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Module 1 - Client Services and Stakeholder
Relations Activities

MODULE 1 ACTIVITY 1. PROPERTY GOALS

You are the CAPS for a newly acquired property. The property owner has
discussed his goals with you, and you’ve created a financial strategy to
achieve those goals.

The following are property goals from the financial str
property:

1. Maintain rents at acquisition levels for the firs@90 days. Start

the end of the year.

4. Improve renewal con
of 3%.

5. Limit concessj
year, and 2%

With the informati
woul take
tho

ediately after acquisition of the property in order to achieve
oals.
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Goal 1 1.

2.
Goal 2 1.
2.
Goal 3 1.
2.
Goal 4 1.
2.

Goal 5 1. %
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MODULE 1 ACTIVITY 2: THE OWNER’S REPORT

For this activity, you will step into the owner’s shoes to evaluate an owner’s report.

While reviewing the Amber Oak Park Apartment Homes Monthly Operating Report
(in the Activity Resources section), note your answers to the following questions:

 What areas are lacking details? What follow-up questions uld you have for

the CAPS?

*  What areas indicate immediate action would be ne rections

would you want to give the CAPS and the site team=

¢ Is there any indication of future budget issues? Any area
concern?

e  What are the success areas?

Your instructor will divide you into grg hctivity® group will review a

portion of the owner’s report.

R
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MODULE 1 ACTIVITY 3: CONTRACTOR DISPUTE

You’ve hired a contractor to paint the clubhouse building exterior. The contract
spells out the scope of work in detail, including the timing of completion (with
contingencies for weather-related delays) and daily clean-up details (including a
detailed description of how the job site is to be left at the end of each day). The job
was to take 10 business days.

The first few days were completed without incident, but on the
contractor crew left the property at the end of the day, they
several paint buckets on the sidewalk near the fitness cen
cloths lying on the bushes outside the front door of the m
leaned up against the side of the building.

day, when the
a mess. There were

You’ve contacted the sales person with whom y act, and he
promised this issue wouldn’t happen again.

It is now the end of day 4, and the cre , hgai property a mess.
1. Based on the language in t Ynat are your options to rectify

this situations? Identify the ad disadvantages of each.

3. What will you tell you j spects and marketing partners
during thi ?
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Module 2 - Investment Management Activities

MODULE 2 ACTIVITY 1: YOU’'RE THE OWNER

You are an owner who is purchasing a property.

The seller was asking for $25,900,000, but your competitive bid of $25,100,000
has been accepted. You have $6,275,000 in cash.

There is a fair amount of competition in the submarket, tho
has been performing satisfactorily. There has been little r the past
18-24 months, however.

You hired a property management firm to provi iligence
report.

Review the River Commons Property As iWSFNce Summary
(in the Resources section), and answeg

e What are your ownership

e What type of loan will you p
- Consider your sh

Propose two loan p payment, retained cash,
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Module 3 - Improving Asset

Performance Activities

MODULE 3 ACTIVITY 1: MINI-SCENARIOS

For this activity, your instructor will break the class into small groups. You and your
group will be evaluating a series of short scenarios. Each scenario will be followed by

a brief discussion on that scenario.

For each of the following scenarios, think about how you
qguestions:

You do not need to ans
how you would tackle each

. What questions do you ask?

. Where do you start?

the following

What could be going on there?

What piece(s) of this information seems to icate an issue?

Are all of these issues related?

What reports do you revie

ividually, but be prepared to talk about
these questions in mind.

10
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Scenario 1

Economic occupancy is down, there are low closing ratios in the last month, and
traffic is higher than it’s been in the last 3 months.

(To be followed by class discussion.)

Scenario 2

ntage is lower than
ral months.

Rent rates have been flat for the last 6 months, the renewal p
budgeted, and closing ratios are higher this month than in

(To be followed by class discussion.)

Scenario 3

The property is offering one month free on edroomgf®elinquency is
higher than budgeted, and the property’s S e foot is the second
highest in the submarket.

(To be followed by class discussi

Scenario 4

Expenses are way over

marketing campaign has increased the
st 30 days.

ower this quarter than it’s ever been, vacancy loss has increased by
4% in the last 6Q s, and economic occupancy has droppped 4% since last quarter.

(To be followed by class discussion.)
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MODULE 3 ACTIVITY 2: TROUBLESHOOTING

The property owner has purchased the property noted in the River Commons
Property Assessment and Due Diligence Summary (in the Resources section), and
your company is now the managing agent. You are the CAPS responsible for this
property.

The owner’s goals were set at transition as follows:

* Achieve the recommended effective rents stated in th
within 90 days of transition.

e diligence report

*  Maintain 94% physical occupancy and 91% economic O
 Bring the down unit back online within 14

e Increase effective rent per square foot on th
minimum of 3% within 60 days.

We are now at the 90-day mark, and
the down unit back online.

Actual Current
Effective Rents

Recommended

Effeci/'~ Rents Effective Rents

PSE Lot R || ST SR pin
$852 $1.18  $71,568 $896  $1.24 $75,264 $854 $1.22 $71,736
$917 $115 $88,032 $960 $1.20 $92,160 $925 $1.16 $88,800
$1,019 $114 $36,684 $1,073  $1.20 $38,628 $1,025 $1.15 $36,900

52272 $1,203 $1.05 $57,744 $1,264 $1.11  $60,672 $1,203 $1.05 $57,744

2/2 56 1198 67088 $1,280 $1.03 $71,680 $1,347 $1.08 $75,432 $1,280 $1.03 $71,680

3/2 8 1413 11304 $1,652 $117  $13,216 $1,738  $1.23  $13,904 $1,652 $1.17  $13,216

3/2 16 1428 22848 $1,601 $1.12  $25,616 $1,677 $118 $26,832 $1,601 $112  $25,616
344 321296 $113 $364,540 $1.19 $382,892 $1.14 $365,692
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e Current Physical Occupancy: 93.3%

¢ Current Economic Occupancy: 89.9%

The closing ratio average for the leasing team is currently 41.2%. The property is
getting an average of 27 new prospects per week. Follow-up is being handled well,
with all follow-up being completed within 36 hours of initial visit. The property is still
using Yieldstar for revenue management, and daily pricing recommendations are
being followed. The renewal percentage in the first 90 days of takeover is 51%.

et and has
days after

The owner is upset that the rent and occupancy goals have
mandated that the goals be achieved within 90 days, me
take-over, these goals must be met or the owner may canc
agreement.

Using the due diligence report and what you kno " what could
be the issues preventing the property from ag i ectives? What

on track to meet the owner’s goa
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Module 4 - Asset Evaluation

and Preservation Activities

MODULE 4 ACTIVITY 1: DUE DILIGENCE REPORT

Review the River Commons Property Assessment and Due Diligence Summary (in the
Resources section) and answer the following questions:

Identify three trends you see that could/should impact uyer’s decision.

Explain why.

Identify three rehab or renovation projects that wou
to the property. Detail how these would convert to valu
(i.e., dollars spent vs. dollars gained).

In order to immediately improve the onsite
at River Commons, what three functi
and service staff (a total of 6) wo
implementation after purchase?

mediate

14
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MODULE 4 ACTIVITY 2: PROPERTY TRANSITION

You have been assigned a new property in addition to the nine other properties in
your assigned portfolio. The transition will take place on November 10, right in the
middle of the budget process and just before the holiday season starts. The property
is located Tampa, Florida, and you are based in Denver, Colorado.

This acquisition is extremely important to the organization as the owner plans

to purchase more properties in the coming months, so the succ of a smooth
transition will impact his decision to hire your organization t nage future
purchased properties.

Consider your bench strengt

3. In the first 60 days after transit
ensure the other assefgin your

en yoand the property.

S resources needed.

Remember: you have a full portfolio, but you have to add this transition to your
already full plate as a priority.

16 CAPS TRAINING: ACTIVITIES (Updated Oct. 2018) CAPS§
Certified Apartment Portfolio Supervisor Training Activities ——————



Notes

S

CAPS§ CAPS TRAINING: ACTIVITIES (Updated Oct. 2018) 17
— Certified Apartment Portfolio Supervisor Training Activities



Module 5 - Talent Management Activities

MODULE 5 ACTIVITY 1: INVOLUNTARY SEPARATION

Donna, a community manager at one of your assigned properties, is just not working
out. There have been documented instances of disrespectful treatment of her direct
reports, as well as a lack of courteous customer service when dealing with her
residents. In short, she does not fit the company culture.

The situation has been discussed with HR and your superviso, d the decision has

been made to terminate Donna.

The property is in Nashville, but you’re based out the main O
mid-summer, the height of the leasing season, and the propert
its occupancy and NOI goals.

How would you answer the following quesi

e How and when would you cond

Be prepared to support y
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MODULE 5 ACTIVITY 2: MANAGING DURING THE SALE

The status of your current portfolio is as follows:

% of GPR
Noofunits ¢ DRl e e Ratlo,  Occupancy
Property A 16 63% ) 93.0%
Property B 288 42% 92.7%
Property C 400 50% 94.2%

Property D 312 89.6%
14

Property E 2 l 90.4%

Property F 7% 52% 90.1%

Property G 8 39% 56% 94.1%
365 49% 39% 92.9%
125

64% 28% 93.2%

Prop

Prop
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Property C is up for sale. There is an accepted bid on the property and due diligence
has been completed. The closing is set to take place in 45 days. There is a hiring
freeze in place until the sale closes. The buyer has his own team, so none of the site
team will be retained at this property after the sale. In order for the closing to take
place, the Operating Expense Ratio must be maintained at the current %, and the
occupancy cannot fall even a fraction of a % below 94%.

Property C has historically performed at the top of the submarket but is now a prime
candidate for renovation. The submarket has seen little competi . It has a team of
four office staff and five service staff.

Your firm is currently building a mid-rise in a different ma hope to be
able to retain the Property C community manager and one s
project, if they are willing to move to a different city. The other

lease-up have already been filled.

One leasing associate, the service manage ice te ave given notice

and will be leaving in 2 weeks.

Answer the following questions:

e List five specific actions yo ake anage the property for the remaining
45 days while short-staffed.

each of the three benchmarks for operating
| occupancy.

 Address how you w
expense ratjo, turnove
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Activities Resources

*  Amber Oak Park Apartment Homes Monthly Operating Report (p. 24)
¢ ABC Vendor Service Agreement (p. 53)

e XYZ Painting Contract (p. 54)

¢ River Commons Property Assessment and Due Diligence

<2
S

mary (p. 60)
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AMBER OAK PARK APARTMENT HOMES
MONTHLY OPERATING REPORT

Amber Oak Park

Apartment Homes
Monthly Operating Repr . ¢

December-16

L]
\ilm. iu m»l

N s 1 |
3 | I.l
\ I
|| (et l!
| o
. mm‘ \ \ ‘
— El! ‘ — ’v

amberoakparkapts.com
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AMBER OAK PARK APARTMENT HOMES
MONTHLY OPERATING REPORT

Property Name: Amber Oak Park
City/State: Peoria, IL
Number of Units: 240
Report Month/Year: December-16

Property Team

Trending Secret Shop and

MthlgTeam Response

Associate Name Position Company Start Date Position Start Date
Tony Sanchez Regional Manager 3/17/2012 4/9/2014 n/fa | n/a
Brandi Thompson Community Manager 12/28/2013 12/28/2013 100% | 100%
Elizabeth Bastille Assistant Manager 2/8/2011 2/8/2011 9% | 92%
Mark Baker Leasing Associate 2/16/2015 2/16/2015 ¥ | 100%
Alfonso Leaks Service Manager 2/25/2010 84%
Open Position Service Technician

Operating Highlights

Current Month

Last Month

Activity
Traffic (all) 29 47
Qualified Traffic 24 37
Leases 8
Closing Ratio 33.3%
Leases Expiring 20
Renewals Signed 12
Renewal Rate 60.0%
Move Ins 8
Move Outs 15

Annual Turnover Ratio
90 days

21 |
13

Future Lease Expirations
Estimated Move Outs
# of Current Month-to-Month Leases
% of Current Month-to-Month Leases

“wwrent Mark:  “onditio. ©iometrics Survey Attached)

Annual Change Property  Comparables

Current Mont!
Direct Market Occupancy Effective Rent Growth 3.5% 8.4%
Property Oc Occupancy Rate | 39.0% 3.3%
Direct Markef

Property Pré
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Financial Overview

Current Period Year To Date Over/Under Prior Year Same Period
Average Market Rent/Sq Ft 0.88 0.87 0.16
Average Net Rent/Sq Ft 0.67 0.56 0.24
Expense Variance (915) 31,938 273,993
NOI Variance (16,298) (169,189) 525,834

Physical Occupancy 93.0% 80.7%
Economic Occupancy 76.3% 64.8%
Expense Ratio 44.5% 53.5%
Annualized Operating Expenses Per Unit 4,054
Annualized NOI Per Unit 3,524

Total All Delinquent [ $ 1,838.54

Status of Current Delinquents:

Sunroom. His anticipated d

Currently 3101-D, Jonsie Browder is under eviction. He occupies a 1 bedroom
on or before February 28, 2017

<2
S
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AMBER OAK PARK APARTMENT HOMES
MONTHLY OPERATING REPORT

Marketing Efforts

People-Evaluation of current staffing needs and recent team accomplishments:

Brandi Thompson (CM) is now a CAPS candidate; she will be attending classes next month, and
should complete the course by the end of the spring. Mark Baker (LA) completed the NALP course
a few months ago and continues to receive superior scores on his shop reports. The Service

completed his annual CPO refresher last week and is working towards r
summer season.

