined herein, of the real property that is the subject

If indicated ahove, this Opinion of Value is subject to Hypolhetical Conditions and/or Exiracrdinary Assumptions included in this report. See attached addenda.

e A frue and complete copy of this report cantains 21 pages, Including exhibits which are considered an Inlegral part of the report. This appraisal report may not be
E_; properly understood without reference to the information contalned in the complete report. |
§ Attached Exhibits: .
2: Scope of Work Limiting Cond./Certifications (] Narrative Addendum X Photograph Addenda ™ Sketch Addendum
| B Map Addenda Additional Sales [ Gost Addendum [X] Flood Addendurm [ Manu. House Addendum
<| [ Hypothetical Conditions [ ] Extraordinary Assumptions Appraiser's License X Qualifications (X1 Scope of Work
" | Client Contact: Client.Name: Alpha Omega Miracle Home, Inc
E-Mail: Address: 1797 Old Moultrie Rd., Suite 107, Saint Augustine, FL 32084
APPRAISER SUPERVISORY APPRAISER (if required)
! or CO-APPRAISER (if applicable)
i o
x . Supervisory or
i | Appraigh Name:  Jennifer Hays Go-Appraiser Name:
Z|company:  Jennifer Hays Appraisal Services PA : CGompany:
% Phong: (904) 501-1236 Fax: Phone: ) Fax:
' | Ml jenhays23@agmail.com E-Mail: !
"| Date of Report (Signature):  04/03/2019 Date of Report (Signature):
. |License or Certification #:  Cert Res RD3883 State: FL License or Certification #: State;
- | Designation:  State-Certified Residential Real Estate Appraiser RD3883 Designation:
: | Expiration Date of License or Ceniﬂca'ﬂ'on: 11/30/2020 Expiration Date of License or Ceniﬂlcation:
Inspection of Subject: > Interior & Exterior [] ExteriorOnly ] None | Inspection of Subject: [ Interior & Exterior [ Exterior Only [ None
1 Date of Inspection: 03/26/201 9 Date of Inspection:

Copyright® 2007 by a la mods, inc. This farm may be reproduced unmadified without written panmssmn, however, a la mode, inc. must be acknowledged and credited.
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ADDITIONAL COMPARABLE SALES _ FileNo: 19M31760
I FEATURE [ SUBJECT COMPARABLE SALE # 4 COMPARABLE SALE # 5 COMPARABLE SALE# §
Address 2898 Collins Ave 27 Helen St
: Saint Augustine. FL 32084 _|Saint Augustine, FL 32084 i
“+| Proximity to Subject ; Lo 177 mlles SE )
$ i ‘ BB 148,0001 " |$ ] SR
Sale Price/GLA $ /sudt|$ ‘128 25 lsqft e ot 5 18 gt -
"| Data Source(s) Inspection MLS#968010,00M 23 i
Verification Source(s) Public Records  |ORB 4676-740 | .
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +{) § Adjust. DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) § Adjust.
;| Sales or Financing ArmLth |
¢ | Concessions Conv;0 5
+:{ Date of Sle/Time s01/19;c12/18 0 H
Rights Appraised Fee Simple Fee Simple .
[ Location Suburban Suburban ;
" Site 11,715 sf 15,000 sf 0 i
View Avg Residential _|Avg Residential 5
Design (Style) Ranch Ranch |
| Qualty of Construction | Average/Brick Average/CB, Brick |
| Age 53 53 :
] Condition Fair-Average Average-Good -20,000 i
; Above Grade Total | Bdms| Baths | Total | Boms|  Baths Total | Bdims| Baths ! Total { Bdrms| Baths
| Room Count 6| 2 1 713 1 0 ‘
| Gross Living Area 1,558 Sq.ft. 1,154 sgft. +12,000 saft| | sa.ft.
‘| Basernent & Finished 0sf Osf i
| Rooms Below Grade |None None
2 Functional Utility Average Average
O | Heating/Cocling Central Central ’
| Energy Effcien ftems None None |
<& } Garage/Carport None 1-Car Carport -5.000 :
§‘ Porch/Patio/Deck Cov Porch Cov Entry +3,000 |
¥ : |
X
E i
O |
m .
23 Net Adjustment (Tota) O+ K- [$ -10000 [+ [1- [$ [+ []- 18
<2 Adjusted Sale Price I owe .68 S Nete T e TNe
| of Comparables ‘ | oress . 21098 138,000 Grass:. . . %$ Gross - o8

b
VA

‘| Summary of Sales Compansoﬁ Appruach

Sale 4 is over 1 mile from the subject but is located within the subject's defined neighborhood and

+*| appeals to the same market segment as for the subject. Sale 4 is the same age as the subject but has superior condition - renovated kitchen,

flooring, A/C (original bathrfoam). Other adjustments given are self-evident and represent the appraiser's attempt fo isolate and compensate

':':'i; for significantly dissimilar features. As adjusted, Sale 4 provides a reliable indication of the subject's market value.

(@IRESIDENTIAL

Gopyright® 2007 by a la mode, inc. This farm may be reproduced unmodified without written genmisston, however, a la mods, inc. must be acknowledged and credited.

