RESOLUTION NO. 2020- 1y 35

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 THE ACQUISITION AND
REHABILITATION OF UNITS 73 AND 76 OF THE
MOULTRIE LAKES CONDOMINIUMS, FOR ALPHA-
OMEGA MIRACLE HOME INC, UNDER THE
PROVISIONS OF THE COMMUNITY DEVELOPMENT
BLOCK GRANT PROGRAM.

WHEREAS, the County 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; and

WHEREAS, as a condition of receiving CDBG funding, the United 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 development goal is todevelop
viable communities by providing decent housing, a suitable living environment, and expanding
economic opportunities, primarily for persons of low to moderate income; and

WHEREAS, the St. Johns County Board of County Commissioners (the Board) approved
the 2019-2020 Action Plan certifying the County’s compliance with CDBG regulatlons and
specifying projects to be funded with CDBG funds; and

WHEREAS Alpha-Omega Miracle Home submitted a timely application for CDBG
funding to the County in response to the Notice of Funding Availability. This appllcatlon proposed
an approach for increasing the supply of affordable housing available to senior citizens and
families that have experienced homelessness; and

WHEREAS, Staff of the Housing and Community Services Division worked with the
Grantee to modify their proposal so as to maximize the number of affordable housing units that
the Grantee could produce, and recommended it for funding; and

WHEREAS, Grantee proposes to purchase Units 73 and 76 of the Moultrie Lakes
Condominiums, located at 1845 Old Moultrie Road, St. Augustine, FL 32084 and to rehabilitate
these units to make decent and safe living environments for senior citizens and families that have
experienced homelessness; and

WHEREAS, the County finds that the Project will further the goals of the Consolidated
Plan and 2019-2020 Annual Action Plan.

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



Séction 1.’Inc0rp0rati0n 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.

Section 3. Correction of Errors.

To the extent that there are typographical or administrative errors or omissions that do not change
the tone, tenor, or context of this resolution, this resolution may be revised without subsequent
approval of the Board of County Commissioners.

PASSED AND ADOPTED by the Board of County Commissioners of St. Johns County
Florida this__% day of Newember-2020.

BOARD OF COUNTY COMMISSIONERS
OF ST. JOHNS COUNTY, FLORIDA

By: W

Jeb S. Smith, Chair

ATTEST: Brandon J. Patty, Clerk of the Circuit

Court angd Comptroller

1

RENDITION DATE_/ ( / 5/ 2

By: _/fotty
Deputy Clerk




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

THIS AGREEMENT is entered into this day of between St.
Johns County, a political subdivision of the state of Florida (the County) and Alpha-Omega Miracle
Home, Inc., a Florida not-for-profit corporation (the Subrecipient), whose principal place of business
is located at 2860 Collins Avenue, St. Augustine, Florida 32084. The County and the Subrecipient may
be referred to individually as “the Party” or collectively as “the Parties”.

"WHEREAS, the County 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; and

WHEREAS, as a condition of receiving CDBG funding, the United States Department of
Housing and Utban 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 pritnary community development 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 income; and

WHEREAS, the St. Johns County Board of County Commissioners (the Board) approved
the amended 2019-2020 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 providing housing to low to moderate income households (the Project); and

WHEREAS, the County approved the Project as part of an amendment to the 2019-2020
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 hereby acknowledged, the Parties agtee as follows:

1. Scope of Service.
A. Activities. The Subrecipient shall perform the activities set forth in Exhibit A, the
contents of which are incorporated into this Agreement. Specifically, the Subsecipient shall use COBG

funds to acquire the condominium units described in Exhibit A (the Condominium Units). The
Subrecipient shall rent the Condominium Units to low- to moderate-income individuals ot households
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as defined in 24 CFR 570.3. Duting the term of this Agreement the rental prices of the Condominium
Units shall comply with the requirements of 24 CFR 92.252.

b

B. National Objectives. All activities funded with CDBG funds must meet one of the
following CDBG program National Objectives:

i. Benefit low- and moderate-income persons;

ii. Aid in the prevention of slums or blight; or

iii. Meet community development needs having a pafticular urgency, as defined in
24 CFR 570.208.

The Subrecipient cettifies that the activities carried out under this Agreement will benefit Jow- and
modetrate-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 Performance Measures. The Subrecipient shall provide the level of program
services set forth in Exhibit A.

D. Performance Monitoring. The County will monitor the performance of the
Subrecipient against goals and performance standards as set forth in Exhibit A. In the event of default,
lack of comphance ot failure to perfoz:rn on the part of the Subrecipient, the County reserves the right
to exercise corrective or remedial actions, including, but not limited to:

I. Requesting additional information from the Subrecipient to determine reasons
for or extent of noncompliance or lack of performance;

ii. Issuing a written warning advising the Subrecipient 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. Requiting 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. '

2. Time of Performance.
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Unless otherwise provided herein or by a supplemental agteement or amendment, the
provisions of this Agreement will remain in effect through November 1, 2040. The term of
performance shall commence upon execution of this Agreement. Notwithstanding the foregoing, the
term of this Agresment shall be extended to cover any additional time period during which the
Subrecipient remains in control of CDBG funds or other CDBG assets, including program income.

3. Budget.

CDBG funds will be used to pay for the following:
Contract Sales price of two condominiums ($119,000.00 for Unit 76 $230,000.00

and $111,000 for Unit 73).
Settlement Charges for the two condominiums charged at closing $6,500.00
Rehabilitation of two condominiums $40,019

Total $276,519.00.

The Settlement Charges are itemized in Exhibit E, Settlement Statement, which has been
incorporated into this agreement. In the event that actual Settlement Charges are lower than
anticipated in the budget, the difference will be added to the line item for Rehabilitation.

Any indirect costs charged must be consistent with the provisions of paragraph 8.C(if) of this
Agreement Should the County require a more detailed budget than the one set forth above, the
Subrecipient shall provide supplementary budget information in a titnely fashion in the form and
content prescribed by the County. Any amendments to the budget must be approved in writing by
both the County and the Subrecipient. .

4. Payment.

It is expressly agreed and understood that the total amount to be paid by the County under
this Agreement shall not exceed $276,519.00. Payment shall be made on a lump sum basis once a
closing date has been set for the Grantee’s acquisiion of the Condominium Units. Once the closing
date has been set, the Grantee shall submit to the County an appraisal of the Condominium Units
along with a written request for payment identifying the closing date for the Condominium Units and
providing contact information for Grantee’s title company. The County shall submit payment to
Grantee’s title company on or before the closing date. The Grantee shall identify the County on the
HUD-1 form as the provider of the funds.

It is strictly understood that Grantee is not entitled to the above-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 soutce of funding from the County for payment under this Agreement is the 2019 CDBG
funds provided to the County by HUD. The Subrecipient agrees that in the event that any grant is
reduced or withheld by HUD, the County may terminate this Agreement. In the event that HUD
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determines that the Subrecipient has not fulfilled its obligations in accordance with the requirements
applicable to the grant and/or requests reimbursement from County of expenses paid under this
Agreement, Subrecipient shall provide said reimbursement to County from non-Federal sources.

This Agreement is neither a general obligation of the County, nor is it backed by the full faith
and credit of St. Johns County. Payment of each grant payment is conditioned 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 duting any given fiscal year.

5. Notices.

Notices required by this Agreement shall be in writing and delivered via mail, commercial
coutier, 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:

County . Grantee

Joseph Cone; Assistant Health and Humrian Services Director

Name and Title Name and Title

200 San Sebastian View

Address Address

St. Augustine, FI. 32084

City/State/ZIP Code City/State/ZIP Code
904-827-6898

Telephone Number Telephone Number
6. Special Conditions.

A. Public Recotrds.

i. The cost of reproduction, access to, disclosure, non-disclosure, 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 applicable 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 third
party, or an unaffiliated party.

ii. In accordance with Flotida law, to the extent that the Subrecipient’s
performance under this Agreement constitutes an act on behalf of the County,
the Subtecipient shall comply with all requirements of Florida’s public records
law. Specifically, if the Subrecipient is expressly authotized, and acts on behalf
of the County under this Agreement, the Subrecipient shall:
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iii.

iv.

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

b. Upon request from the County’s custodian of public records, provide the
County with a copy of the requested records or allow the records to be
inspected or copied within a reasonable time at a cost that does not exceed

. the cost as provided in Chapter 119, Florida Statutes, or as otherwise
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 authorized 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
trecords required by the County to perform the Activities.

If the Subrecipient transfers all public records to the County upon completion
of this Agreement, the Subrecipient shall destroy any duplicate public records
that are exempt or confidential and exempt from public records disclosure
requirements. If the Subrecipfent keeps and maintains public records upon
completion of this Agr:eernent, the Subrecipient shall meet all applicable
requirements for retaining public records. All tecords stoted 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 systetns.

Failure by the Subrecipient to comply with the requirements 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
AGREEMENT, CONTACT THE CUSTODIAN OF
PUBLIC RECORDS AT:
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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 Condominium
Units (set forth in Bxhibits C and D) in the total amount of CDBG assistance provided. All real
property acquired or improved in whole or in part with CDBG funds must be used for the CDBG-
eligible purpose for which the acquisition was made for the eligibility period specified in the mortgage
document and note. If the Condominium Units are sold or changed to a use which does not qualify
as meeting the requirements of the CDBG regulations at 24 CFR Part 570.505 for the time period
specified in the mortgage lien and promissory note, the County's CDBG program must 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 requirements of
Title 24 of the Code of Federal Regulations, Part 570 (the HUD regulations concerning CDBG)
inchuding Subpart I of these regulations, except that (1) the Subrecipient does not assume the
recipient’s environmental responsibilities described in 24 CFR 570.604 and (2) the Subrecipient 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 under this Agreement. The Subrecipient
further agrees to utilize funds available under this Agreement to supplement rather than supplant
funds otherwise available.

B. Independent Contractor, Nothing contained in this Agreement is intended to, ot 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 independent contractor with respect
to the services to be performed under this Agreement. As-such, neither 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 worker’s compensatlon insutrance.
The Subrecipient has no power or authority to bind the County in any manner in any promise,
agreement, or representation, other than as specifically provided in this Agreement.

C. Indemnification. . The Subrecipient shall indemnify, defend, and hold the County
harmless from all claitns, actions, suits, charges, judgments, and costs (including attorney’s fees and
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 Subrecipient, whether pursuant to this
Agreement or otherwise.
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D. Insurance. The Subrecipient shall provide insurance coverage in, at a minimum, the
amounts set forth in Exhibit B, 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. 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 labeled 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 under this
Agreement.

ii. 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 facsitnile or reproduction of the St. Johns
County Seal/Logo without the express written approval of the Board of
County Commissioners.

F. Amendments.

i The County or the Subrecipient 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 authorized representative of
each organization. Such amendments shall not invalidate this Agreement, nor
relieve or release the County or the Subrecipient from their obligations under
this Agreement. '

|

ii. For the purposes of this Agreement, the County Administrator is authorized
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 program years (the Authorizing Resolutions). 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 Commissioners.

G. Suspension or Termination. In accordance with 2 CFR 200.339, the County may

suspend or terminate this Agreement if the Subrecipient materially fails to comply with any term of
this Agreement, including, but not limited to:
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i Failure to comply with any of the rules, regulations, or provisions referred to .
herein, or such statutes, regulations, executive orders, and HUD guidelines,
policies, or directives as may become applicable at any time;

ii. Failure, for any reason, of the Subrecipient to fulfill in a timely and proper
mannet its obligations under this Agreement;

1l Ineffective or improper use of funds provided under this Agreement; or

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

In accordance with 24 CFR 85.44, this Agreement may also be terminated for convenience by either
Party, in whole ot in patt, 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 accomplish the
purpose for which the award was made, the County may terminate 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, regulations or ordinances, records retention, or the provision of
service to low and moderate income petsons or other specifi€d beneficiaries.

H.  Natural Disaster. In the event of a natural disaster, this Agteement 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 or other
such third party private 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
required 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 applied for all costs incurred,
whether charged on a direct or indirect basis.

B. Documentation and Record Keeping

i. Records to be Maintained. The Subtecipient shall maintain all records required
by 24 CFR 570.506 that are pertinent to the activities funded under this
Agreement. Such records shall include, but not be limited to:
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ii.

iii.

iv.

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

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

c. Recotds required to determine the eligibility of activities;

d. Records required to document the acquisition, improvement, use, or
disposition of real property acquired or improved with CDBG
assistance;

e. Records documenting compliance with fair housing and equal

opportunity components of the CDBG program;

f. Financial records as required by 24 CFR 570.502 and 2 CFR 200.300
—309; and

g. Other records necessary to document compliance with Subpart K of
24 CFR Part 570.

Retention. The Subrecipient shall retain all financial records, supporting
documents, statistical records, and all other records pertinent to this
Agreement until five years after the Project has been closed out.
Notwithstanding the foregoing, if there is litigation, claims, audits,
negotiations, or other actions that involve any of the records cited and that
have started before the expiration of the five-year period, then such records °
must be retained until completion of the actions and tesolution of all issues, or
the expiration of the five-year period, whichever occurs later.

Client Data. The Subrecipient shall maintain client data demonstrating client
eligibility for services provided. Such data shall include, but not be limited to,
client name, address, income level, or other basis for determining eligibility and
description of service provided. Such information shall be made available to
the County’s monitors, or their designees, for review upon request.

Disclosure. Fxcept to the extent directly connected with the administration of
the County’s or the Subrecip’ieﬁt’s responsibilities with respect to services
provided under this Agreement, the Subrecipient shall 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
consent of a responsible parent or guardian. The foregoing shall not prevent
the Subrecipient from complying with the requirements of state or federal
public recotds laws to the extent applicable to any particular record.
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C.

D.

i

ii.

ifi.

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 return of all unused materials, equipment,
unspent cash advances, program income balances, and accounts receivable to
the County), and determining the custodianship of records. Notwithstanding
the foregoing, the terms of this Agreement shall remain in effect during any
period that the Subrecipient has control over CDBG funds, including program
income.

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 Comptroller 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 repotts 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.

~ Reporting and Payment Disclosures.

Program Income. Although no program income, as defined by HUD, is
anticipated as a result of this Agreement, any such income received by the

. Subrecipient shall be paid to the County within 10 days of receipt of such °

income. Upon completion of this Agreement, the Subrecipient shall transfer
to the County any grant funds on hand and any accounts receivable attributable
to the use of such funds. For the purposes of this Agreement, rent paid on the
Condominium Units shall not be considered program income, provided that
the Condominium Units are occupied by low to moderate income individuals,
as defined by HUD.

Indirect Costs. Ifindirect 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.

Procurement.
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ii.

Compliance. The Subrecipient shall procure all materials, property, 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 Subtrecipient shall obtain written apptoval from the County for
any travel outside the metropolitan atea with funds provided under this
Agreement.

E. Use and Reversion of Assets. The use and disposition of real 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. The Uniform Relocation Assistance and Real Property Acquisition Policies Act of
1970, as amended (URA), and implementing regulations at 49 CFR Part 24 and 24
CFR 570.606(b); -

B. 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

C. The requirements of 24 CFR 570.606(d) governing optional relocation policies.

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

10. Personnel and Participant Conditions.

A. . Civil Rights.-

i

Compliance. The Subrecipient agrees to comply with the requirements of
Chapter 760, Florida Statutes, and with Title VI of the Civil Rights Act of 1964
as amended, Title VIII of the Civil Rights Alct of 1968 as amended, Section
104(b) and Section 109 of Title 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 Executive Order 11246 as amended.
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ii. Nondiscrimination. The Subrecipient shall not exclude from participation in,
deny benefits to, or otherwise discriminate against any person on the grounds
of race, colot, religion, sex, familiar status, national origin, age, or disability in
the provision of services to its clients.

iii. Land Covenants. This Agreement is subject to the requirements 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, or improved with assistance
provided under this Agreement, the Subrecipient shall cause or require a
covenant running with the land to be inserted in the deed or lease for such
transfer prohibiting discrimination, as herein defined, in the sale, lease, tental,
use, or occupancy of such land, or in any improvements erected or to be
erected thereon, provided that the County and the United States shall be
beneficiaries of and entitled to enforce such covenants. The Subrecipient, in
undertaking its obligation to carry out the program assisted hereunder, agrees
to take such measures as ate necessaty to enforce such covenant and will not
itself so discriminate.

iv. Section 504. The Subrecipient agrees to comply with all federal regulations
issued pursuant to compliance with Section 504 of the Rehabilitation Act of
1973 (29 U.S.C. 794), which prohibits discrimination against individuals with
disabilities or handicaps in any federally assisted program.

B. Affirmative Action.

i Approved Plan. The Subrecipient agrees that it shall carry out an Affirmative
Action Program in keeping with the principles as provided in Executive Order
11246. The Subrecipient shall submit a plan for an Affirmative Action Program
to the County for approval prior to the award of funds.

ii. Women- and Minority-Owned Businesses. The Subrecipient certifies that it
will comply with 2 CFR 200.321 to take all necessary affirmative steps to assure

that minority firms, women business enterptises, and labor surplus area firms
are used when possible. The Subrecipient further certifies that it will submit to
the County at the time of project completion a report of the MBE and WBE
status of all subcontractozs to be paid with CDBG funds with contracts of
$10,000 or greater, in a format that will be provided by the County.

iii. Access to Records. The Subtecipient 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, records, and accounts by the
County, HUD or its agent, or other authorized federal officials for purpose of
investigation to ascertazin compliance with the rules, regulations, and
provisions stated herein. '
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iv. Equal Opportunity and Affirmative Action (EEO/AA) Statement. The
Subrecipient shall, in all solicitations or advertisements for employees placed
by or on its behalf, state that it is an Equal Opportunity or Affirmative Action
employet.

v. Subcontract Provisions. The Subrecipient shall include the provisions of
Paragraphs 10.A and B in every subcontract ot purchase order, specifically or
by reference, so that such provisions will be binding upon each of its own
subrecipients or subcontractors.

Employment Restrictions.

i. Prohibited Activity. The Subrecipient is prohibited from using funds provided
herein or personnel employed in the administration of the program for political
activities, inherently religious activities, lobbying, political patronage, and
nepotism activities.

ii. Labor Standards. The Subrecipient agrees to comply with the requirements of
the Secretaty of Labor in accordance with the Davis-Bacon Act, as amended,
the provisions of the Contract Work Hours and Safety Standards Act (40
U.5.C. 327 et seq.), and all other applicable federal, state, and local laws and
regulations pertaining to labor standards insofar as those acts apply to the
performance of this Agreement. The Subrecipient agrees to comply with the
Copeland Anti-Kickback Act (18 U.S.C. 874 et seq.} and its implementing
regulations of the U.S. Department of Labor at 29 CFR Part 5. The
Subrecipient shall maintain documentation that demonstrates compliance with
hour and wage requirements of this part. Such documentation shall be made
available to the County for review upon request.

iii. “Section 3” Clause, As a condition of receiving federal financial assistance, the
Subrecipient certifies and agrees to ensure compliance with Section 3 of the
Housing and Urban Development (HUD) Act of 1968, as amended, and as
implemented by the regulations set forth in 24 CFR 135. Failure to fulfill these
requitements shall subject the County, the Subrecipient, and any of the
Subrecipient’s subrecipients and subcontractors, and their successors and
assigns, to those sanctions specified in the Agreement through which federal
assistance is provided. The Subrecipient certifies that no contractual or other
disability exists that would prevent compliance 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 performed under this Agreement is a project assisted under
a program providing direct federal financial assistance from HUD and is
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subject to the requirements of Section 3 of the Housing and Utban

‘Development Act of 1968, as amended (12 U.S.C. 1701). Section 3 requires

that to the greatest extent feasible, opportunities for training and employment
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 to low- and very low-income
persons residing in the metropolitan area in which the project is located.”

The Subrecipient further agrees to ensute that opportunities for training and
employment arising in connection with this a housing rehabilitation (including
reduction and abatement of lead-based paint hazards), housing constructicn,
or other public construction project are given to low- and very low-income
persons residing within the metropolitan area in 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 very low-income participants
in other HUD programs; and awatd contracts for work undertaken in
connection with a housing rehabilitation (including reduction and abatement
of lead-based paint hazards), housing construction, or other public
construction projects to business concetns that provide economic
opportunities for low- and very low-income residents within the service atea
or the neighborhood 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 prevent compliance with these requirements.

D.  Conduct

ii.

Assignability. The Subtecipient shall not assign ot transfer any interest 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
transfer shall be furnished promptly to the County.

Subcontracts.

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

b. Monitoring. The Subrecipient shall monitor all subcontracted services on
a regular basis to ensure contract compliance. Results of monitoring efforts
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iii.

iv.

shall be summarized in written reports and supported with documented
evidence of follow-up actions taken to correct areas of noncompliance.’

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

d. Selection Process. The Subrecipient shall undertake to ensure that all
subcontracts entered into in the performance of this Agreement are
awarded on a fair and open competition basis in accordance with
applicable procurement requirements. Executed copies of all subcontracts
shall be forwarded to the County along with 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
personnel employed under this Agreement shall be in any way or to any extent
engaged in the conduct of political activities in violation of Chapter 15 of Title
V of the United States Code.

Conflict of Interest. The Subrecipient agrees to abide by the provisions of 2
CFR 200.318 and 24 CFR 570.611, including, but not limited to, the following:

a. The Subrecipient 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 participate in the

selection, award, or administration of a contract supported by federal funds
if a real or apparent conflict of interest would be involved; and

c. No covered petson who exercises or has exercised any function or
responsibility with respect to CDBG-assisted activities 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
ot 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 for one year thereafter. For the
purposes of this paragraph, a “covered person” includes any person who
is an employee, agent, consultant, or officer of the Subrecipient.
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Contingency Fee. The Subrecipient warrants that it has not employed o
retained any company or person, other than a bona fide employee working
solely for the Subrecipient, to solicit or secure this Agreement, and that it has
not paid or agreed to pay any person, company, corporation, individual, or firm
any fee, commission, percentage, gift or any other consideration, contingent
upon or resulting from the award or 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 violation 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 paid or will be paid, by ot on
behalf of it, to any person for influencing or attempting to influence an
officer or employee of any agency, 2 member of Congress, an officer or

" employee of Congtess, or an employee of a member of Congress in
connection with the awarding of any Federal contract, the making of any
Federal grant, the making of any Federal loan, the entering into of any
cooperative agreement, and the extension, contiuation, renewal,
amendment, or modification of any Federal contract, grant, loan, or
coopetative agteetnent;

b. Ifany funds other than federal appropriated funds have been paid or will
be paid to any person for influencing or attempting to influence an officer
 or employee of any agency, a member of Congtess, 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-LLIL, "Disclosure Form to Report Lobbying," in
accordance with its instructions; and

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 or entering into this’
transaction imposed by Section 1352, Title 31, U.S.C. Any person who fails
to file the required certification shall be subject to a civil penalty of not less
than $10,000 and not more than $100,000 for each such failure.
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vii.

viii.

Copyright. If this Agreement results in any copyrightable material or
inventions, the County and/otr HUD resetves the tight 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 acknowledges 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(), ate incorporated into
this Agreement by reference.

Drug-Free Workplace. The Subrecipient certifies 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.

ii.

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

Determining Conformity of Federal Actions to State and Federal
Implementation Plans (Environmental Protection 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
of the Federal Water Pollution Control Act, as amended, and all regulations
and guidelines issued thereunder.

B. Flood Disaster Protection. For activities located in an area identified by the Federal

Emergency Management Agency (FEMA) as having special flood hazards, the Subrecipient
shall comply with the mandatoty flood insurance purchase réquirements of Section 102 of the
Flood Disaster Protection Act of 1973, as amended by the National Flood Insurance Reform
Act 0f 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.
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D. Historic Preservation. The Subrecipient shall comply with the Historic Preservation
requirements set forth in the National Historic 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 are included on a Federal, state, or local
historic property list.