Outreach Marketing/Calls and Traffic Gener.

the promotion section of this report). In
acts and delivered koozies, pens, collateral
ssively to the Peoria Civic Center in an
he property has revised the
Resident Referral Progra program. The PEP program has also

been updated to refle oyers in the market - details on the
following page.

the last month, the property team m
material, and PEP information. They a

28
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Preferred Employer Program:

The Preferred Employer program has been completely relaunched with new collateral to include
discount coupons, a brochure containing all our area properties, and a resource guide for new
renters. The list has been updated to include 2 new major employers in the area: Samsung
Manufacturing and Quality Restoration.

Resident Retention and Community Involvement Activity:

This month, we wrapped up the winter-long food drive campaign, and were
excess of 1,000 lbs. of non-perishable food to Peoria Area Food Bank. Many r
involved in this effort and the Food Bank featured the property in it's newsletter
we got some good PR from the campaign.
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AMBER OAK PARK APARTMENT HOMES
MONTHLY OPERATING REPORT

Traffic Sources and Cost Per Lease

Current Period Last 12 Months Annual Cost per Lease
(All Advertising Sources) Total Traffic % of Traffic Net Leases % of Net| Total Traffic % of Traffic Net Leases % of Net | Ad Cost to Date Cost per Lease
Apartment Finder (web and print) 1 3% 0 0% 75 8% 11 E 5% 10,176 925
Apartment Guide (web and print) 14% 1 33% 118 12% 30 [ 9,558 319
Apartments.com 10% 1 33% 31 3% I 4% 3,588 449
Apartmentsearch.com 0% 0 0% 6 1% I 1% 0 0
Banner/Bootlegs 14% -1 -33% 6% I 2% 4,759 1,190
Chamber of Commerce 0% 0% 0% I 0
Collegerentals.com 0% 0% 0%
Competitor 0% 0% 0%
Craigslist.com 0% 0% 0%
Direct Mailer 0% 0% 0%
Facebook 0% 0% 0%
ForRent.com 0% 0% 0%
Google 0% 0% 0%
Live in Area 7% 0% 284 30%
Locator Service 0% 0% 10 1%
Move.com 0% 0% 0%
MyNewPlace.com 0% 0% 2%
Outreach Marketing 0% 0% 0%
Preferred Employer Program 0% 0%
Property Website 7% -33%
Realtor Referral 0%
Referral 3%
Referral Companies/Merchants 0%
Referral - Corp Apt. Company 3%
Rent.com 3%
Rentnet.com 0%
RentWiki 0%
Resident Referral 0%
School District 0%
Shopping/Dining in Area 3%
The Corporate Housing Network 0%
Twitter 0%
Visiting Family/Friends
Work in Area
Total

(5}
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Market Conditions and Pricing

Product-Evaluation of product readiness and meeting company standards (including any current
property concerns and overall property condition):

The community may have facilitated more turnover than desired by aggressively attempting to reduce
concessions through the renewal increase process. As a tool to lease vacant units absent of any

concessions, the community has implemented upgrades to specific units in order to facilitate |
and provide options to the savvier prospect. These upgrades include ceiling fan installation j
bedrooms and on patio, lighting upgrades in kitchen and bath, and outdoor carpeting o
current availability unit mix is as follows:

UNIT TYPE CURRENTLY VACANT AVAILABLE FOR PRELEASE
1 BR (Patio) 1 0

1 BR (Sunroom)
2 BR (Garden)
2 BR (Garden)
2 BR (Patio)

2 BR (Sunroom)
3 BR (Patio)

3 BR (Sunroom)

o b O

DR PP O WN

Price-Evaluation of property rents, curren
rent specials, increases, and premiums):

t conditions and activity (list current

ber Oak unattractive to the current
udgeted rents, current effective rents are 5-
7% higher th i i tive lease rent.
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AMBER OAK PARK APARTMENT HOMES

MONTHLY OPERATING REPORT

Current Period and Year to Date Variance

Current Month

Year-To-Date

YTD Prior Year

Actual $ Budget $ Variance$  Var. % Actual $ Budget $ Variance$  Var. % Actual Over/Under
Gross Rent Potential 217,640 212,840 4,800 2% 2,578,080 2,554,080 24,000 1% 2,110,720 467,360
Adjusted GPR 214,790 212,840 1,950 1% 2,559,505 2,551,430 8,075 0% 2,104,974 454,531
Vacancy Loss (15,056) (14,899) (157) 1% (492,769) (507,897) 15,128 -3% (955,605) 462,836
Concessions (31,722) (8,000) (23,722) 297% (370,878) (155,000) (215,878) 139% (170,339) (200,539)
Model Apartment (1,660) (1,715) 55 -3% (19,920) (20,580) 660 -3% (19,475) (445)
Lost Uncollectible 187 (300) 487 -162% (3,726) (3,600) (126) (4,217) 491
Collection Agency Inc (390) (250) (140) 56% (2,865) (1,000) (852) (2,013)
Rental Income 166,149 187,676 (21,527) -11% 1,669,347 1,863,353 (194,0, 954,486 714,861
Other Income 12,593 8,279 4,314 52% 149,296 92,541 84,966
Total Income 178,742 195,955 (17,213) -9% 1,818,643 1,955,894 799,827
Repair & Maintenance 15,658 11,514 4,144 36% 199,304 170,675 69,009
Payroll and Benefits 21,479 24,564 (3,085) -13% 229,416 218,248 34,782
Advertising 3,364 3,987 (623) -16% 54,142 44,043 8,915
Admin Expenses 4,573 2,370 2,203 93% 60,022 47,597 13,727
Utilities 3,728 3,802 (74) 2% 74,944 67,003 725
Management Fee 7,523 8,176 (653) -8% 76,902 82,452 32,538
Property Insurance 1,594 2,000 (406) -20% 19,237 22,959 3,078
Property Taxes 21,579 24,000 (2,421) -10% 258,948 (29,052) 147,729 111,219
Total Operating Exps 79,498 80,413 (915) -1% 972,915 31,938 698,922 273,993
Net Operating Income 99,244 115,542 (16,298) -14% (169,189) 319,894 525,834
Capital Expenditures 6,670 1,540 5,130 333% 1,162 22,158 5,489
Occupancy Actual Budget Var. % Actual Over/Under
Physical Vacancy -7.0% -7.0% 0.0% -45.4% 26.1%
Physical Occupancy 93.0% 93.0% 0.0% 54.6% 26.1%
Economic Occupancy 76.3% 88.2% -11.8% 73.0% 2% 45.2% 19.5%
Rental Income Actual $ Budget $ Varianci Budget $ Variance$  Var.% Actual Over/Under
Market Rent/Unit 907 887 887 8 1% 733 162
Rental Income/Unit 692 782 647 (67) -10% 331 248
Operating Exps/Unit 331 335 (4) 3,921 133 3% 2,912 1,142
Expense Ratio 44.5% 41.0% 48.1% -5% 68.6% -15.1%
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Variance Report

Performance Summary:
Fiscal 2016 ends with an overall growth rate of 39.3% or 93% physical occupancy peaking at a 43.3%
growth rate or 97.1% physical occupancy in September 2016, with an aggregate physical occupancy of
80.7% for 2010. Economic occupancy also saw exponential improvement throughout the fiscal year
peaking at 79.9% in November 2016 with an end year growth rate of 30.5% aggregate 6

and October 2016. For the year, NOI was 17% off budget a result of rental income 0% below

budget while operating expenses exceeded budget by 3%.

Explanations for all YTD variances sreater 1.~ $500 or 5%

Rental Income:
Rental Income YTD is unfavorable to budget by
139% above budget for the year. Specifically ig

were expected to be flat or below the
added to the books in December 2016.

Other Income:

eeded budget by 61% or $56,755. Specifically, in December 2016 the
differential above budget in AIC income, a $709 differential above budget in

nd a $4,586 differential above budget in Traditional Other Income. This was a
ing budget by $552, pet fees exceeding budget by $532, admin fees exceeding
o Month fees exceeding budget by $300 and most significantly, accordance
get by $2545.
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Repair and Maintenance:
Repair and maintenance YTD is 17% over budget. In December 2016 the community spent $1885 in
contract cleaning which was $107 above budget, a result of increased vacancy from the previous
month. Specifically the community had 17 move-outs during the fiscal month (11-21-2016 through 12-
20-2016) which the average cleaning costs per unit at $75.58. Common Area cleaning for the month is
approximately $600. Additionally, Contract Painting was $630 above budget, with the average unit cost
being $93.52. Repair and maintenance costs for the month of December exceeded budg

Payroll and Benefits:

primarily a result of the property being budgeted for a service
groundskeeper at a lower rate. Additionally, the community sa
the month which resulted in a negative expense creatin
the month. Additionally, bonuses were not paid outj
$1852.

Advertising:

Advertising YTD is unfavorable to budg
advertising budget used to facilitate le
community had exceeded the advertisi

3,157 or 25.4% of the fiscal year’s entire overage.
admin expenses or 17.7% of the fiscal year overage. This

processing by $387, @l education and training which exceeded budget by $818.
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Utilities:
Utilities YTD were unfavorable to budget by 12%. Again, this is primarily a result of the costs
associated with vacancy through the 1st semester of the year (Jan 2016-June 2016). During the 2nd
semester of the year (July 2016-Dec 2016) utility expenses were 100% below budget. In December
specifically they were 2% below budget or $74 even with an $8,351 increase in vacancy from the
previous fiscal month.

Capital Expenditures:

Capital Expenditures YTD are 4% above budget and this was primarily a resul
expenses exceeded budget by 333% or $5,130. This was a result of landscapin
throughout the community in which all decorative plant life not under warranty
cost of that replacement was $4,837.