Form GPRES2_LT.(AG) - “TOTAL" appraisal software by a la made, inc. - 1-800-ALAMODE

3/2007



Page # 6 of 21

Assum ptions & Limiting Conditions . FileNo:_19M31760
‘| Properly Address: 2898 Collins Ave City: Saint Augustine State: FL Zip Gode: 32084
Cllent  Alpha Omega Miracle Home, Inc Address: 1797 Old Moultrie Rd.. Suite 107, Saint Augustine, FL 32084

* | Appraiser  Jennifer Hays Address: P.O. Box 840228, Saint Augustine, FL 32080-0228

" | STATEMENT OF ASSUMPTIONS & LIMITING CONDITIONS
‘| = The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the title to it. The appraiser
+ .| assumes that the title is good and marketable and, therefore, will not render any opinions about the title. The property is appraised on the basis
" | of it being under responsible ownership.
- 1| - The appraiser may have provided a sketch in the apprajsal report to show approximate dimensions of the lmprovements and any such
*'| sketch is included only to assist the reader of the report in visualizing the property and understanding the appraiser's determination of its size.
. | Unless otherwise indicated, a Land Survey was not performed. :
"+ - If so indicated, the appraiser has examined the available flood maps that are prowded by the Federal Emergency Management Agency (or
| other data sources) and has noted in the appraisal report whather the subject site is located in an identified Special Flood Hazard Area.
; { Because the appraiser is not a surveyor, he or she makes no guarantees, express or implied, regarding this determination.
- { - The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question, unless specific
| arrangements to do so have been made beforehand. |
- If the cost approach is included in this appraisal, the appraiser has estimated the value of the land in the cost approach at its highest and
| best use, and the improvements at thair contributory value. These separate valuations of the land and improvements must not be used in
conjunction with any other appraisal and are invalid if they are so used. Unless otherwise specifically indicated, the cost approach value is not
. | an insurance value, and should not be used as such.
- The appraiser has noted in the appraisal report any adverse conditions (including, but not limited to, needed repairs, depreciation, the
presence of hazardous wastes, toxic substances, etc.) observed during the inspection of the subject property, or that he or she became aware
.| of during the normal research involved in performing the appraisal. Unless otherwise stated in the appraisal repert, the appraiser has no
" | knowledge of any hidden or unapparent conditions of the property, or adverse environmental conditions (including, but not limited to, the
- | presence of hazardous wastes, toxic substances, etc.) that would make the property more or less valuable, and has assumed that there are no
. | such conditions and makes no guarantees or warranties, express or implied, regarding the condmon of the property. The appraiser will not be
" | responsibie for any such conditions that do exist or for any engineering or testing that might be required to discover whether such conditions
exist. Because the appraiser is not an expert in the field of environmental hazards, the appraisal repor[ must not be consmered as an
* | environmental assessment of the property. '
.| - The appraiser obtained the information, estimates, and apinions that were expressed in the appralsal report from sources that he or she
.| considers to be reliable and believes them to be true and correct. The appraiser does not assume responsmlllty for the accuracy of such items
: | that were furnished by other parties.

~| - The appraiser will not disclose the contents of the appraisal report except as provided for in the Umform Standards of Professional Appraisal
Practice, and any applicable federal, state or local {aws.

- If this appralsal is indicated as sublect to satisfactory completion, repairs, or alterations, the appraiser has based his or her appraisal report
‘| and valuation conclusion on the assumption that completion of the improvements will be performed in a workmanlike manner.
| - An appraiser's client is the party (or parties) who-engage an appraiser in a specific assignment. Any other party acquiring this report from the
.| client does not become a party to the appraiser-client relationship. Any persons receiving this appraisal report because of disclosure
. | requirements applicable to the appraiser's client do not become intended users of this report unless specifically identified by the client at the
time of the a331gnment

- The appraiser's written consent and approval must be obtained before this appraisal report can be conveyed by anyone to the public, through
| advertising, public relations, news, sales, or by means of any other media, or by its inclusion in a pnvata or public database.

- An-appraisal of real property is not a 'home inspection' and should not be construed as such. As part of the valuation process, the appraiser
performs a non-invasive visual inventory that is not intended to reveal defects or detrimental conditions that are not readily apparent. The
:| presence of such conditions or defects could adversely affect the appraiser's opinion of value. Clients with concems about such potential
negative factors are encouraged to engage the appropriate type of expert to investigate.
| ~The use of this report is subject to the requirements of the Appraisal Institute relating to revisw by ItS duly authorized-representatives.

~The reported analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the requirements of
the Gode of Professional Ethics & Standards of Professional Appraisal Practice of the Appraisal Institute, which include the Uniform Standards
of Professional Appraisal Practice.

.

o ‘
: .
\
u
!
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Deflnltlons & Scope of Work FileNo: _19M31760

‘| Property Address: 2898 Collins Ave City: Saint Augustine State: FL, Zip Gode: 32084
{Client:  Alpha Omega Miracle Home, Inc Address: 1797 Qld Moultrie Rd., Suite 107, Saint Augustine, FL 32084 -

| Appraiser:  Jennifer Hays Address:  P.O. Box 840228, Saint Augus‘tine FL 32080-0228

1._,.