12. Miscellaneous Provisions.

A. All words used herein 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 gendeJrs.

L

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 Subrecipient and shall amend
this Agreement accordingly.

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

¢ D. This Agreement shall be governed by the laws of the state of Florida. Veaue for any
legal or administrative action arising under this Agreement shall lie exclusively in St. Johns County or”
the Middle District of Florida, Jacksonville Division. Subrecipient hereby waives any privileges or
rights it may have under statute or case law relating to venue, including any objection based on forum
non conveniens.

13. Severability.

If any portion of this Agreement, or the application thereof to any person or circumstance, is
determined by a court of competent jurisdiction to be void, invalid, or otherwise unenforceable for
any reason, such portion or application shall be severable. The remaining portions of this Agreement,
and all applications 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.

Page 18 of 42



No forbearance on the part of either Party shall constitute a waiver of any item requiring
performance by the other Party. A waiver by one Party of the other Party's performance shall not
constitute a waiver of any subsequient performance required by such other Party. 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, each of which shall be deemed an original.
17. Authority to Execute.

Each person signing this Agreement in a representative capacity on 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 authotizing tesolutions of each Party’s Board attached hereto 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 contemporaneous agreements,
understandings, representations, and warranties, whether oral, electronic, or written, relating to such

matters.
\

IN WITNESS WHEREOF, the undersigned, as authorized officials on behalf of the parties,
have executed this Subrecipient Agreement as of the dates set forth below. '

County Grantee

Name and Title Name and Title
Address Address
City/State/ZIP Code " City/State/ZIP Code
Telephone Number Telephone Number
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EXHIBIT A: SCOPE OF WORK
Moultrie Lakes Condominiums Acquisition

Subrecipient: Alpha-Omega Mitacle Home, Inc.

Activity: Acquisition of Two Residential Condominium

Activity Scope: Alpha-Omega Miracle Home, Inc. will acquire units 73 and 76 of the Moultrie
Lakes Condominiums, located at 1845 Old Moultrie Road, St. Augustine, FL. 32084, to provide
affordable housing to low- and moderate-income individuals and households.

Property Address: Assessor’s Legal Description: Map | Census
Parcel #: Ref.: Tract:

1845 Qld Moulttie Road MOULTRIE LAKES

Moultrie Lakes Condo ;

Unit 73 0983710073 (OR1633/1203) CONDO 27260 | 0213.01

. UNIT 73 OR2260/1232
St. Augustine, FL, 32084 ! /

1845 Old Moulttie Road

Moulteie Lakes Cond MOULTRIE LAKES
U;’M 66 pees OB 0983710076 (OR1633/1203) CONDO | 27260 |0213.01
- UNIT 76 OR2834/1312

St. Augustine, FL 32084

Approved rGm-nt Budget: The Subrecipient was approved for the acquisition of the two
tesidential condominiums described above. COBG funding, awarded to St. Johns County
by HUD, will be provided up to a maximum of $276,519.00. This amount will cover the
purchase price and closing costs for the two condominiums, as well as needed renovations.

Note: Furnishings and occupancy costs are not eligible costs under this agreement.

Rehabilitation of Condominiums: Funds in the amount of $40,019.00 are provided in this
Agreement for the rehabilitation/renovation of the condominiums. The Subrecipient will submit
to the County a Scope of Work for the rehabilitation that is plaoned. The County will provide
written approval of each task on the Scope that is permissible. The Subrecipient will verify

that the procurement regulations stated in Section 8 D of the Subrecipient Agreement were
implemented to select the contractor to perform the Scope of Work. All contractors who
complete renovations on this home, whether those renovations ate paid from CDBG funds or
anothet soutce of funds, are subject to the procurement regulations stated in Section 8 D of

this Agreement. .

The Subrecipient will submit an invoice to the County after approved work has been completed.
The County will verify 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.
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Presumed Benefit: This’objective is met if the Activity is designed to benefit homeless

persons who are presumed statically to be principally composed of persons who have low
and modetate income.

Income Certification:

The Subrecipient shall be responsible for verifying that all clients served pursuant to this
Agreement meet the definition of homeless persons ot low-to-moderate income households.

Allhouseholds meeting the definition of homeless persons, as defined in 24 CFR 91.5,
are presumed to be eligible for.services under this Agreement. The Subrecipient must
document homeless status and be able to ptovide to the County at any time.
Individuals who are not deemed to be homeless must be qualified as eligible by use
of the HUD definition of low to moderate income, using the income limits set by
HUD. Self-certification form will be completed to document presumed benefit status
on ail clients/tenants living in the two condominiums purchased with CDBG funds.

Reporting Schedule:

After Activity completion - Subrecipient will be responsible 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.

Upon completion of the Activity, Subrecipient will install a i)laque acknowledging the
use of CDBG Funds as approved by the St. Johns County Board of County
Commissionets. ‘

Subrecipient will make an Annual Certification indicating that the two condominiums
continue to be used for the eligible putpose of providing affordable rental housing for
formerly homeless petsons.

By June 30 of each year, the Subrecipient shall submit to the County, an annual agency
audit report with an audit manager’s letter. In the event that any deficiencies ate cited,
Subrecipient will submit to the County documentation that demonstrates Subrecipient
cleared all deficiencies within 30 days of receipt.

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

Within the fitst three months after completion of the Activity and occupancy of the
building, the County will perform a level one monitoring of the Subrecipient to ensure
that Subrecipient is m\aintaimhg all records in a satisfactory manner.

After one year of providing setvices, the County will petform 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 Condominium Units at any time during the
term of this Agreement to ensure compliance with applicable federal regulations and
the requirements of this Agreement.
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e By entering into this Agreement, the Subtecipient agrees to comply 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,
ot 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 B
Insurance Requirements

BASIC INSURANCE REQUIREMENTS

During the term 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. Providing and maintaining adequate
insurance coverage is a material obligation of the Subrecipient.

The Subrecipient shall keep the Property insured for its full insurable value against loss by fire,
flood if so required, and other losses normally covered by an extended coverage endotsement. All
policies of insutance which insure against any loss or damage to the Propetty 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 provide the County with Certificates of Insurance evidencing 2
continuation of coverage. The Subrecipient’s insurance coverage shall be primary 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 liability and obligations under this
Agreement. All insurance policies shall be through insutets authorized or 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 or damages to property which may atise from or in connection
with the performance 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 be required 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 a result of this Agteement or otherwise. The
requirements contained herein, as well as the County's review or 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 Commercial General Liability policy with limits not less

th%m:

.. $500,000 each occurrence for Bodily Injury, Property Damage and Personal and Advertising
Injury.

. $500,000 each occutrence for Products and Completed Operations.
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The policy must include coverage for Contractual Liability, Independent Contractors and shall
contain no exclusions for-explosion, collapse or underground. The Certificate Holdet shall be
identified as:

St. Johns Couaty, a political subdivision of the State of Flozida
500 San Sebastian View
St. Augustine, FL 32084

St. Johns County, a political subdivision of the State of Florida, including its officials,
employees, and volunteers, is to be named as an Additional Insured with a CG 20 26 04 13 Additional
Insured - Designated Person or Organization Endorsement or gimilar endorsement providing equal
or broader Additional Insured Coverage in respects to liability arising out of any setvice performed by
or, on behalf of Subrecipient. The coverage shall contain no special limitation on the scope of
protection afforded to the County, its officials, employees ot volunteers.

The Subrecipient’s insurance coverage shall be pritnaty insurance as respects St. Johns County,
2 political subdivision of the State of Florida, its officials, employees, and volunteers. 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 provide worker’s compensation insurance in such amounts as required
by law for all of its employees involved in the performance of this Agreement.
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EXHIBIT C
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:

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

. St. Augustine, FL 32084

Property Appraiset’s Parcel ID Nos.: 0983710073, 0983710076
Owner: Alpha-Omega Miracle Hotne, Inc.

MORTGAGE LIEN
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 Mottgagee) and Alpha-Omega Miracle Home, Inc., a
Florida not-for-profit corporation, 2860 Collins Avenue, St. Augustine, FL 32084 (the Mortgagor).

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

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

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

WHEREAS, upon purchase, the Mortgagor will use the two condominiums 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 executed
2020, entitled Community Development Block Grant Subrecipient Agreement between St. Johns
' County and Alpha Omega Miracle Home (the Subrecipient Agreement); and
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WHEREAS, this Mortgage shall constitute a lien on the property to ensure performance 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 assistance granted herein and in
order to secure the payment of both the principal, and interest, 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 Mortgagor hereby grants, sells, watrants, conveys, assigns, transfers,

" mortgages and sets over and confirms unto the Mortgagee all of the Mortgagor’s estate, right, title and
intetest in, to and under all that certain real property situate in St. Johns County, Florida, more
particmﬂatly“described in Exhibit A, attached hereto and incotpotated herein, together with ail

" improvements now or hereafter located on said real property and all fixtures, appliances, apparatus,
equipment, furnishings, heating and air conditioning equipment, machinery and atticles of personal
property and replacement thereof (other than those owned by lessees of said real property) now or
hereafter affixed to, attached to, placed upon, or used in any way in connection with the complete and
comfortable use, occupancy, ot opetation of the said real property, all licenses and permits used or '
requited in corinection with the use of said real property, all leases of said real property now ot
hereafter entered into and all right, tdtle 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 receivable, and benefits arising from,
relating to ot accruing from said real property and together with all proceeds of the conversion,
voluntary ot involuntary of any of the foregoing into cash ot ]iquidatéd claims, including without
limitation, proceeds of insurance and condemnation awards (the foregoing said real propetty, tangible
and intangible personal property hereinafter collectively referred to as the Mortgaged Property). The
Mottgagor hereby grants to the Mortgagee a security interest in the foregoing described tangible and

' intangible personal property. '

~“The Mottgagor covenants and agrees as follows:

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

2. CDBG funds in the amount of two hundred, seventy-six thousand five hundred nineteen
dollats and zero cents ($276,519.00) have been provided to or for the benefit of the Mortgagor
to assist in the acquisition of the Mortgaged Property.

3. The Mortgagot warrants that the Mortgagor has good and marketable title to an indefeasible fee
estate in the real propetty comptising the Mortgaged Property subject to no lien, charge or
encumbrance except as the Mortgagee has agreed to accept in writing, 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 provided. The Mortgagor has full
powet and lawful authotity to mortgage the Mortgaged Property in the manner and form herein
done or intended hereafter to be done. The Mottgagor will presetve such title and will forever
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warrant and defend the same to the Mortgagee and will forever warrant and defend the validity
and priotity of the lien hereof against the claims of all petsons 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 assurances as the Mortgagee shall from time to
time require in order to. preserve the priority of the lien of this Mortgage or to facilitate the
petformance of the terms hereof. ‘

This Mortgage is forgivable at 5 percent per year for 20 years, prorated on a monthly basis,
provided that:

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

b. TheMottgagor honors all requirements of this agreement.

Upon termination or expiration of this Mortgage, the Mortga_gee 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 agrees to pay when due, without 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,  len or encumbrance against the Mortgaged
Property, which may be or become superior to this Mortgage, and to permit no default or
delinquency on any other lién, encumbrance or charge against the Mortgaged Property.

The Mortgagor further covenants and agrees to promptly pay all taxes and assessments assessed
ot 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 secured, ot upon its interest under
this Mortgage, provided however that the total amount so paid for any such taxes putrsuant to
this paragraph together with the interest payable on said indebtedness shall not exceed the highest
lawful rate of interest in Florida and provided further that in the event of the passage of any such
law or regulation itnposing a tax or assessment against the Mortgagee upon this Mortgage or the
debt secured hereby, that the entire indebtedness secured by the Mortgage shall thereupon
become immediately due and payable at the option of the Mortgagee.

The Mortgagor further covenants and agrees to maintain the Mortgaged 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 Property on reasonable notice to the Mortgagor.
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10.

11.

12,

13.

The Mortgagor further covenants and agrees to comply with all laws, ordinances, regulations,
covenants, condominium association rules, conditions, and testrictions affecting the Mortgaged
Property, and not to cause or permit any violation thereof.

The Mortgagot further covenants and agrees that if the Mortgagor fails to pay any claim, lien or
encumbrance that is supetior to this Mortgage, or when due, any tax or assessment or insurance
premium or to keep the M‘ortgaéed Property in repair, or shall commit or permit waste, or if there
be commenced any action ot*  proceeding affecting the Mortgaged Property or the title
thereto, ot the interest of the Mortgagee therein, including but not limited to, eminent domain
and bankruptey or reorganization proceedings, then the Mortgagee, at its option, may pay said
claim, lien encumbrance, tax, assessment or premium, with right of subrogaﬁon thereunder, may
make such repairs and take such steps as it deems advisable to prevent ot cute such waste, and
may appeat 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 putposes, the Mortgagee may
advance such sutns of money, including all costs, reasonable attorney’s fees, an other items
of expense as it deems necessary. The Mortgagee shall be the sole judge of the legality, validity
and priotity 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 be held accountable for any
delay in making any such pajnnent, which delay ma}rr result in any additional interest, costs,
charges, expenses or otherwise.

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

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 occuts in payment of the principal or interest of the Note or any part thereof when
due, or in"payment, when due or any other sum secured heteby, ot in performance of any the
Mortgagor’s obligations, covenants or agreements hereunder, 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 hereby expressly waived, in which
event, the Mortgagee may avail itself of all rights and remedies, at law or in equity, and this
Mottgage may be foreclosed with all rights and remedies afforded by the laws of Florida, and the
Mortgagor shall pay all costs,‘_éharges, and expenses thereof, includinga  reasonable 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 provided herein from and after the
date of any such default of the Morpgagor. l
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14. If default be made in payment, when due, of any indebtedness secuted hereby, or in petformance

15,

16.

of any of the Mortgagor’s obligations, covenants or agreements in this Mortgage, the Note or 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 Propetty or any part thereof, to perform any acts the
Mortgagee deems necessary or proper to conserve the Mortgaged Property 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, without notice and ex parte, and
without regard to the value or occupancy of the Mortgaged Property, or the solvency of
the Mortgagor; or the adequacy of the Mortgaged Property as secutity 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, tights, proceeds, accounts, accounts receivable,
.and benefits therefrom and apply the same as the court may direct, such receiver to have
all the rights and powers permitted under the laws. of Florida.

" In either such case, the Mortgagee or the receiver may also take possession of, and for these

putposes, use any and all personal property which is a part of the Mortgaged Property and wsed
by the Mortgagor in the rental or leasing thereof or any part thereof. The expense (including
receiver’s fees, attorney’s fees, costs, and agent’s compensation) incurred pursuant to the powers
herein contained shall be secured hereby. The Mortgagee shall (after payment of all costs and
expenses incurred) apply such rents, issues, and profits received by it on the indebtedness secured
hereby in such order 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 and benefits thereof, whether
by a receiver or otherwise; shall be cumulative to any other right ot remedy heteunder 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, financing statements, pledges, contracts of guaranty, assignments of leases, or other
securities, or if the Mortgaged Property hereby encumbered consists of more than one (1) parcel
of real property, the Mortgagee may, at its option, exhaust any one ot more of said securities and
security hereundet, or such parcels of security 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) years from the date hereof, to the same extent as if such future advances were made
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17.

18.

on the date of the execution of this Mortgage, but such secured indebtedness shall not exceed at
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 Mortgagee, 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 securing any and all indebtedness by 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 Mortgage is satisfied of record. All covenants and 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, or 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 waiver of
or consent to subsequent defaults. No failure of the Mortgagee to exercise any option herein
given to accelerate maturity of the debt hereby secured, no forbearance by the Mozrtgagee before
or 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
or 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 petson (except any person expressly
released in writing) for payment of any indebtedness secured hereby or for performance of any
obligation contained herein, in the Note, or in the Subrecipient Agreement, and without affecting
the rights of the Mortgagee with respect to any security not expressly released in writing, the
Mottgagee 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 indebtedness or for performance
of any obligation;

b. Make any agreement extending the time or otherwise altering the terms of payment of all or
any part of the indebtedness, or modifying or waiving any obligation, or subordinating,
modifying or otherwise dealing with the lien or charge heteof;

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

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

20.

21.

22.

23.

e. Release or othetrwise deal with any property, real or personal, secuting the indebtedness,
including all or any part of the Mortgaged Property.

Any agreement hereafter made by Mortgagor and Mortgagee pursuant to this Mortgage shall be
superior to the rights of the holder of any intervening lien or encumbrance.

In the event of condemmnation proceedings of the Mortgaged Property, 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 represented by counsel selected by the
Mortgagee. The proceeds of any award or compensation so received 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 Moztgagee, such award shall be
paid over to the Mortgagor for restoration of the Mortgaged Property.

At the option of Mortgagee, Mortgagor shall provide Mortgagee with periodic financial
statements of the operations of and the financial condition of Mortgagor.

The loan represented by the Mortgage and the Note is personal to the Mortgagor. The Mortgagee
extended the funds to the Mortgagor based upon the representations made in the Mortgagor’s
application and the Subrecipient Agreement between the parties as well 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 Mortgagor to repay
all sums due under this Mortgage. Therefore, this Mortgage may 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 Congreés or the EPA or defined by any other federal, state or local
statute, law, ordinance, code, rule, regulation, order or decree regulating, relating to or

imposing liability or standards of conduct concerning any hazardous, toxic or
dangerous waste, substance or material as now or at any time in effect.

b. . Representations and Warranties: The Mortgagor specifically represents and watrants
that the use and operation of the Mortgaged Property complies with all applicable
environmental laws, rules and regulations, including, without limitation, the Federal
Resource Conservation and Recovery Act and the Comprehensive Environmental
Response Compensation and Liability Act of 1980 and all amendments and
supplements thereto, and the Mortgagor shall continue to comply therewith at all
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times. Specifically, and without limiting the generality of the foregoing, there are not
now and there shall not in the future be any Hazardous Waste located or stored in,
upon or at the Mortgaged Property, and there are not now nor shall there be at any
time any releases or discharges of Hazardous Waste from the Mortgaged Property.

Indemnification.

(1) The Mortgagor shall indemnify the Mortgagee and hold the Mortgage§
harmless from and against any and all losses, liabilities (including strict liability),
damages, injuries, expenses (including attorneys’ fees for attotneys of the
Mortgagee’s choice), costs of any settlement or judgment, and claims of any
and every kind whatsoever paid, incurred or suffered by, or asserted against
the Mortgagee by any petson or entity or governmental agency for, with
tespect to, or as a direct or indirect result of, the presence on or under, or the
escape, seepage, leakage, spillage, discharge, emission or release from the
Mortgaged Property of any Hazardous Waste, regardless of whether within the
Mortgagor’s control. The indemnification agreement set forth in this
paragraph includes without limitation, any losses, liabilities (including strict
liability), damages, injuties, expense (including attorneys’ fees for attorneys of
the Mortgagee’s choice), costs of any settlement or judgment or claims asserted
or atising under the Comprehensive Environmental Response Compensation
and Liability Act, any defetral state or local “Superfund” or “Supetlien” laws,
and any and all other statutes laws, ordinances, codes, rules, regulations, orders
or decrees regulating, with respect to or imposing liability, including strict
liability, substances or standatds of conduct concerning 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 or
the obligations secured hereby, and, without limiting the generality of the
foregoing, such obligations shall continue for the benefit of the Mortgagee
during and following any possession or ownership of the Mortgaged Property
by the Mottgagee, whether arising by foreclosure or deed in lieu of foreclosure
or otherwise, such indemnification and hold harmless agreement to continue
forever.

Notice of Fnvironmental Complaint. If the Mortgagor,shall receive any knowledge

of notice (actual ot constructive) of:

) The happening of any event involving the spill, release, leak, seepage,
‘ discharge, presence or cleanup of any Hazardous Waste on the Mortgaged
Property on in connection with Mortgagor’s eperations thereon; or
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24,

25,

26.

217.

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

(3)  Aany other envitonmental, health or safety matter affecting Mortgagor,

(All the foregoing be referred to herein as an Environmental Complaint) from any
person or entity, then the Mortgagor immediately ghall notify the Mortgagee orally and
in writing of the notice.

e. Mortgagee’s Reserved Rights. In the event of an Environmental Complaint, the
Mortgagee shall have the right, but not the obligation (and without limitation of the
Mottgagee’s rights under this Mortgage) to enter onto the Mortgaged Property or to

" take such other actions as it shall deem necessaty or advisable to clean up, remove,
tesolve or minimize the impact of, or otherwise deal with, any such Hazardous Waste
ot Environmental Complaint. All reasonable costs and expenses, including a
reasonable attorney’s fee, incurred by the Mortgagee in the exezcise of any such rights
shall be securgd 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 watranty, representation or agteement contained 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, illegal or unenforceable in any
respect, such invalidity, illegality or unenforceability shall be severable and shall not affect any
other provisions of this Mortgage, but this Mortgage shall be construed as if such invalid illegal
or unenforceable provision had never been contained herein or therein. The total interest payable
pursuant to the Note or this Mottgage shall not in any one year exceed the highest lawful rate of
interest permitted in the State of Florida.

The covenants and agreements hetein contained shall bind and the benefits and advantages shall
inure to the respective heirs, executors, administrators, successors, and assigns of the parties
hereto. Wherever used, the singular number shall include the plural, the plural the singular, and
the use of any geﬁder shall be applicable to all genders. All covenants, agreements and
undertakings shall be joint and several. In the event additional numbered covenants or paragraphs
are for convenience inserted in this Mortgage, such additional covenants shall be read and given
the effect as though following this covenant in consecutive order.

Mortgagor understands and agrees that this Mortgage shall be recorded in the public records of
St. Johns County, Florida, and that this Mortgage shall be a legal and binding contract and a lien
on the Mortgaged Property described herein, enforceable in the courts of the State of Florida.
Venue for any cause of action atising under this Mortgage shall lie exclusively in St. Johns County,

- Florida.
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IN WITNESS WHEREOF, the Mottgagor has executed this Mortgage on this day of

, 2020.
WITNESS:
' Signed, sealed, and delivered
in our presence as witnesses: Alpha-Omega Miracle Home, Inc., a Not-
For-Profit Corporation
By:
Witness Signature
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
2020, by Alpha~-Omega Miracle Home, Inc., a not-for-profit organization who is
personally known to me or produced as
identification, and who did take an oath.

Seal Signature - Notary Public (SEAL)

Print Name:

My Commission Expires:
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EXHIBIT C-1

Exhibit A to the Mortgage Lien

Legal Desctiption of the real propetty situate in St. Johns County, Florida, is more particulatly
described as follows:

Unit Nos. 73 and 76, MOULTRIE LAKES, a Condominium, accotding to the Declaration
of Condominium recorded in O.R. Book 1633, Page 1203, and all exhibits and amendments
thereof, Public Records of St. Johns County, Florida.

Parcel Identification Numbers:

0983710073, 0983710076
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EXHIBIT D
Promissory Note

$276,515.00 DATED: , 2020

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 or
assigns (Lender), the principal sum of two hundred, seventy-six thousand five hundred nineteen
dollars and zero cents ($276,519.00) or such other amount as may be advanced. by Lender
from time to time hereunder, and to pay interest on the outstanding principal balance at the rate of
zero (0%) percent from the above date until fully paid. Payment shall be due upon sale, transfer, ot
refinance of the collateral securing this note to St. Johns County, or if units are used for purposes
other than affordable rental units for low-income to moderate;income CDBG eligible people.

This Note and all other obligations of the Borrower, including the agreement entered into between
the parties entitled Commounity Development Block Grant Subrecipient Agreement between St. Johns
County and Alpha Omega Miracle Home (the Subtecipient Agreement) are secured by 2 lien on
collateral in the form of real property 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
‘termns and conditions contained in the Agreement and the Mortgage are incorporated herein and made
a part hereof as fully as if set forth herein. This Note, the Subrecipient Agreement, and the Mottgage
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 Security or any interest therein, including transfer
by judicial sale or any other voluntaty or involuntary transfer, without Lender's prior written consent
ptior to discharge. '

.