Strategic Plan:
As we move into 2017, the strategic plan for the new fj
offsets, specifically concessions, while maintaining 3
translate out to approximately $21,000 in vacang
reducing monthly concessions. At the rate of
track to meet it's 2017 budgeted goals.
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ubject Survey Status

Survey Status Survey Dates: The date the property was successfully surveyed for rental rates, concessions, and ocoupancy rate. If
the property did not respond to the survey, no survey date is shown. The results are defaulted to the last survey
Survey Dates, Occupancy Status completed. Property Status: S: Stabilized; W: Would not disclosure occupancy rate, defaults to submarket average; U:
Under construction; L: Lease up; U/L: Under tion/Lease up; R: i SEH: Senior housing; STI
Student housing; T: Tax credit; NS: Not Survey Yet
2009
Property Dec Jan Feb Mar Apr May Jun Jul Aug
Amber Oak Park 54.0% 56.0% 55.0% 61.3% 67.5% 73.0% 80.0% 90.0% 95.8%
Hooper Mill 83.0% 81.0% 84.0% 85.0% 84.0% 86.0% 90.0% 92.0% 92.0%
Big Lake Pier 96.0% 98.0% 99.0% 99.8% 98.0% 100.0% 97.0% 97.0% 96.8%
Hollow Arbor 92.2% 91.0% 95.0% 97.7% 95.0% 95.0% 98.0% 95.0% 92.0%
Middlecreek 93.9% 96.4% 96.7% 97.0% 95.0% 95.1% 95.0% 93.5% 95.0%
Ivy Pond 90.0% 89.0% 89.0% 92.0% 97.0% 96.4% 93.0% 91.0% 91.0%
Tierra Verde 90.0% 89.0% 89.6% 92.0% 97.0% 96.4% 93.0% 91.0% 91.0%
Silver Park 82.0% 82.0% 83.3% 88.0% 94.0% 96.0% 97.0% 94.0% 96.0%
Prelease
Amber Oak Park 52.0% 57.0% 56.0% 60.0% 77.5% 83.0% 85.0% 85.0% 91.0%
Hooper Mill 86.0% 87.5% 86.0% 87.0% 85.0% 90.0% 94.0% 92.0% 91.0%
Big Lake Pier 94.0% 95.0% 95.0% 98.0% 97.0% 98.0% 95.0% 94.0% 95.0%
Hollow Arbor 89.0% 90.0% 94.0% w 95.0% 90.0% 93.0% 91.0% 95.0%
Middlecreek 94.8% 95.0% 92.5% 90.0% 91.3% 91.6% 90.0% 89.1% 92.0%
Ivy Pond 92.0% 91.0% 92.5% w 96.4% w w 94.0% 96.0%
Tierra Verde 92.0% 91.0% 92.4% w 96.4% w w 94.0% 96.0%
Silver Park 82.0% 82.0% 89.8% 90.7% 96.0% 98.0% 95.0% 93.5% 96.8%
Survey Date
Amber Oak Park 8-Dec 12-Jan 10-Feb 10-Mar 12-Apr 7-May 2-Jun 8-Jul 9-Aug
Hooper Mill 7-Dec 7-Jan 15-Feb 8-Mar 7-Apr 10-May 3-Jun
Big Lake Pier 7-Dec 7-Jan 9-Feb 8-Mar 7-Apr 10-May 3-Jun
Hollow Arbor 7-Dec 7-Jan 8-Feb 8-Mar 8-Apr 8-May 3-Jun
Middlecreek 7-Dec 7-Jan 8-Feb 8-Mar 8-Apr 10-May 7-Jun
Ivy Pond 7-Dec 7-Jan 8-Feb 8-Mar 7-Apr 10-May 6-Jun
Tierra Verde 7-Dec 7-Jan 8-Feb 8-Mar 7-Apr 10-May 4-Jun
Silver Park 9-Dec 12-Jan 10-Feb 11-Mar 4-Jun 16-Dec
Occupancy Status
Amber Oak Park uiL UL uL uL s
Hooper Mill s s s s s
Big Lake Pier s s s s s
Hollow Arbor s s s s s
Middlecreek s s s s s
vy Pond s s s s s
Tierra Verde s S S S S
Silver Park S S S S S
—

Occupancy Trend
CPSNew_Amber Oak
Park(20531)_201012300955.xIs

(C) 2010 AXIOMETRICS INC.
Al rights reserved.
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Subject and Comps Quarterly Tre

Greensboro-High Point, NC (24660)

*4Q10 data is as of Dec 2010 High Point/Thomasville
Survey Date: 12/16/2010

Sequential Quarterly Change

Subject/Comps 4Q15 1Q16 2Q16 3Q16  4Q16*
Hooper Mill 3.3% -5.4% 7.8% 10.4% -6.1%
Big Lake Pier 1.8% 5.2% -0.4% 7.7% -9.5%
Hollow Arbor -8.4% 1.2% 7.6% 35% -12.6%
Middlecreek -10.9%  8.4% 8.6% 3.9% 4.5%
Ivy Pond 1.5% 0.1% 4.6% -1.2% -3.0%
Tierra Verde 6.3% -1.9% 6.0% 0.5% -2.4%
Silver Park 2.4% -2.1% 7.6% 4.2% 10.4%
Comparables -0.5% 0.4% 6.1% 4.5% -2.6%
(Subject) 1.8% -6.9% 9.0% 6.1% -3.8%

Sequential Q

Subject/Comps 4Q15
Hooper Mill 83.9%
Big Lake Pier
Hollow Arbor
Middlecreek
Ivy Pond
Tierra Verde
Silver Park
Comparables
(Subject)

Occupancy Rate

2Q16

3Q16 20%

0%

4Q15 1Q16 2Q16 3Q16 4Q16*

—a— Subject
—a— Subject

——e— Comparables

Page 1 of 1
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ABC VENDOR SERVICE AGREEMENT

VENDOR SERVICE AGREEMENT

, (Vendor/Business Name) agrees to provide goods and/or services for
ABC Properties, as Agent for the clients under management contract.

As a Vendor for ABC Properties; |
as Agent for
(Vendor/Business Name), agree to the following terms:

must also have a current certificate of insurance on file with ComplianceDepot for general li bility, and
ed appropriate
by the scope of service provided. Coverage shall be primary and non- ed status should be
indicated as follows: “ABC Properties and the ownership entitig operties are included as
additional insured on the general liability policy as their intg performed by the named
insured.” A waiver of subrogation is to be issued in favor iti i licies as permitted by law. The
certificate of insurance must remain current and any i ermination of future purchases of

goods and services.

Vendor agrees to exercise due diligence in not ces, laborers, or subcontractors to perform work within
property boundaries and inside dwelling units w of criminal convictions or deferred-adjudication

or pose a potential threat or risk of injury to resid eptable criminal history might include, but is

not limited to, such crimes as rape, i indecent exposure, indecency with a child, murder or

ging receipt and agreement to the above terms and fax a copy of this agreement to
-8910. Changes or modifications to this agreement shall not be binding on ABC Properties.

Violation of
its agents or employees.

this agreement will result in the termination of approval to perform work for ABC Properties,

Signature of Agent Print Name/Title

Address City, State Zip
Fax to ComplianceDepot at 214-291-8910
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XYZ PAINTING CONTRACT

XYZ Painting

“When you need it done right!”
4444 Fifth Street, Suite 643
Lancaster, CA 93534

Phone (661) xxXX-XXxX

Cell (661) XXX-XXXX

Ca. Contr. Lic. #000000

Commercial Painting Contract

Owner’s Name: John Q. Customer
Owner’s Address: 949 Grant Street
Owner’s City: Benicia

Owner’s Zip Code: 94510

Owner’s Home Phone: 707-747-4735
Owner’s Work Phone: 800-820-5656
Project Address: 747 Boeing St, Suite
Project City: Concord
Project Zip Code: Concord
Project Phone: 510-915-1111
Date: 8-10-13

I/WE the Owner(s) of the ibed above authorize XYZ Painting,
hereinafter referggad to as “Co furnish all materials and labor necessary
to paint and/or remises in a good, workmanlike and substantial

g as per the plans and specification sheet titled “Exterior
ions” dated 06-03-13 which becomes part of this contract.

«  Payment: Contractor proposes to perform the above work (subject to any
additions and/or deductions pursuant to authorized change orders) for the
Total Sum of $75,000.00 Down Payment (if any) $10,000.00

Payment Due When Amount Payments to be made

in installments as follows:
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1. After materials $15000.00 By check upon receipt of
invoice for the draws as described under “Payment Due When” to the left.

2. After preparation $15000.00
3. After prime $15000.00
4. At completion of job $25000.00

¢ Commencement and Completion of Work: Commencementgof work shall mean
the physical delivery of materials onto the premises and e performance
of any labor and commencement shall be subject to elays as
described in provision (5) on the reverse side.

Approximate Start Date: 7-21-16
Approximate Completion Date: 8-21-16

e Acceptance: This contract is approved gnd a

there are no oral agreements or ungdé&peta e parties of this
agreement. The written terms, g nd specifications in
this contract are the entire agre8 Ben the pdrties. Changes in this
agreement shall be done b i Pe order only and with the express

approval of both parties. C gcur additional charges.

Additional provisions of on the reverse side and may be continued
on subsequent pages (see p elow).

OWNER/AGENT, @& D of Disputes” provision on page two (provision
15) and the NOTI i
the lin E where indicated. Also, initial in the same place on EACH
COP

3y be withdrawn after 30 days from 8-10-16 if not approved
and sighed by bof¥parties.

Approved and accepted (owner/agent)

Approved (contractor)
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XYZ PAINTING CONTRACT

ADDITIONAL PROVISIONS
Unless otherwise specified herein, the following additional provisions are expressly
incorporated into this contract:

1.

Contract, Plans, Specifications, Permits and Fees. The work described in this
contract shall be done according to the plans and the plan specifications (if any)
except in the case of conflict when the provisions of this con t shall have
control over both the plans and the plan specifications. A uired building

her charges,

herein. Contractor is solely responsible for th f work of any
subcontractor used for this project.

Change Orders. Should owner, con overnment body or
inspector require any modificatio
cost incurred by Contractor s
and Owner agrees to pay Co ormal selling price for such extra work.
All extra work as well as any o

Written change order. All change
and shall be incorporated herein.

toilet facilitied i premises. (2) to provide a storage area on
materials. (3) to relocate and protect any item
having free access to the work areas such as but

r relocation and during the performance of the work. (4) to
n from the owner(s) of adjacent property(ies) that Contractor

and to hold Contractor harmless and accept any risks resulting from the use of
adjacent property(ies) by Contractor. (5) to correct any existing defects which
are recognized during the course of the work. Contractor shall have no liability
for correcting any existing defects such as, but not limited to, dry rot, structural
defects or code violations. (6) to maintain property insurance with Fire, Course
of Construction, all Physical Loss with Vandalism and Malicious Mischief Clauses
attached, in a sum at least equal to the contract price, prior to and during
performance of this contract. If the project is destroyed or damaged by an
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accident, disaster or calamity, or by theft or vandalism, any work or materials
supplied by Contractor in repainting or restoring the project shall be paid for by
Owner as extra work.

5. Delay. Contractor shall not be held responsible for any damage occasioned by
delays resulting from: work done by Owner’s subcontractors, extra work, acts
of owner or owner’s agent including failure of owner to make timely progress,
payments or payments for extra work, shortages of material and/or labor, bad
weather, fire, strike, war, governmental regulations, or any othgr contingencies

is the property of Contractor.

are clean, free of debris and trip ha ) ards to person

or property. Upon completion, a i ris and surplus
materials, wherever possible, Contrd eave premises in a neat, broom
clean condition. Owner here ontractor the right to display signs
and advertise at the job site fo 0% time starting at the date of signing

of this contract and continuing §i ntil fourteen (14) days past the

es Contractor to use any method
cems appropriate, whether it be brush,
reof. Where colors and sheen factors are
ake reasonable efforts to do so but does not

Application & Paint
of paint application tha
pad, roller, sQ

actor is authorized to apply manufacturer’s standard paint as
tract and is not responsible for any differences between the

contractor. Should any hazardous substances as defined by the government be
found to be present on the premises, it is the Owner’s responsibility to arrange
and pay for abatement of these substances.

9. Right to Stop Work and to Withhold Payment on Labor and Materials. If any
payment is not made to Contractor as per this contract, Contractor shall have
the right to stop work and keep the job idle until all past due progress payments
are received. Contractor is further excused by Owner from paying any material,
equipment and/or labor suppliers or any subcontractors (hereinafter collectively

CAPS§ CAPS TRAINING: ACTIVITIES (Updated Oct. 2018) 57
— Certified Apartment Portfolio Supervisor Training Activities



XYZ PAINTING CONTRACT

called “suppliers”) during the period that Owner is in arrears in making payments
to Contractor for bills received during that same period. If these same “suppliers”
make demand upon Owner for payment, Owner may make such payment on
behalf of Contractor and Contractor shall reimburse Owner for this amount at
such time that Owner becomes current with Contractor for all past due payments.
Owner is responsible to verify the true amounts owed by Confractor to these
same “suppliers” prior to making payment on behalf of Co tor. Owner shall
not be entitled, under any circumstances, to collect as rgg nt from
Contractor any amount greater than that exact amou
by Contractor to these same “suppliers” for work done
Owner’s job.