. ‘| DEFINITION OF MARKET VALUE *: |
| Markst value means the most probable price which a property should bring in a competmve and open market under all condmons requisite

' [rr;]plrcg in thrs definition is the consummation of & sale as of a specified date and the passing of title from selier to buyer under conditions
| whereby:
.| 1. Buyer and seller are typically motivated;
‘| 2. Bath parties are well informed or well advrsed and acting in what they consider their own best mterests
{ 4. Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements comparab!e thereto; and

. granted by anyone associated with the sale..

- and the Office of Comptroller of the Currency {OGC). This definition is also referenced in regulatrons jointly published by the OCC, OTS,
) Additional Comments (Scope of Work, Extraordinary Assumptions, Hypothetical Conditions, etc.);

| The Scope of Work is the type and extent of research énd analyses performed in an appraisal assignment that is required to produce credible
A appraisal report. Reliance upon this report, regardless of how acquired, by any party or for any use, other than thase specified in this report by

" | the Appraiser, is prohibited. The Opinion of Value that is the conclusion of this report is credible only within the context of the Scope of Work,
/| Effective Date, the Date of Report, the Intended User(s), the Intended Use, the stated Assumptions and Limiting Conditions, any Hypothetical
.| Conditions and/or Extraordinary Assumptions, and the Type of Value, as defined hersin. The appraiser, appraisal firm, and related parties

1| assume no obligation, liability, or accountability, and will not be responsible for any unauthorized use of this report orts conclusions.

x COMPARABLE SALES: were not photographied by the apprarser in the field for this report assignment. Appraiser certifies comparables

used in this report were inspected from the fronting street in this or prior assignments, but not photographed for this particular assignment.
) MLS phetos used display the condition and appearance of the comparable at time of exposure to the market (listing).

+ il DIGITAL SIGNATURES The signature(s) affrxed to this report, and certification, were applied by the original appraiser(s) or supervisory
| appraiser and represent their acknowledgements of the facts, opinions and conclusrons found in the report. Fach appraiser(s) applied his or

:_ | the individual's hand applied signature. If the report has a hand-applied signature, this comment does not apply.

to a fair sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price is not affected by undue stimulus.

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

5. The price represents the normal consideration for the property sold unaffectad by special or creative frnancrng or sales concessions
* This definition is from regulations published by federal regu!atory agencies pursuant to Title X of the Financal Institutions

Reform, Recovery, and Enforcement Act (FIRREA) of 1989 between July 5, 1990, and August 24, 1990 by the Federal Reserve System
(FRS), National Credit Union Administration (NCUA), Federal Deposit Insurance Corporatron (FDIC).: 'the Office of Thrift Supevision {0T9),

FRS, and FDIC on June 7, 1994, and in the Interagency Appraisal and Evaluation Guidelines, dated October 27, 1994.
\

assignment results, given the nature of the appraisal problem, the specific requirements of the intended user(s) and the intended use of the

her signature electronically using a password encrypted method Hence these signatures have more safeguards and carry the same validity as

- - : . Copyright®© 2007 by a la mods, {rc. This form may be reproduced unmodified without written permrssmn however, a la mods, (nc. must be acknowledged and credited.
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Certlflcatlons FileNo.._19M31760

| Property Address: 2898 Collins Ave City: Saint Augustine State: FL Zip Code: 32084
- | Client: __Alpha Omega Miracle Home, Inc Address: 1797 Old Moultrie Rd., Suite 107, Saint Augustine, FL 32084
. | Appraiser. _ Jennifer Hays Address: P.O. Box 840228, Saint Augustine, FL 32080-0228

.| APPRAISER'S CERTIFICATION ' \
| | certify that, to the best of my knowledge and belief:

- The statements of fact contained in this report are trua and correct,

- The credibility of this report, for the stated use by the stated user(s), of the reported analyses, opinions, and conclusions are limited only by
the reported assumptions and limiting conditions, and are my personal, impartial, and unbiased professional analyses, opinions, and
conclusions.

- | have no present or prospectlve interest in the property that is the subject of this report and no personal interest with respect to the parties

' | involved.

- | have no hias with respest to the property that is the subject of this report or to the parties mvolvled with this assignment,
- My engagement in this assignment was not contmgent upon developing or reporting predetermmed resuits.
- My compensation for completing this assignment is not contingent upon the development or rep@mng of a predetermined value or dlrectlon

E { in value that favors the cause of the client, the amount of the value opinion, the attainment of a stipulated result, or the occurrence of a
subsequent event directly related to the intended use of this appraisal.

- My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformlty with the Uniform Standards of
Professional Appraisal Practice that were in effect at the time this report was prepared.

* | - I did not base, either partially or completely, my analysis and/or the opinion of value in the appraisal report on the race, color, refigion,
/| sex, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property, or of the present
" | owners or occupants of the properties in the vicinity of the subject property.

- Unless otherwise indicated, | have made a personal Inspection of the property that is the subject of this report.
- Unless otherwise indicated, no one provided significant real property appraisal assistance to the person(s) signing this certification.

* | Additional Certifications:
, -] have not performéd an appraisal service with regard to the subject property in the 3 years precedmg this assignment.