1. Payment.

A) Maturity. The purpose of this Note is to provide Borrower CDBG grant funds for
the acquisition of two condominiums to be used as rental units for low- and moderate-
income CDBG eligible individuals and families. The maturity date of this Note shall
be November 1, 2040.

B) The Note is forgivable at 5 percent per year for 20 years, prorated on a monthly basis,
providing that the condominiums remain occupied by low to moderate income
individuals, as defined by HUD, and the participants honor all requirements of this
agreement.
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C) Sums due under this Note shall be payable to the St. Johns County CDBG Grant, St.
Johns County, Florida, 500 San Sebastian View, St- Augustine, FL. 32084, or such other
place as the Note holder may designate.

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: (z) 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 hereof and all accrued interest
thereon, at the option of Lender, shall become unmedlatcly due and payable without notice or
demand.

4, Relationship of Borrower and Lender.

' Nothing contained in this Note shall be deemed or construed to create the relationship of pattnet or
joint  venture as between Lender and Borrower, it being agreed and understood that the only
relationship between the parties is that of lender and borrower. The terms hereunder 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/Attornev’s Fees.

Borrower, and all other persons or entities who ate or may become liable on the indebtedness
ewdenced by this Note, agree jointly and severally, to pay all costs of collection, including reasonable®
attorneys' fees and all costs of any action ot proceeding (including but without limitation
commencement of non-judicial foreclosure or private sale), in case the unpaid principal sum of this
Note is not paid when due, or in case it becomes necessary to enforce any other obligation of Borrower
hereunder or to protect the Secunty for the indebtedness evidenced hereby, ot for the foreclosure 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 courts or otiginal jurisdiction, as well as in coutts of appellate jurisdiction, or through a
bankruptcy court or other legal proceedings. Borrower acknowledges that all such costs are secured
by the Mortgage. As used herein "attorneys' fees" shall be deemed to include 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 supetvision of an attorney. Any payment or award
of attorney's fees shall include as part theteof any and all sales and/or use taxes imposed thereon by
any appropriate governmental authority.
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6., Waiver.

Borrower, and all persons or entities who are, or may become, liable for all or any part of this
. indebtedness, jointly and severally:

A.

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 enforcing any of the secutity rights,
or in a proceeding against the Security;

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

Agtee to any substitution, exchange, addition or release of any of the Security or the
addition or release of any patty or petson ptimatily or secondarily liable hereon;

Consent to any and all renewals, extensions or modifications agreed to by Borrower
and Lender of the terms heteof or the terms contained in 2ny of the Loan Documents,
including time for payment; '

Expressly waive to the full extent of the law, the right, if 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;

Agree that Lender shall not be required first to institute any suit or exhaust its remedies
against Bortower ot any other person or patty to become liable hereundet, or against
the Security in order to enfotce payment of this Note; and

Agree that, notwithstanding the occurrence of any of the foregoing (excel')t the express
written release by Lender of any such person), they shall be and retmain jointly and
severally, directly and primarily, liable for all sums due under this Note.

7. Rights and Remedies of Lender.

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

A.

Lender shall have the right, at any time and from time to time, at its sole option and
in its sole discretion, to waive all ot any part 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 or provision herein contained ot .
contained in the Mortgage; ,

The rights 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
against Borrower, the Security encumbered by the Mortgage, or any other petsons or
entities who ate, or may become, liable for all or any part of this indebtedness, or any
and other funds, propetty ot security held by Lendet for payment heteof, or otherwise,
at the sole discretion of Lender; and
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C. Failute of Lender to exercise any such right or remedy shall in no event be construed
as 2 waiver or release of such rights ot remedies, or the right to exercise them at any
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 exetcise 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 or 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 right, remedy or recourse as to any subsequent Event of Default.

8. Waiver of Jury Trial, Botrower hereby waives trial by jury in any action'ot proceeding to which
Borrower and Lender may be parties, arising out of or in any way pertaining to the Loan. This waiver
is knowingly, willingly, and voluntarily made by Borrower, and Botrower heteby represents that no
representation of fact or opinion has been made by any individual to induce this waiver of trial
by juty or to in any way, modify or nullify its effect.

9. Governing Law, 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 WHEREQF, this Note has been duly executed by the undersigned, as of the above
date.

WITNESS:

Signed, sealed, and delivered : '

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

By:

Witness Signature
Printed Name:

Witness Name Printed Its:

Witness Signature

Witness Name Printed
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EXHIBITE
Settlement Statement
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EXHIBIT F
Authorizing Resolutions
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MIRACLE HOME

2860 Collins Ave, St, Augustine, Florida 32084
Phone 904.823.8588 * Fax 904.823.8984 * www.aomh.org

Board Resolution
I, the undersigned, do hereby certify:

Officers and members of the Board of Directors for Alpha-Omega Miracle Home,
Inc., have voted September 22, 2020 to authorize the following:

The use of CDBG funds to purchase condominiums located in Moultrie Lakes
Condommlurn on behalf of AOMH, should the County offer a contract.

Lis';a Franklin, the authority to sign any amended contract to receive additional
monies from St Johns County (CDBG) Funds for 2898 Collins Ave., St Augustine,
FL 32084.

Lisa Franklin, the authority to sign the Purchase and Sales Contract(s) on behalf of
Alpha-Omega Miracle Home, Inc.

Clay Murphy, President the authority to sign on behalf of Alpha-Omega Miracle
Home, Inc., the CDBG contract and all closing documents to purchase the
condomlmums located in Moultrie Lakes Condominium.

That I am the duly elected and acting Secretary of Alpha-Omega Miracle Home,
Inc., and that the foregoing constitutes a Resolution of the Board of said
corporation, as duly adopted by special vote September 22, 2020.

IN WITNESS WHEREOF, I have hereunto subscribed by name and affixed the
seal of said corporation, this 22" day of September 2020.

il ﬂacﬁdfwu
Da¥lene Godwm

Corporate Secretary
Alpha-Omega Miracle Home, Inc.



Jennifer Hays Aporaisal Services PA .
m DIVIDUAL CONDO UNIT APPRAISAL REPORT Flshe: 205271239

Froperty Address: 1845 Old Moultrie Rd Apt 73 it#: 73 Gty.Saint Augustine Ste: I

Li[BeCotx 33084 Gounly: _St. Johns Legal Descrpton: ~ Mouiltrie Lakes Condo Unit 73
< Assessor's Percel #: 098371-0073
I TxYer 2019 RE.Tawes: $. gg7.35 Special Assessments: $ g Bosrower (if applicable): N/A
‘20| Current Owiner of Record; Michael Ciolfi and Sherry Cioffi Occupant  [] Owner <] Tenant (Market Aenty [T] Tenant {Reguiated Renl) [] Vacant
Project Type: Condominlum [ Other (describe) Hon'S  1g0 [ peryear <] per month
4] Market Area Name: Moultrie - Map Reference: 27260 Census Tract  9213.01
S| Prolesthams— Moultrie Lakes Condo Phasg: 4 ]
g The purpse of this appralsal Is to develop an cpinion of: E Market Value {2 defined), or |:| offier type of value {describe)
This report reflects the following value {if not Curvent, see comments): Current {the Inspection Date s the Effective Date) ] Retrospective [] Prospectve
Approaches developed for this appraisal: Sales Comparison Approach D Gost Approach Income Approach (8ea Reconcillation Cemments and Scope of Wark)
i Property ights Appralsed: g Fes Simpls D Leasehold [ Leased Fee [] Other (describe)

= |iended Use The intended use of this appraisal is to estimate market value for grant-funding.

| Intended User(s) (by name of type): Alpha Omega Miracle Home, Inc. and St. Johns County Housing & Community Services Division
<|Clent  Alpha Omega Miracle. Home, Inc Address 1797 Old Moultrie Rd., Suite 107, Saint Auaustine, FL 32084
Appralser; Jennifer Hays Addiess:  P,0, Box 840228, Saint Augustine, FL 32080-0228
Location; ] Urban [X) Suburban ] Rurd P i C infum Housing Present Land Use Change In Land Use:
- o Bt {53 Over 75% O] % [ oder 25% Qocuipancy PRICE AGE | One-Urit 78 % | <) Not Likely
43 Growth rate; Rapid 54 Stabte Stow (] Owner ${000) ws)  [2-aum ‘o% Ukely * n Process *
E: Property values; Increasing Stable E Declining Tenant 110 Low  qp | Mult-Unit :% ‘ET]u: O
%E:‘r Demand/supply: |:| Shartage <] InBalancs [ Over Supply Vacant (0-5%) 160 Hgh 42 | Comm! 15%
[ | Marketing fme: (] Under 3 Mos. 3-6 Mos. [] Over & Mos, [] Vasant (>5%) 145 Ped g7 %
Lé"‘ Markzt Area Boundaries, Description, and Market Condidons (including support for the above characteristics and trends): The subject neighborhood is bound by
g KingStreet to the north, Lewis Point Road to the south, the Intracoastal Waterway to the east_and SR 207 to the west. The neighborheod
‘;f,‘ consists of primarily delached, contemporary & ranch style single-family homes. Shapping, schools, employment centers, and supporting
4| commercial services are located along US 1. State Road 207 provides access to [-95. Area amenities include the St. Augustine Beaches and
{E{ Historical Downtown St. Augustine, both within a 10-15 minute drive. Sale prices have increased over the past year. An over supply does not

exist. Typical marketing periods are 2-4 months for reasonably priced homes & condes. Conventional, FHA, and VA mortgage financing is
readily-available. No adverse trends-are noted. See addenda for commentary regarding COVID-19.

Zoring Classicaton: PUD Description: Multi-Family Residential
Zoning Compliance: X Legel [] Legal noncontorming (grandfathered) [ Wegdl [:] No zoring
Ground Rent (if applicable) $ / Comments: N/A
Highest & Best Usa as Improved (or as proposed per plans & specificztions); B Present use, or [T Other usa (explaln)
Actual Use as of Effective Date: Condominium Use as appraised [n tis report: Condominium
| Summany of Wighest & Best Use; The subject site is zoned for muiti-family / condominiums. Condominiums:is the highest and best use.
‘| Utilities Publlc  Other F i p Off-siteImprowe Typs Public  Privats | Denslly 13 units / acre
| Bectelty X O FpL Strest Asphalt Paved [ |see 6.66 ac
5| Bas [0 [ Mone tub/Guter  Concrete ] [ | Toography Mostly Level
o Weter [0 st. Johns Co Utility . | Sidewak Concrete X O |Vew Avg Residential
2| Sty Sewer (] st Johns Co Utility | Stestights  Post X O
wsomSewer 1 [] Nope Aley None N
Qther sits elements: ] Insidelot [ ] Comer Lot Cul de Sac Underground Utiities [ Qe (describe)
FEMA Spec'l Flood Hazard Area [ ] Yes [ No FEMA Flood Zone X FEMAMap#  12108C0377J FEMA Map Dats 12/07/2018

Site Comments: No adverse site conditions are noted. Normal utility easements exist with no apparent adverse effect on value. No external :
obsolescence or adverse factors noted. The subject's monthly HOA fee is typical and reasonable within the market area and does not adversely effect

i{ the subject's value or marketability.

<| Data soutee(s) for project Information Public Records, MLS, Management

Project Description [] Detached [ Row cr Townhouss Guden  [_] MicRise [ High-Rise (] Other (describe)
General Deseription of Project ) Subject Phase # It Project Completed # W Profectincomplete  #
# of Stores 14 Exterlor Walls Frm,HardiSd/Gd | Unis 87| Phases 1| Planned Phases
# of Elevators 0 Roo? Surface FG Shng/Gd Units Completed 87| Unis g7| Planned Unlls
[5] Exsting [ ] Proposed [] Und.Cons. | Tota! # Parking 174 Unlts For Sele 0| Units for Sale 0f Units for Sal
Daslgn (Style) Flat Ratio {spacesfunif) 21 Units Sold g7/ Units Sold 87| Unlts Sald
Actua) Age (V7s.) 34 Parking Type(s) Open Units Rented 35| Units Rented 35 Units Rented
S Effective Age (Yrs.) 15 GuestPatlng =~ Yeg Owner Qceup. Units. 52| Owner Occup, Units 52| Owiner Cocup, Unls
?-_ Project Primary Occupancy [X] Principal Resldence [] Secand Home or-Recreational [[] Tenant ’
‘g.‘ Is the developar/bullder In control of the Homeowners' Assoclation (HOA)? [] Yes No
S‘ Management Group: D-Humeowners' Association |:| Davaloper g Management Agent {name of management agent or company): TDR Property
2,
2 Management, LLC
Ei Was the project created by the canverston of existing bullding(s) Inte a condomintum? D Yes [N 1f Yes, describe the original use and date of converslon,
‘3| The subject development was converted from apartments to condominiums in 2001.
EZ Are CCARs applicable? DX Yes [ Mo [] Unimown Have the dacuments been reviawed? [JYes D<o Comments: Conditions, Covenants &
}| Restrictions are typical in PUDs similar to the subject and do not adversely affect marketability. :
Profect Comments (condiian, quality of canstruction, completion status, etc.): The project appears well maintained and is in overall good condition. The

uality of construction is average. Updates include: Roof 2020, exterior siding (2014), re-plumb (2016). Regarding HUD/FHA requirements,
the roof is in good condition and has an estimated remaining-life of 20 years. The $60 per month special assessment covers the updated
exterior Hardie Board siding and will be paid in full by 2021.

31| Gemmon Elements and Recreational Facilties: Parking/Driveway areas, entrance, dock.
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DIVIDUAL CONDO UNIT APPRAISAL REPORT Fleo: 205271239

.| Summary of condominfum prajest budget analyss for the current year (if analyzed): A copy of the condo budget was not provided to the appraiser, Budget
analysis is beyond the scope of this appraisal.

Other fees for the use of the project faclities (other than regular HOA charges): None

Compared to other competitive projects of simllar quality and deslgn, the subject unit charge appears D High |Z Average D Low {If High or Law, describe)

".| Are there any special or unusnal characterstics of the project {based on the condominium documents, HOA maetings, or other Infarmation) kndwn ta the appralsar?
[J¥es [ N0 Ve, deseribe and explab the efiect on velus and markelabilty.

UnitCharge:§ 450 permoninX12 =3 1,920,00 peryear. Annual assessment charge per year per SFof GLA = § 221
Uitiities included in the Unit Charge: B None [ Heat [:] Alr Gonditianing [ Becticity |:| Gas [ ] Water [ ] Sewer [ ] Ceble [ ] Other
Sourceis) used for physical characteristics of property: |Z New [nspectian E Previous Apprajsal Files : MLS Assessment and Tax Records |:| Frior Inspection
|_—_| Property Cwnet DvOIhef {describs) Data Source for Gross Living Area Public Records,Measured
General Description i Exterlor Description Foundation NA Basement X A Heating
foor Locglion 4 . | Foundation Concrete/Av-Gd | Slaz Yes Area 5.t 0sf Type HtPump
# of Levels 1 Exterior Walls Frm,Hardi/Gd  |CawiSpace  No % Finished 0 Fuel Electric
Deslon (Ste) 1. Story Flat Condo | Reof Suriace” FG Shng/Gd  |Baszmemt  No Basement |Celing
4| [X] Bxsting [C] Preposad Gutters & Dwnspls. None Sump Pump D : Wals Cooling
[[] Under Gonstruction Window Type Alum/Avg Dampness [} Foor | Central Yes
Actual Ags (Yrs.) 36 Slorm/Streens Screans/Avg Setfement None Noted | Outside Entry Qther No
HiectveAge(fis) 20 . Itestaion. None Noted
Intericr Deseription ) Appliances Attie E /A | Amenities o Car Storage D None
Tile.CrotVin/Ava Refrigerator D stars [ Fregaceig}# o Woodstovels) # @ ] Garage #
Drywall/Avg RangefGven DX} orop Star [ Patte 2 Patios [] Covered ~ #
WoodiAvg Disposal |____| Scuttle D Deck None B<) Onen # 2
Tile/Avg Dishwasher BJ|Doorway  [[]|Poch  Cy Entry Totl # of cars 2
Fiberglass/Avg FanjHood [ Fr [Cffeee Fence [C] Asslgned
g Deors Wood/Avg Microwave ]| Heated 7| ool None [7] Owned
IIE.I; WasherDryer )| Fnished [T\ Balcoy  None . Space #(8)  N/A
§ FAnished area above grade contains: 4 Ffooms 2 Bedrooms 1 Bam(g) 870 ‘Squara Foet of Gross Living Area Above Grade
£ [re the heating and coefing for the Individual unlts eparately metered? DX Yes || Mo [ No, descrive)
o
= -
B
Efl e
oy | Additonal fectures: Ceiling fans, patio, fenced yard.
E
o
e
=
a
2
g4
= .
2 _
g Deserlba the conditon of the propedy (including physlcal, functional and external absdlsscence): ‘The subject is in.overall average condition and is of average

.| quality. Updates over the years include: Vinyl flooring, paint, A/C (2011), range, dishwasher, bathroom vanity, water heater. Kitchen cabinetry
and sliding doors are original and in need of updafing: Physical depreciation exists due to normal aging. No functional or external

depreciation exists. Reqarding FHA requirements: The water and electricity was on and all major systems appeared to be in working -
z| condition. There was not'any visible evidence of termite damage or inféstation on the subject at the time of inspection.

5| Myresearch [ ] did did not reveal any prior sales or ransfers of the subject property for the three years prior to the effective date of this appraisal.

|DaaSowcelst  public Records ,

[ 15t Prior Subject Sele/Transfer Analysis of sale/transfer histary and/or any current agreement of sale/listing: There have been no prior sales of the
E' Date; No Prior Sales subject within the past 3 vears. There have been no prior sales of the comparable sales within the past 1
E: Price: within the past 3 years ‘year prior to the date of the comparable sale date. The subject is under contract for sale. The signed 14
f|Sourcels)  public Records ‘page contract provided by the client dated 09/04/2020 indicated a'sale price of $120,000. The contract
Z 2nd Prior Sublect Sale/Transfer Is a typical as-is sale contract with no unusual terms noted, however, the contract does have an
E Date: N/A appraisal contingency. Sale 2s prior sale 05/08/2019, $59,000, ORB 4722-196, as-is sale prior to

o | Pece: N/A renovations and does not reflect current market value.
4| Soucels):  pyblic Records '
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INDIVIDUAL CONDO UNIT APPRAISAL REPORT Fioko: 205271730
mOACH TOVALUE {H developed) D The Sales Comparison Approach was not developed for this appralsal.
FEATURE I SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3
Adress 1845 Old Moultrie Rd Apt 73, # 731845 Old Moultrie Rd Apt 70 1845 Old Moultrie Rd Apt 87 1845 Old Moultrie Rd Apt 88
Saint Augustine, FL 32084 Saint Augustine, FL 32084 Saint Augustine, FL 32084 Saint Augustine, FL 32084
Project  Moultrie Lakes Condo Moultrie Lakes Condo Moultrie Lakes Condo Moultrie Lakes Condo
if|Phase q 1 1 1
Promity to Subect ! -..[0.02: mlles E 0.02 miles S 0.02 miles sSwW
Sile Price $ 120,000] 5 S0 T S 118,000: s |5 99,000 $ 101,000
Salp Pico/GLA § 137.93 Mt[S_ 13563 Tt o7 s qage Mo s 1qg 09 maftfa Poy N

Data Sounce(s) Inspection SJC MLS#193572; DOM 77 NEFL MLS#1003292; DOM 21 SJC MLS#186922; DoM 29
erificztion Sourcefs) Public Records ORB 4947-1486 ORB 4773-1847 ORB 4734-1785

VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION () § Adjust. DESCRIPTION +() § Adjust DESCRIPTION +(-) $ Adjust.
Sales or Financing N/A ArmLth ArmlLth ArmLth
Congessians N/A Cash;0) Conv;0 Cash:;0
Date of Salz/Time N/A s05/20;c05/20 +7,100|s08/19;c07/19 +17,800|s05/19:c05/19 +18,200
+| Fights Appralsed |Fee Simple Fee Simple Fee Simple Fee Simple
+| Location Moultrie Lakes Moultrie Lakes Moultrie Lakes Moultrie Lakes
HOA Fees (§/Morth} 160 160 180 160
ormmen Elements and Dock Dock Dock Dock
ecreational Facllifes
oor Location 1 / Interior Unit 1/ End Unit -3,000{1 /Interior Unit 1/End Unit -3,000
Vew Avg Residential Avg Residential Average Res Average Res :
<sign (Style) 1 Story Flat Condo |1 Story Flat Condo 1 Story Flat Condo 1 Story Condo
uaiity of Construction Average Average Average Average

36 38 35, 0|35 0
Average Good (renovated) -10,000 Goad (renovated) -10,000|Average-Good -5,000
Tolzl | Bdms Baths Total | Bdms Baths Total | Bdrms Beths Tetal | Bdms Baths
4 2 1 4 2 1.0 4 2 1 4 2 1.0
870 saft 870 St 870 suft 870 st
Basement & Finlshed Osf Osf 0sf Osf
| Rooms Below Grade
Functional Uty Good Good. Good Good
Heating/Coallng HtPump/Central  |HtPump/Central HtPump/Central HtPump/Central
Energy Emclent fams Standard Items  [Standard Items Standard ltems Standard Items
Parking Open Parking Open Parking Open Parking Open Parking
PorchyPatiolDeck Patio, Fence Patio, Fence Patio, Fence Patio, Fence

T
Net Adjustment (Total)
Adjusted Sale Price .
f Comparables

ummary of Sales Companisan Approac

223 SALES COMPARISON APPROACH -

i

=3

-5,900] s 7,800 [X 10,200/

IGrogs - A 112,100]: “Gros g8 106,800 111,200
Sales 1-3 are the mosl recent and similar available sales within the subject's deveiogment Sale 1is the
only closed sale over the past 1 year within the subject's development. Sale 1 is over 3 months and is adjusted upward 6% to reflect the
ncrease in sale prices within the market area. Sales.2 & 3 are over 1 year and require an upward 18% time of sale adjustment which reflects
i the Increase in sale prices over the past 18 months (see market area and the subject development market conditions addendum reports).

: Sale 1 is has been renovated-and has stperior condition as compared to the subject - newly renovated kitchen, appliances, bathroom vanity,
: flooring, windows, A/C. Sale 2 has been recently renovated and has superior condition. Sale 2 has a similar l'nten'or_ un'lt location as the
;| subject. Sale 3 has slightly superior condition - updated kitchen counters and plank tile flooring in bedrooms. Other adjustments given are
-| self-evident and represent the appraiser's attempt to isolate and compensate for significantly dissimilar features or conditions. Adjustments
for dissimilar features or conditions approximate market reactions and are not necessarily based on actual cost. The comparable sales
provided are the best market indications of value far the subject, as-adjusted, and provide a reliable and accurate range of value on which |
based my final opinion of market value in accordance with the value definition found within the report. The recommended adjustment

.| guidelines are exceeded for Sales 2 & 3 due to the necessary fime of sale adjustments.