10. Collection. Owner agrees to pay all collectio uding but not
limited to all legal and attorney fees tha S fault in payment

1. Legal Fees. In the event litiga isSSmelW’ of this contract, prevailing party(ies)
ney fees. The court shall not be bound

12. elated to this contract, or the performance

years from ei pletion or the date of cessation of work under
this contract. pplies to all actions of any character. Negligent

13. ice. i pquired or permitted under this contract may be given

e deemed received by the other party after one (1) day.

14. Arbitration of Disputes. Any controversy or claim arising out of or relating to
this proposal/contract, or the breach thereof, shall be settled by arbitration in
accordance with the applicable Construction Industry Arbitration Rules of the
American Arbitration Association which are in effect at the time the demand for
arbitration is filed. A judgment upon the award rendered by the arbitrator(s) may
be entered in any court having jurisdiction thereof. Any arbitration award shall be
subject to correction and/or vacation for the reasons stated in the Code of Civil
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Procedure. The arbitrator shall award reasonable attorney fees and expenses to
the prevailing party. After being given due notice, should any part fail to appear
at or participate in the arbitration proceedings, the arbitrator shall make an award
based upon the evidence presented by the party(ies) who do (does) apprear and
participate. Notwithstanding Contractor’s right arbitrate, Contractor does not
waive any of.

NOTICE: By initialing in the space below you are agreeing to have any dispute arising

those rights are specifically included in the “arbitration of di
refuse to submit to arbitration after agreeing to this provision,

| Agree to Arbitration:
(Initials of Owner)

Contractors are required nsed and regulated by the contractors state

ay be referred to the Registrar, Contractors State License
Sacramento, CA 95826-0026. State law requires anyone who

does not have a license, the Contractors’ State License Board may be unable to assist
you with a complaint. Your only remedy against an unlicensed contractor may be in civil
court, and you may be liable for damages arising out of any injuries to the contractor or
his or her employees. You may contact the Contractors’ State License Board to find out
if this contractor has a valid license. The board has complete information on the history
of licensed contractors, including any possible suspensions, revocations, judgments, and
citations. The Board has offices throughout California. Please check the government
pages of the White Pages for the office nearest you or call 1-800-321-CSLB for more
information.
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RIVER COMMONS PROPERTY ASSESSMENT
AND DUE DILIGENCE SUMMARY

erty Assessment and
Due Diligence Summary

September 7, 2016
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RIVER COMMONS PROPERTY ASSESSMENT
AND DUE DILIGENCE SUMMARY

Market Overview

River Commons is located in the rural country area of the Northern Lights neighbor! f Aurora, Colorado.
Aurora, the third largest city in Colorado, is located in the south-central part of the stat r Adams Falls. The city
is famous for the many outdoor activity outlets like Adams Falls, Bear Creek, and ibrant active
community that reflects the rich history and culture of the area. Aurora is a leadj i ce, is one of
the only tourist destinations in that part of the state, and hosts the
Championship, one of the largest in the country. The city's industries are highly di
presence, and is home to 5 higher education facilities including the University of Color
by approximately 10 million tourists every year commercial entertainment includes The
and the All American Burger Museum.

Aurora has had steady population growth since the late tw century. The

s to an es

area of the city. Its outlying suburban area dgfiéi® i i eriod, specifically, the
78258 zip code. According to the demograph reau in December of 2012,

Aurora has been attractive to busines
number 20 among the nation’s largest
scores high for job satisfaction because
growing that home values are rising faster t
at least not in the Glassdoo,

climate and educated workforce. The city ranks
on Glassdoor’s “Best Cities for Jobs” list. Aurora

The major employers in ively and diverse economy — a robust mix of
business services, a economy, a growing biomedical and biotechnology
sector, and a diversified man i produce everything from aircraft and semiconductors to
Toyota trucks

Aurora was ing§
remarking the

Week’s “America’s 50 Best Cities” list, coming in at number 30,
museums, restaurants, park acreage, sports teams, educational

Transportation and Warehousing 6.4%
Financial Activities 0.6%
Government 3.5%
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Apartment Market Variables

According to AxioMetrics Inc, Northern Lights submarket occupancy has remained
Aurora market. Effective rent increased 2.1% from $883 in 1Q16 to $901 in 2Q16
rent growth rate of 3.6% was above the market with an average of 1.9%. Out g

dy in the overall
submarket's annual
16 submarkets in the

average 2.7% through 2016 to 2018. The annual effective rent growth has
3Q96. The submarket's occupancy rate increased from 93.2% in 1Q16 to 94.0%
94.2% a year ago. The submarket's occupancy rate was at the market average of
forecast period, the submarket's occupancy rate is expected to decrease to 93.7% in

The following data demonstrates the suaarket of several major market variables, as reported by

AXIOMetrics Inc..

Occupancy 4Q 2015 1Q 2016 2Q 2016

93.6% 93.2% 94.0%
93.3% 93.3% 94.0%

Northern Lights neighborhood of Aurora
Aurora

Asking Rents 3Q 2015 4Q 2015 1Q 2016 2Q 2016

$1,133 $1,124 $1,138 $1,142
$893 $895 $913 $922

Northern Lights neighborhood o
Aurora

Certified Apartment Portfolio Supervisor Training Activities
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RIVER COMMONS PROPERTY ASSESSMENT
AND DUE DILIGENCE SUMMARY

River Commons Review

Built in 2006, River Commons is located off Daniel Boone Blvd. in the Northern Lights orhood of Aurora,
Co. The property is less than one mile from Interstate-271, and only moments from |

the largest school districts in Texas.

River Commons is in a desirable location th

variety of floorplans. Constructed in 2
not at the top of the market.

egative Attributes
1. Lacking social amenities

Positive Attributes
1. Near Interstate

2. Appealing amenities 2. Inneed of wellness upgrades and amenities
3. Uniq lans 3. There are no pet-friendly amenities
4. Garag 4. Apartment finishes are not competitive

within market

Q
>
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Interior Feature Review
River Commons is a very well-manicured and maintained community with a distinctive m

tain resort appeal.
Some of the signage should be replaced and flags placed at the entrance to help mo rly identify the one
entrance to the community. The office and amenities are very well kept, but are b ng to look dated. The
lack of pet friendly, wellness, or social amenities are apparent after visiting se j
The floor plans are distinctive and spacious, but the dated flooring and finishe

Interior recommendations

Kitchen cabinetry with upgraded pulls
Tiled or mosaic kitchen backsplash
3. Granite or quartz kitchen and bath
countertops
4. Wood-style flooring on all first-floor
apartments and in wet areas for all others
5. Brushed nickel plumbing hardware wit
updated faucet/vegetable sprayer

Certified Apartment Portfolio Supervisor Training Activities
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RIVER COMMONS PROPERTY ASSESSMENT
AND DUE DILIGENCE SUMMARY

Amenity Review
The following amenities are offered at River Commons. Renovations are necessary, howev

ontinuing resident

1. Swimming pool 4. Business Center
2. Clubhouse with kitchen area 5. Fitness cente
3. Billiards area 6. Wi-Fiin clubho

Exterior Recommendations
The following improvements are recommended to enhance the r
and wants of the area’s prospective renter.

nt experience and are | the needs

Poolside outdoor kitchen i inning or Yoga
Renovated pool deck i
Replace pool furniture
Pet Park with exercise stations Combine clu m/gaming to include
Updates to fitness center equipment and

vk wnN e

computer stations or social lounge
room; add water station 10. Update office

6. Outdoor fitness area
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Rent Recommendations

Whitfield Management's marketing and management teams conducted an extensive
addition, a third-party analysis was enlisted through AXIOMETRICS, Inc.

the following rent schedule is recommended for River Commons.

As part of a rent roll analysis, the true effective lease rent per occupied cop
determined to accurately compare rents to those being offered within the c8
confident that, with our best practices in place and the growing economy, Spring
exceed budgeted expectations.

Take Over
Effective Rents

L
CAPS TRAINING: ACTIVITIES (Updated Oct. 2018)

BD/FB Qty Area :‘::_: Rent $PSF
1/1 84 700 58800 $852
1/1 96 800 76800 $917
1/1 36 894 32184
2/2 48 1089
2/2 56 1198 $71,680
3/2 $13,216
3/2 $1,601 $1.12 $25,616
$113 $364,540

Reco!

fectiv

After carefi

nended
Ments

In

Actual Current
Effective Rents

Rent $PSF L‘;‘:t'
$1.24 $75264 | $854 $1.22 $71,736
$120 $92160 | $925 $116 $88,800
$1.20 $38,628 | $1,025 $115 $36,900
$11  $60,672 | $1,203 $1.05 $57,744
$1.08 $75432 | $1,280 $1.03 $71,680

$1,738  $1.23 $13,904 | $1,652 $117  $13,216
$1,677 $118 $26,832 | $1,601 $112 $25616
$119 $382,892 $114 $365,692

! Derived by all occupied rental rates from Rent Roll as of August 2016

CAPSE
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RIVER COMMONS PROPERTY ASSESSMENT
AND DUE DILIGENCE SUMMARY

Comparable Apartment Review

Comparable Map
The following map and table provide a current overview of primary competitive co ities i rea of River
Commons Whitfield’s field analysis validated competitor and subject rents th 5, 2016. All
locations on the map are approximate and depend upon the format of the ccuracy of the
geo-coding.
Ronald Reagan
High School -
Concordia ,, (03
X Lutheran Church ™

DS OF
[VANO

RIVER D OF D)

CAMING REAL

+

___City | Year | Units | _SF__| ERPU_| ERPSF | Occ_| Distance

Aurora 2006 344 937 $1,209 $1.10 96%

Aurora 2001 246 1,171 $1,383 $1.19 91% 1.34 miles

Aurora 2005 358 947 $1,149 $1.14 96% 2.03 miles

Aurora 2009 456 1,086 $1,294 $1.21 97% 2.06 miles

Aurora 2006 374 965 $1,108 $1.17 93% 2.48 miles
2005 355 980 $1,143 $1.17 95%
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Pricing Comparison

Effective Rents?, Sorted by Rent Low to High

1 Bed / 1 Bath Units SF
Mountainview Orchard 132 579
Mountainview Orchard 40 669
River Commons 84
Ranch Estsates 72
Village Hills 36
River Commons 96
Village Hills 76
Ranch Estates 114
River Commons 36
Heavenly Willowbrook 36
Heavenly Willowbrook 28
Average 750
2 Bed / 1 Bath Units ERPSF
Ranch Estates $1,033 $1.10
Village Hills $1,139 $1.05
Average $1,098 $1.07
2 Bed / 2 Bath ERPU ERPSF
Ranch Estates $1,036 $1.04
Village Hills $1,176 $1.07
Village Hills $1,185 $1.11
River Commons 1,089 $1,203 $1.05
Ranch Estates, 1,151 $1,208 $1.05
Heavenly Wil 1,151 $1,210 $1.05
Ranch Estates 1,130 $1,275 $1.13
River Commons 1,198 $1,280 $1.03
Heavenly Willowb 1,206 $1,285 $1.07
128 1,246 $1,476 $1.18
696 1,139 $1,265 $1.11
Units SF ERPU ERPSF
22 1,292 $1,573 $1.22
24 1,378 $1,585 $1.15
28 1,352 $1,588 $1.17
16 1,428 $1,601 $1.12
8 1,413 $1,652 $1.17
lew Orchard 20 1,721 $2,000 $1.16
Heavenly Willowbrook 8 1,702 $2,100 $1.23
Average 126 1,440 $1,685 $1.17

2 Derived by all occupied rental rates from Rent Roll as of August 2016
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RIVER COMMONS PROPERTY ASSESSMENT
AND DUE DILIGENCE SUMMARY