Page # 8 of 21

" '| Client Contact: Client Name: Alpha Omega eracle Home, Inc
. o E-Mal: _ Address: 1797 OId Moultrie Rd., Suite 107, Saint Augustine, FL 32084
. | APPRAISER ) SUPERVISORY APPRAISER (if required)
- {or CO-APPRAISER (if applicable)
@
E Supervisory or
E AppraighfName:  Jennifer Hays Co-Appraiser Name: ,
Z|Company:  Jennifer Hays Appraisal Services PA Company: !
9| Phone: (904) 501-1236 Fax: Phane: ! Fax:
| EMall: jenhays23@gmail.com E-Mall:
.| Date Repart Signed: 04/03/2019 Date Report Signed;
' |License or Certification #:  Cert Res RD3883 State:  FL License or Cerfification #: State:
Designation:  State-Certified Residential Real Estate Appraiser RD3883 | Designation: |
|| Expiration Date of License or Certification: 11/30/2020 ! Expiration Date of License or Certification;
Inspection of Subject: X Interior& Exterior [] ExeriorOnly [ None |Inspection of Subject: O Interior & Exterior [_] Exterior Only [ None
f Date of Inspection:  03/26/2019 . Date of Inspection: .

-RESIDENTIAL
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Subject Photo Page
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Client Alpha Omega Miracle Home, Inc

Property Address 2898 Collins Ave

City Saint Augustine County _st. Johns State FL Zip Code 32084
Lender N/A

. 2898

. Gross

A
ge!

Form LPICPIX.DSS_LTR - “TOTAL" appraisal software by a la mode, inc. - 1-800-A

Subject Front

Collins Ave

Sales|Price

Living Area 1,558

Total ‘Booms 6
Total Bedrooms 2
Total Bathrooms 1

Location Suburban

View Avg Residential

Site | 11,715 sf

Quality Average/Brick
53

Subject Rear

Subject Street

| AMODE



Photograph Addendum

" | _Page # 10 of 21

Client Alpha Omega Miracle Home, Inc

Property Address 2898 Collins Ave

Gty Saint Augustine Gounty St. Johns State FL ZpCade 32084
Lender N/A
LR PR st

bRl \ ; wtt R AT

T Y g e

Bedroom
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Photograph Addendum

Client Alpha Omega Miracle Home, inc

Property Address 2898 Collins Ave

City . Saint Augustine County St. Johns - State FL Zip Code 32084
Lender N/A

'

Diniﬁg Room
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Comparable Photo Page
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Glient Alpha Omega Miracle Home, Inc

Property Address 2898 Collins Ave

Clty

Saint Augustine County St. Johns

State FL

Zip Code 32084

N/A

Lender

Form LPICPIX.DS%_LTR - "TOTAL" appraisal software by a l2 mode, inc. - 1-800-

286q N 6th St
Prox. to Subject
Sales Price
Gross Living Area
‘Total Rooms
Total Bedrooms
Total Bathrooms
Location
View

Site

Quality

Age !

GComparable 1

0.40 miles W
168,000
1,425

6

3

2

Suburban
Avg Residential
12,500 sf
Average/CB
55

Gomparable 2
283 Monterey Ave

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location

View :

Site

Quality’

Age ©

2975 Del Rio Dr

"Prox. to Subject

Sales P:rir:e
Gross Living Area
Total Rooms
Total Bt;adroums
Total Bathrooms
Location
View
Site .
Quality |
Age [

|

LAMODE

0.76 miles SE
155,000

990

4

2

1

Suburban

» Avg Residential

12,885 sf
Average/CB
59

Comparable 3

0.23 miles NE
170,000

1,625

6

3

1

Suburban

Avg Residential
10,800 sf
Average/CB,Stuc
61



Comparahle Photo Page
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, | Client Alpha Omega Miracle Home, Inc
Property Address 2898 Collins Ave
Gity Saint Augustine County St Johns Stte | FL Zplods 32084
Lender N/A

Form PIGPIX.CR - "TOTAL" appraisal software by a la made, inc. - 1-800-ALAMODE

Comparable 4

27 Helen St .

Prox. to Subis'zct 1.77 miles SE
Salg Price | 148,000

Gross Living Area 1,154

Total Rooms | 7

Tota! Bedmnrps 3
Total Bathirooms 1

Location Suburban
View Avg Residential
Site ; 15,000 sf -
Quality | Average/CB,Brick
Age i 53

1

1

Gomparable 5
Prox. o Subietl:t
Sale Price .
Gross Living Area
TotlRooms |

Total Bedrooms
Total Bathrnnm’s
Location

View

Site

Quality

Age '

|
|
{

Comparahle 6

Prox. to Subject

SalePrice

Gross Living Area .
Total Roors )
Total Bedrmn'nsI

Total Bathrooms

Location i

WView |

Site [

Quality |

Age '




Comparable Sales Map -

Glient Alpha Omega Miracle Home, Inc

Property Address 2898 Collins Ave

City Saint Augustine Counly St. Johns State FL Zip Code 32084
Lender N/A
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River
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[ Page # 160121 ]
Flood Map