Indicated Value by Sales Comparlson Approach § 111,000 ) .
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NDIVIDUAL CONDO UNIT APPRAISAL REPORT Fleho: 2085271239

F INCOME APPROACH TO VALUE (if developed) ‘The Inceme Appreach was not developed for this appraisal.
E ki FEATURE I SUBJECT COMPARABLE RENTAL # 1 COMPARABLE RENTAL # 2 COMPARABLE RENTAL #3
" | Mdess 1845 Old Moultrie Rd Apt 73, # 731845 Old Moultrie Rd Apt 37 1845 Old Moultrie Rd Apt 77 1845 Old Moultrie Rd Apt 14
it Saint Augustine, FL 32084 Saint Augustine, FL 32084 Saint Augustine, FL 32084 Saint Augustine, FL 32084
. Mot Moultrie Lakes Gondo Moultrie Lakes Condo Mouitrie Lakes Condo Coquina Lakes Condo
wufPhsse 4 1 i 1
p[Podmiyostl |7 T 7T 10.07 miles N 004 milesE 011 miles N
43| Current Morthly Rent H 800 : o § 1,025!% Ts 935
i'; { RenyeLA $ 0.92 fuft R 28 .48 138 = 118 mn
[ ] Yes No ] Yes No R e [
Data Souresfs) Inspection MLS#185606;:DOM 51 MLS#‘[93782 DOM 31 MLS#187110;,DOM 4
Date of Lease(s) Current 1 year 07/22/2020, Current 1 Year lease |04/03/2020, Current 1 year lease |07/31/2020, Current 1 year lease

Lacation Moultrie Lakes Moultre Lakes Mouitrie Lakes Moultrie Lakes

I View N;Res; N;Res; N;Res; N;Res:

Ao 36 36 36 36

§ Condition Average Average Ave rage i Average

et Abovs Grade Total | B4ms Baths Totd | Bdms Baths | ; Bdms Baths S Tt | Bems Baths

8- | Room Count 4 2 1 4 2 Y 4 2 1 3 1 1

X | ross Living Area 870 St g70 st) o g7o sl 7 0F ) 790 s
;§' Uilies Included None None None None

2 |Parking Open Parking Open Parking Qpen Parking Open Parking

.. [Amenities Patio, Fence Patio, Fence Patio, Fence Patio, Fence

s,

aj 1| Sumemery of Income Approzch (including support for market rent and GRM}: The income approach is applicable-as the subject would typically be used as
e

i| & rental property. GRMs from 110 to 115 are typical for condos of similar age and gual ity as the subject. A GRM of 111 is reasonable based
/.| on the subject's condition. Based'6n analysis of the comparable rentals, market rent is estimated at $1,000 per month with the tenant paying
all utilities. Actual rent of $800/month is below market value based on analysis of the comparable rentals,

: | Opinfon of Monthly Market Rent § 1,000 X Gross Fent Multipler 111 =% 111,000 Indicated Value by Income Approach
3] COST APPROACH TO VALUE (il developed) |Z The Cost Approach Was not developed for this appralsal. -
£ | Summary of Cast Approzch The cost approach is N/A for condos.

*| Indicated Vale by: Sales Compariscn Approach § 111.000 Cost Approach (if developed) § Income Approash (it developed) $ 111.000

| Fnt Reconcllaon - The sales comparison approach is given the greatest emphasis as it best reflects the decisions of buyers and sellers in the

.| subject's market-area. The cost approach is N/A for condos. The income approach is applicable as the subject would typically be purchased

| for a use as a rental gmgegy.' All comparables have been given consideration in the analysis. The indicated market value range is $106,800

'{ to $112,100. A reasonable opinion of market value for the subject property, as of the effective date, with an exposure fime of less than 3

'S months, is $111,000. Based on analysis of the comparable sales, the subject's contract price is over market value. :
| This  appralse s mada “asls", D subfect to  compleon per plans and specificaions on the basls of a Hypotheical Condifion that the Improvemenls have been
T completed, D subject to the following repairs or alterations on the basls of a Hypohettal Condifon that the repairs’ o alleratons have been  completed, D stbjest o
‘|the folowlng required inspection based on the Exraordinary Assumplion that the condiion or deficlency does not require ameraon or repar The property

| meetsfexceeds HUD/FHA reguirements as set forth in HUD Handbooks 4000.1 and any subsequent mortgagee letters.

.Th report s also  subject to other Hypothelical Condiions andfor Extraordinary Assumptions as  specified In the  attached  addenda.

i|Based on  the degree of lnspection of the subject property, os indlcaled below, defined Scope of Work, Statement of Assumptions end Limiting  Conditions,
i|and  Appralser's Ceriifications, my (our) Opinlen of the 'Market Value (or other speoified value type), as defined hereln, of the real property thal s the subjeot
lof this report Is: § 111,000 ’ ,asoft 09/22/2020 , Wwhich ls the efiective date of Ihis appralsal.
R Incicated above, this Opinfon eof Value s cubjest to Hypothelical Condifions andfor Extraordinary Assumptions Included in fhls report See altached addenda,

ai|A tue and complete copy of s report contans oF pages; Including ehidlts which are considered e integrl pat of the repot This ppraisal repot may not be
g*; propety  understood  without reference to the Information coptalned In  the complets  report’

EL| Atached Extibits:

&1 X scape of Work X Limiting Gond/Certiications ] Marative Addendum IX Photograph Addenda X Sketch Addendum

E| X Map Addenda B nditional Sales CJ Additonal Rentals .~ . T Fisod Addendum . Hypothetical Canditions
Extraordinary Assumptions _ [] Budget Analysis E&0 tnsurance X Qualifications B Appraiser's Ligense

Client Centact Glient Name: Alpha Omega Miracle Home, Inc

2] E-Mall : Addiess: 1797 Old Moultrie Rd:, Suite 107, Saint Augustine FL 32084
-+ APPRAISER SUPERVISORY APPRAISER (it required)
. or GO-APPRAISER (it applicable)
RE
i
ﬁ Supervisory or
}%j AppralsegMame: Jennifer Hays Go-Appralser Name:
<|Company: Jennifer Hays Appraisal Services PA - Company.
9| Phone: (904) 501-1236 Fax; Phene: Fax:
EMdl:  jenhays23@gmail.com E-Mal:
Date of Report (Signature): 09/30/2020 Data of Report (Slgnature):
Llcense or Certificaton #: Cert Res RD3883 =~ St FL License or Certification #: Stae!
: 72| Destgnation: State-Certified Residential Real Estate Appraiser RD3883 | Deslgnaton:
¢ % Explratien Data of License or Certfication: 11/30/2020 Expiration Date of License or Certfication:
{ Inspaction of Subject [X] Interior & Exterlor [ ©xtertor Caly ] Nons [ Inspection of Subject [ Interlor & Eterior [T Esterioc Onty ] Hons
7.:#| Dats of Inspection; 09/22/2020 . Data of Inspection:
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ADDITIONAL COMPARABLE SALES Fiohe:_ 208271239
FEATURE - | SUBJECT COMPARABLE SALE # 4 COMPARABLE SALE # 5 COMPARABLE SALE # [
1845 Old Moultrie Rd Apt 73, # 73410 S Villa San Marco Dr Unit 204
g i i Saint Augustine, FL 32086
| Pjeel  Moultrie Lakes Condo Villa San Marco
L 1
53] Proximity o Subject i i 0_55 miles [
% Sale Price s 120,000[. %" | 145,000[i* -
[y 5 137.93 MA[S 13360 ML 5 % o
[ Dt Soureety) Inspection SJC MLS#197961;00M 15
4| Verlfication Source(s) Public Records __ |ORB 5044 / 1264
; f{ __VALUE ADJUSTHENTS DESCRIPTION  DESCRIPTION +) § Adjust DESCRIPTION +{-) § Adust DESCAIPTION +{-) $ Adjust
ug Sales ar Anancing N/A ArmLth
§v Concesslons N/A Cash:0
351 Do of Seimo N/A $09/20,c08/20
Rights Appraised Fee Simple . |Fee Simple
fg Locgton Moultrie Lakes | Villa San Marco
|HDA Fees (§/Month) 160 ] 267 . i 0
’*»‘ Gomman Elements and Dock Pool,Clubhouse 0
| Resteatuna Fasites Gated,FitCenter -5,000
| Floor Location 17 Interior Unit 2 / Interior Unit 0
iy
%é‘ View Avg Residential __|Pond -2,000
465 Design (Stye) 1 Story Flat Condo |1 Story Flat Condo
52| Qualfty of Construction Average Average-Good -5,000 ; )
[ e 36 16 +10,000
£ Gonditon Average Average
35| Above Grade Toial | Bdms | Bans | Totl | Bdms |  Batis ) Totd | Bems | Bt Totdt | Bdms | Balns
| Aoom Caunt 4] 2 1 4 | 2 2 -6,000
| Gross Living Area g70 st 1,086 st -5,000 sqit st
:{ Basement & Finlshed osf Osf
! | Rooms Below Grade .
% | Functional Uity Good Good
#| Heating/Cocling _ HtPump/Central HtPump/Central
%| Energy Efficient itsms Standard ltems Standard items
Parkng Open Parking Open Parking:
&1 ParchyPatio/Deck Patio, Fence Screen Porch -1,000
g
g
4
o
o
%
=
o
3
2 .
[ Vet Adistment ota) 5 -34,000 O+ 1- I8
| Adusted Sae Prce ‘ €
2l of comparaties $ 111,000/ iGross
LK
<3| Summary of Sates Compartson Approach Sale 4 i§ the most recent and siniilar sale located outside of the subject's development. Sale 4 has
‘"‘ similar condition but has-superior quality concreté block construction, superior living area, and superior bathroom count as compared fo the

15| subject. Other adjustments given are self-evident and represent the appraiser’s attempt to isclate and compensate for significantly dissimilar
- features The reoommended net adlustment gmdelmes are exceeded for Sale 4 due to the necessary age and bathroom adjustments, As

- - E wyﬂwmzmmahm,m.Trisfunnnayiserepmmmnndn'euvmmwritmpamsmmmr,mm,lmmmmduwlemmmm
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Supplemental Addendum flsNe. 208271233
Client Alpha Omega Miracle Home, Inc .
o | Property Address 1845 Old Moultrie Rd Apt 73
Gy Saint Augustine Gomty St, Johns Sutt | ZpCeds 32084
Lender N/A

Additional Comments/Market Conditions - Coronavirus (COVID-19):

Th‘e outbreak of the Coronavirus disease {COVID-19), declared by the World Health Organiza on as a global health emergency on
January 30th 2020, is causing heightened uncertainty in some areas and in market condi ons. The e ect COVID-19 will have on the
real estate market in the subject area is currently unknown and will largely depend on both the scale and longevity of the outbreak.
Aprolonged outbreak could poten ally have a signi cant {and yet unknown or quan.  able} impact on the real estate market, and
other markets. My

valua onis based on the informa on available as of the date of valua on. Given the heightened uncertainty, a degree of cau on
.should be exercised when relying upon this valua on. Values, and incomes, may change more rapidly and signi cantly than during
standard market condi ons and | recommend that you keep the valua on of this property under frequent review.
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.
. Subject Market Area Market Gonditions Report 2BR Condos Under 1100 sf

. ‘Year.1- Current to 12 Months

| invantoiy Anatysts. . " Prior.7.-12 Months. |- -Prior 4~ 8 Months - ‘Ciirfent-3Montha | Y1 Overall Trend’
Tatal #f of Comparable Sales {Settied) 0 1 a2 Increasing
Abscrplion Rate {Total Sales/Months)' 0 033 067 Increasing
Total # of Comparabla Aciive Listings 2 -2 3 Increasing
Months of Housing Supply (Total Listings/Ab.Rata) 0 h:] 4.50 Necreesing
Matian Sals & ListPrice, DOM; Salo/Listh Prior7 +12Monthe | Pilor 4= 6 Months™ ;| ‘Current-3 Months' | ¥1 Qverali Trand |
Madtan Comparable Sald Price 0 $118,000.00 $127,500.00 Increasing !
Madian Comparable Sales Days on Market 0 77 153 Increasing
Modian Gomparable List Price $120,000.00 $125,000.00 $162,000.00, Ifcieasing
Madian Comparable Lislings Days on Matket 184 108 ‘25 ‘Decressing
Madian Sala Price as % of List Price- "0 £4.40% 96.48% " Increasing

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



Subject Development Market Gonditions Addendum Report Past 2 Years
¢
! I

Year 1~ Current to-12 Months

Inventory Analysls’ . " Prios 7912 Montha' |, Priof 4+ 6 Manths i Curréiit-3Monthe; | ¥4 Guarai Tréfid

Total# of Comparable Sales {Settied)’ -0 1 . 0 _/Stable
+ | Absigrption' Rets (Tote! SalsMonths) 0 0.33 0 - *!Stable
| Tatal # of Comparable Activa Listings 1 0 0 Stable
* | Months of Hoiising Supply (Total Listings/Ab.Rate), [ 0 0 ‘Stable

‘Madian Sale-& ListPrcs; DOM; Safe/ltst%: ‘Prior? £42 Montha: |, ‘Prior.4%'6Montha, || /Current-3 Months' | ‘Y1Overali Trend |-

Madisn Comparabla Sala Prica T $118,000.00 - [ “Slable )

‘Médian. Comparable Sales Days on Market’ 0 a7 0. ‘Stable
; Medlan Compargie Lisl Price $125,000,00 $125,000.00 0 Stable
‘1 | Madian Comparabla Listings Days en Market 77 77 [ *Slable
! | Median Sale Price 83.% of List Price 0 | 94.40%. 0 :Stabla
‘Yeéar2=13 to 24 Months !
{}iwventory Anistyais- _ - | ‘Prior 2> - 24 Months | Pridr19-21.Months | Prior16.218 Montha || iPrior13'-15 Months | ¥2 Ovdrall Tro
| Total i of Comparable Sales (Settléd). 1 ] 0 1 S b | stablef
! [Absorgtion Rate (Total Sales/Monthisy 1033 0 0.33 033 Stable
'{ Total # of Comparable Active Listings 0 i i 1] ‘0 0 Steble)

Mojilhs 6f Housing Supply (Teta! Usiings/AbRats) 0 -0, o 0 Siable]
[ Median Suib &iListPrice, DOM; Saie/Listt - Prior,22': 24 Bonths | ‘Piior 1821 Montrs | _Prior 16+ 16 Months, | "Prior 13- 15 Months | ¥2 Overgli T

Median Comiparable Sala Pricé $94,800.00 [ -$101,000.00 /$99,000.00 tncreasing|
* [ Madian Comparablo Sales Days on Matkel I 0 15 2q tncreasing
| Madizn Comparabla List Pricé. : 0 0 0 D. stab] ”
. Median Comparabla Lislings Days on Market 0 0 0 0 Stable} -
| | Médian Sata Price g3 % 'of LY Prica: 100.00%, -0 " 106.32% 10 0% tacreasing]

Form SCNLGL - "TOTAL" appraisal software by a la mode, inc, - 1-800-ALAMODE
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Assumptlons Limiting Conditions & Scope of Work Flote: 205271239
Address: 1845 Old Moultrie Rd Apt 73 Unit #, 73 Lty Saint Augustine State; FL Zp Gode: 32084
Gt Alsha Omega Miracle Home, Ing Addess: 1797 Old Moultrie Rd., Suite 107, Saint Augustine, FL 32084

1| Apprlses: Jennifer Hays Address: PO Box 840228, Saint Augustine, FL 32080-0228

o

| 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
assurnes that the title is good and marketable and, therefare, will not render any opinions about the title. The property is appraised on the basis
‘| of it being under responsible ownership.
“ = The appraiser may have provided a sketch in the appraisal report to show approximate dimensions of the improvements, and any such
{ sketch is included only to assist the reader of the report in visualizing the property arid understariding 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 provided by the Federal Emergency Management Agency (or
other data sources) and has noted in the appraisal report whether the subject unit is located in an identified Special Flood Hazard Area.
; il 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 ha or she made an appraisal of the property in question, unless specific
arrangements to do so have besn 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 their contributory value. 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, lhe
| 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 fnvolved in pen‘ormtng the appraisal. Unless otherwise stated in the appraisal report, 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 lsss valuable, and has assumed that there are no
+ i such conditions and makes no guarantees or warranties, express or implied, regarding the condition of the property, The appraiser will not be
+ | responstble for any such conditions that do exist or for any engineering or testing that might be raquired to discover whether such conditions
! | exist. Because the appraiser Is not an expert in the field of environmental hazards, the appraisal report must not be considerad as an
.| environmantal assessment of the property.
. | - The appraiser obtained the information, estimates, and apinjans that were expressed in the appraisal report from sources that he or she
{ | considers to be reliable and believes them to be true and comect. The appraiser does not assume rasponsibility for the accuracy of such items
:| that were furnished by other parties.
“ 1| - The appraiser will not disclose the contents of the appraisal report excapt as provided for in the Uniform Standards of Professional Appraisa[
Practice, and any applicable federal, state or local laws.
- [f this appralsal is indicated as sublect to-satisfactory complétion, 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 disclosura
| requirements applicable to the appraiser's client do not become intended users of this reporturiless specifically identified by the client at the
5| fime of the assignment.
il - The appraiser's written consent and approvat 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 private 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
perfarms a non-invasive visual inventary 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 concerns about such potential
negative factors are encauraged to engage the appropriate type of expert to investigate.

+ - The Scope of Work Is the type and extent of research and analyses performed in an appraisal assignment that is required to produce credible
assignment results, given the nature of the appraisal problem, the specific requirements of the intended user(s) and the intended use of the

1| appraisal report. Reliance upon this report, regardless of how acquired, by any party or for any use, other than those specified in this report by
«+if 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 herein. The appraiser, appraisal firm, and related parties

. | assume na obligation, liability, or accountability, and will not be responslble for any unauthorized use of this report or its conclusions.

" | Additional Comments (Scope of Work, Extraordinary Assumptions, Hypothetical Conditions, etc.):

= Copyright® 2007 by nla mode, lnc. THS fomn may be reproduced unmodi ied without written pemisslon, howaver, 1 L mods, inc. masst be acknowisdged and arediind,
@3 CONDO Form GPGONDOAD - “TOTAL" appralsal software by a la mode, inc. - 1-800-ALAMODE ef007
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Certlf'catlons Flsko: 205271239
|Mdess: 1845 Old Moultrie Rd Apt 73 Unit #: 73 ty: Saint Augustine Stte: FL Zp Code: 30084
|Gt Alpha Omega Miracle Home, Inc Mdress: 1797 Old Moultrie Rd., Suite 107, Saint Augustine, FL 32084
* | Apwwaliser: Jennifer Hays Address: PO, Box 840228, Saint Augustine, FL 32080-0228

T e T g

1 certify that, o the best of my knowledge and belief:

| conclusions.
.1 - | have no present or prospective interest in the property that is the subject of this raport and no personal interest with respect to the parties

' - My compensation for completing this assignment is not contingent upon the development or reporting of a predetermined value or direction

| subsequent event directly related to the intended use of this appraisal.

|- 1 did not hase, either patially or completely, my analysis and/or the opinion of value in the appraisal raport on the race, color, religion,

| owners or occupants of the properties in the vicinity of the subject property.
4 - Unless otherwise indicated, | have made a personal inspection of the property that is the subject of this report,

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

|| whereby:
+{ 1. Buyer and seller are typically motivated;

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

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

| 5. The price represents the normal consideration for the property sold unaffected by special or creative financing or sales concessions
"k | * This definition Is from regulations published by federal regulatory agencies pursuant to Tille X! of the Financial Institutions

- (FRS), National Gredit Union Administration (NCUA), Federal Dep0s1t Insurance Corpuratlon (FDIC) the Office of Thrift Supervision (OTS),
“I and the Office of Comptroller of the Currency (OCC). This definition is also referenced in regulations jointly published by the OCC, OTS,

APPRAISER'S CERTIFICATION
- The statements of fact contained in this report are true and comect.

- 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 condifions, and are my personal, impartial, and unbiased professional analyses, opinions, and

involved.

- Unless otherwise indicated, | have performed no services, as an appraiser or in any other capacity, regarding the property that is the subject
of this report within the hree- -year period immediately precedmg acceptance of this assignment,

- | have no bias with respect to the property that is the subject of this report or to the parties involved with this a551gnment

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

in value that favors the cause of the client, the amount of the value opinion, the attainment of a stipulated result, or the cccurrence of a

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

sex, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property, or of the present

- Unless otherwise indicated, no one provided significant real property appraisal assistance to the person(s) signing this certification,
DEFINITION OF MARKET VALUE *:

Market value means the most probable price which a praperty should bring in a competitive and open market under all conditions requisite
Implicit in this definition is the consummation of a sale as of a specified date and the passing of fitle from seller to buyer under conditions
2. Both parties are well informed or well advised and acting in what they consider their own best inferests;

granted by anyone associated with the sale.

Reform, Recovery, and Enforcement Act (FIRREA) of 1989 between July 5, 1990, and August 24, 1990, by the Federal Reserve System

FRS, and FDIC on June 7, 1994, and in the Interagency Appraisal and Evaluation Guidelines, dated October 27, 1894,

1| Clent Contact Clent Name: Alpha Omega Miracle Home, Inc
e Addess. 1797 Old Moultrie Rd., Suite 107, Saint Augustine, FL 32084
. ;' APPRAISER SUPERVISORY APPRAISER (if required)
y or GO-APPRAISER (if applicatile)
8 2
.”é Supervisary or
2 | Appralsepitame: Jennifer Hays Co-Appralser Name:
:,3 Company:  Jennifer Hays Appraisal Setvices PA Company;
| Phone:  (904) 501-1236 Fax Phone: Fax
|EMa:  jenhays23@qgmail.com E-Mail
| Date Report Signed: 09/30/2020 Date Report Signad:
i Llcense or Certification #: Cert Res RD3883 sue  FL License of Certification #: State:
| Deslgnaton: State-Centified Residential Real Estate Appralser RD3883 | Desigraton:
* | Exoiration Dats of License or Certflcation: 11/30/2020 Expleation Date of License or Certification:
,L‘ Inspection of Subject [ Interior & Exterlor [[] Extertor Oniy [] Name | Inspection of Subject [J Interlor & Extailor [] Extertor Only ] Wome
]| Date of tnspection: 09/22/2020 Date of Inspection:
Cm CONDO Copyrigrt@-2007 by 8 la 00, i, TS f0 ey b0 feproduced LATRGEd WrUE WO SeATISskon, PCWEVEr, 8 2 ode, nc. s be Ecknowiadged and codied.
Form GPCONDOAD - “TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE 62007



Suhject Photo Page

Client Alpha Omega Miracle Home, Inc

Froperty Address 1845 Old Moultrie Rd Apt 73

City Saint Augustine Cowly st Johns St FL ZpGode 32084
| Lender N/A

. ‘Subject Front
1845 Old Moultrie Rd Apt 73, # 73

Sales Prica 120,000
; Gross Living Area 870
‘ Total Rooms 4

Total Bedrooms 2
Total Bathircoms 1

Location Moultrie Lakes
View Avg Residential
Site

Quality Average

Age 36

Subject Rear

Ny
e i

Subject Street

- Form PIGPIX.SR - "TOTAL" appraisal software by a la mode, Inc. - 1-800-ALAMODE



Interior Photos

Glignt Alpha Omega Miracle Home, Inc

Property Addess 1845 Old Moultrie Rd Apt 73

Gity Saint Augustineg Couly st Johns Sate  pL IpGod2 32084
Lender NiA

Kitchen Living Room

Bathroom : Bedroom

Bedroom

Form PIGINTG - "TQTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE



Subject Photograph Addendum

Page # 13 of 25

Client Alpha Omega Miracle Home, Inc

PopertyAddress 1845 OM Moultrie Rd Apt 73

city Saint Augustine Couly  St, Johns Ste FL IpCode 32084

Lender N/A .