Fee and Deposit Comparison

River Village Mountainview Heavenly
Commons Hills Orchards Willowbrook
Application Fee 50 65 50
Administration Fee 150 225
Deposit 87.5 750
Pet Deposit 200 250
Pet Fee 200 250
Pet Rent 10 10
Covered Parking 25 40
Attached Garages 100
Detached Garages 85 80
Valet Trash 20 25
Property Amenity Comparison
Billiards Room Y Y
Conference Room Y Y
Garages Attached Y Y Y
Garages Detached Y Y Y
Garages Available Y Y Y
Outdoor Fire Pit/Fireplace Y Y
Outdoor Kitchen Y Y Y
Pet Park Y Y
Resident Loung
Storage Unit
Tanning Beds Y
Wi-Fi Hotspots Y Y
BBQ Grill/Grilling Y Y Y
Car Wash Area Y
Y
Y
Y Y Y
Y
Y Y
Y
Playground Y
Pogliside Y Y Y
’s Insurance Y Y Y Y Y
Separate Fitness Area/Yoga/Spin Y Y Y Y
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Interior Amenity Comparison

River Village Mountainview
Commons Hills Orchards

Heavenly
Willowbrook

Kitchen Amenities
Black Appliances Y Y

Breakfast Bar Y Y
Granite Countertops
Kitchen Island
Quartz Countertops
Range/Stove Y Y
Self-Cleaning Ovens
Stainless Steel Appliances Y
Tile Flooring
Washer/Dryer Included
Washer/Dryer Connections Y
Living Area Amenities
9 Foot Ceilings Y
Built in Bookshelves Y
Built in Desks

Crown Molding
Fireplace

Tile Entry

Vaulted Ceilings
Bathroom Amenities
Garden Tub
Granite/Marble/Quartz Coun
Vanity (Dual Sink)

Walk in Shower
Views
City View
Misc. & Bedroo
Bay Windows
Berber Carpet

< << <

< < =< =<

=<
< < < =< <
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RIVER COMMONS PROPERTY ASSESSMENT
AND DUE DILIGENCE SUMMARY

Comparable Summaries

The Ranch Estates
Manager: Smith Realty | Units: 358 | Built: 2005 | Occupancy: 96% | Revenue Man

The Ranch Estates is located 2.3 miles from River Commons off the main
behind a corporate park with an aging construction sign and weathered flags.
the fitness center needs to be updated, but the interiors of the apartments have
new cabinetry and granite-style counters. Overall, The Ranch Estates is close in ¢
based on location and amenities.

BD/FB SF
1/1 725 $1.25
1/1 841 $1.20
2/2 995 $1.04
2/2 1,151 $1.05
3/2 1,378 $1.15

Total/Average
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Community Amenities Interior Features

L XN UAEWN R

. Resident lounge
. Storage available
. Swimming pool

. Car care center

Fitness center 1. New shaker style cabi
Dog park
Gated community

Black appliances wi t-in microwave

2

3

Garages available 4
Outdoor kitchen 5. { t on first floor

6

7

8

Wi-Fi in clubhouse Patio or balco
Business center Two-tone paint
Picnic area with grills Crown molding

Game room

CAPS TRAINING: ACTIVITIES (Updated Oct. 2018)
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RIVER COMMONS PROPERTY ASSESSMENT
AND DUE DILIGENCE SUMMARY

The Village Hills

Manager: ART Mgmt. | Units: 246 | Built: 2001 | Occupancy: 91% | Revenue Managemeat: Yes

The Village Hills is located 1.3 miles from Subject Property. Although The Village Hi
thoroughfare, it is difficult to locate because it is not clearly marked, situated behj
a parking area. The Village Hills clubhouse and amenities show very well an
the apartments have also been completely remodeled with varying grades
from. The Village Hills high end interior features, renovated exterior, and prem
them superior to River Commons.

ight off of the major

BD/FB SF Units
1/1 709
1/1 876
1/1 914
2/2 1,068
2/2 1,206
3/2 1,702
3/2 1,721

Total/Average
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Community Amenities

Controlled access gates
Playground

Clubhouse with kitchen area
Swimming pool

Outdoor kitchen

Outdoor social area with fire pit
Car wash

Business center with Wi-Fi

L XN UAEWN R

. Fitness center

10. Dog park

11. Covered outdoor seating area
12. Garages available

Interior Features

1. Maple cabinetry with
molding

Black and stainl

CAPS TRAINING: ACTIVITIES (Updated Oct. 2018)
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RIVER COMMONS PROPERTY ASSESSMENT
AND DUE DILIGENCE SUMMARY

Heavenly Willowbrook
Manager: Summerton Mgmt | Units: 456 | Built: 2009 | Occupancy: 96% | Revenue Ma

ement: Yes

Heavenly Willowbrook is located on Murray Road and is 2.6 miles from Ri
Willowbrook offers some premium interior features, such as granite countertop i nd espresso
cabinets with brushed nickel pulls, as well as a premium amenity package. Th
design throughout unit types and do not offer much variation from the bas
Willowbrook is comparable to River Commons based on location, interior, exter

asset.
BD/FB SF Units ERPU )
1/1 678 96 $1,009
2/1 1,082 114 $1,139
2/2 1,130 96 $1,275
2/2 1,246 128 $1.18
3/2 1,292 $1.22

Total/Average
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Exterior Amenities

1. 24-hour fitness center

QOutdoor kitchen
Free Wi-Fi in common areas

2. Outdoor Crossfit endurance area
3. Tanning center

4. Heated spa

5. Swimming pool

6. Playground

7.

8.

9

Business center with Wi-Fi
10. Outdoor social area with fire place
11. Dog park

Interior Features
1. Espresso cabinetry withaaickel pulls

2. Brushed nickel trac ing in kitchen and
dining room

N o b ow
o
s}
o
0
a
=
o
=)

Walk-in shower avai
elf-cleaning ovens

wo-tone p
. Jetted garden tubs
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RIVER COMMONS PROPERTY ASSESSMENT
AND DUE DILIGENCE SUMMARY

Mountainview Orchard

Manager: Inc. LLC | Units: 374 | Built: 2006 | Occupancy: 92% | Revenue Management:

Mountainview Orchard is located 2.48 miles from River Commons. The entire com
and shows well. All units have been upgraded with quartz countertops, glass ti
cabinetry. Amenities have been upgraded to include a new fitness cen
instructor, outdoor social area with fire pit, and an internet café. The leasing
with oversized barn style doors to mirror the ranch theme. Overall, Mountai
based on interior and exterior amenities.

y has been renovated

BD/FB SF Units
1/1 579 132
1/1 669

2/1 938

2/2 1,101 $1.07
2/2 1,151 $1.05
3/2 1,352 $1.17

Total/Average
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Community Amenities Apartment Features
1. 24-hour two-story fitness center and yoga 1. Cherry cabinetry with nagkel knobs

Wood-style floorin ghout on first floor

Quartz counter

studio with on demand virtual trainer 2
Business center 3.
Swimming pool 4
Conference room

Outdoor kitchen with TV
QOutdoor social area with fire pit

o w

Subway tile kitchen b
wo-tone paint

Billiards room
Internet cafe

©® NV A WwN

Covered parking
10. Detached garages available
11. Controlled access gates

S

bedroom
. Vessel sink in bath

. Brushed nickel lighting and hardware
. Patio or balcony
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RIVER COMMONS PROPERTY ASSESSMENT
AND DUE DILIGENCE SUMMARY

Asset Evaluation

Preliminary Review
Whitfield managed properties benefit from professionally coordinated preliming
evaluations. These evaluations are designed to minimize disruption to the ons
creating an action plan for transition and improvement.

Community Questionnaire

which is designed to collect a variety of key data elements reg
the asset. The information was provided during our discussi
Johnson, Community Director for Property Management
accuracy of the data provided by Property Manage i ormation collected
remains subject to further update, revision, and am

Property Information

Property name River Commons
Address 123 Subject Property
Aurora, CO 95874
Phone number
Back line number
Fax number
E-mail address subjectproperty@properties.com
Year built 2006
Number of units 344
Number of buildings Zp, including office, maintenance shop, and mail
kiosk
Amenities Count or Unit #(s) Condition
Fair, needs expansion
joints replaced, deck
1 .
stained, and new
furniture
#1107 Fair, needs nfew furniture
and accessories
0 N/A
0 N/A
0 N/A
Sports court 0 N/A
Business cen 1 Fair
K 1 Poor, needs full paint and
new equipment
Poor, 1 entrance/exit gate
Entrance or entrance/exit control access gate 2 entrance/exit gates G LEes5eb 0D
remote access system
installed
Exit only access gate 0 N/A
Satellite dish 0 N/A
Laundry facility, coin or card operated? 0 N/A
Vending machine 0 N/A
Other 0 N/A
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Operations Response

Handicap/ADA modified unit #(s) #09101, 09107,11101,111487,07102,07108 &
17108

% occupied 95.6%

% leased 30-day 96.2%

% leased 60-day 93.3%

30 or 60-day notice required 60

Estimated number of monthly move-outs 16

Down units/Unit #(s) #11101

Down garage/Unit #(s)
Down storage/Unit #(s)
Non-revenue units/Unit #(s)
What county is the property located in?

What school district?

Is there a property service assistant that lives on site? If Yes, lig
#(s)

Is there security patrol/armed or unarmed?

Does the property provide valet trash service?

Is the valet trash service performed by the propert
Does the property provide a recycling program?
Is the recycling program performed by the
Is renter’s insurance mandated?

Are there fees charged thr
Are there fees charged direct
system? Amounts?

ion played to the public in any common areas of the

Identify all common areas on property in which there is music or
television being played to the public (e.g. not inside a staff member’s
office). Indicate Music, TV, or Both:

Lobby/Clubhouse

Fitness Center

Business Center

Mailroom

Media Room

Pool Area

discount (1/2 off rent

3 party
Yes, as required by City of Aurora

3 party trash hauler provides recycling bins
Yes

Unknown, per CD all residents should have
insurance

Yes

Yes

No

Yes, amounts unknown

No
$16,642/50/S0
0

0

$116 first

$87 second

$255

N/A

Yes

Yes, 11 (1 not currently working)

All video is saved for 12 days

Back office patio, pool, leasing office, clubroom,
fitness center, parking lot outside front office door
and 4 gate cameras

Music provided through Voice InNovations

Both music and TV

Both music and TV

Music

No

N/A

Patio off of the office, near the pool, music
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RIVER COMMONS PROPERTY ASSESSMENT
AND DUE DILIGENCE SUMMARY

Is Common Area more than 2000 sq. ft. (including any adjoining

outdoor space where the music or television is being played)? (Yes or | Yes- 6,000 sq. ft.

No)

Lobby/Clubhouse | Included in 6K sq. ft

Fitness Center | Included in 6K s

Business Center | Included in 6

Mailroom | N/A

Media Room | N/A

Pool Area | Included in 6K sq¥

Number and type (stereo, radio, TV, etc) of audio/visual devices in each

Common Area, including mechanical devices (iPod hookup, CD Player,

etc) and type of Audio/Visual device (stereo, radio, TV, Ipod dock
Lobby/Clubhousi

Fitness Center

Number of speakers in each Common Area (not coun

Is there any Admission Cha

y/Clubhouse | No
Fitness Center
Business Center | No
Mailroom | No
Media Room | No
Pool Area No
V’s in this Common Area, is the diagonal
er than 55 inches on any TV? Yes, No, or N/A
Lobby/Clubhouse | No
Fitness Center | No
Business Center | No
Mailroom | No
Media Room | No
Pool Area | No
echanical Devices in the Common Area that the public
ility to operate (CD player, Ipod hookup, etc)? Yes or No

Lobby/Clubhouse | No

Fitness Center | No

Business Center | No

Mailroom | No

Media Room | No

Pool Area | No

Does the property have a movie screening room open to residents? | No
If so, approximately how many people does it seat? | N/A
How often is it open? | N/A

82 CAPS TRAINING: ACTIVITIES (Updated Oct. 2018) CAPS
Certified Apartment Portfolio Supervisor Training Activities



Are there any movie nights or sporting or sitcom events for
residents/guests?
Are residents permitted to use the room to play their own movies or
are there movies available for them to watch?
Is this a non-smoking community?
Are there any lender required O & M programs (lead, asbestos, mold)?