Client Alpha Omega Miracle Home, In¢

Property Address 2898 Collins Ave

City Saint Augustine County St. Johns State FL Zip Code 32084
Lender N/A
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"May Dte; Déconibor 07,2018 - ] Veldtity Hazard () Sublact Area
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Building Sketch
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Client Alpha Omega Miracle Home, Inc
Property Address 2898 Collins Ave
Gity Saint Augustine County St. Johns State FL 7ipCode 32084
Lender _ N/A
i
|
{
|
|
|
56'
i
Storage W/D ;
. Dinin
Kitchen ‘ 9 ;
Room !Bed room
N
= Famil
amily Bath .
Room Living 'Room ®
' Rcom |
|
. Entry
39 Bedroom
© Covered Porch a .
' t1 7'
39' .
|
1
|
TOTAL Sketch by a la mode, Inc, - - Area Caleulations Summary -
Living Area " Calculation Detalls
First Floor . 1558 Sq ft . 26 x 39 = 1014
17 %32 = 544
Total Living Area (Rounded): 1558Sqft
NGi-living Aféa :
Covered Porch 2345qft 6x38 = 234
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Appraisers License
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-

N 'RICKSCOTT;GOVERNOR -~ ) - JONATHAN ZACHEM SECRETARY

STATE OF FLORIDA

DEPARTMENT OF BUSINESS:ﬁﬁIéD PROFESSlONAL REGULATION

. ] k)51 34
“LICENSEANUMBERTR@ 3837
" EXPIRATION'DATE: [NOVEMBER 30,2020 |

Always verify' licenses online at MyFlorlda'Licepse._co'm "

. Do not alter thls document in any form o

Thls is your Ilcense Itis unlawful for anyone other than the Ilcensee to use this document

\

dk"ﬁ"io
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Qualifications - Page 1
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’ Jennifer Hays

‘QUALIFICATIONS ;

Education
Real Estate Broker Llcensure Course — 72 Hours — Apn] 2007 ,
Flonda Real Estats Institute, Jacksoxiville, FL

Course AB IT — Residential Coursell— 45 Hours — October 2001
Steve Williamson’s Real Estate Education Specialists, Orlando, FL

‘Course AB I - Licensed Residential Course I— 75 Hours — April 2000 °
Florida Real Estate Institite, Jacksorniville, FL

Professional f
_® Jennifer Hays Appraisal Services PA, 2007-Present !
» Appraisal Manager, Surishine Realty & Appraisal Services, LLC/ 2010-2018
e Jennifer Rowe Appraisal Services, PA, 2007-2010 I
*. Owner, Sunshine Realty & Appraisal Services, 2006-2007 |
* Licensed Real Bstate Br‘bker‘ZOO?—I"resen_t BK443531 (Florida)
 State-Certificd Residential Real Estate Appraiser 2002-Présent R:D3883 (Florida)
« . Licensed Real Estate Salésperson 1985-2007 SLA443531 (‘1=1on'da‘)E
Expe ';-ience .
State Certified Residential Real Estate Appraiser

May: 2018-Present Jennifer Hays Appraisal Services PA, P.O. Box 840228 St. Augustine,
FL 32080-0228 :

Decembei2002 --2018; Sunshine Realty & Appraisal Services, LLC 741 AIA Béach
Boulevard, St. Augustme, FL 32080 )

Jennifer Rowe (Hays) Appraisal Semces, PA (2007-2010), 721 A1A Beach Blvd.,, Ste 7, St.
Augustme, FL 32080

|
Assistant Appraiser, Sunshine Realty & Appraisal Services, Inc. :
-April 2000 - Décember 2002. 741 A1A Beach Boulevard, St. Aﬁgﬁsﬁne,7FL 32080

Active Realtor 22 years, 1985-2002 Sunshine Realty, 741 ALA. Beach Blv|d. St. Augustine, FL.
Multi-Million Dollar Producer

Form SGNLTR - "TOTAL" appraisal software by a [a made, inc. - 1-800-ALAMbDE



Qualifications - Page 2

Jennifer Hays

Professional Membiérships ! {
e St Johns County Board of Realtors

& National Association of Realtors

Continuing Edﬁcation

30 Hours Required - USPAP Florida Law Updates & Specialty Courses October & November
2002, 2004, 2006, August 2008; Steve Williamson's Real Estate Education Speclahsts, Oct 2010
Appraisal Inistitute Required USPAP, McKissock 30 Hours Requiired — cofnpleted Nov 2012
Gold Coast School of Real Estate 30 Hours Required - completed Nov 2014

McKissock 30 Hours Required - completed Nov 2016 !

MéKissock 30 Houts Required — comipléted Nov 2018

30 Hours Reguired — Broker Post:Licensing — Florida Essentials of Real Estate Investments
‘Completed June 2008; 30 Hours Required — Broker Post-Llcensmg Flonda Real Estate
Brokerage, -A Management Guide — Completed March 2009; 14 hr cofit Ed FREI 03/2011

14 Hours Regquired Cont Ed Broker Lic - Florida Real ‘Estate Institute — completed 0372013

14 Hours Required Cont Ed Broker Lic — Florida Real Estate Inst — completed 03/2015
14 Hours Reqmred Cont Ed Broker Lic — Bob Hogue School of RE — 03/ 2017°

FHA & The Appraisal Process — Appraisal JInstitute — Completed August 2008
Valuatxon of Green Resxdentlal Properties — Appraisal Institute — Completed February 2009

The New Residential Market Conditions Form — Appraisal Institute — Completed March 2009

Appraisal Institiite — Online Business Practices and Ethics — Completed April 2009