AIC

AJ/C Handler

Community Deck

L]
Pl T ]
L"::, i E mr“,&(n
1

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



Comparable Photo Page

Client Alpha Omega Miracle Home, Inc

Property Address 1845 Old Moultrie Rd Apt 73

City Saint Augustine . Comy gt Johns Stats  FL TpCode 32084
Lender N/A

Gomparable 1

1845 Old Moultrie Rd Apt 70

Prox. to Subject 0.02 miles E

Sales Price 118,000

Gross Living Avea 870

Total Roons® 4

Total Bedrooms 2

Total Bathrooms 1.0

Location Moultrie Lakes

View Avg Residential

Site

Quality Average

Age 36
Comparable 2

1845 Old Moultrie Rd Apt 87

Prox, to Subject 0.02 miles S

Sales Price 99,000

Gross Living Area 870,

Total Rooms 4

Total Bedrooms 2

Total Bathraoms 1

Location Mouiltrie Lakes

View Average Res

Site N/A, Condominium

Quality Average

Age 35

)
Comparable 3
1845 Old Moultrie Rd Apt 88

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

View

Site

Quality

Age

Form PICPIX.CR - "TOTAL" appraisal software by a a mode, inc. - 1-800-ALAMODE

0.02 miles SW
101,000

870

4

2

1.0

Moultrie Lakes
Average Res

N/A, Condominium
Average

35



Comparahle Photo Page

- Page # 15 of 25

Client Alpha Omega Miracle Home, Inc

Praperty Address 1845 Old Maultrie Rd Apt 73

City Saint Augustine Canty 8t Johns Stte  FL ZpCods 32084
Lender N/A

Comparahle 4
410 8 Villa 8an Mareo Dr Unit 204
Prox. to Subject 0.66 miles S

Sale Price 145,000

Gross Living Area 1,086

Total Rooms 4

Tota! Bedrooms 2

Total Bathrcoms 2

Location Villa San Marco
View Pond

Site

Quality Average-Good
Age 16

Comparahle 5

Prox. to Subject
Sale Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Logation

View

Site

Quality

Age

Comparable 6

Prox, to Subject
Sale Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location

View

Site

Quality

Age

Form PICPIX.CR - "TOTAL" appraisal software by a Ja mode, inc. - 1-800-ALAMODE



Rental Photo Page

Client Alpha Omega Miracle Home, Inc

Property Address 1845 Old Moultrie Rd Apt 73

Ciy Saint Augustine oy Gt Johns State  FL ZpGode 32084
Lender NIA

, ‘ ‘ o Rental 1

2 - . o 1845 Old Moultrie Rd Apt 37

B . , Proximity to Subjgct 0,07 miles N
.. e ' Adj. Monthly Rent 1,025
' . T . Gross Living Area 870
' Total Rooms 4
Tofal Bedrooms 2
Total Bathrooms =~ 1

tocation Moultrie Lakes
View N:Res;
CGondition Average
hge 36

Rental 2

1845 Old Moultrie Rd Apt 77
Proximity to Subject 0.04 miles E
Ad]. Monthly Rent 1,000

Gross Living Area 870

Tota! Rooms 4

Total Bedrooms 2

Total Bathrgoms 1

Location Moultrie Lakes
View N;Res;
Condition Average
Age kL]

Rental 3

1845 Old Moultrie Rd Apt 14
Proximity to Subject 0.11 miles N
Adj. Monthly Rent 935

Gross Living Area 790

Tota! Rooms 3

Total Bedrooms 1

Total Bathreoms 1

Location Moultrie Lakes
View N;Res;
CGondition Average

Age 36

Form DLSTRNT.DS$R - “TOTAL" appraisal software by a la mode, ine. - 1-800-ALAMODE



Comparable Sales Map

" | Client Alpha Omega Miracle Home, Inc
Pioperty Addiess 1845 Old Moultrie Rd Apt 73
Chy ' Saint Augustine Cowty  St. Johns St ZpCode 32084
Lender N/A

Form MAP.LOG - "TOTAL" appraisal software by a fa mode, Inc. - 1-800-ALAMODE



' | Client Alpha Omega Miracle Home, Inc
Property Address 1845 Qld Moultrie Rd Apt 73
I {oy Saint Augustine : Conty St Johns Stae  FL IpGols 32084
Lender N/A
6ft \ 6ft
Bedroom
Bedroom
: Bath
|
: Room W
& W
va)]
| Laundry +
Living
‘ Area
Kitchen
" 11.5ft
~ Cv Patia
11.9ft
I
TOTAL Sketch by a ta mode, inc. - Area Calculations Summary
B T .Y S A A TR T A NI & =1 -1 i S A I A
N\ First Ftoor 869,65 5q ft ] 23.4 x'36.3 = 849.42
. 1L7X119 = 2023
:  Total Living Area (| ded): 870 5q ft
:Non-living Area” ¥ : W2 e e g . Skew e Ll L
o] Patio a25q 1t G x7 = a2
Patio a2t 6x7 = 4
Patio 19.55Sq ft 17x115 = 18.55

Building Sketch

Form SKT,BIdSk - “TOTAL" appralsal software by a ta made, inc. - 1-800-ALAMODE
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. USPAP ADDENDUM A 208271230
Bomower N/A
Property Address 1845 Old Moultrie Rd Apt 73
oy . Saint Augustine Cony _ gt Johns Siate FL ZpCods 32084
Lender N/A

1| This report was prepared under the following USPAP reporting option:

. Appraisal Raport This report was prep In d: with USPAP d: Rule 2-2{a).

|:| Restricted Appraisal Raport This report was prepared in d with USPAP Standards Rule 2-2(b).

Reasaonable Exposure Time
My opinlon of a reasonable expostire time for the subject property at the market value stated in this report [s: 3 months or less

An estimate of reasonable exposure time for the subject is approximately three months or less for properly priced properties
based upon actual marketing periods for similar properties as well as the appraiser's conversations with real estate brokers and
other individuals who are knowledgeable regarding this market area and properties similar to the appraised property. This
estimate of typical exposure time is based upon the assumption that the subject had been adequately exposed under competent
management and offered for sale at an amount relatively close (10% +-~) to the appraised'value shown in this report.

Additional Certifications
I cgnlty that, to the best of my knowledge and bellef:

| have NOT performed services, as an appralser or in any other capaclty, regarding the praperty that Is the subject of this report within the
thres-year perfod | i p g of thls

D | HAVE performed services, as an appralses or in another capacity, regarding the property that is the subject of this repart within the three-year
peilod dl of this asslgnment. Those services are desciibed In the comments balow.

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

- The raported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions and are my personal, impartial, and unblased

- professicnal analyses, opinions, and conclusions.

- Unless otherwise indicated, | have na present or prospective interest in the property that is the subject of this report and no personal interest with respect to the parties

involved.

| -1 have no bias with respect to the property that is the subject of this report or the parties involved with this assignment. >

-My engagement in this assignment was not contingent tpon developing of reporting predetermined results.

- My compensation for completing this assignment is not contingent upon the development-or reparting of a predetermined value or direction in value that favots the cause of

the client, the amount of the value opinion, the attainment of a stipulated result, or the occurrence of 2 subsequent evant directly related to the.intended use of this appraisal.

- My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform Standards of Professional Appraisal Practice that

were in effect at the time this report was prepared.

- Unless otherwise indicated, | have made a personal inspect]on of the property that is the subject of this report.

- Unless othenwise indicated, no one provided significant real property appraisal assistance to'the person(s) signing this certification {if there are exceptions, the name of each
individual providing significant real property appraisal assistance [s stated elsewhere in this report).

Additional Comments

J| This is an Appraisal Report which is intended to comply with the reporting requirements set forth under Standards Rule 2-2 (a)
| of the Uniform Standards of Professional Appraisal Practice for an Appraisal Report. It presents only summary discussions of
the data, reasoning, and analyses that were used in the appraisal process to develop the appraiser's opinion of value,
Supporting documentation that is not provided with the report conceming the data, reasoning, and analyses is retained in the
appraiser's file. The depth of the discussion contained in this report is specific to the needs of the client and for the intended
use stated in the report. The appraiser is not respeonsible for unauthorized use of this report.

Definition of Effective Date:
EFFECTIVE DATE:; the date to which an appraiser's analyses, opinions, and conclusions apply; also referred to as date of value,

APPRAISER: i ! > SUPERVISORY APPRAISER: (only If required)
"Slgnature: ; Mb‘-/ Signature:

Name:  Jennifdf Hays Name:
‘DawSignet:  09/30/2020 . Date Signed:

$tate Certification #: Cert Res RD3883 State Certification #:

or State License #: or State License #:

State: gL State:

Explration Data of Gertification or License: 11/30/2020 Explration Dats of Gertification of License:

Effective Date of Appraisal: 09/22/2020 Supervisory Appralser fnspection of Subject Property:

- D Did Not |:| Exterlar-only from Street D Interor and Exterlor

Farm ID14AP - "TOTAL" appraisal software by 2 la mode, inc. - 1-800-ALAMODE



Appraisers License
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ICK sco1'r. GOVERNOR BV e " IONATHAN ZACHEM SECRETARY
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*THE CERTIF[ED RESlDEN LAPP >|5ER
T
R R PROVISI” ilﬁ«F%HApTER% e
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2if - ; ,

i .

¢" ~ - -
) . ‘*utmsrﬂ;uma : ST
ot " EXPIRATION'DATE;,.NO VEMBER30 2020 .f_-.'*t Lo e
: Alwaysverifylicenses onlmeatMyFloridaLicensecom . f‘ Lt S

T Do notalterthls documentin anyform' ' .

_ .Th|s is your Ilcense. it is unlawfu| for anyone other than the Ilcensee to use thlS document.
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E&O Insurance - Page 1

| sTock comPany  PRO GUARD PLATINUM POLICY DECLARATIONS
STRATFORD INSURANCE 'POLICY-NUMBER: REO0006516
COM PANY Prior Pollcy Number: NEW
v Named Insured and Mailing Addross: AggnﬂBmkpr~#'§§‘6'61
Jennifer Hays Premlum: $646.00

DEA Jennifer Hays Appralsal Saivices PA
100 Serenity Bay Boulevard

Salnt Augustine, FL 32080

Producer:
Professlonals Best
6780 Umverslty Ave
Sulte #250.

San Dlego, CA 92115

Policy Perlod: (Mo /Day/Yr.) . _ ~ , :

From: 01/27/2020 To:01/27/2021 12:01°AM, standard time at your mailing address’shown above.
EXCEPT AS: MAY OTHERWISE BE FROVIDED IN THE FOLLOWED POLICY, THIS POLICY MAY APPLY ONLY TO
CLAIMS FlRST MADE IN ACCORDANCE W'ITH THE T.ERMS CONDITIONS AND REQUIREMENTS OF THE FOLLOWED

POLIGY; AND THE LIMIT OF LIABILITY IS REDUCED AND MAY BE EXHAUSTED BY PAYMENT. OF DEFENSE COSTS
OR CLAIMS FEES AND EXPENSES. - ‘PLEASE READ THE FOLLOWED POLICY AND THIS POLICY CAREFULLY.

ITEM 4. PROFESSIONAL SERVICES:
Real Estate hppraisers

,ERRORS AND’ OMISSIONS l.lABIl.ITY tNSURANCE B
ATEM z. LimT OF INSURANGE Each Claim Limit $: 500 000 Aggregate Limit $ 1., 000, 000
ITEM 3. ugnucna_uz - . Each Claim $ 500 Aggregate' $ 1,000 )
ITEM 4. RETROACTIVE DATE 01/27/20G3
ITEM 5. PREMIUM ’ -$.646.00
' N '
Paga tof 2 . MPL 2003'(05/18) '
k

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



Paga# 22025 |

E&O Insurance - Page 2

PRO GUARD PLATINUM POLICY .DfEGLARATIGNS {continued)

«

ITEM 6. FORMS AND ENDORSEMENTS.

Forms-and [Endorsements applying to this Coverage Part and mada part of the Policy at time.of Issue:
SEE SCHEDULE OF FORMS AND ‘Eﬁ_bénqéMeurg AND
THE INSURED'S APPLICATION FOR THIS INSURANCE.

THESE DECLARATIONS ARE PART OF THE:-POLICY DECLARATIONS CONTAINING THE NAME OF THE INSURED AND THE POLICY
PERIGD, :

v

STRATFORD INSURANCE GROUP

Administrative Officé
300 'Kimbal! Drive, Suite 500.
Parsippany, New Jarsey 07054

We will piovide the insurarce described In this policy In seturm for the premifum and compliance ‘with all epplicable
provisions of. this palicy. If requifed by state law, this policy shall hot be valid Unless countersignéd by our authorized
representalive.

President

01/14/2020, PECKISAA ) Aulliorizéd Represenlative’

{Page 2012 MPL 2003 (35_18)

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




Qualifications - Page 1

Page # 23 of 25

Jennifer Hays

QUALIFICATIONS

Education
Real Estate Broker Licensure Course — 72 Hours — Aprii 2007
- FloridaReal Estate Institute; Jacksonvillé, FL

Course AB II - Residential Course I —45 Hours — Ogtober 200}
Steve Williamson®s Real Estate Education Spemahsts Orlando, FL

Course ABT-Licensed Residential Course T— 75 Hours — April 2600
Flérida Real Estite Inistitute, Jacksonville, FL

- Professional
* Jennifer Hays Appraisal Services PA; 2007-Present
* Appraisal Manager, Sunshine Realty & Appraisal Services, LLC. 2010-2018
»  Owiet, Siifishine Realty-& Appraisdl Services, 2006:2007
s Licensed Real Bstate Broker 2007-Presént BK443531 (Florida)
* State-Certified Residential Rea) Estate Appraiser 2002-Present RD3883 (Florida)
» Licensed Rea! Estate Salesperson 1985-2007 S1443531 (Florida)
__E_;_gpv erience
State Certified Residential ReallEstateprpr.aiser

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

December 2002 -2018, Sunshirie Realty & Appraisal Services, LLC.741. AlA Beach
Boulevird, St, Augustine, FL.3208¢

Jennifer Rowe (Hays) Appraisal Services, PA (2007-2010), 721 A1A Beach Blvd., Sie 7, St.
Augustire, FL. 32080

Assistant Appraiser, Sunshine Realty & Appraisal Services, Inc.. _
April 2000 — December 2002, 741:ATA Beach Boulsvard, St, Augistine, FL 32080

Active Realtor, 22 years, 1985-2002, Sunshine Realty, 741 A1A Beach Blvd. St. Augustine, FL
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Qualifications - Page 2

Jennifer Hays

Proféssional Memberships
¢ St Johns County Board of Realtors

¢ National Associafion of Realtors

Continving Education

30 Houfs Required — USPAP, Flonda Law Updates & Spécialty Courses.Octobér & Novembier
2002, 2004, 2006, August 2008; Stcve Williamson's Real Estate Educauon Spemahsls, 0ct 2010
‘Appraisal Institute : Required USPAP, Mc!(xssock 30 Hours Requu'cd completed Nov2012
Gold Coast School-of Real Estate 30 Hours Reguised - - completed Nov 2014

McKissack 30 Houis Required — completéd Nov 2016

McKtssock 30 Hours  Required — completed Nov 2018

MéKissock- 7 Hours Redquired USPAP - completed April 2020

30 Hours Reqiiired < Broker Post-Lxcensmg ~Florida Essentials of Real Btate Investments
Compléted June 2008; 30 Hours Required - Broker Post-Licénsing - Florida Real Estate
Brokerage, ‘A Management Guide — Completed-March 2009; 14 br cont Ed FREI-03/2011

14 Hours Required Cont Ed Broker LicFlorida Rea} Estate Tnstitute'= compleled 03/2013."
14 Hours Required Cont Ed Broker Lic —Florida Real Estate Inst —completed 03/2015
14 Hours Required Cont Ed Broker Lic — Bob Hogué School of RE — 3/2017

3 Hoiirs Requiréd Florida Real Estate Ethics & Business Prachces 12/2018
14 Hours, Requu:ed Cont Ed Broker Lic — Florida Real Estate Institute — 03/2019
FHA & The Appraisal Process — Appraisal Tnstifute — Completed August 2008
Valijition of Greei Residential Properties — Appraisal Instifute — Cmpléted Februaty 2009
The New Residential Mitket Conditions Fornt — Appraisal Institute — Comipleted March 2009
Appriisal Institute  Online Business Practices and Ethics - Completed April 2009
-Appraisal Institute ~ Appraisal Challénges: Declifiing Markefs & Sales Concessions —May 2009
Appraisal Institute - Fannie Mae 2009 Selling Guide Updates.— September 2009
Appfaisdl Institute - Residential Development: Valuation Trends, Issues & Challenges —Oct. 2009
Apptiisal Institiite - Mortgage Fraud and Real Estate Valuation ~ Conipleted Apiil 2010
Appraisal Institute - Business Practicesand Ethics-Completed Oct 2011

MeKissock — The New FHA Handbook 400021 — Compléted Oct 2015

Form SCNLGL - "TOTAL" appraisal software by a la mede, inc. - 1-800-ALAMODE
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Jennifer Hays

Service Experichce

Single Family Residential; 2-4 Family, Condominiums

Vicatit Land, Constritction-Perm, Final Injpections
Date of Death Valuation

Divorce & Estate Appraisals

FHA, USDA

Reverse Mortgige Appraisals ,

Waterfront — Ocean Front, Intracoastal Waterway, Canal Front
Construction Draw Inspections

Pre-Listing Appraisals

Catastrophic Disaster Area Property, Inspections
Casualty Loss Valuations

Compliarice Revisws
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. ' . Jennifer Hays Appraisal Services PA

INDIVIDUAL CONDO UNIT APPRAISAL REPORT Flohe: 205281240

p|Property Address: 1845 Old Moultrie Rd Apt76 tit#: 7¢ O Saint Augustine sute: L
ZpCode: 32084 Gounty. St Johns Legal Gescripton: - Moultrie Lakes Condo Unit 76 i
: Assessor's Parcel #: 098371-0076
|TaxYear 2019 RETaes:$ g72.88 Specla! Assessments: $ g Borrower (it applicable): N/A,
Curtent Qwme of Record: Wendy Cosby and Helena Cosby Ocoupant:  [] Owner Tenant (Market Rent) [ ] Tenant {Reguiated Rent} [ Vacant
‘" Project Type: Condominlum [] Other {describe) HOA'S 160 [] peryear  [<] per month
" Marke! Arez Name: Moultrie Map Reference: 97260 Census Traet  0213.01
i) ProfectName: " Moultrie Lakes Condo Phase: 4
|Tha purpose of thls ppralsal Js o develop an oplnlon of; Market Valug {as defined), or [j -offer type of valup (describe) '
This repart reflects the following value (if not Curvent, ses comments): Current (the Inspection Date Is the Effective Dats) [] Retrespective [:| Prospective
.| Approaches developed for this appralsal: Sales Comparlsan Approach |:] Cost Approach E Income Approach (See Recanciliation Comments and Scopa of Wark)
i| Property Rights Appraised: Fes Simple [[] Leasehold [] Leased Fee [] Other (deseribe) .

| \mended Use:  The intended use of this appraisal is to estimate market value for grant-funding.

i Intended User(s) {by nama or type): Alpha Omega Miracle Home, Inc. and St. Johns County Housing & Community Services Division
|t Alpha Omega Miracle Home, Inc Address: 1797 Old Moultrie Rd., Suite 107, Saint Augustine, FL. 32084
i[Arelser  Jennifer Hays AMitss  p.0O. Box 840228, Saint Augustine, FL 32080-0228
Location; D Uiban D'g Suburban D Rural F i Housing Present Land Usa Changein Land Use
Builtp: IX] Over 75% [ %575% (] Under 25% Oscupancy PRIGE AGE | One-Unit 78% |5 Not Lkely
| Growth rate: [] Rapld B stabte [ saw D<) Ouner ${000) ) |24 Unit 2% |[] Ukely* [] InProcess *
Propenty values: Intreasing ] statle [ Declining [] Tenant 110 low 4 [MutUnt g% *To
Demand/supply: ] shortage InBalance ] Over Supply Vacant (0-5%) 160 HWgh 42 |Commi . 15%
3| Masketing time:  * "] Under 3 Mos. 3-6 Mos. [] Over & Mos. [] Vacant {>5%) 145 Ped {7 %
| Markst Area Boundarles, Descelption, and Market Conditlons {inchuding support for the above charaeteristics and rends): The subject neighborhood is bound by

King'Street to the north, Lewis Point Road to the south, the Intracoastal Waterway to the east, and SR 207 to the west. The neighborhood
consists of primarily detached, contemporary & ranch style single-family homes. Shopping, schools, employment centers, and supporting :
commercial services are located along US 1. State Road 207 provides access to [-95. Area amenities include the St. Augustine Beaches and
Historical Downtown St. Augusting, both within a 16-15 minute drive. Sale prices have incréased over the past year. An over supply does not
exist. Typical marketing periods are 2-4 months for reasonably priced homes & condos, Convantional, FHA, and VA mortgage financing is
readily available. No adverse trends are noted. See addenda for commentary regarding COVID-19.

i MARKET-AREA'DESCRIPTION:

ring Classffication; PUD ' Descripton: ©  Multi-Family Residential
Zoning Compliance: X Lega {7 Legal noncontorming {grandfathered) [ Uegal [] Mazoning

34| Ground Rent {if applicable) $ ! Comments: N/A
.
‘5: Highest & Best Use as Improved {or as proposed per plans & specifications): Present use, or ] Other use (explain)
a;; Actudl Use as of Effoctive Date: Condominium ! Use as appralsed In thls report: Condominium
%; Summary of Highest & Best Use: The subject site is zoned for multi-family / condominiums. Condominiums is the highest and best use.
E
&
| Utlites Public  Other Frovider/Description Off-sltelmprovements Typs Public  Pivate | Density 13 units / acre
| Bty X [ FpL et Asphalt Paved O |se 6.66 ac
| 62 0 O None CubfGuter  Conerete X [0 |Topogpty  postly Level
G | wa X [ st JohnsCoUtilty |Steck  Concrete X O |V Avg Residential
g[smaysewer  [X] [] St Johns Co Utility |Steetlshs  Post X O
&|somSzeer ] [ Nane Aley None O Od
:,?‘; Oiher sitp elements: Insidolot  [] Comerlet [ CuldeSac <] Underground Utlites ] Other (describe) i
‘i‘ FEMA Spec'l Flood Hazard Area [[] Yes D<) No  FEMA Flood Zone X FEMAMa #  12109C0377J FEMA Map Date 12/0712018'
‘ Site Comments: No adverse site conditions are noted, Normal utility easements exist with no apparent adverse effect on value. No extemnal .
% | obsolescence or adverse factors noted. The subject's monthly HOA fee is typital and reasonable within the market area and does not adversely effect
:} the subject's value or marketability.

Data sourcss) for project Information Public Records, MLS, Management

.| Praject Description [] Detached [ ] Row or Towmhouse D¢ Gaden [ ] Md-Rlse [ ] High-Riss [ ] Gther {describa) .
General Description of Project Subject Phase #| °  MWprojectCompleted # H Project [ncomplete #
5 # af Stories 1 - | Exterlor Walls Frm,HardiSd/Gd | Units 87| Phases 4| Planned Phases
| # of Elovators 0 Roof Surface FG Shng/Gd Units Completed 87| Units g7/ Planned Units
~i| ] Edstng [ ] Propesed [ Und.Cons. | Total # Parking 174 Units For Sale 0o} Urits far Sals 0 Units for Sale
‘_..'%! Design (Styls) Flat ) Ratio (spacesimil) 211 Units Sod ) g7/ Units Sold g7/ Unlts Scid .
;é‘ Actual Age (¥rs) 34 Parking Type(s) Open Units Rented 35/ Units Rented 35| Units Rented
2 Effective Aga (Yrs.) 15— Guest Parking ! Yes Owner Ocoup. Units 52| Owner Cecup. Unlts 52| Owner Occup. Units
F_-" Pioject Primary Occupancy [ Frinclpal Resldence [N [ Second Home or Recreationa (] Tenant
-é; 13 the developer/uider In cantro! of the Homeawners' Assotlation HOA)? i Yes X Mo
:é Management Group: D Homeowners' Assoclation D Developer E Manzgzment Agent {name of management agent or company): TDR Property
< Management, LLC
E Was the project created by the converslon of existing bulldng(s) Into a com!umfnlum? E Yes |:] No If Yes, deseriba the orginal use and date of canversion.
‘3] The subject development was converted from apartments to condominiums in 2001.
E: Ao CC&Rs applicable? [ Yes [JNe [] Unknown Have the documents been reviewed? [ Yes Ne  Commenis: Conditions, Covenants &
E Restrictions are typical in PUDs similar to the subject and do not adversely affect marketability.
5| Prafect Gomments {conditon, qualty of construction, completion stzts, efc . The project appears well maintained and is in overall good condition. The

uality of construction is average. Updates include: Roof 2020, exterior siding (2014), re-plumb {2015). Regarding HUD/FHA requirements,
the roof is in good condition and has an estimated remaining life of 20 years. The $60 per month special assessment covers the updated
i exterior Hardie Board siding and will be paid in full by 2021.