What is the write off process, timeline?

When was the last time HUD did an inspection (REAC)?
Can we get a copy of the report?

How are after-hours emergencies handled?

Is there a separate phone number for patrol services or after-ha
emergencies?

Is there a separate phone number or automated line fo
service requests after hours?

Personnel

written off to th
water, etc.)

Unknown
Unknown
nd CallMax

On-site staff

Community director
Assistant community director
Bookkeeper

Sales director

Sales director

Sales director

Sales director
Maintenance supervisor
Assistant maintgnance supervisor

Make-ready

Assistant make:
Porter
Housekeeper

ges — management use
Number of garages — resident use/cost

Number of storage units - management use

Number of storage units — resident use/cost

Assigned parking spaces/cost

Open parking spaces

Handicap parking spaces

Who does the access gate maintenance, whether there is a contract or
not?

Is the gate system software up-to-date?

Response
Names Live on Site?
April Chastain No
Sash Johnston No
N/A N/A
Kevin Clark No
Laura Wyatt No
N/A N/A
N/A N/A
Jose Hernandez No
Open TBD N/A
Make Ready/Porter

No
Lorenzo Alan
N/A N/A
N/A N/A
N/A N/A
N/A N/A
Response
0
2
2
1

40, just increased to $35

3; 2 breezeway garages, 1 detached garage

30 breezeway/$100, 31 detached/$100, and 96
attached/included in the rent

0

0

0

390

8

In house and call vendor Gate Services as needed

Yes
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RIVER COMMONS PROPERTY ASSESSMENT
AND DUE DILIGENCE SUMMARY

Are residents programmed at move-in/out?

What hours are the gates programmed to be open?

Is there a lawn sprinkler system?

Has there been a city assessment in the last 2 years?

Is property within city limits?

Do you have copies of certificates of occupancy?

Are there any city inspection fees? Is there per unit fee?

Are there any fire inspection fees? Is there a per unit fee?
Which municipality controls your fire and building inspections?
Date of last fire inspection

Is chimney cleaning required by the city?

Who maintains the fire alarm system?

Smoke detectors in every unit?

Fire extinguishers in every unit?

Intrusion alarms in every unit?

Are the alarms required to have a permit?

Are the alarms monitored? Resident pays or included in
Is the leasing clubhouse alarmed?
Is the maintenance shop alarmed?
Is snow removal necessary? Cost?
Do you have elevators? Code problems/repgg
Are life guards required?

Move-in
Always closed

Yes

Yes, as required by
Yes
Yes
No
No
City of Aurora
January 2016

Unknown

No

Mold

Yes

Yes

Yes

No

No

No

Unknown

Unknown

Unknown

#13108 storage closet (sheetrock/baseboard),
maint. shop (water heater leak), #10108 (a/c drain
line leak-sheetrock repair) and #10208 (a/c drain
line leak-sheetrock repair)

No

No

No

Response

Remaining construction work/warranty items to be completed?

Major capital improvements in the last three years?

No current issues, some breezeway fixtures have
been replaced

N/A

TV for model, new clubhouse/model carpet, add
additional golf carts, refurbish existing golf carts,
new office computers and chairs, new phone
system, exterior trim paint and wood replacement,
landscaping enhancements, re-plaster pool, new
pool umbrellas, 2 new grills, and new front
entrance signage
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Additional improvements planned? Explain

Major maintenance or known structural deficiencies/problems?

If you could spend money to improve the property, where would you
direct it?

Are there uninhabitable units? Please list
Recent bed bug infestations? Please list
Brand of appliances used on-site

Refurnish model, re-stripe parking lot and paint
exterior hardy and trim

No
Dog park, convert b,
exterior paint, r

s center to Yoga Studio,
perimeter fencing, and

Make Ready 3BR
Make-ready process — in house cost (budgeted) $500
Make-ready process — contractor cost N/A
Painting — in house cost (budgeted) N/A N/A
Painting —contractor cost /A $172
Cleaning — in house cost (budgeted) /A N/A N/A
Cleaning —contractor cost N/A s8 $85 $85
Carpet cleaning — in house cost (budgeted) N/A N/A N/A N/A
Carpet cleaning — contractor cost N/A $60-$70 $60-570 $60-570
Services Provided By Contract (Y/N)
) . . AT&T-Phone/Internet &

Who do you use for office service cable/video/ Time Warner - Cable Yes
Whp do you have an agree AT&T & Time Warner Yes
residents?

AT&T Yes

AT&T & Time Warner Yes

Believe Entrata Thinks so

For Rent & Apt. Guide Yes

Yardi Pop Card Yes

Apartment Ratings-Yelp- Yes

Entrata

Maxcom Yes

Callmax Yes

50% escort only Yes

Entrata Yes

N/A N/A

Pinnacle-small business No

Use personal phones and

are reimbursed $50 per No

month

Bank of America Unknown

Sparkle Enterprises No
Coffee/beverage machine Sparklettes- mtm contract  Yes

. Diversified Recovery

Collection agency Services/Sure Deposit 18
Copier (owned or leased)? Is there a maintenance agreement? Dahill Yes
Security Deposit Bond Program Sure Deposit Yes
DVD rentals N/A N/A
Electric - Common Area CPS No
Electric - CSA (Vacants) CPS No
Electric - Marketing N/A N/A
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RIVER COMMONS PROPERTY ASSESSMENT

AND DUE DILIGENCE SUMMARY

Elevators

Elevators Emergency Phone Service
Exterminating

Fire Alarm System Maintenance
Fire Alarm System Monitoring
Fitness Equipment Rental

Fitness Equipment Service

Fountain Maintenance

Gas/propane - commercial customer
Gas/propane - CSA

Gas/propane - revenue share

Gate system

Irrigation

Key management system? Is there a maintenance agree,
Lake maintenance

Landscaping

Laundry room

Lease documents — Proprietary or BlueMoo
Leased Furniture

Lift Station Maintenance
Long distance

Maintenance Supplies

Market survey
Mats services

Office Supplies
On-hold music
Online payme,
Pagers
Paint

Painting service
Payphone

insurance company
e Assistant
Property software

Property Website

Recycling

Refreshment Services

Resident screening

Resident services/CARES team
Revenue management

Security patrol

Site Lighting (leasing/maintenance)
Snow Removal

N/A N/A

N/A
Worldwide Pest Contra,
Maxcom
Maxcom
N/A
Marathon,
maintenance
N/A

BlueMoon No

N/A N/A
N/A N/A
AT&T Yes
HDS Yes
Wilmar Supply for R22 No

Sweet Spot Yes
Benson No

Quill No

N/A N/A
Entrata Yes
N/A N/A
Sherwin Williams Yes
M&M No

N/A N/A
N/A N/A
ATT Yes
N/A N/A
ATT Yes
N/A N/A
ATT Yes
North & South Pools No

N/A N/A
N/A N/A
#7205 Yes
Yardi Yes
Entrata Yes
Waste Management Yes
Sparklettes Yes
Corelogic Yes
N/A N/A
Yieldstar Yes
N/A N/A
Complete repairs in house  N/A
N/A N/A
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Surveillance cameras/monitoring
Tanning bed(s)

Termite bonds

Towing

Trash agreements

Trash compactor

Trash valet/door-to-door services
Uniform services

Utility bill pay agreements

Utility collections performed by site or 3" party?
Vending machines

Vendor screening and compliance
Washer/dryer rental

Waste expense management company
Water cooler

Water sub-meter agreements

Maxcom Yes
N/A

Worldwide Pest Contr
Bear Towing
Waste Manage
(dumpsters)
N/A
Valet Waste
N/A
Conservice

Wetlands
Utilities Response
Unit HVAC (electric or gas) Electric
Cooking (electric or gas) Electric
Hot water individual (electric or gas) Electric
Do you have boilers/how many/permits? N/A
Is trash hauling city regulate Yes
How many dumpsters/lea 7, leased
How many trash compactors, N/A
Marketing Response
For Rent Yes
Apt Guide Yes
Locators Yes
Yellow Pages No
Resident referrals Yes
e signage No
No
Yes

Medical, military, civil-service
N/A
Offer carpet cleans

Response

ur resident/office Internet service?
led centrally or to site?

List e-mail addresses used by your employees

Who manages the e-mail addresses?

Does the property have a website? List website

Who manages the website? Property management or 3™ party?
Who owns the domain names for your website, if any?

Do you have a hardware inventory?

Does the inventory include both computers and monitors?

ATT

Centrally and by All Covered
subjectproperty@properties.com,
subject asst@ properties.com,
subjectleasing@properties.com
Corporate
subjectproperty.com

Entrata

Unknown

Yes

Yes
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Do you have warranties on your computers/equipment? No

Do you have any of your installation disks? No

Do you have a software inventory? No

Please list all computer applications installed Unknown
Rent roll system Yardi

Key management system N/A, they hav,
Work order management Yardi

How do you back up your data? Unknown, no
Any other computerized equipment such as gate systems, security? Yes, gate & came
Contact information, warranty information, access codes and Yes
instructions

Are there bond requirements? If so, how do you track resident
designations and unit certifications?

Criminal Information

When was the last police report of criminal activity in the 3
completed?

How many times have the residents been advised in
activity? (in the last 2 years)

For each event that residents received notific
of criminal activity and when did the event
How often are crime watch/resident comm
How are such letters delivered to residents?
Are copies available? If so, please attach.

Raids Report online

g of criminal )
Once since FelS

Car break-in

N/A
Email blast
Yes, see letter below

Is this email nat displaying correctly?
View it in your browser

b inform residents that a suspicious vehide has been seen on propertya

person in this vehicle has been seen driving slowly, stopping, and even
ose of being at our community

alarm anyone, but rather to make everyone aware of their surroundings. Please make sure you
sible in your vehicle. Also make sure you keep your vehicle locked when notin use

ctivity first to the police, and then to our office

for your atention in this matter!

address is:

You are receiving this email because you have opted to receive nolifications via email

*UNSUBSCRIBE*
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Audit Questionnaire
As part of Springfield’s due diligence review of Subject Property, our team completed an Audi
is designed to collect a variety of key data elements regarding the day-to-day o
The information was provided during our discussions the week of September 7", wit
Director for Property Management Group. Springfield Management does not gu
provided by Property Management Group representatives and all informatj s subject to
further update, revision, and amendment.

uestionnaire which
ons of each asset.
y Johnson, Community

Lease Contract and Addendums Response

Blue Moon lease?

Computer software program?

Revenue management system (YieldStar, etc)?
Lease terms offered

Are lease expirations exact day or end of month?
# of M-T-M leases

Maximum # of occupants

Rent due date

Initial late date

Initial late fee

Daily late charge

Maximum # of days of daily late charges
Maximum total late fees

If there has been a change in the late fee sche
last two years, what was the previous late sche

14 days
$190

N/A

Termination addendum used. Resident must
provide a 60-day written notice and pay 2 months
of rent before keys turned in. If a skip or they do
not pay the termination fee upfront the cost of
reletting is charged plus any accelerated rent

No

No

Apartment Lease Contract

Inventory and Condition Form

Animal Addendum

Bed Bug Addendum

Water/Wastewater Cost Allocation Addendum
Mold Information and Prevention Addendum
Lease Addendum for Satellite Dish or Antenna
Lease Addendum for Enclosed Garage, Carport or
Storage Unit

Lease Addendum for Remote Control, Card, or
Code Access Gate

Lease Addendum for Trash Removal and Recycling
Costs — Flat Fee

Lease Addendum for Washing Machine

Lease Addendum for Renter’s Insurance

Valet Trash Addendum

Courtesy Officer Agreement

Lease Addendum for Rent Concession

Lease Addendum for Patio or Yard Maintenance
Lease Termination Addendum

Certified Apartment Portfolio Supervisor Training Activities
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Lease Rent Paragraph

Response

Does it list market or street?
Does it include rentable items?
If so, at market or rented price?