Appraisal Institute —Appra]sal‘Chaﬂenges:.Decﬁning Markets & Sales éoneessions —May 2009
‘Appraisal Institute - Fannie Mae 2009 Selling Guide Updates — September 2009
.Appraisalslns‘titme - Residential Development: Valuation Trends, Issues & dhallenges =QOct. 2009
Appraisal In?titutse - Mortgage Fraud and Real Estate Valuation - Coinpleted April 2010
Apptaisal Institute — Busiiiess PracﬁceS‘ and Ethics-Completed Oct 2‘0!:‘11

MeKissock — The New FHA Handbook 4000.1 - Gompleted Oct 2015

i
\
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Qualifications - Page 3

" | Page # 210t 21

Jennifer Hays

Service E_xpenence

Single Family Résidential,2-4 Famﬂy, Condominiums
Vacant Land, Constructlon-Perm, Final Inspectlons

Date of Death Valuation

FHA, USDA

Reverse Mortgage Appralsals

‘Waterfront — -Ocean Front,: Intracoastal Waterway, Canal Front
Coffstiuction Deaw Inspections

Pre-Listing Appraisals .
'Catastrophlc Disaster Area Property Inspections

. Casnalty Loss Valuations

Form SCNLTR - "TOTAL" appraisal software by a la mode, inc. - $-800-ALAMODE




Megas Appralsal Group, Inc. Maln Flle Mo, 58602 | Pzge # 1

One-Unit Residential Appraisal Desk Review Report FileNo. 58602
The purpose of this appraisal desk review report s o provide the lender/client with an opinicn-on the accuracy of the appraisal repart under review.

Pigperty Address 2898 Collins Ave : City Saint Augustine State FL Zip Cade 32084
Borrower  N/A Owner of Public Recard  DOUGLAS STEWART Courty ST. JOHNS
Legal Deseription  MCCULLOUGH ADDN PONCE DE LEON HEIGHTS 1182 BLK B
Assessor's Parcel #  084350-0000 ' Map Reference 27260 Census Tract  0209.01
Propedy Rights Appraised  [) Fee Simple [ ] Leasehold [ ] Other (describe) PugjectiType  [J Condo ] PUD ] Couperatwe
Loan#  NiA Efiective Date of Appraisal Under Review  03/26/2019 Manufaclured Home [ Yes §d No
Lender/Gliem ST JOHNS COUNTY HOUSING DEPT Address 500 SAN SEBASTIAN VIEW ST. AUG JSTINE, FL 32084
B N - GECTIONI~ ‘COMPLETEFOR'ALLASSIGNMENTS ~ + .~ .1 - ... . .. '. ==

1 Is 1he mmnﬁatmn in Ihe sub]ecl sechun curnpleie and accurate? . DO Yes [ ] No IfYes, provide a brief summary. If No, explam THE INFORMATION IN THE
SUBJECT SECTION APPEARS TO BE COMPLETE AND ACCURATE.

2. Is the information in the contract section complete and accurate? [JYes [ No (30 NotApplicable  If Yes, provide a tiref summary. If No, exptain

3. s the information in the neighborficod section complete and accurate? D& Yes [ Mo I Yes; provide a brief summary. if No, explain THE INFORMATION IN
THE NEIGHBORHOOD SECTION APPEARS COMPLETE AND ACCURATE !

- i
4, Is the infermalion in the site section complete and accurate? B Yes [J No i Yes, provide a briet summary. if No, explain THE INFORMATION IN THE
SITE SECTION APPEARS COMPLETE AND ACCURATE.

5. Is the data in the improvements section complele and accurate? DA Yes [] Mo If Yes, provide a brief summary. If Mo, explain BASED ON THE PHOTOS
1

PROVIDED |N THE APPRAISAL, THE INFORMATION APPEARS COMPLETE AND ACCURATE. :
: |

* |
|
|
6. Do the comparable sales selected appear to be locationally, physically and functionally similar o the subject property? DA Yesi i [ No  if Yes, provide 2 brief summary.

If No, provide a detailed explanation as to why they are not the best comparablz sales. THE SALES PROVIDED APPEAR TO BE THE BEST AVAILABLE.
|

7. Are the data and analysis (including the individua) adjustments) presened in the sales comparisan approzch complete and accurate?
D4 Yes [ Mo If Yes, provide a briet summary. If No, explain THE DATA AND ANALYSIS IS COMPLETE AND ACCURATE THE ADJUSTMENTS
ARE REASONABLE.

; - i
8. Are the data and analysis presented in the income and cost approachies complete and accurate? [ Yes [ to [x Mot develdped  1f No, explain
. 1

T
i
|

9, Is the sale or transfer histary reported for the subject property and each of the comparable sales complete and accurate? B¢ Yes| [] Mo 1 Yes, provide a brief summary.
f Na, analyze and report the carrect sale or-fransfer history and the data source(s). THE SALES HISTORY OF THE SUBJECT AND COMPARABLES IS
ACCURATE.

10. Is the opinion of market valug in the appralsal report under review supported by the analysts, conclusions and reconciliation presénted?
|5 Yes [] No It No, explain.