%)

‘&) Commen Elements and Recteatonal Faclties: Parking/Criveway areas, entrance, dock.
o

Capyright® 2007 by 4 1a modo, inc., This form may be reproduiced havovir, & . mods, Inc, st ba acknawdedged and eredited.
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INDIVIDUAL CONDO UNIT APPRAISAL REPORT Floko: 205281240
| Summary of condominkum prolect budget analys's fos the cument year {f nayzed): A copy of the condo budget was not provided to the appraiser. Budget
| analysis is beyond the scope of this appraisal. ;

Other fees for the use of the project facllities {other than reqular HOA charges): None

F i Compared to ather competitive projects of simlfar quality and design, the subject unit charge appears |:| High Average |:| Low (It High or Low, describe)

1 Are thers any spectal or unusual characteristies of the praject (based on the condominium documents, HOA meetings, or other information) known to the zppralser? 4
£ D Yes No It Yes, descrihe and explaln the effect on value and marketability.

e

Ay UnitCharge: 3 150 permonth X 12 = § 1,920.00 par year, Annual assessmant charga per year per SFofGLA = § 2.21
g Utlittes included in the Unit Charge: None [T Heat  [] Alr Condifaning’ [] sty D Bas [ ] Water [ Sewar D Cable D Cther
4!| Source(s) used for physcal characterlstics of property: [X] Mew Inspecion [X) Previaus Apprelsal Fles [] M Assessment and Tax Records [ Por Inspection
% [] Property Owner [] Other {describe) Dala Source for Gross Living Area Public Records,Measured
153 General Doscription Exterlor Description } Faundation L Basement Bq WA —I_‘ Hoating
zc Foortocaon 4 Foundation Concrete/Av-Gd | S Yes AtaS R Qsf . Typs HtPump
5| # of Levels 1 Exterior Walls Frrn,HardifGd  |GrawiSpace  No % Finished 0 Fusl Electric
'ﬁ Destgn (St} 1 Story Flat Condo | feol Suface FG Shng/Gd Basement  No Basement | Ceilng
& Exsting [ Proposed Gutters & Dwnspts. None SumpPump 7] Walls Cooling
ﬁ% (] Under Construction Window Type Alum/Avg Dampness 7] Roor Cerdl  Yes
i; Actual Age {vrs.} 36 Stonm/Screens ScreensfAvg Settiement None Noted Cutside Enlry Qther No
k| Effective Age (Yrs.) 10 Infestation None Noted
% Interlor Description Appliances Attle g WA | Amenitiea CarStorage D Nong
| Foors Tile/Gd Refrigerator @ Stalrs D Hreplace(s) # g Woodstovels) # [] Garage #
| Wells Drywall/Avg-Gd Range/Oven [X)| 0o Star ]| Patio 2 Patios ~ ([C] Covered  #
| TrimFinlsh Wood/Avy-Gd Disposal 7] seute 7] Deck None Open # 2
" Bamqaur Tile/Good Dishwasher [d|poonay  [J[Porch v Entry Total # of cars 2
5 [ Bath Walnscat Fiberglass/Avg Fan/Hood Faor [J|remes  Fence [ Asslgned
2| poors Wood/Avg-Gd Microwava [X| Heated [ Poat None [] Owned
é ' Washey/Dryer [ | Finished f|Bacory  None Spaca #(s)  N/A
&, Finlshed arez above grade cantalns: 4 Rooms 2 Bedrooms 1.0 "Bat(s) . 870 Square Feet of Gross Living Area Abave Grada
E Arg the heating and coaling for the Indiidual units separately metered? @ Yes D No {If No, describe)
a
)
=
z
g Additona] featutes: 18" tile fiooring througheut, tile back splash, uparaded sliding doors, patio, fenced yard, end unit location.
L
e
Z
a -
E
a
[
gl
g‘ Describe the conditon of the property (including physlcal, funcional and external ehsoleseence): ‘The subject is in overall average to good condition and is of

average quality. Updates over the past 14 years include: Tile flocring, kitchen cabinetry & counters, paint, bathroom vanity, water heater. A/C

| and sliding doors replaced over the past 1-2 months. Physical depreciation exists due to normal aging. Ne functional or external depreciation

exists. Regarding FHA requirements: The water and electricity was on and all major systems appeared to be in working condition. There was
not any visible evidence of termite damage or infestation on the subject at the time of inspection.

i Al

#*

My research |:| did did ot reveal any prior sales or transfers of the Subject property for the thres years prior to the effective dats of this appralsal.
% | Dsusoweelsy  Public Recards
. % 1=t Pior Subjest SalefTransfer Analysls of saleftransfer history and/or any curient agreement of sale/listing: There have been no E!iOf sales of the 1
| Dt No Prior Sales subject within the past 3 years. There have been no prior sales of the comparable sales within the past1 |
E Fece: within the past 3 years year prior to the date of the comparable sale date. The subject is under contract for sale. The signed 12
i Sourcels):  Public Records page contract provided by the client dated 09/16/2020 indicated a sale price of $120,000. The contract
2 2nd Prior Subject Salg/Transfer is a typical as-is sale contract with no unusual teris noted, however, the contract does have an
éf Date: N/A appraisal contingency. Sale 2s prior sale 05/08/2019, $59,000, ORB 4722-196, as-is sale prior to .
,,“? Pilce N/A renovations and does not reflect current market value.
| 4| sowels): — public Records

Copyright® 2007 try & |a mode, Ine. This farm meay ba repmduced trmodified witheut written permssion, hawever, & la mods, ne. must be acknowledged and eredited.
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INDIVIDUAL CONDO UNIT APPRAISAL REPORT

Page # 301 25

Flshe: 205281240
17| SALES COMPARISON APPROACH TO VALUE (if developed) |:| The Sates Comparison Approach was not developed for this appralsal.
FEATURE | SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3
Addtess 1845 Old Moultrie Rd Apt 76, # 761845 Old Moultrie Rd Apt 70 1845 Old Moultrie Rd Apt 87 1845 Old Moultrie Rd Apt 88
Saint Augustine, FL 32084 Saint Augustine, FL 32084 Saint Augustine, FL 32084 Saint Augustine, FL 32084
j|Prolet Moultrie Lakes Condo Moultrie Lakes Condo Moultrie Lakes Condo Moultrie Lakes Condo
£ Phase 1 1 1
1o Prodlty fo Subloct « i~ . |D.05 miles SE_ 0.06 miles S & _
$ 120,000 0n ono oot |8 118, ooo?';\_,,r S L 99,0001: L) 101,000
s 137.93 Auft|S  135.63 isqft"‘ 8 11379 fsqﬂ : | LT 09 g i [T e
Data Souzce(s) Inspection SJC MLS#193572; DOM 77 NEFL MLS#1003292 DOM 21 SJC MLS#186922;DOM 29
erficaion Source(s) Public Records ORB 4947-1486 ORB 4773-1847 ORB 4734-1785
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +-) § Adjust DESCAIPTION +{) § Adjust DESCRIPTION +(-) $ Adust.
cles o Financing Grant Funding ArmlLth ArmLth ArmLth
oncessions None Known Cash;0 Conv;0 Cash:0
ate of SalgfTime Pending,09/16/2020 |s05/20;c05/20 +7,100)s08/19,c07/19 +17,800{s05/19;c05/19 +18,200
FRights Appralsed Fee Simple Fee Simple Fee Simple Fee Simple
océtion Moultrie Lakes Moultrie Lakes Moultrie Lakes | Moultrie Lakes
J0A Fezs (fiblonth) 160 160 160 160
ommon Elements and Dock Dock Dock Dock
ecreationa! Facilites
oor Location 1/ End Unit 1/ End Unit 1 /dnterior Unit +3,000|1 / Ehd Unit
View Avg Residential Avg Residential Average Res Average Res
Design (Stys) 1 Story Flat Condo |1 Story Flat Condo 1 Story Flat Conda 4 Story Condo
Cualty of Gorstucton Average Average Average Average
9e 36 __ |36 35 0135 0
Conditen Average-Good Good (renovated) -5,000{ Good (renovated) -5,000{Average-Good
Above Grade Total | Bdms Baths Total | Bdms Baths Tolal | Bdms Baths Total | Bdrms Baths
;| Poom Count 4] 2] 10 |a4il2] 1.0 4 2] 10 4| 2] 10
7| Gross Living Area 870 st 870 it 870 ft 870 suft
A
3| Basement & Finished Osf Osf Osf Osf
b=
2‘ Rooms Below Grade '
G| Furtona Uiy Good Goad Good {Good
‘22§ HealnglGooling HtPump/Central _ |HtPump/Central HtPump/Central HtPumpiCentral
g Energy Efficlent hems Standard ltems Standard ltems Standard ltems Standard ltems
gs Parking Open Parking QOpen Parking Open Parking Open Parking
| PorchiPalio/eck Patio, Fence Patio, Fence Patio, Fence Patio, Fence
5
0
bl
w
w
=i
5
i
" ] Net Adjustment (Tola) 2,100 § 15800, D+ i 18,200
72| Adjusted Sale Price B ] R |
of Gomparables 120,100 i 18 114,800+ "o oo 13 119,200

ummary of Sales Comparison App.

Sa[es 1-3 are the most recent and 5|m|lar avallable sales within the subject's development. Sale 1 is the

' only closed sale over the past 1 year within the subject's development. Sale 1 is over 3 months and is adjusted upward 6% fo reflect the

/| increase in sale prices within the market area. Sales 2 & 3 are over 1 year and require an upward 18% fime of sale adjustment which reflects

he increase in sale prices over the past 18 months (see market area and the subject development market conditions addendum reparts).

/| Sale 1 is has been renovated and has superior condition as compared to the subject - newly renovated kitchen, appliances, bathroom vanity,

flooring & A/C. Sale 2 has been renovated and has superior condition but has an inferior interior location as compared to the subject's end

unit location. Sale 3 has similar average to good condition as the subject - updated kitchen counters and plank file flooring in bedrooms.

Other adjustments given are self-evident and represent the appraiser’s attempt to isclate and compensate for significantly dissimilar features

| or conditions. Adjustments for dissimilar features or conditions gpnproximate market reactioris and are not necessarily based on actual cost.

yj The comparable sales provided are the best market indications of value for the subject, as adjusted, and provide a reliable and accurate
71| range of value on which | based my final opinion of market value in accordance with the value definition found within the report. The

|| recommended adjustment guidelines are exceeded for Sales 2 & 3 dus to the necessary fime of sale adjustments.

[ Indicated Value by Sales Comparison Approach §

118,000

Copyright® 2007 by 2 |a mode, inc, This form mzy ba reproduced tmmodied withou! writien permission, however, o la moda, Inc. musi be acknovwiedged and crodited.
Form GPCONDO - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

v

62007



Page # 40f 25

Il\ DIVIDUAL CONDO UNIT APPRAISAL REPORT Flsbs: 205281240
INCOME APPROACH TO VALUE (if developed) D The Income Approach was not developed fer this appraisal,
! FEATURE [ SUBJECT COMPARABLE RENTAL # 1 COMPARABLE RENTAL # 2 COMPARABLE RENTAL # 3
‘ Address 1845 Old Moultrie Rd Apt 76, # 761845 Old Moultrie Rd Apt 37 1845 Old Moultrie Rd Apt 77 1845 Qld Moultrie Rd Apt 14
i Saint Augustine, FL 32084 Saint Augustine, FL 32084 Saint Augustine, FL 32084 Saint Augustine, FL 32084
1| ot Moultrie Lakes Condo Moultrie Lakes Conda Moultrie Lakes Cando Cogquina Lakes Condo
;| Phase 1 1 1 1
Proximily to Sublect o poa  10.02 miles NE 0.08 miles SE’ 0.08 miles N
Curent Monthly Rent 3 900 - T o B 935
[ RervaLA $ 1.03 /it 1.18 /st

. R
|‘, St et

| Rent Control [JYes No CJYes X N [T Yes [ M RN (W] Vs Ho
Data Sourcefs) Inspection MLS#195606;D0M 51 MLS#193782;:DOM 31 MLS#197110;DOM 4
. | Dato of Lease(s) Current 1 year 07/22/2020, Current 1 Year lease [04/03/2020, Current 1 year lease |07/31/2020, Current 1 year lease
. Location Moultrie Lakes Moultrie Lakes Moultrie Lakes Moultrie [ akes
View N:Res: N;Res; N:Res: N;Res; |
Age 36 36 36 36

é; Condition Average-Good Average Average Average

85 ‘Ahove Grade Total | Bdms Baths Total | Bdms Bas | | Totat | Bams Baths T 4 Totdl | Bdms Baths

& Room Count 4 | 2 1.0 4 | 2 1L 4 | 2 1| 3| 1 1|

%! Gross Uing Area 870 st 870 sl o o 870 sftj .- o 790 sitf -
-§. Utites Included None Nane None None

2 Parking Open Parking Open Parking Open Parking Open Parking

| Amenities Patio, Fence Patio, Fence Patio, Fence Patio, Fence

{+ ;| Summary of lcome Appreach (including support for market rent and GRM): The income approach is applicable as the subject would typically be used as

a rental property. GRMs from 110 to 115 are typical for condos of similar age and guality as the subject. A GRM of 113 is reasonable based -
on the subject's condition. Based on analysis of the comparable rentals, market rent is estimated at $1,050 per month with the tenant paying
all utilities. Actual rent of $300/month is below market value based on analysis of the comparable rentals.

8

]

; [
: * =
L Opfian of Kortly Warket Rant3 1.050 X Gross Rent Multipller 113 =% 118,650 [ndicated Velue by Income Approach
7| GOST AFPROACH TO VALUE (if develuped) {X] The Gost Approach was not developed for this appralsal

g Summeary of Gost Appraach; The cost approach is N/A for condos.
o)
|
=7 | Indlcated Valus by: Sales Comparisan Approach § 119,000 Cost Approach (if developed) $ Income Apptaach (if developed) 118,650

Final Reconcilaion The sales comparison approach is given the greatest emphasis as it best reflects the decisions of buyers and sellers in the
subject's market area. The cost approach is N/A far condos. The income approach is applicable as the subject would typically be purchased
for a use as a rental property. All comparables have been given cansideration in the analysis. The indicated ‘market value range is $114.800
to $120,100. A reasonable opinion of market value for the subject property, as.of the effective date, with an exposure time of less than 3

months, is $119,000. Based on analysis of the cormparable sales, the subject's contract price is slightly-over market value.

Thls  appraisad s ma.daE "asls", D subject to complefon per plans and  specificafons on  the basis of .a Hypothetical Condiion thet the Improvements have been
completed, |:] sublest to the following repars or alteraions on ‘the basls of a Hypotheical Condifon that the repars or afterations have been completed, Dsub[ecl o
the folowing rcequied Inspection based on the Exraordinary Assumption - thet the condion or deficlency does not reqube alteraon o repat  The property

meets/exceeds HUD/FHA requirements as set forth in HUD Handbooks 4000.1 and any subsequent mortgages letters.

i
H]
3
=
<
Ty
2
)
(&1
it
g

B This report s also sublect to other Hypoheticd Conditions and/or Extaordinary Assumptions as  specified In  the attached addenda.

%|Based on the degree of Inspeolion of the oubject property, os Indicated below, defined Scope of Work, Statement of Assumptions and Limiting Conditions,
and Appraiser's Cerlifications, my (our) Oplnion of the Market Value (or other speoified value type), as defined hereln, of Ihe real propedy that s the sublest
of thle report Is: § 119,000 \asat: 09/22/2020 , which s the effective date of fhis appralsal.
it Indicated aobove, this Opinfon of Value fs subject 1o Hypothetical Conditions andfor Extraordinary Assumptions Included in  this report See aftached addenda.

i B

'af A tus and complete copy of fhis report comtalns o5 pages, Including edibits whieh are considered en Integrdl pat of the report This appralsal repot may not be
E{mropery  understood  witiout reference to  the Informaton  contaed In the complets  report
1 atached Exibits: :
§1 Scope of Wark (X1 Limiting GcndJGennxcatlons ] Narrative Addendum Photograph Addenda X Sketch Addendum
E{ 5] Map Addenca B Adciional Sates L] Additional Rentals L] Fioad Addendem L] Hypathetical Gonditons
B Extraordinary Assumptions ] Budget Analysis E&0 Insurance Qualifications [X) Appraiser's License
4| Clent Contact Client Hame: Alpha Omega Miracle Home, [nc
| E-Mal: Addess 1797 Old Moultrie Rd., Suite 107, Saint Augustine, FL 32084
“| APPRAISER | SUPERVISORY APPRAISER (if required) ,
: or CO-APPRAISER (if applicable)
o
A
:“u; Supervisery ar
‘“:,_‘ Appralsegfame: Jennifer Hays Co-Appralser Name:
g Company: Jennifer Hays Appraisal Services PA Gempany:
G (Prons:  (904) 501-1236 Fac Phone: Fax:
EMal:  jenhays23@gmail.com Bl
i | Date of Report Slgnature): 09/30/2020 Date of Repart (Signature).
12| Licenss o Certificaton #: Cert Res RD3883 St | License or Certification #: State:
: ;| Destgnation: State-Certified Residential Real Estate Appraiser RD3883 | Designafon:
"% | Explraton Date of License or Certification: 11/30/2020 Bxplration Date of License or Certification;
;,f Inspection of Subject [X] tterior & Exterior [ Eterior ony [ Mone fnspection of Subject [ tnterlor & Extertor [ Exterlor only [ Nane
- | Date of nspestion; 09/22/2020 Data of Inspection:
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ADDITIONAL COMPARABLE SALES Heflo: 205281240
B FEATURE I SUBJECT COMPARABLE SALE # 4 COMPARABLE SALE # 5 COMPARABLE SALE # ]
Addess 1845 Qld Moultrie Rd Apt 76, # 76410 S Villa San Marco Dr Unit 204
Saint Augustine, FL 32084 Saint Augustine, FL 32086
| Pt Moultrie Lakes Condo Villa San Marco .
1 1
5| Prodmity to Subject e “1°57]0.69 miles S
Sale Price $ 120,000 . K 145,000[%+" Lo L
Salo Pics/GLA s 137.93 /ft)S  q3asp sn | EwT Tl mali Thn

42 | Data Source(s) Inspection SJC MLS#197961;00M 15

Verlficaton Source(s) Public Records ORB 504471284

%
% - VALUE ADJUSTMENTS DESCRIPTION DESCAIPTION +() S AdsL DESCRIPTION +)5 Adust DESCRIPTION +E) $ Adjust.
i

15| Sales or Financing Grant Funding  JArmLth
Gonsgssions None Known Cash;0

Date of SalefTima Pending,09/16/2020 |s09/20;c08/20
&| Rlghts Appralsed |Fee Simple Fee Simple -
,{% Location Moultrie Lakes Villa San Marco
52 [HOA Fees (§Month) 160 267 0
xs:%‘ Gormmen Elements and Dock Pool,Clubhouse 0

'| Recreationa] Facllitles Gated FitCenter -5,000

Flour Location 1/ End Unit 2 / Interior Unit +3,000

View Avg Residential __|Pond -2,000

Design (Style) 1 Story Flat Condo |1 Story Flat Condo

Qualty of Construction ' |Average Average-Good -5,000, !

| Age 36 . |18 -10,000

Gonditon Average-Good Average 45,000

éi Abovs Grade Total | Bdms Baths Tolal | Bdme Baths Total | Bdms Baths Total | Birms Baths
Room Count: 41 2 10 | 4] 2 2 -6,000

Gross Living Area 870 sift 1,086 st 5,000 sgft saft

& Osf Osf
kb Rooms Below Grads '
5 Functiona Utifty Good Good
2| Heatng/Gooling HtPump/Central _ |HtPump/Central
;| Energy Effilent ltams Standard Items ___|Standard Items '
Paking ' Open Parking Open Parking

Porch/Patio/Deck Patio, Fence Screen Porch -1,000

Net Adjustment (Total) .26 000 $ $
Adjusted Sale Price ! S & ; . :

{ of Gompatatis 290, 119,000] F. = s dri il s
Summavy of Sales Comparisen Apprazch Sale 4 is the most recent and similar sale located outside of the subject's development. Sale 4 has

{SALES/COMPARISON’APPROACH

inferior condition but has superior quality concrete block construction, superior living aréa, and superior bathroom count as compared to the
subject. Other adjustments given are self-evident and represent the apprajser's attempt ta jsolate and compensate for significantly dissimilar
features. The recommended net adjustment guidelines are exceeded for Sale 4 due to the necessary age and bathroom adjustments. As
adjusted, Sale 4 provides a reliable indication of the subject's market value.