Security Deposits

Individual market
No
N/A

Response

Standard deposit — 1 bd/effective date
Prior amount — 1 bd/effective date
Standard deposit — 2 bd/effective date
Prior amount — 2 bd/effective date
Standard deposit — 3 bd/effective date
Prior amount — 3 bd/effective date

Is additional deposit required for approvals?
At what amount?

Is payout allowed?

Is deposit Interest Paid?

At what percent?

How is it document in the file/tracked?
When is deposit and interest given back?

Details of deposit program:

What charge codes are used for deposits?
If multiple charge codes are used, describe h
charge codes:

Security Deposit Bond Pro eposit, eDe!

$300 or $87.50 paid to Sure Deposit for $500
worth of coverage
Dep

N/A

Response

Is property on a Security Dep

If so, detail program:

Yes
$87.50 paid to Sure Deposit for $500 worth of
coverage

Response
Pet deposit amd $200
Pet fee amount $200
or large breed)? Yes, $200
Yes, $200
Yes
2 payments
Yes
$10
pet)/Amount $10
pets per unit 2
t addendum? No
If noted on the addendum? N/A
Other Deposits Response
Garage remote deposit No
Gate remote deposit No
Satellite deposit $50
Key deposit No
Are the “Other Deposits” documented in the file? No

If so, where?

Clubhouse deposit is noted in a binder located in
the office
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Other Fees Response
Application fee $50

Joint application fee $65
Occupant application fee N/A
Administrative fee $150
Transfer fee - onsite $300

Transfer fee — property to property
Garage Remote fee

Gate remote fee

Satellite fee

Key fee

NSF fee

Other fee(s)

Rentable Items

Is storage available? Monthly fee?

Are garages available? Monthly fee?

Is assigned parking available? Monthly fee?
Washer/dryer company? Monthly fee?

Utilities Allocated/Sub-Metered

Unknown
No

$35 replacement
No

Response

Yes, allocated

No

No
Pest control billed to residen No
Trash billed to resident? Al Yes, $5

Yes, $20 flat rate, and a one-time $20 setup charge
at move in

Billing service fee billed to resident No
How much is t4
50
residents)? %
Property
Satellites Response
ddendum? Yes

orded on the addendum?

satellite? If so, how much?

It is not recorded on the addendum, if they have a
satellite it is notated in Yardi memos
Yes, unknown

atellite? If so, how much? Yes, $50
rded in the file? On addendum
satellite? No
Response
No
What recurring charges and fees are taxable? N/A
At what percent are they taxable? N/A
HOA Fees Response
Are HOA fees billed to residents? No
At what amount? N/A
Where are HOA fees documented in the file? N/A
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Renter’s Insurance Response
Is renter’s insurance required? Yes
Is proof required in the file? Yes
Amount of Liability insurance required? $100,000
Amount of Medical to Others required? Unknown

Does property use Master Policy? (Master policy is property’s policy;
when resident fails to provide required policy, property enrolls the UNIT
(not the resident, no personal property coverage) and resident is No
charged on the rent roll; enrollment and charge is cancelled if/when
they provide proof of a current policy)
Insurance billed to residents? Amount?

Screening Company

Name

Salary to rent ratio policy
o - 8 is qualified as a lease
Other qualifying criteria q
Was a copy of current screening criteria obtained?
Can the screening company decision be over-ridden?

If so, by whom? Corporate
What can be overridden? Unknown
Furnished Apartments Response
Is “furnished” cost in Lease N/A
Is there an additional deposit? N/A
Amount of additional deposit? N/A
How are utilities handled? N/A
What charge cgfiltmis used for furnished ? N/A
Condos, Corpo Response
Outline program N/A
What type of leasé N/A
Response
N/A
N/A
N/A
N/A
N/A
N/A
oncessions tracked for future move ins? N/A
Concession codes: recon, otconc, etc: N/A
When do the current specials expire? N/A
Renewal Concessions, Specials, Leasing Promotions, Gifts, Military,
Discounts, Etc. Response
Current renewal incentives N/A
How are concessions tracked for renewals? N/A
How far into the future have concessions, gifts, rental discounts and
. N/A
specials been offered on renewals?
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Concession codes for renewals: renew, renewtcr?
When do the current renewal specials expire?

Additional Discounts

N/A
N/A

Response

Any preferred employers?

If so, how much discount?

Was a list of preferred employers obtained?
Is there a PSA discount? If so, how much?

Is there a senior discount? If so, how much?

How are discounts documented in the files?

Employee Units

Field Industry r

% Discount Amount

Community director

Assistant community director
Bookkeeper

Sales director

Sales director

Sales director

Sales director

Maintenance supervisor
Assistant maintenance supervisor
Make-ready
Assistant make-ready
Porter

Housekeeper

Other - marketing
Other — CD other community
Other — floater
Other — (list

Housing — Sectio

N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A

Response

How are the Section 8

Is militar on the community?

ity is military housing?
housing units tracked on the community?
ousing programs on the community?

No

N/A
N/A
N/A
No

N/A
N/A
N/A
N/A

CAPS TRAINING: ACTIVITIES (Updated Oct. 2018)
Certified Apartment Portfolio Supervisor Training Activities

CAPSE

93



RIVER COMMONS PROPERTY ASSESSMENT
AND DUE DILIGENCE SUMMARY

File Audit Summary
A team of Whitfield associates completed a file audit for every occupied unit. Each lease fj
detailed rent roll, with any discrepancies noted. Additionally, demographic information
file with regards to sex, age, employment, and income.

was compared to a
ollected from every

There are significant issues in record-keeping. One such issue noted was that 1 i ne or more
documents with missing management and/or resident signatures or initials. Ad

Many of the monetary discrepancies are attributed to incomplete lease document
roll entries and accounting. Without further investigation, including resident pa
potentially direct contact with residents, it is not possible to fully determine the cause in
information is highlighted below.

Monthly Scheduled Rents

Rent Roll
Lease Audit
Total Net Variance

$1,512
$1,402

gement system, Yieldstar. The rent documented
ed by Yieldstar. In our team’s audit of the monthly
iles and the property management system. Errors
 the lease files. The total net variance between
the rent roll showing a higher total of monthly
$1,402 where the file reflected more than the
10 variances with a combined total of $2,913 that

on page one of the lease contract reflec
rents, there were 40 variances identifie
were identified on both the property man
the lease files and the property management
scheduled rents. There wer,
recurring rent charges fo
reflected a higher amount o

Employee Discount

Rent Roll S0
Lease Audit $242
Variance $242

n Rent Roll (1) $242
an Lease Files (0) SO

recorded on an Employee Addendum in the lease file. There was one variance in the
n employee discount recorded in a lease file that was not reflected on the rent roll.

$623
$623
S0
Lease Files Higher than Rent Roll (0)  $O
Rent Roll Higher than Lease Files (0) SO

Officer Discount is recorded on the rent roll under the code ofcr, and documented on a Courtesy
Officer Addendum in the lease file. There was no variance identified when comparing the discount recorded in the
lease file to the amount reflected on the rent roll.
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CAPS TRAINING: ACTIVITIES (Updated Oct. 2018)
Certified Apartment Portfolio Supervisor Training Activities

CAPSE



Garages

Rent Roll $4,400
Lease Audit $3,605
Variance $795

Lease Files Higher than Rent Roll (2)  $110
Rent Roll Higher than Lease Files (11)  $905

Garages leased by the resident were documented on the Lease Addendum for E

the $85 garage rental rate, however, the garage rental rate was recorded in the specia
lease contract. We identified 13 variances with a net discrepancy of $795 that were i
garages and carports recorded in the lease files to those noted on rent roll, with the ren a higher
amount that the lease files. There were two variances with a com
in the file than what was reflected on the rent roll. There were 11
reflected a higher amount on the rent roll than in the file.

ces with a combined tdal of $905 that

Carports
Rent Roll
Lease Audit
Variance
Lease Files Higher,
Rent Roll Highe
Carports leased by the resident were docu Addendum for Enclosed Garage, Carport, or Storage
Unit. This addendum is designed to reflect ific st 2 units(s) leased and does not include a place to
reflect the $25 carport rental rate, however, t (@Vas recorded in the special provisions paragraph
of the lease contract. W ifi et discrepancy of $110 that were identified when
comparing carports recor i on the rent roll, with the rent roll reflecting a higher
amount that the lease files. i in the amount of $25 that reflected a higher amount in the file

Washer Dry:
Rent Roll $1,925
Lease Audit $1,915
Variance S10

Lease Files Higher than Rent Roll (7)  $235
Rent Roll Higher than Lease Files (7)  $245

was documented in the lease file in special provisions of the lease contract. There were
repancy of $10 that were identified when comparing washer/dryer rents recorded in

lariances with a combined total of $235, reflecting a higher amount in the file than what was
troll. There were seven variances with a combined total of $245 that reflected a higher amount
an in the file.

Valet Trash Fee
Rent Roll $6,410
Lease Audit $6,090
Variance $320

Lease Files Higher than Rent Roll (1)  $20
Rent Roll Higher than Lease Files (17)  $340

The $10 trash fee was documented in the lease file in special provisions of the lease contract, and on the Valet Trash
Addendum in some files. There were 18 variances with a net discrepancy of $320 that were identified when
comparing trash fees recorded in the lease files to those noted on the rent roll, with the rent roll reflecting a higher
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amount than the lease files. There was one variance in the amount of $20, reflecting a higher amount in the file
than what was reflected on the rent roll. There were 17 variances with a combined total of £340 that reflected a

higher amount on the rent roll than in the file.

Pet Rent
Rent Roll $930
Lease Audit $960
Variance $30

Lease Files Higher than Rent Roll (8)  $80
Rent Roll Higher than Lease Files (4)  $50

Resident Deposits
Rent Roll
Lease Audit
Variance
Lease Files Highe;
Rent Roll Higher t
The majority of deposits for Security, Pet, 0 ad on the rent roll as Resident Deposit, with only
one deposit recorded as Other Deposit. Secu i y additional deposits required for a screening
result of “approved with ¢ i e lease file on the first page of the lease contract. Pet
deposits were recorded o le, and were also inconsistently recorded as included
in the deposit amount on the making it difficult to accurately determine the correct deposit
amount. Satellite deposits coul ed from the lease file as all files include a Satellite Addendum

that reflected , per the information provided by the manager, no residents
have a satelli osits have been collected. There was no indication of any other type
of deposits red . with a net discrepancy of $760 were identified when comparing
deposits recordd ¢ bose foted on the rent roll, with the rent roll reflecting a higher amount than
the lease files. T

53.87%
46.13%
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Demographic Summary

Gender
Male 50.53%
Female 49.47%
Age
Average Adult Age 37
Average Child Age 12

Average Annual Household Income

$61,056

There was no proof of income for one or more persons in 20.12% of ident files.

Employment by Industry

Education, Health, Social Services, Retired, and Government
Arts, Entertainment, Accommodation, and Food Services
Non-Working Subsidized Income

Retail

Construction

Banking, Insurance, and Real Estate
Information Technology

Transportation, Warehousing, and Utilities
Other

Professional, Scientific, and Management
Agriculture, Forestry, Fishing, Hunj@ag and Mining
Other Services
Student

Screening Resylts

Approved
Approved with c§
Denied

No report in file
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RIVER COMMONS PROPERTY ASSESSMENT
AND DUE DILIGENCE SUMMARY

Service Request Review
The Whitfield team performed a work order review for River Common, analyzing the s

ice request history
ust 29, 2016. The

provided, which contained 4,895 service request tickets from September 1, 2014 t
service request history was grouped into eight major categories.

Service Request Categories # of WO's % of WO's  Notes / Common Reques;
Dishwasher (68), Dryer (3
Appliance 501 10.23% Oven/Stove (13), Refrigerator
(21), Other (202)

Exterior 251 5.13%

(12), Gar:
Interior 440 8.99%
Electrical 371 isc. Li ), Other (96)

R hower (58), Sink

Plumbing 1,512 ! i 91), Water Heater (72),
HVAC 706 i ), A/C Leaking (58), Other (226)
Locks 0
Other
Total Reviewed
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Unit Walk Summary
A team of Whitfield associates inspected 20% of the 344 units at River Commons. This includg
and 4 vacant units. Our review included the general condition of each unit, as well as g
counters, cabinetry, hardware, plumbing, walls, and windows. Overall, the unit interj
The following is a summary of our observations:

65 occupied units
tion of the flooring,
Were in good condition.

