
URBAN HOPE’S RICHMOND LAND BANK PROPOSAL 
JULY 2020 

 
OVERVIEW: 
 
Urban Hope is applying to acquire one residential lot in the Church Hill neighborhood from the 
Richmond Land Bank, in partnership with project:Homes.  
 
1208 ½ N 32nd St. 
Zoned R6 
Lot size: 20 x 124 = 2480 sf 
Plan: SFH 2 br / 2 bt 
$184k construction cost 
 
 
REQUIRED: 
 
❏ Plan to contract with qualified individuals to complete the project 
 
Urban Hope intends to work with project:Homes to build on the lot, producing permanently 
affordable rental housing with a trusted affordable housing partner with whom we already have 
a relationship. We are open to any development or construction partner that can meet or reduce 
our proposed budget and meet or accelerate our proposed timeline.   
 
We are securing both philanthropic funds as well as low-interest financing to cover the costs of 
the project, with anticipated rents planned to cover ongoing property expenses. 
 
 ❏ Estimated timeline for completion*  
 
August - Dec 2020 Capital raise, predevelopment work (architectural work, surveying, 

soil testing) 
 
Jan - Apr 2021  Permits applied for and approved 
 
May – Oct  2021  Construction 
 
Nov - Apr 2022  Rented and stabilization period 
 
Jun 2022   Conversion to VHDA lending 
 
*Timeline must be paired with the caveat that the COVID-19 pandemic has upended the entire 
business and philanthropic cycles, so flexibility will be warranted. 
 



❏ Project budget form (pro forma attached), including status of any funding such as:  
 

❏ Loan Pre-Qualification Letter (attached) 
 
❏ Grant Award/Funding Commitment  

 
We have had very positive discussions with a private funder and a new CDC that seeks to serve 
as an “affordable housing accelerator.” While we do not have a firm commitment letter at the 
time of this submission, the CDC and the private funder both affirmed their interest in our 
proposed terms of engagement. Urban Hope has the cash on hand to acquire the proposed 
property from the Land Bank immediately upon approval. Our private funder will loan the project 
the entirety of the development and construction costs, an estimated to be less than $190,000, 
as an interest-only loan for up to 18 months with terms of LIBOR+1.5%. The CDC will commit to 
fundraising to cover the first 12 months of interest payments. Then once the property houses 
tenants, rental income will pay the loan interest for the remaining 6 months of the stabilization 
period. Then we will convert the entire project to the long-term loan with VHDA, philanthropy, 
and grant funding, and pay back the private lender the full loan amount. 

 
❏ Schematics/sketches/drawings of redevelopment plan (see end of document) 
 

❏ A description of applicant’s experience completing similar projects, their qualifications or 

training to complete the project  
 
The proposed project is twofold, with the first phase being that of construction, and the second 
being that of leasing and ongoing management of the properties. For the first phase, UH partner 
project:Homes is a highly-experienced developer with extensive experience building affordable 
housing in this neighborhood and elsewhere. For the second phase, UH also has extensive 
experience in leasing and managing properties. With 19 units in our portfolio, and a commitment 
to maintaining high-quality rentals for those at 50% AMI and below, we are well-able to 
complete this project. 
 
❏ Documentation, if available, of ongoing or past work in the surrounding neighborhood  
 

❏ Provide demographics of past project residents, including, but not limited to AMI level, 

race, gender, household size, age  
 

Urban Hope has been in existence for 20 years, providing both rental and homeownership 
opportunities. In recent years, our primary focus has been on expanding the number of rental 
units available to those below 50% AMI. We are the only nonprofit in the East End with this as 
the primary focus. In fact, most of our tenants are at 30% AMI, and as low as 20% AMI. At this 



juncture, nearly all our tenants are African-American, and half of the households are headed by 
a single parent. Households range in size from 1-7, and residents range from infants to senior 
citizens. 

 
❏ Reasons for interest in the property (i.e. type of structure, neighborhood/location, price, 

personal connection). Please provide at least a 3-5 sentence description.  
 
Urban Hope is deeply committed to the long-term health of the East End of Richmond, which, in 
our view, means protecting current residents from displacement caused by neighborhood 
change. Our mission is to make home a cornerstone of opportunity by keeping it affordable; 
when we are able to place individuals and families in properties that fit within their budgets, we 
help stabilize the neighborhood and foster a healthy mix of incomes that benefits everyone. We 
aim to secure and create as much affordable housing as possible to maintain in perpetuity, as 
natural market forces will not protect affordability for those in low- and extremely-low income 
brackets. 
 
With this aim of creating as much affordable property as possible, we intend to build a single 
family home on the lot where it will be possible to build by-right.  
 
❏ How does your project address community inequities?  
 

❏ Please address the community need that you are serving with statistics about the 

neighborhood.  
 