Page 14t 3 WMOURADR 07142008

Form WAMU1DR - "TOTAL” appralsal software by a (2 made, Inc. - 1-800-ALAMODE




Maln Fila No, 58602 | Page # 2

One Unlt Resrdentla[ Appraisal Desk Revrew Report Fi|e Mo, 53502

s - SCOREOFWARK. .. ... 0

This is an appralsai DESK review which doss not Incruda inspections of either the subject property or comparable sales. nor any ftleld analy5|s The scupe ol
work for this appralsal DESK review is defined by the complexity of the appraisal report under review and the reporting reguirements of this repart form, including
the following statement of assumptions and limiting conditions, and cerlifications. The review appraiser must, at a minimum: (1) read the eftire appraisal

report under review, (2) assume the property condition reparted in the appraisal report is aceurate unless there is evidence to the éonnaw, (3) perform data
research and analysis to determine the appropriateness and accuracy of the data in the appraisa! report, (4) research, verify, and a'nalyze dala from reliable
public and/or private sources, (5) determine if the analysis and conclusions support the opinion of value, and (6) if the opinion of value is not supparted and/or
there appears fo be slgmhcant deficiencies in the analysis and reporting, the assignment must be upgradad to an apprarsar Fleld re\uaw

oo S . JNTENDEDUSE "~ 0 77 0 ;7 s T LT T

The Intended use ol thls appralsal desk review report is lor the lendes/elient to evaluate the accuracy and adequacy of support of the appraisal repurl under
review.

e - - LT =|NTENDED USEH :‘ v ST oo o - TR CToTT T

) CE R S P AMRL VORT a P e e St e e e o " o a

The intended user af this appra]sal desk raview repnrt Is the lender/clignt.

i * .. .. GUIDANCE FOR GOMPLETING THE ONE-UNIT RESIDENTIAL/APPRAISAL DESK REVIEWRERQRT _ : ~ &~ ~ 7 :

The apprarsal review function is Emporlant to maintaining the integrity of both the appraisal and loan underwriting processes. The following gurdance is Intended

to aid the review appraiser with tha developrnent and reporting of an appraisal desk review:

1. The review appralser must be tha Individual who personally read the entire appraisal teport and perfofmed the data research and analysis, and prepared ang
signed this report.

2. The review appraiser must focus his or her comments on the appra[saJ report unider review and not inctude personal opinions about the appralser(s) who
prepared the appraisal,

3. The lender/client has withheld tha identity of the appraiser(s) who prepared the appralsal report under review, unless otherwrse indicated in this report.

4. The review appraiser must assume that the condition of the property reported in the appraisal report is accurate, unless there is evidence to the contrary.

5. The review appraiser must determine whether the opinion or market value is supported by the analysis, conclusions and reconciliation presented in the
appraisal report.

6. The review appraiser must form an opinion about the overall accuracy and quality of the data in the appralsal epart under review: The objective is to
determine whether material errors exist and what effect they have an the opinions and conclusions in the appraisal report under review. When the review
appraiser agrees fhat the data is essentially comect (although minor errors may exist), he or she must summarize the overall findings, When the review
appraiser determines that material errors exist in the data, he or she must identify them, comment on their overall effect on theopinions and conglusions in
the appraisal report under review, and include the correct informaton. I

7. The Questions on Page 1 are intended to identify both the positive and negative elements of the appraisal under review and to report deficiencies. The
review appraiser must make it cfear to the reader what effect the deficiencies have on the opinians and concluslons in the appralsal report. Simple “Yes”
and “No” answers are unaccepiable.

8. The review appraiser must identity any extraordinary assumptions that were necessary in order 10 answer guestions on Page 1| Extraordinary
assumptions Include the use of information from the appraisal report under review that the review appraiser concludes is relrable {such as an assumption
that the reportsd condition of the subject property Is accurate). L

9. Areview of an appraisal on a unit in a condominium, cooperative, or PUD project requires the review appraiser to analyze the project information in the
appraisal report under.review and comment on its completeness and accuracy.

10. An appraisal review of a manufactured home requires the review appraiser to assume that the HUD data plate information Is correct, unless information to
the contrary is available. In such cases, the review appraiser must identify the source of the data. |

Page2al3 l WMOURADR 07142008
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Maln Flla No, 58502 '] Page # 3 l

' One Unit Residential Appraisal Desk Review Report FlaNo. 58602
.. .. T "~ STATEMENT OF ASSUMETIONS AND LIMITING CORDITIONS. ~ [~ ..

~ o . N - A s - A

1. Tne review appraiser will not be respnnsnhfe {or matters of a [egal nature that affect either the prnperly that is the subject of the appraisal under review or
the title to it, except far information that he or she became aware of during the research involved in performing this appraisal review. The review appraiser
assumes that the title is good and marketable and will ot render any optnions about the title.

2. The review appraiser will not give testimony or appear in court because he or she perfermed a review of the appraisal of the propety in question, unless
specific arangements to do so have been made beforehand, or as otherwise required by law.

3. Unless otherwise stated in this appralsal desk review report, the review appralser has no knowledge of any hidden or unapparent physica! deficiencies or
adverse conditions of the property (such as but not imited to, needed repairs, deterioration, the prasence of hazardous wasles, toxic substances, adverse
environmental conditions, etc.) that would make the property less valuable, and has assumed that there are ro such conditions and makes no guarantees
or warranties, expressed or Implied. The review appraiser will not be respansible for any such conditions that do exist or for afy engineering or testing
that might be required fo discover whether such conditions exist, Because the review appraiser is nat an expert in the field of enviranmental hazards, this
appralsal desk review report must not be considered a5 an environmental assessment of the property.