Pets
Item Count
Dog/Cat 21
Other 9 Birds, TurtleY Rabbit

) 4

Stress Cracks
Item Count
Interior Stress Cracks 17

Comments
Minor cracks

Sub Floor
Item Count
Subfloor 0

Equipment

Item

Water Heater Manufacture Date
2016-2012
2011-2007

Comments

Interiors
Item
Ceiling Stains
Window Sill Vj

Comments

Window Scree
Blind Replacemé

Small drywall repair needed
Minor water stains

ge Marbled Laminate
Dark Marbled Laminate 21
Resurfaced 6
No Built-in Desk 37
Built-in Desk Condition Majority of built-in desks observed
appeared to be in good condition
Good Condition 30
Fair Condition 0
Resurface Needed 2
No Built-in Desk 37

L
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Entry Flooring
Item Count Comments
Entry Flooring Condition All faux woo! flooring observed

n good condition

Good Condition 60

Fair Condition

Repair Needed
Replacement Needed
No entry flooring

v o oo

Laundry Room
Item Count
Laundry Room Door Replacements 2
Visible Mildew/Water Stains 4

Comments

Laundry Room Flooring Condition . obse.rved
good condition

Good Condition 69
Fair Condition 0
Repair Needed 0
0

Replacement Needed

Carpets
Item

Comments
Majority of the beige carpets observed

Carpet Condition appeared to be in good condition

Code Compli
Item

Comments
GFI testing was completed in a

GFI Tested minimum of one unit in each building

Kitchens

Count Comments
Majority of oak cabinets observed
appeared to be in good condition
Good Condition 67

Fair Condition 2
Repair Needed 0
Replacement Needed 0
Cabinet Pulls Finish
Chrome 3

Brushed Nickel 66
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RIVER COMMONS PROPERTY ASSESSMENT
AND DUE DILIGENCE SUMMARY

All cabinet pulls observed appeared to

Cabinet Pulls Condition . .
be in good condjtion

Good Condition 69
Fair Condition 0
Repair Needed 0
Replacement Needed 0
Countertops Finish
Beige Marbled Laminate 7
Dark Marbled Laminate 46
Resurfaced 16
Countertops Condition appeared to be
Good Condition 62
Fair Condition 0
Resurface Needed 7
Replacement Needed 0
Ceramic Tile Backsplash Condition © k?acksplashes QPserved
0 be in good condition
Good Condition 13
Fair Condition
Replacement Needed
No Ceramic Tile Backsplash
Kitchen Faucet Finish
Chrome 52
Brushed Nickel
All faucets observed appeared to be in

Kitchen Faucet Condition .
good condition

All flooring observed appeared to be in
good condition

Majority of light fixtures observed
appeared to be in good condition

Good Condition
Fair Condition 0
Repair Needed 1
Replacement Needed 0

Majority of bar top pendant lights

Bar top Pendant Light Condition observed appeared to be in good

condition
Good Condition 11

Fair Condition

Repair Needed

Replacement Needed 1

No Pendant Light 57

o o
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RIVER COMMONS PROPERTY ASSESSMENT
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Built-in Microwave Color
Black 64
Stainless Steel Front 5

Built-in Microwave Condition

Good Condition 60
Fair Condition 0
Repair Needed 9
Replacement Needed 0
Range Color
Black 63
Stainless Steel Front 6
T All ranges observed appeared to be in
Good Condition 69
Fair Condition 0
Repair Needed 0
Replacement Needed 0
Dishwasher Color
Black
Stainless Steel Front
Dishwasher Condition Majority of dishwashers obse.r'ved
appeared to be in good condition
Good Condition
Fair, ition

Refrigerator Color

All refrigerators observed appeared to

Refrigerator Co be in good condition

Comments

All oak cabinets observed appeared to
be in good condition

Good Condition 99

Fair Condition 0
Repair Needed 0
Replacement Needed 0
Cabinet Pulls Finish
Chrome 3

Brushed Nickel 96
Cabinet Pulls Condition Majority of cabi_net pulls obsgr_ved
appeared to be in good condition

Good Condition 98
Fair Condition
Repair Needed

Replacement Needed

o - O
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Vanity Top Finish
Beige Marbled Laminate
Dark Marbled Laminate
Resurfaced

Vanity Top Condition

Good Condition
Fair Condition
Resurface Needed
Replacement Needed
Bathroom Hardware Finish
Chrome
Brushed Nickel

Bathroom Hardware Condition

Good Condition
Fair Condition
Repair Needed
Replacement Needed
Flooring Style
Faux Wood Vinyl
Ceramic Tile
Beige Vinyl

Flooring Condition

Replacement
Vanity Lighting Finish

Vanity Lighting

Brushed Nickel
Plumbing Fixtur, ndition

Good Condition

Fair Condition
Repair Needed
Replacement Needed

Bathtub Condition

Good Condition

Fair Condition
Resurface Needed
Replacement Needed
No Bathtub

11
56
32

o o

95

=

14

All bathroom hardwar® observed
appeared to ood condition

All flooring observed appeared to be in
good condition

All vanity lighting observed appeared to
be in good condition

Majority of plumbing fixtures observed
appeared to be in good condition

Majority of bathtubs observed
appeared to be in good condition

CAPS§ CAPS TRAINING: ACTIVITIES (Updated Oct. 2018)

103

Certified Apartment Portfolio Supervisor Training Activities



RIVER COMMONS PROPERTY ASSESSMENT
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All glass shower doors observed
appeared to be ig good condition

Glass Shower Door Condition

Good Condition 32
Fair Condition 0
Repair Needed 0
Resurface Needed 0

No Walk-In Shower 67

Bathtub & Shower Surround Condition

condition

Good Condition
Fair Condition
Repair Needed
Resurface Needed
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Exterior/Interior Capital Review
The week of September 7%, 2016, Whitfield Management’s Construction, Regional, a
conducted an interior and exterior physical review of Subject Property to determine th
establish capital needs.

rketing Managers
ition of the asset and

Exterior Recommendations
A proposed 2016 capital budget, along with the projected five-year capital plan, is
Major projects for Year One include:

e Poolside outdoor kitchen ° oor fitness area
e Renovated pool deck Yoga with
e Updates to fitness center equipment and room;

add water station

Interior Value-Add Recommendatioy

An interior unit review and assessment was condu® primary differences between Subject Property’s

s offered by some competitors. The following
rent premiums.

ickel track lighting in kitchen with LED lighting
outlets in kitchen

Two-inch blinds throughout

Add framing to custom bookshelves

Add framing to bathroom mirrors

Certified Apartment Portfolio Supervisor Training Activities
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RIVER COMMONS PROPERTY ASSESSMENT
AND DUE DILIGENCE SUMMARY

Asset Fact Sheet

General Data

Category Findings
Number of Units 344
Construction Type Wood fram
Number of Boiler Rooms N/A

Number of Maintenance Shops 1 shop, 3 garag
Number of Models 1, #1107
Number of Phases 1

Date of Last Fire Inspection Nov-15
Water Supply Co.

City Inspection Frequency

ffice, 1 maintenance

Number of Buildings

Year Built

One, Two, or Three Story
Number of Storage Rooms
Number of Down Units
Number Other Non-Rent Units
Electric Supply Company
Cable Company

0
#1101
City Public Service - City of Aurora
AT&T and Time Warner

Specific Information

Undergrounds Findings
Gas N/A
Water Pipe Type PVC
Electric Yes
Sewer Cast Iron or PVC PVC
Utilities Findings
Individual Elect Yes
Individual Gas No
Individual Water RUBS
Findings

Austin stone

Findings
Sidewalks
Drives
Findings
egular HC Spaces 10
Number of Van Accessible 2
Number of Uncovered Spaces 352 standard, 38 compact
Number of Covered Spaces 40
Number of Garages 157 standard, 3 ADA
Foundation Findings
Type of Foundation Concrete / post tension
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Sprinkler System

Findings

% Irrigated
% Operational

Pest Control

100%
90%, bldgs 3 & 15 are

Findings

Bond Company/Amount

Roofing

=
©
£
o
o
o

Findings

Age

Flat

Pitched

Stapled

Number of Squares
Type

Crickets

Gutters

10 years
No
Yes

Yes/No
% Guttered

Fireplaces

Number of Fireplaces

Findings
0

Carpentry Type Findings
Stairs Metal stringers and hand rails
Balconies Concrete
Pickets Metal
Patio Fences Metal
Exterior Door Findings
Entrance Door' Metal 6-panel
Adequate door Yes
Balconies Findings
| Concrete |
Findings
| Yes |
BUmpsters Findings

Dumpster Feng Wood with metal posts
i 6

Access Gates Findings

Yes/No Yes

Type Slide

Paint

Age 10 years

Type of Paint Unknown

Warranty No

CAPS TRAINING: ACTIVITIES (Updated Oct. 2018)
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RIVER COMMONS PROPERTY ASSESSMENT
AND DUE DILIGENCE SUMMARY

Masonry Findings
% Exterior Brick 0

Color of Brick N/A

% of Exterior Stone 20%

Color of Stone
% of Exterior Stucco
Color of Stucco

Multi-colored
30%
Beige

Other 50% Hardi
Lightweight Concrete Findings

Type of Subfloor Lightweight concrete
Boilers

Type

Individual Water Heaters Yes,
Energy Efficient (Protemp)

Number of Replacements i
Plumbing Findings
Copper Supply Lines No, CPVC
Number of Leaks 0
Electrical Findings
Aluminum Branch Wiring No
Breaker Problems | No
Sports Courts Findings
Type N/A
Number N/A

Site Lighting Findings
Adequate Yes

Upgrade to LED

Findings

N/A
Yes
Yes
Yes
Yes

Findings

| Business center, clubhouse, fitness center, pool
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Revenue and Income

Revenue Strategy
Each Whitfield property is operated with the same approach regardless of owne . Aur revenue
philosophy is to maximize value through the optimization of occupancy and prici ed via:
e Responsiveness — Daily review of pricing allows rapid response to dyna
e Transparency — Pricing is achieved via daily discussions between sites and a
management department to ensure asset and site-level goals are met
e Efficiency — Streamlined pricing process ensures more ti
Product, and People)

Solution. It increases transparency into revenue
r enhances operational decision making by offering
ctivity at the asset, recent transactions, and data from a
over 6.5 million multifamily units.
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RIVER COMMONS PROPERTY ASSESSMENT
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Expenses

Expense Management
Whitfield’s philosophy of managing all properties with an “owner’s mentality” ext pproach to
revenue generation. Springfield has developed key policies, procedures, and p,
continued focus on expense controls and cost reduction efforts.

is able to increase the effectiveness of our advertising so
effective advertising vehicles. To further contain expenses,

monitored by our senior management team.

National Service Contracts
Whitfield’s strong reputation and consolidated b
services. One hundred percent of negotiated disc8
Recently renewed or renegotiated agreem

e Appliance suppliers & manufact i eements, criminal & credit screening services,
emergency pool phones, waste re ing ommunications, maintenance & construction

Recent Expe
Whitfield perfo nd bench marketing, regional and national expense trends against
industry best pr. . e regularly evaluated and trials conducted as value proposition merits.
Springfield is con i izi balance of quality, service, and price. Current year initiatives include:

te property agreements with haulers to optimize and reduce waste removal costs
streamline site telecommunications spending, including auditing property phone bills,
nnecessary lines and features, and consolidating around key vendors, where possible, to gain
vantage, reduce/eliminate long distance cost
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Service Contract Review
A review of the current service contracts was completed for River Commons. The Service C

act Analysis on the

following pages summarizes and outlines the contract terms along with our recommend

Our review underscores that through the use of Whitfield preferred local and natj
realize an overall annual expense savings while maintaining quality and con. i ces received.
Any contracts not provided by the seller for our review are not include
recommendations; however, upon receipt of any such contract, our team will revie
recommendation.
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