&y

i
Lg
Capyright@ 2007 by 4 la mods, inc, This form may ba reprodueed unmedificd whhout witten pemission, howaver, & ' mad, (e, must b acimowiedged and creditid.
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Supplemental Addendum fiels. 205281240
Client Alpha Omega Miracle Home, inc
Progerty Address 1845 Old Moultrie Rd Apt 76 :
Gy Saint Augustine, Gomty St Johns v FL IpGode 32084
Lender N/A

Additional Comments/Market Conditions - Goronavirus (COVID-19):

The outbreak of the Ceronavirus disease {COVID-19), declared by the World Health Organiza on as a global health emergency on
lanuary 30th 2020, is causing heightened uncertainty in some areas and in market condi ons. The e ect COVID-19 will have on the
real estate market in the subject area is currently unknown and will largely depend on both the scale and longevity of the outbreak.
A prolonged outbreak could poten ally have a signi cant (and yet unknown or quan able) Impact on the real estate market, and
other markets. My

valua on is based on the informa on available as of the date of valua on. Given the heightened uncertainty, a degree of cau on
should be exercised when relying upon this valua on. Values, and incomes, may change more rapidly and signi cantly than during
standard market condl ons and [ recommend that you keep the valua on of this property under frequent review. )

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



Subject Market Area Market Conditions Report 2BR Gondos Under 1100 sf

Page # 7 of 26

Year.1- Currént to 12 Months

XD

| invanitory Anaiysis:

. . PridF7 <12 Months. |  Pricrd-6Months | Cumanti3'Months. | Y1 Overal Trend
Total # of Comparable Sales {Settlad) 0 -1 2 Increasing )
Absorplion Rate {Total Sales/Months) o 0.33 067 Increaslag
Tatal # of Comparable Active Listings 2 2 3 Increasing
Months'of Housing Supply (Total Listings!Ab.Rats) o 6 450 \Decraasing
Modian Sulo & ListPrics, DOM; Salo/List% Prior7 <12 Months | Pior4-6Months. | ‘Gurrent:3 Months | Y1 Overall Trend
Medlan Comparabla Sale Price 0 $118,000.00 *$127,500.00 Increaging
Median Comparabla Sales Days on Market 0 kid 153 Increasing
Madian Comparablé List Price $120,000.00 * $125,000.00 $162,000.00 Increisihg
Median Comparable Listings Days on Market 184 108 A 25 Decreasing
Median Sala Price es% of List Price. 0 04.40% .96.40% " Ifcressing

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



Subject Development Market Conditions Addendum Report Past 2 Years

Page # 8 of 25

‘Year 1- Current to 12 Months

'Inventory Analysis | Prior7=42Months’ | Prior 4-6Montha || ‘Currént-3Months, | Y1 Ovaroll Treng -
Total # of Comparabis Sales (Setilad) 1 1 0 Stable
Absorplion Rate (Totel Sales/Months) -0 0.33 0 ‘Stable
Total# of Comparatle Active Liatings 1 0 Q Stable
Manthi 'of Housing Sipply (Tota! Listinga/Ab.Rale) 0 0 0 Slable
Madish Balo & ListPrice, DOM, Saklilst% Prior¥-12 Monitha . |. ‘Prior aw6Mdnths: || (Guirents3 Months, | "Y1 Ovorati Trend .
Madiah Comparable Sale Price 0 $118000.00 ° 0 ‘Stable
Median Camparable Sales Days on Marke! . .0 77 0 ‘Stable
Madian Compgreble List Price’ $125,000.00 $125,000.00 0. Stable ’
'| Median Comparable Listings Days on Market 77 77 0 "Stable
Madian Salo Price &3 % of List Price 0 94.40%; 0 -Stabla
Year 2-'13 to 24 Manths
: twenloryAnalysts ‘Prior 22 - 24 Months | ‘Prior19-21 Months | Prior16'<18 Months | Prioi 43 -15 Months | ¥2 Overall Tre
Total # of Comparable Sales {Settlad). 1 0 K [} .| Steble
] Absorplion Rate (Tatal Sales/Months) 0.33 0 0.33 033 Stabla
' Tolal # of Comparable Activa Listings 0 0 0 0 Stebls
;| Moiths &f Housing Supply (Total Lislings/Ab'Rata) 0. 0 [ - 0 | Stebie
I Mocian Sate & 1istPiice, DOM; SalelList% Prior 22224 Months | Prior19- 21 Months | Prior16 - 18 Menths | Prior 13 15 Months | Y2 Ovarali Tre
1| Médian Comparable Sale Prica $94,900.00 0 $101,000.00 '$29,000.00 Increasing|
|| Median Comparable Sales Days an Maskel 9 0 15 20 Hincreasing|
| Median ComparableList Price. ' 0 ] 0 0 Steblo]
Meodian Comparable Listings Days on Market 0 0 0 0 Stable
Madidn Salo Pricd &5 % of List Price;, 100.00% 0 106.32% 100% I |

Form SCNLGL - "TOTAL" appraisal software by a Ja madg, ing. - 1-800-ALAMODE
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Assumptions, Limiting Conditions & Scope of Work Floto: 205281240
|Asdess: 1845 Old Moulirie Rd Apt 76 Unt#: 7e Gty. Saint Augustine State: F| ZpCude: 37084
|Gt Alpha Omega Miracle Home, Inc Addiess: 1797 Old Moultrie Rd., Suite 107, Saint Auqustine, FL 32084

, || Appralser: Jennifer Hays Mdess: 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 itle to it. The appraiser

k1 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

1 ] of it being under responsible ownership.

i | - The appraiser may have provided a sketch in the appraisal report to show approximate dimensions of the improvements, and any such

! i| sketeh is included only to assist the reader of the report in visualizing the property and understanding the appraiser's determination of its size,

| 1| Unless otherwise indicated, a Land Survey was not performed.

] - If 50 Indicated, the appraiser has examingd the available flood maps that are provided by the Federal Emergency Management Agency (or
other data sources) and has noted in the appraisal report whether the subjsct unit is locatsd 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

- | arrangernents 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 their contributory value. 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 praperty, or that he or she became aware

of duting the normal research involved in performing the appraisal. Unless otherwise stated in the appraisal report, the appraiser has no

knowledge of any hidden or unapparent conditions of the property, or adverse environmental conditions (including, but not limited to, the

i;, | presence of hazardous wastes, toxic substances, etc.) that would make the property more ot less valuable, and has assumed that thers are no

* ;| such conditions and makes no guarantees or warranties, express or implied, regarding the condition of the property. The appraiser will not be

" || responsible 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 report must not be considered as an

« | environmental assessment of the property.

- The appraiser obtained the information, estimates, and opinions that were expressed in the appraisal report from sources that he or she

| considers to be reliable and believes them fo be true and correct. The appraiser does not assume respansibility for the accuracy of such items

. | that were furnished by ather parties.

* [ - The appraiser will not disclose the contents of the appraisal report except as provided for In the Uniform Standards of Professional Appraisal

1| Pracfice, and any applicable federal, state or local laws.

- | - If this appraisal is indicated as subject 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 4 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 assignment.

- The appraiser's written .consent and approval must be obtained before this appraisal raport 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 private 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

"1 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 affact the appraiser's opinicn of value. Clisnts with concerns about such potential

i| negative factors are encouraged to engage the appropriate type of expert to investigate.

—_——r

The Scope of Work is the type and extent of research and analyses performed in an appraisal assignment that is required to produce credible
assignment results, given the nature of the appraisal problem, the specific requirements of the intended user{s) and the intended use of the
appraisal report. Reliance upon this report, regardless of how acquired, by any party or for any use, other than those specified in this report by
| the Appraiser, is prohibited. The Opinion of Value that is the conclusion of this report is cradible only within the context of the Scope of Work,

‘1 | Effective Date, the Date of Report, the Intended User(s), the Intended Use, the stated Assumptions and Limiting Gonditions, any Hypothetical

.| Conditions andfor Extraordinary Assumptions, and the Type of Value, as defined herein. The appraiser, appraisal firm, and related parties

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

-t
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e

ertifications FleMo: 205281240

|addiess. 1845 QId Moultrie Rd Apt 76 unt#: 76 - O Saint Augustine State: | ZpCodz 30084

| Appraiser: Jennifer Hays Addiess: PO, Box 840228, Saint Augustine, FL 32080-0228

| - The statements of fact contained in this report are true 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 anly by
| the n?pqrted assumptions and limiting conditfons, and are my personal, impartial, and unbiased professional analyses, opinions, and

‘| conclusions. '

- hlavedno present or prospective interest in the property that is the subject of this report and no personal interast with respect to the parties
" |involved. ’

| of this repart within the three-year period immediately preceding acceptance of this assignment.

"' - My engagemsnt in this assignment was not contingent upon developing or reporting predetermined resuits.
| - My compensation for completing this assignment is not contingent upon the development or reporting of a predetermined value or direction
. | in value that favors the cause of the client, the amount of the value opinion, the attainment of a stipulated result, or the occurrence of

{ - My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform Standards of

-| - 1 did not base, either partially or completely, my analysis andfor the opinion of value in the appraisal report on the race, color, religion,

:{ - Unless otherwise indicated, | have made a persanal inspection of the property that is the subjact of this raport.
I - Unless otherwise indicated, no one provided significant real property appraisal assistance to the person(s) signing this certification.

i .| DEFINITION OF MARKET VALUE *:

1 whereby:

1 5. The price represents the normal consideration for the property sold unaffected by special or creative financing or sales concessions

| granted by anyone associated with the sale.

| * This definition is from regulations published by federal ragufatory agencies pursuant to Title X1 of the Financial 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 nsurance Corporation (FDIG), the Office of Thrift Supervision (OTS),
' and the Office of Gomptroller-of the Currency (OGC). This definition is also referenced in regulations jointly published by the OGG, OTS,

~'| FRS, and FDIC on June 7, 1994, and in the Interagericy Appraisal and Evaluation Guidelines, dated October 27, 1994, .

Get  Alpha Omega Miracle Home, Inc Mdess 1797 Old Moultrie Rd., Suite 107, Saint Augustine, FL 32084

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

- Unless otherwisg indicated, | have performed no services, as an appraiser or in any other capacity, regarding the property that is the subject

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

subsequent event directly related to the intended use of this appraisal.
Professional Appraisal Practice that were in.effect at the time this report was prepared.

sex, handicap, familtal status, or national Grigin of sither 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.

Market valus means the most probable price which a property should bring in a competitive and epen market under all conditions requisite
to a fair sale, the buyer-and seller each acting prucently and knowledgeably, and assuming the price is not affected by undue stimulus.
Impiicit in this definition is the consummation of a sale as of a specified date and the passing of title from seller to buyer under conditions

1. Buyer and seller are typically motivated;

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

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

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

[ Cllent Contact: Cllent Name: Alpha Omega Miracle Home, Inc

E-Mall Address: 1797 Old Mouitrie Rd., Suite 107, Saint Augustine, FL 32084

_ SIGNATURES., .. - ..

|EMd jenhays23@gmail.com E-Malk
| Date Report Signed: 09/30/2020 Date Report Signed:
i| Llcense or Certification #: Cert Res RD3883 State:  FL ‘| Licensa or Certification #: State

| Destgraton: State-Certified Residential Real Estate Appraiser RD3883 | Deslnation:

N inspection of Subject [X] Interior & Exterior ] ©xerior Gnly [] Nome | Inspection of Subfect: 7] nterfor & Exterior [ Exterlor Only ] Wone

APPRAISER SUPERVISCRY APPRAISER (if required)

or CO-APPRAISER (if applicable)
W W%«f/ o

Appralsegame; Jennifer Hays Co-Appralser Name:
Company:  Jennifer Hays Appraisal Services PA Company:
Phone: - (904) 501-1236 Fax Phene: Fax:

Expiration Date of License or Certfication: 11/30/2020 Expiration Date of License or Certification;

Data of Inspection: 09/22/2020 Date of Inspection:

EECONDO ’ COPYAGHT 2007 By 11a e, s, Vs o MY DO eproduked UTmoGaked WADOUK WIREn FTESsan RWEer, & B odd, . Tt b Brawleced End G
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Subject Photo Page

-Pa_ # 110125

Client Alpha Omega Miracle Home, Inc

Propoty Address 1845 Old Moultrie Rd Apt 76

oty Saint Augustine oty St. Johns Sae FL Ipleds 32084
Lender NIA

‘Subject Front
1845 Old Moultrie Rd Apt 76, #76

Sales Price 120,000

Gross Living Area 870

Total Rooms 4

Total Bedrooms 2

Total Bathrooms 1.0
' Location Moultrie Lakes
' View Avg Residential

Site

Quality Average

Age 36

Subject Rear

Subject Street

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



Interior Photos ’

Clignt Alpha Omega Miracle Home, [nc

~ Froperty Address 1845 Old Moultrie Rd Apt 76
City ‘Saint Augustine Cowly  st. Johns St FL ZpGote 32084
[Lender NIA

Bathroom

Bedroom

Laundry & Updated Water Heater

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



Subject Photograph Addendum
Client Alpha Omega Miracle Home, Inc )
Property Address 1845 Qld Moultrie Rd Apt 76
City Saint Augustine oty St, Johns o 8 ZpCude 32084
Lender N/A

oot b ‘-’;l_}‘y! "k e AIC

.
A
L“..t‘{d

Updated Sliding Door

Side View

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



Comparable Photo Page

Client Alpha Omega Miracle Home, Inc

Propery Address 1845 Old Moultrie Rd Apt 76
oy Saint Augustine Conty St Johns State  FL fipCods 32084
Lender N/A :

Comparable 1

1845 Old Moultrie Rd. Apt 70
Prox. to Subject 0.05 miles SE
Sales Price 118,000

Gross Living Area 870

Total Rooms 4

Total Bedrooms 2
Total Bathrooms 1.0

Location Moultrie Lakes
View Avg Residential
Site

Quality Average

Age 36

Comparahle 2
1845 Old Moultrie Rd Apt 87
Prox. to Subject 0.06 miles S

Sales Price 99,000
Gross Living Area 870
Total Rooms 4

Tota! Bedrooms 2
Total Bathrcoms 1.0

Location Moultrie Lakes
View Average Res

Site N/A, Condominium
Quality Average

Age 35

Comparahble 3

1845 QOld Moultrie Rd Apt 88
Prox. to Subject 0.06 miles S
Sales Price 101,000
Gross Living Area 870

Total Rooms 4

Total Bedrooms 2
Total Bathiooms 1.0

Location Moultrie Lakes
View Average Res

Site N/A, Condominium
Quality Average

Age 35

Form PICPIX.CR - “TOTAL" appraisal software by a la mode, irc. - 1-800-ALAMODE



Comparahle Photo Page '

Cliert Alpha Omega Miracle Home, Inc *

Propety Address 1845 Old Moultrie Rd Apt 76

City Saint Augusfine County St Johns Stats  FL fpCode 32084
Lender N/A

Comparabie 4
410 8 Villa San Marco Dr Unit 204
Prox. to Subject 0.69 miles S

Sale Price 145,000
Gross Living Area 1,086
Total Rooms 4

Total Bedrooms 2
Total Bathrooms 2

Location Villa San Marco
View Pond

Site

Quality Average-Good
Age 16

Comparable 5

Prox, to Subject
Sale Price
Gross Living-Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View

Site

Quality

Age

Comparable 6

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

View

Site

Quality

Age

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



‘
Rental Photo Page

Client Alpha Omega Miracle Home, Inc
Froperty Address 1845 Old Moultrie Rd Apt 76
City Saint Augustine Gomly  st. Johns Sl FL Iplode 32084
Lender N/A
i ) Rental 1
b, : . ‘ 3 1845 Old Moultrie Rd Apt 37

3 ' ; Proximity to Subject 0.02 miles NE

" B . . Adj. Monthly Rent 1,025

* Gioss Living Area 870

A o Total Rooms 4
. L . Total Bedrooms 2
Total Bathrooms 1

Location Moultrie Lakes
View N;Res;
Condition Average
Age 36

Rental 2

1845 Qld Moultrie Rd Apt 77
Proximity to Subject 0.08 miles SE
Adj. Monthly Rent 1,000

Gross Living Area 870

Total Rooms 4

Total Bedrooms 2

Total Bathrooms 1

Locatian Moultrie Lakes
View N:Res;
Condition Average
Age 36

Rental 3

1845 Old Moultrie Rd Apt 14
Proximity to Subject 0.06 miles N
Adj. Monthly Rent 935

Gross Living Area 790

Total Rooms 3

Total Bedrooms 1

Total Bathrooms 1

Location Moultrie Lakes
View N;Res;
Condition Average

Age 36

Foren DLSTRNT.DSSR - “TOTAL" appraisal software by a la mode, Inc. - 1-800-ALAMODE e



Gomparahle Sales Map

Page # 17 of 25

Glient Alpha Omega Miracle Home, Inc

Property Address 1845 Old Mouitrie Rd Apt 76

oy Saint Augustine Couy st Johns St FL ZpCode 32084
Lender N/A

Form MAP.LOG - “TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE
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Building Sketch '

Page # 18 01 25

Clignt Alpha Omega Miracle Home, Inc

Praperty Address 1845 Old Moultrie Rd Apt 76

Siy Saint Augustine Comy St Johns S FL Iplode 32084
Lender N/A

TOTAL Sketch by a [a mods, Inc.
P —————

38ft

6ft

N
=
23.4ft

Bedroom

Bath
Room

Laundry

Dining

Area

Kitchen

Bedroom

Living

Room

11.5ft

6ft

HE9E

=
S
=

Cv Patio

11.9ft

Area Calculations Summ_arv

Patio

TivingArea; "Caiculation Dekails
First Floor 869.65 5q ft 23,4 % 36,3 = 845.42
1.7 x11.9 = 2023
|| Total Living Area {Rounded): 870 Sq ft

| Non-living Area 2 -
Patio 4251 6x7 = 42
patio 2598 6x7 = a2
19.55 5q ft 17x115 = 1955

Form SKT.BIdSK - "TOTAL" appraisal software by a Ja mode, inc. - 1-800-ALAMODE



Page # 19 of 25

USPAP ADDENDUM e 205281240

Borower N/A
Property Addiess 1845 Old Moultrie Rd Apt 76
Gty Saint Auqustine County St Johns Sae FL ZpCode 32084
Lender N/A
l Thls report was prepared under the fallowing USPAP reporting optien:

@ Appraisal Report This report was prepared [n d with USPAP Rule 2-2(a).
! |:| Restricted Appraisal Repart This report was prepared [n d with USPAP Rule 2-2{b).

Reasonahle Exposure Time

My opinicn of a reasonable exposure time for the subject property atthe market value stated In this report is: 3 months or less

An estimate of reasonable exposure time for the subject is approximately three months ar less for properly priced properties
based upon actual marketing periods for similar praperties as well as the appraiser's conversations with real estate brokers and
other individuals who are knowledgeable regarding this market area and properties similar to the appraised property. This
estimate of typical exposure time is based'upon the assumption that the subject had been adequately exposed under competent
management and offered for sale at an amount relatively close (10% +/-) to the appraised value shown in this report.

Additional Gertifications
1 certlfy that, to the best of my knowledge and belffef:

E I have NOT services, as an or In any other capachty, regarding the praperty that Is the subject of this teport within the

three-year perlod Immedlately preceding acceptance of this assignment. !

|:| | HAVE performed services, as an appralser or in ancther capacity, regarding the property that is the subject of this report within the three-year
pericd immediately of this assi; Those services are described In the comments below.

- The statements of fact contained in this repart are true and correct.
- Tne reported.analyses, opinions, and conclusicns are limited only by the reported assumptions and limiting conditions and are my persenal, Impartial, and unblased
. professional analyses, opinions, and conclusions.

- Unless otfierwise indicated, [ have no present or prospective interest in the property that is the subject of this report and no persanal interest with respect to the parties
Ivolved.
- | have no bias with respect to the property that is the subject of this report or the parties invalved with this assignment.
- My engagement in this assignment was not contingent upen developing or reparting predetermined results,
- My compensation for campleting this assignment is not contingent upon the development or reporting of a predstermined value or direction in value that favors the cause of
the client, the amaunt of the value cpinion, 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 h‘us repart has been prepared, in conformity with the Uniform Standards of Professional Appraisal Practice that
were'In effect at the time this repart was prepared.

- Unless othenwise indicated, | have made a parsonal inspection of the properly that s the subject of this report
- Unless otherwisg indicated, no one provided significant real property appraisal assistaice to the person(s) signing this certification (if there are exceptions, the name of each
individual providing significant real property appraisal assistance is stated elsewhere in this report).

- r

Additional Comments

This is an Appraisal Report which is intended to comply with the reporting requirements set forth under Standards Rule 2-2 (a)
of the Uniform Standards of Professional Appraisal Pracfice for an Appraisal Report. It presents only summary discussions of
the data, reasoning, and analyses that were used in the appraisal process to develop the appraiser’s opinion of value,
Supporting documentation that is not provided with the report canceming the data, reasoning, and analyses is retained in the
appraiser's file. The depth of the discussion contained in this report is specific to the needs of the client and for the intended
use stated in the report. The appraiser is not responsible for unauthorized use of this report.

Definition of Effective Date:
EFFECTIVE DATE: the date to which an appraiser's analyses, opinions, and conclusions apply; also referred to as date of value.

APPRAISER: SUPERVISORY APPRAISER: (only If required}

Signature: ; JWWI 2 Slgnature:

Name: enmf£ Hays Nama:

Date Signed: 09/30/2020 Date Slgned:
State Certflcation #: Cert Res RD3883 State Certiflcaion #:
or State License #: or State License #;
Sute:  FL State:
Explration Date of Certification or Lleense: 11/30/2020 . Explration Date of Cenification or License:
Effective Dato of Appralsal: 08/22/2020 Supesvisory Appralser Inspection of Sublect Propety:
[7] mabot  [] Exteror-only from Street [ tntertor and Exterior

Form ID14AP - “TOTAL" appraisal softwara by a la made, itg. - 1-800-ALAMODE



Appraisers License

TSI, RICKSCOTT,GOVERNOR - * . : JONATHANZACHEM sscnsmnv T
- T o dbpr

: STATE OF FLORIDA SR
DEPARTMENT OF BUSINESSA D-RROFESSIONAL REGULATION

" FLOR /\ WE%I%L BD
“THE CERTIFIED RES Dz’ QPP

: = REINIIS: CE T&FIED UNDER THE
o . IS iy % .
v PROVISIO ‘OF, CHAPTER 4757’33RIDA* TUTES . "

g

1 EQISE -‘TIMBER".

e

E)(PIRATION DATE. ﬁfOVEMBER 30 2020
Always verlfy Ixcenses online at MyFI‘oridaUcense com

Do not alter thls document |n any form

. .Thls is- your license. it s unlawful for anyone ather than the licensee to use this document.

¢
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Page # 21 0f 25

E&D Insurance - Page 1

ERRORS AND'‘OMISSIONS LIABILITY INSURANCE

| STOCK COMPANY  PRO GUARD PLATINUM POLICY DECLARATIONS

STRATFORD INSURANCE POLICY NUMBER: REOD006516
COMPANY ] Prior Pollcy Number:‘ NEW
Named ln_su_rad, and Malling Address: AgentlBroker.#;asm .
Jennifer Hays

Pfemlum: $646.00
DBA Jennifer Hays Appralsal Services PA
100 Serenity Bay Boulevard

Salint Augustine, FL 32080

Produzcar:
Professionals' Best
6760 University Avé
Suite #250,

San Dlego, CA 92115

Policy Parlod: (Mo./Day/YT.) )
From: 01./27/2020 To:01/27/2021 12:01 AM, standard time at your malllng address shown above.
EXCEPT AS MAY OTHERWISE BE PROVIDED IN THE FOLLOWED POLICY, THIS POLICY MAY APPLY ONLY TO
Cl‘._A!MS FIRST MADE IN ACCQRD_ANCQMTH THE TERMS, CONDITIONS AND REQUIREMENTS OF THE FOLLOWED
POLICY; AND THE LIMIT OF LIABILITY IS REDUCED AND MAY BE EXHAUSTED BY PAYMENT OF DEFENSE COSTS
OR GLAIMS FEES AND EXPENSES. PLEASE READ THE FOLLOWED POLICY AND THIS POL!CY CAREFULLY.

ITEM 1. PROFESSIONAL SERVICES:

Real Estate Appraisers

ITEM 2. LIMIT OF INSURANCE Each.Claim Limit $ S00, 000 Aggregate Uimit $ 1, 000, 000
ITEM 3. DEDUCTIBLE Each Claim $ 500

Aggregate $ 1, 0040 .

ATEM 4. RETROACTIVE DATE 01/27/2003

ITEPA 5. PREMIUM $646.00

Paga1al 2 MPL 2003 (05/18)
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.
E&O Insurance - Page 2

PRO GUARD PLATINUM POLICY DECLARATIONS (coiritinued)

ITEM 6. FORMS AND ENDORSEMENTS ]

Forms and Endorsemeants applying to this Coverage Part and made part of the Policy at time of Issue:

SEE SCHEDULE OF FORMS AND-ENDORSEMENTS AND
THE INSURED'S APPLICATION FOR THIS INSURANCE. ,

THESE DECLARATIONS ARE PART OF THE POLICY ‘DECLARATIONS CONTAINING THE NAME OF THE INSURED AND THE POLICY,
FERIOD.

STRATFORD INSURANCE GROUP ’

Administrative Officé
300 Kimball Drive, Suite'500
Parsippany, New Jarsey 07054

We will provide the. insurance described In this policy in retum for the premiom and compliance with all applicable
provistons of this policy. If required by state law, this poficy shall not be valid unless countaersigned by our authorized
representative,

President

g Anse

co_ur';tarslgneﬂ: ] g 2 &1"—“
By: -

01/14/2020 PECKISAA Authotizéd Representative .

Page2of 2 MPL 2003 (05_18)

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



Qualifications - Page 1

Page # 23 of 25

Jennifer Ha_ys_

QUALIFICATIONS

Education
Real Estate Broker Licensure Course — 72 Hours = April 2007:
Florida Reéal Estate Institute, Jacksonvillé, FL.