T i " REVIEW APPRAISER’S CERTIFICATION ~_ I o T

The Review Appralser certifies and agrees that: '

1. Ihave, ata minimum, developed and reported this appraisal desk review in accordance with the scope of work requirements slated in this appralsal desk
review raport.

2. | periormed this appraisa) desk review in accordance with the requirements of the Unitorm Standards of Professional Appraisal Practice that were adopted
and promulgated by the Appraisal Standards Board of The Appraisa! Foundation and that were in place at the time this appralsal desk review repnrlwas
prepared.

3. I'have the knowledge and experience to perform appraisals and review appraisals far this type of property in this market area.

4. lam aware of, and have access to, the necessary and appropriate public and private data sources, such as multiple listing services, tax assessment
records, publc land records and other such data sources for the area in which the property Is located,

5. | obtained the information, estimates, and opinlans furnished by nther pasties and expressed in this appraisal desk review report frem reliable sources that |
belteve to be true and correct.

6. 1have not knowingly withhe!d any significant infermation from this appraisal desk review repart and, to the best of my knowledge, 21 statements and
information in this appraisal desk review report are true and correct. v

7. |stated in this appraisal desk review report my own persanal, unbiased, and professional analysis, apintons, and canclusions, ; whlch are subject only to the
assumptions and Ilmmng canditions in this appraisal desk review report.

8. Ihave no present or prospecnve interest in the property that is the subject of this report, and | have no present o pmspectwe personal Interest or bias with
respect to the participants in the fransaction. | did not base, either partially or completely, my analysis and/or apinion of market value (if any) in this
appraisal desk review report on the race, color, religion, sex, age, marital status, handicap, familial status, or natienal origin of either the prospective
owners or occupants of the subject property ar of the present owners or occupants of the properties in the vicinity of the subject property or on.any other
basis prohibited by Taw.

9. My employment and/or compensation for performing this appraisal desk review or any future or anticipated appraisals or appralsal desk reviews was not
conditioned an any agreement or understanding, written of otherwisg, that [ would report (or present analysis supporting) a predetermined specfic value, a
predetermined minimum value, a range or direction in value, a value that favors the cause of any party, or the attainment of a specific result or occurrence
of a specific subsequent event (such as approval of a pending martgage loan application). |

10. I personally prepared all conclusions and opinions about the real estate that were set forth in this appraisal desk review repart. ) further certify that no one
provided significant professlonal assistance to me in the development of this appraisal desk review report. | have not authnnzeﬂ anyone to make a change
to any item in this appraisal desk review report; therefore, any change made to this appraisal desk review reportis unauthanzed and | will take no
respansibility for it.

11. |dentified the lender/cliant in this appraisal desk review report who is the individual, organization, or agent for the arganization that orderad and will recejve
this appraisal desk review report. |

12. The lender/client may disclose or distribute this appraisal desk review raport to: the mortgagee ar its suceessars and assigns; mnrlgage insurers;
government sponsared enterprises; other secondary market participants; professional appralsal organizations; any department agency, or instrumentality
of the United States; and any state, the District of Columbia, or other jurisdictions; without having to obtain the review appralser 's censent. Such consent’
must be obtained before this appralsal desk review report may be disclosed or distibuted to any other party (including, but not limited to, the public
through advertising, public relations, news, sales, or other media). |

13, The mortgagee or its successors and assians, mortgage insurers, government sponsored enterprises, and other secondary market participants may raly
on this appraisal desk review report as part of any mortgage finance transaction that invalves any one or more of these parties.

14, If this appraisal desk review report was transmitted as an “electronic 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 transmissicn of this appraisal desk review repo:rt containing a copy or
representation of my signature, the appraisal desk review report shall be as effective, enforceable and valid asjf a paper version of this appraisal desk
review report were delivered containing my original hand written signature. ,

15. Any intentional or negligent misrepresentation(s) contalned in this appraisal desk review report may result n civil llability and/or criminal penatties including,
but not limited to, fine or [mpnsonmentorboth under the prowswns of Title 18, United States Gode, Section 1001, et seq or similar state laws.

'REVIEWAPPRAISER ~~ ~ _ "+ . L 7 | LENDER/CLIENT . " . . . . . T e
Signature % W -/ ; J"'V\’ |

Name  ANTHONY W. MEGA| Name |

Company Name ~ MEGAS APPRAISAL GROUP, JNCV . Company Name  ST. JOHNS COUNTY HOUSING DEPT

Company Addiess 1000 RIVERSIDE AVENUE, JACKSONVILLE, FL Company Address 500 SAN SEBASTIAN VIEW, ST. AUGUSTINE, FL
32204 32084 \

Telephone Number 904-322-7877 |

Emall Address ~ AMEGAS@MEGASAFPPRAISAL.COM LENDER/CLIENT.OF THE APPRAISALUNDERREVIEW . =~ . 7 .
Dale of Signatwre and Report. ~~ 07/30/2019 i

State Cerdificaton #  CERT RES RD2630 Name  ALPHA OMEGA MIRACLE HOMES, INC

or State License # Company Address 1797 OLD MOULTRIE RD, #107, ST. AUGUSTINE
State  FL FL 32084 '

Expiratian Dzte of Gertification or Ligense 11/30/2020
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