Course AB IT - Residential Course Tl — 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 Iristitute, Jacksonville, FL

Professional
* Jennifer Hays Appraisal Services PA, 2007-Pregent
* Appraisal Manager, S_u;lstline Realty & Appraisal Services, LLC. 2610-2018
s Ownef, Sunghine Reéalty; & Appraisal Servités, 2006-2007 )
. Licensed Real Estate Broker 2007-Presént BK443531 (Florida)
¢ State-Certified Residential Real Estate Appraiser 2002-Present RD3883 (Florida)
+ Licensed Real Estate Salesperson 1985-2007 S1443531 (Florida)
.Ex@. ience
State Certified Residential Real Estate Appraiser

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

December 2002 —2018._ Sunshine Realty & Appraisal Services, LLC 741 A1A Béach
Boulevard, St. ‘Augustine, FL, 32080

Jennifer Rowe (Hays) Appraisal Services, PA (2007-2010), 721 A1A Beach Bivd., Ste 7, St.
Augustine, FL. 32080

Assistant Appraiser, Sunshine Realty-& Appraisal Services, Inc. .
April 2000 - December 2002. 741 'A1A Béach Boulgvard; St. Augustine; FL 32080

Active Realtor, 22 years, 1985-2002, Sunshine Realty, 741 A1A Beach Blvd. St. Augustine, FL.

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



Qualifications - Page 2

Jennifer Ha_ys

Pg'ofossional Memberships

5

]
¢ St Johns County Board of Realtors

e Nationa! Association of Realtors

Contintiing Education

30 Hours Reuired — USPAP, Flgrida Law Updates &-Specialty Courses October & November
2002, 2004 2006, August 2008, Steve Wllhamson s Real Estate Educaticn- Spemahsls. Oct 2010
Appralsal Institute  Required UISPAP, McKissock 30 Hours Requued completed Nov 2012
Gold Cosist School of Real Estate 30 Hours Required - compléted Nov 2014

McKisséck 30 Hotirs Required — completed Nov 2016

McKissock 30 Hours Required — completed Nov 2018

McKissock 7 Hours Required USPAP - comgleted Apnl 2020

30 Hours Reqmrcd — Broker Post-Licensing - ~ Florida Essentials of Real Estate Investments
Compléted June 2008; 30 Houss Required — Broker Poist] -Licensing -~ Florida Real Estate
Brokerage, A Mabagement Guide ~ Compléted March 2009; 14 hr cont Ed FRET 03/2011
14 Hours Required Cont Ed Broker Lic = Florida Real Estate Institute = : completed 03/2013
14 Hours Required Cont Ed Broker Lic — Florida Real Estate Inst — completed 03/2015
14 Hours Required Cont Ed Broker Lic — Bob Hogue School of RE — 03/2017

3 Hours Required Florida Real Estate Ethics & Businéss Practices 12/2018,
14 Hours, Requ:red Cont Ed Broker Lic —Florida Real Estate Institute — - p3/2019
FHA & The Appraisal Process ~ Appraisal Institite —Completed August 2008
Valuation of Green Residential Properties — Appraisal Instifute — Compléted February 2009
The New Residentiil Mrket Conditions Form —~ Appraisal Institute ~ Comipleted March 2003
Appraisal Institute - Online Busifiess Practicesand Ethics — Completed April 2009
‘Appraisal Institute — Appraisal Challenges: Declining Markets & Sales Concessions — May 2009
‘Appraisal Institute - Fannic Mae 2009 Selling Guide Updates ~ September 2009
Appraisal Institute - Residential Development: Valuation Trends, Issues & Challenges —Oct. 2009
Appraisal Institute - Mortgage Fraud and Real Estate Valuation — Conipleted April 2010
-Appraisal Institute — Business Practices and Ethics-Completed Oct 2011

McKissock —~ The New FHA'Handbock 40001 — Cotitpleted Oct 2015

Form SCNLGL - "TOTAL" appratsal software by a la mode, in. - 1-800-ALAMODE



Qualifications - Page 3

Page # 25 of 25

Jennifer Hays

Sérvice Experiénce

Single Family Residential, 24 Fainily, Condorhiniums
Vacant Land, Construction-Perm, Final Inspections
Date of Death Valuation

Divorce & Estate Appraisals

FHA,-USDA

Reverse Mortgage Appraisals

Waterfront — Ocean Front, Intracoastal Waterway, Canal Front
Construction Draw Inspections

Pre-Listing Appraisls

Catastrophic Disaster Area Property Inspections
Casualty Loss Valuvations

Compliance Reviews

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



Megas Appraisal Group, Inc. [ main Fiie No. 597204 | Page # 1

One-Unit Residential Appraisal Desk Review Report HeNo. 59720A

The purpose of this appraisal desk review report is to provide the lender/client with an opinion on the accuracy of the appraisal report under review.
Praperty Address 1845 Old Moultrie Rd Apt 73 City Saint Auqusting State FL Zip Code 32084
Bomower /A Owner of Public Record  ALPHA OMEGA MIRACLE HOMES INC Couty ST. JOHNS
Legal Deseription MOULTRIE LAKES CONDO UNIT 73
Assessor's Parcel #  098371-0063 Map Reference 27260 Census Tract  0213.01
Property Rights Appraised [ Fee Simple [ ] Leasehold [ ] Other (describe) Project Type X Condo [] PUD [ ] Cooperative
Loan # NJA Effective Date of Appraisal Under Review  09/22/2020 Manufactured Home  [] Yes [ Ne

Lender/Client ST, JOHNS COUNTY HOUSING DEP Address 200 SAN SEBASTIAN VIEW, ST. AUGUSTINE, FL_32084
et et TE T SECTION 1S COMPLETE FOR'ALL"ASSIGNMENTS .

1. Is the information in the subject section complete and accurate? Dq Yes []No If Yes, provide a brief summary. If No, explain THE INFORMATION IN THE
SUBJECT SECTICON APPEARS TO BE COMPLETE AND ACCURATE.

-t

2. Is the information inthe contract section complete and accurate? [Yes [] Mo [ MotApplicable I Yes, provide a brief summary. f No, axplain

3. Is the information In the neighbarhicod section complete and accurate? DA Yes [ No IfYes, provide a brisf summary. If No, explain THE INFORMATION IN
THE NEIGHBORHOOD SECTION APPEARS COMPLETE AND ACCURATE

4, s the information in the site secticn complete and accurate? DG Yes [] No  If Yes, provide a brief summary, If No, explain THE INFORMATION IN THE
SITE SECTION APPEARS TO BE COMPLETE AND ACCURATE.

5, s the data in the Improvements section complete and accurate? Q Yes ] No IfYes, provide a brief summary. If No, explain THE DATA IN THE
IMPROVEMENTS SECTIONS APPEARS COMPLETE AND ACCURATE. i

6. Do the comparable sales selected appear to be Yocationally, physically and functionafly simitar to the subject property? B Yes [] No  IfYes, provide a brief summary.
If No, provide 2 detailed explanation as to why they are not the best comparable sales. THE APPRAISER IS CORRECT IN STATING THAT SALES IN THE
SUBJECT PROJECT WERE LIMITED IN THE YEAR PRIOR TO THE EFFECTIVE DATE.

7. Avethe data and analysis (including the individual adjustments) presented in the sales comparison approach complete and accurate?
B Yes  [T] No If Yes, provide a brief sumemary. i No, explain THE DATA AND_ANALYSIS ARE COMPLETE AND ACCURATE. THERE WERE
VERY FEW ADJUSTMENTS. THE ADJUSTMENTS WERE EXPLAINED.

8. Arethe data and analysis preserted in the income and cost approaches complete and accurate? P Yes [JNo [J Notdeveloped If No, explain THE DATA
PRESENTED APPEARS TO BE COMPLETE AND ACCURATE.

9. Is the sale or transfer history reparted for the subject property and each of the comparable sales complete and accurate? Dq Yes [] No It Yes, provide a brief summary.
If No, analyze and report the cormect sale or transfer history and the data sourea(s). THE SALES HISTORY OF THE SUBJECT AND COMPARABLES IS
ACCURATE.

10. Is the opinion of market value in the appraisal report under review supported by the analysis, conclusions and reconclliation presented?
D Yes [] No  IfNo, explain,

Paga1of3 WMOURACR 07142008
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Maln Flle No. 597207 | Pags #2 I

One-Unit Re5|dentlal Appraisal Desk Rev:ew Report me Nn, 59720A
TR R R SN L 'SCORE OF WORK: - j

T S Y T >t !

Thls is an appraisal DESK review which does not include inspections of sither the subject property or comparable sales, nor any fleld analysis. The scope of '
work for this appraisal DESK review is defined by the complexity of the appraisal report under review and the reporting requirements of this report form, including
the following statement of assumptions and imiting conditions, and certificalions. The review appraiser must, at a minimum: (1) read the entire appraisal

report under review, (2) assume the property condition reported In the appraisal report is accurate unless there Is evidence to the confrary, {3) perform data
research and analysis o determine the appropriateness and accuracy of the data in the appraisal report, (4) research, verify, and analyze data from reliable
public and/ar private sources, () determine if the analys!s and conglusions support the opinion of value, and (6) if the apinion of value is not supported and/or
there appears to be significant deficiencies In the analysns and repnmng, the ass!gnment must be upgraded toan apprmsal Field review.

The intended use of this appraisal desk review repnrl s for the lender/client ta eva1uate lhe aceuracy and adequacy ot support of the appra)sal report under
feview.

St foa o Sec ol (INTENDEDUSERR. L% 7~

The intended user of this appraisal desk review repnrt is the lender/client.

" GUIDANCE FOR.COMPLETING THE ONE2UNIT RESIDENTIAL:APPRAIS AL DESK! REVIEW REPORT: _ ! o

Tha appralsal review funcnon Is imparlantto maintaining the integrity of both the appraisal and loan underwriting pracesses The following guidance Is intended

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

1. The review appraiser must be the individual who personally read the entire appraisal report and performed the data research and analysis, and prepared and
signed this report.

2. The review appraiser must focus his or her comments on the appraisal report under review and not include personal opinions about the appraiser(s) who
prepared the appraisal.

3. Thelender/client has withheld the identity of the appraiser(s) who prepared the appraisal report under review, unless otherwise indicated in this report.

4. The review appraiser must assume that the condition of the property reported in the appralsal 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, f

6. The review appraiser must form an opinion about the overall accuracy and quality of the data in the appraisal report under review, The objective is to
determine whether material errors exist and what effect lhej have on the opiniens and conclisions in the appraisal report under-review. When the review
appraiser agrees that the data is essentially correct (although minor errors may exist), he or she must summarize the overall findings. When the review
appraiser determines that material errors gxist in the data, he or she must identify them, comment on their overall effect on the opinions and conclusfons in
the appraisal report under review, and include the correct information.

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 clear to the reader what effect the deficiencies have on the opinions and conclusions in the appraisal report, Simple "Yes”
and “No” answers are unacceptablg,

8. The review appraiser must identify any extraordinary assumptions that were necessary in order to answer questions on Page 1. Extraordinary
assumptions include the use of information from the appraisal report under review that the review appraiser concludes is reliable (such as an assumption
that the reported condition of the subject property is accurate).

9. Areview of an appraisal en a unitin 2 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.

Paga2of3 WMOURADR 07142006
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l Malp File No. 597207 I Page # 3

One-Unit Residential Appraisal Desk Review Report Fil No, 59720A
= . .~ . SIATEMENTUFASSUMPTIONS AND LIMITING CONDITIONS: . . . ..~ ~ T AT

Memmentae e o it nolo s =oce o mm tem e wEae e e

1. The review appraiser will net be respunsflﬂe for matiers of a legal nature that affect either the property that is the subject of the appraisal under review or
the title to it, except for information that he ar she became aware of duting the research involved in performing this appraisal review. The review appraiser
assumes that the tile is good and marketable and will not render any opinions about the title.

2. The review appraiser will not give testtmony or appear in court because ke or she perfarmed a review of the appraisal of the praperty in question, unless
specific arrangements to do 5o have been made beforehand, or as otherwise required by law.

3. Unless otherwise stated in this appraisal desk review report, the review appraiser has no knowledge of any hidden or unapparent physical deficiencies or
adverse conditions of the broperty (such as but not limited to, needed repairs, deterioration, the presence of hazardous wastes, toxic substances, adverse
environmental conditions, et.) that would make the property less valuable, and has assumed that there are no such gonditions and makes no guarantees
or warranties, expressed or implied. The review appraiser will not be responsible 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 review appraiser Is not an expertin the field of enviranmental hazards, this
appraisal desk review report must not be considered as an enwrunmental assessment of the property.

s T o .7 "REVIEWAPPRAISER'S CERTIFICATION-~  ~ =7 0 = 7~ . - o, "o T

The Review Appralser certifies and agrees that:
1. |have, at a minimum, developed and reported this appraisal desk review in accardance with the scope of work requirements stated in this appraisal desk

review report.
2. 1performed this appraisal desk review in accordance with the requirements of the Uniform Standards of Professional Appralsal Practice that were adopted

and promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in place at the time this appraisal desk review report was
prepared,

3. !have the knowledge and experience to perform appraisals and review appratsals for 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 multipfe listing services, tax assessment
records, public kand records and other such data sources for the area in which the property Is located.

5. | obtained the information, estimates, and opinions fumished by other parties and expressed in this appraisal desk review report from reliable sources that |
believe to be true and correct.

6. |have not knowingly withheld any significant information from this appraisal desk review report and, to the best of my knowledge, all statements and
Information in this appraisal desk review report are true and correct.

7. |stated in this appraisal desk review report my own personal, unbiased, and professional analysis, opinions, and conclusions, which are subject only to the
assumptions and imiting conditions i this appralsal desk review report. d

8. |have no present or prospective interest in the proparty that Is the subject of this report, and ¢ kave no preseat or prospective persanal interest or bias with
respect to the participants in the transaction. | did not base, either partialy or completely, my analysis and/or opinion of market value (if any) [n this
appraisal desk review report on the race, color, religion, sex, age, marital status, handicap, familial status, er national origin of gither 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 or on any other
basis prohibited by law.

9. My employment and/er compensation for performing this appralsal desk review or any future or anficipated appraisals or appraisal desk reviews was not
conditioned on any agresment or understanding, written or otherwise, that | would report (or present analysis supporting) a predetermined specific velue, a
predetermined minimum value, a range or direction in value, a value that favors the cause of any party, ar the attainment of a specific result ar occurrence
of a specific subsequent event (such as approval of a pending morigage loan application).

10. I personally prepared all canclusions and oplnions about the real estate that were set forth In this appraisal desk review report. | further certify that no one
provided significant professional assistance to me in the development of this appraisal desk review report. | have not authorized anyone to make a change
to any item in this appraisal desk review report; therefore, any change made to this appraisal desk review reportis unautharized and | will take no
respansibility for it.

1. lidentified the lender/client in this appraisal desk review report who is the individual, organization, or agent for the arganization that ordered and will receive

“this appraisal desk review report.

12. The lender/client may disclose or distribute this appraisal desk review report to: the morigagee or its successors and assigns; mortgage insurers;
government sponsored enterprises; other secondary market participants; professional appraisal organizations; any department, agency, or instrumentality
of the United States; and any state, the District of Golumbia, or other jurisdictions; without having to obtain the review appraiser’s consent. Such consent
must be obtained before this appraisal desk review report may be disclosed or distributed to any other party (including, but not limited to, the public
through advertising, public relatfons, news, sales, or other madia}.

13. The morlgagee or its successors and assigns, morigage insurers, govemment sponsored enterprises, and ether secondary market participants may rely
an this apprasa! desk review report as part of any mortgage finance transaction that involves any one or more of these parties.

14, If this appraisal desk review report was transmitted as an “electronic recerd” containing my “electronic signature,” as those terms are defined in applicable
federal and/or state laws (excluding audio and video recordings), or a facsimile fransmission of this appralsal desk review report containing a copy or
representation of my signature, the appraisal desk review report shall be as effective, enfarceable and valid as if a paper version of this appraisal desk
review report were defivered containing my original hand written signature.

15. Any intentional or negligent misrepresentation(s) contained in this appraisal desk review report may result In civil liahility and/ar criminal penalties including,
but not timited to, fine or impnsonment or both under the provisions of Title 18, United States Code, Section 1001, et seq or simitar state laws.

CREVIEW-APPRAISER _ ., . -~ . |'LENDERJGLENT".TT T . L L e L
Signature % W il E %“
Name ANTHONY W. MEG Name
Company Name MEGAS APPRAISAL GROUP, INCU Company Name ST. JOHNS COUNTY HOUSING DEPT
Company Address 2105 PARK ST., STE 2, JACKSONVILLE, FL Company Adciess 200 SAN SEBASTIAN VIEW, ST. AUGUSTINE, FL,
32204 ] 32084
Telephone Number  904-322-7877
Email Address  AMEGAS@FLORIDAVALUATION.COM <KENDER/CLIENT.OF THE APPRAISAUUNDER REVIEW:” " = 7" " " * 7
Date of Signature and Repart 10/08/2020 i
Stale Cefficaton #  CERT RES RD2630 Name  ALPHA OMEGA MIRACLE HOMES, INC.
or State License # Company Address 1797 OLD MOULTRIE RD., SUITE 107, §T.
State  FL AUGUSTINE, FL 32084
Expiration Date of Centification or License 11/30/2020
Pagadof 3 WMOURADR 07142008
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Wegas Appraisal Group, Inc. Maln File No. 597208 | Paga #1 |

One-Unit Residential Appraisal Desk Review Report File No. 597208
The purpose of this appraisal desk review report is to provide the lender/clisnt with an opinion on the accuracy of the appraisal report under review.

Propery Address 1845 Old Moultrie Rd Apt 76 City Saint Auqustine State FL Zip Code 32084

Borrower  N/A Owner of Public Record  ALPHA OMEGA MIRACLE HOMES INC  Courly ST. JOHNS

Legal Descripion  MOULTRIE LAKES CONDO UNIT 76

Assessor's Parcel #  098371-0076 Map Reference 27260 Census Tract 0213.01

Property Rights Appraised [l Fes Simple [ Leasehold [ ] Other (describe) Project Type G Conde  [] PUD [ Cooperaive
Loan# N/A Fifective Date of Appraisal Under Review  09/22/2020 Manufactured Home ] Yes B4 No

e

Lenderlclxem ST JOHNS COUNTY HOUSING DEPT Address 200 SAN SEBASTIAN VIEW, ST AUGUSTINE FL 32084

: & -V SECTION |~ COMPLETE FOR'ALLASSIGNMENTS .- : : :
1 Is me Imormstmn in lhe sub]ecl seclmn cnmplele and accurate” B4 Yes [] No IfYes, provide a brief summary. If No, explaln THE |NFORMAT|ON IN THE
SUBJEGCT SECTION APPEARS TO BE COMPLETE AND ACCURATE.

e e

2. [s the information in the contract section complete and accurate? CIYes [J No [ NotApplicable It Yes, provide a brief summary. It No, explafn

3. Is the information in the neighborhood section complete and accurate? Bd Yes []No I Yes, provide a brief summary. If No, explain THE INFORMATION IN
THE NEIGHBORHQQD SECTION APPEARS COMPLETE AND ACCURATE

4, [sthe infc;rmatiun in the site section complete and accurate? B ves [ Nﬁ If Yes, provide a'hrlei summary. If No, explain THE INFORMATION IN THE
SITE SECTION APPEARS TO BE COMPLETE AND ACCURATE.

5. Is the data in the Improvements section complete and accurate? B4 Yes [] No IfYes, provide a brief summary, HNo, explain =~ THE DATA IN THE
IMPROVEMENTS SECTIONS APPEARS COMPLETE AND ACCURATE.

6. Do the comparable sales selected appear to be lacationally, physically and functionally similar to the subject propery? B4 Yes [ No [fYes, provide a brief summary.
If No, provide a detalled explanation as to why they are nat the best comparable sales. THE APPRAISER IS CORRECT IN STATING THAT SALES IN THE
SUBJECT PROJECT WERE LIMITED IN THE YEAR PRIOR TO THE EFFECTIVE DATE.

7. Ase the data and analysis (ncluding the individual adjustments) presented In the sales comparison approach complete and accurate?
< Yes  [TJ Mo If Yes, provide a briet summary. it No, explain THE DATA AND ANALYSIS ARE COMPLETE AND ACCURATE, THERE WERE
VERY FEW ADJUSTMENTS. THE ADJUSTMENTS WERE EXPLAINED.

8. Are the data and analysis presentsd in the incame and cost approaches complete and accurate? Yes [] No [J Notdeveloped [f No, explain THE DATA
PRESENTED APPEARS TO BE COMPLETE AND ACCURATE.

9. is the sale or transfer history reported far the subject property and each of the comparable sales complete and accurate? DG Yes [] Mo I Yes, provids a brigf summary,
If No, analyze and report the corect sas er transfer history and the data sowrce(s). THE SALES HISTORY OF THE SUBJECT AND COMPARABLES IS
ACCURATE. )

10. Is the opinion of market value in the appraisal report under review supported by the analysis, conclustons and reconciliation presented?
@ Yes [ ] No  If No,explain,
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- SCOPEOFWORK_~~ - " =
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Thisisan apprajsal DESK review which does notinclude inspections of enharlhe subject property or comparable sales, nor any field analysis, The scope of
work for this appraisal DESK review is defined by the complexity of the appraisal report under review and the reporting requirements of this report form, including
the following statement of assumptions and imiting conditions, and certifications. The review appraiser must, at a minimum: (1) read the entire appraisal

report under review, (2) assume the property condition reported in the appraisal report is accurate unless there is evidence to the contrary, (3) perform data
research and analysis to determine the appropriateness and accuracy of the data in the appraisal report, (4) research, verify, and analyze data from reliable -
public and/or private sources, (5) defermine if the analysis and conclusions support the opinion of value, and (6) if the apinion of value is not supparted and/or
there appears tobe smmflcam deficiencies In the analysis and reporting, the assignment must be upgraded to an appraisal Field revnew
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TINTENDEDUSE © -« 7 T T e
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Theintended use of this appraisal o‘esk review repon Is for the lender/client to evaluate the accuracy and adequacy of stupport of the appraisal repurt under
review

e eTT T —
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Tha inlended user of thls appraisal desk review repun is the lender/client.

Vo _"_GUIDANCE FOR COMPLETING THE ONE-UNIT. RESIDENTIAL-APPRAISAL DESK REVIEWREPORT ™, " ~ 7 "7 '~

The appraisal review funcnon is lmportanttu maintaining the integrity of both the appraisal and loan underwriting processes. The following guidance is Intended

to ald the review appraiser with the development and reporting of an appraisal desk review:

1. The review appraiser must be the individual who personally read the entire appraisal report and performed the data research and analysis, and prepared and
signed this report.

2. The review appraiser must focus his or her comments on the appraisal report under review and not Include personal opinions about the appraiser(s) who
prepared the appraisal,

3. Thelender/client has withheld the identity of the appraiser(s) who prepared the appraisal report under review, unless otherwise indicated in this report.

4. The review appraiser must assume that the condition of the property raported 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 farm en opinion about the overall accuracy and quality of the data in the appraisal report under review. The objective is to
determine whether material errors exist and what effect they have on the opinfons and conclusions in the appraisal report under review. When the review
appraiser agrees that the data Is essentially coract (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 thelr overall effect on the opinions and conclustons in
the appraisal report under review, and include the correct information. 3

7. The Questions on Page 1 are intended to identify both the positive and negative elements of the appraisal under review and to repart deficiencies. The

" review appraiser must make it clear to the reader what effect the deficiencies have on the opinions and conclusions in the appraisal report. Simple “Yes®
and “No” answers are unaccepiable.

8. The review appraiser must identify any extraordinary assumptions that were necessary in order to answer questions on Page 1. Exracrdinary
assumptions include the use of information from the appraisal repart under review that the review appraiser cancludes s reliable (such as an assumption
that the reported condition of the subject propert! Is accurate). -

9. Areview of an appraisal an a unitin a condominium, cooperative, or PUD project requires the review appraiser to analyze the project information i 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.
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