In the City of Richmond, recent data shows that LMI families are experiencing unprecedented 
levels of displacement and eviction due to rising housing costs, creating a downward spiral that 
affects housing stability and educational, vocational and health outcomes. For example: 
 
• In Richmond’s Church Hill neighborhood, the median sales price for a single-family home 
increased from $187,000 in 2014 to $215,000 in 2016 (+17%), and similar increases are being 
seen in other emerging neighborhoods where long-term residents are being priced out of 
homeownership and rents are rising (Source: City of Richmond Assessor’s Office).  
 
• Richmond was recently ranked second in the nation for evictions. ( Source: “In 83 Million 
Eviction Records, a Sweeping and Intimate New Look at Housing in America," New York Times, 
April 7, 2018). 
 
• More than half of all renters (51%) in the City of Richmond are housing cost burdened, paying 
more than 30% of their monthly income on housing costs (Housing Virginia SOURCEBOOK). 
 
• While the local housing authority works to redevelop nearby public housing in our target area, 



fewer than one in five apartment communities currently accept Housing Choice Vouchers, 
based on a sample survey by Housing Opportunities Made Equal of Virginia (HOME). 
 

❏ Provide demographic targets for future project residents, including, but not limited to, 

AMI level, race, gender, household size, age.  
 

We intend to utilize this property as permanently affordable rental housing. As with our other 
properties, the likely tenants will be black residents of low income who are at risk of 
displacement.  
 

❏ Provide the target purchase price or rent  
See pro forma, attached. Rent is targeted at 50% AMI. If greater economies can be realized, or 
deeper subsidy can be secured, rent will be lowered accordingly. This pro forma is intentionally 
conservative to prove the viability of the project. 
 
❏ Letters of support (community leaders, neighboring residents, neighborhood associations, 

etc.)  
 
Included: The Honorable Cynthia Newbille (updated letter); Ms. Mary Thompson, Pastor Don 
Coleman, Mr. Damon Jiggetts (using previous letters) 
 
Rental Management Plan: If you plan to manage the property as a rental, please demonstrate 
your capacity to manage and maintain the property either as an established landlord or as a 
new one.  

❏ Completed copy of Management Income Expense Budget  
(Please refer to the attached pro forma for management expense details.)  
 
❏ Narrative description of your marketing plan  

 
Urban Hope is in the very positive position of having good reputational capital, as well as plenty 
of potential tenants who are eager for us to develop more properties. And, as we continue to 
provide and expand our financial health classes, the pool of potential renters increases. 
Currently, there would be no need to expand our marketing efforts, as word of mouth keeps our 
application pool full. 
 

❏ Narrative description of management procedures  
 

Part of what makes Urban Hope so successful at managing renters is our emphasis on 
relationships. We know our tenants, and our tenants know us. With that sort of personal 



connection, we are able to help our tenants weather many of the challenges that inevitably 
come their way.  
 
We do have a partnership with Great Richmond Rentals, which provides rent collection and 
associated services, as well as maintenance when we are not in a position to engage volunteer 
help for repairs. 
 
 

❏ Standard lease agreement (attached) 
 
❏ Anticipated market served (see above) 
 
❏ Will accept Housing Choice Vouchers: YES__x___ NO____ 
 

 
 
 
Following are photos of what we propose to build at 1208 ½ N 32nd: 
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LAND BANK APPLICATION – SUPPLEMENT 
7/22/20 

 
 
REAL ESTATE OWNED 
 
1431 Rogers St.  
1425 N 19th St.  
1807 N 22nd St.  
1903 N 23rd St.  
1006/1008 N 26th St. (duplex) 
1107 N 29th St. 
1402 Oakwood (pending)  
1213 N 35th St. (duplex) 
1235 N 35th St.  
709 Chimborazo Blvd. (quad) 
1231 N 38th St.  
1233 N 38th St. 
1515 N 35th St. (vacant lot) 
3516 East Richmond Road, #1 
 
Under UH management: 625 N 31st, #2 
 
UH Tenants in project:Homes duplex at 909 N 27th  
 
Pending closing with Land Bank: 615 N 30th (lot) 
 
In planning: 1701 N 21st (collaboration w/MWCLT, PPDC, re:Work) 
 
CLT and RLB RELATIONSHIPS 
(FROM SARAH) 
I know or have met all the staff members of the MWCLT, and have a closer working 
relationship with Bob Adams and Erika Sims. I have had limited professional interactions 
with Carolyn Champion, Schirra Hayes, Gwen Corley-Creighton, and Helen Hardiman. I 
am professionally very familiar with Laura Lafayette. I am personally and professionally 
VERY close with Carolyn Loftin, my colleague at Urban Hope. Finally, UH is working with 
The COO Team (which will include Gwen Corley-Creighton) as our strategic planning 
consultant, and we are also working closely with Bob Adams and Erica Sims of HD 
Advisors for a large component of our strategic planning process, soon to be completed. 



 
BASIC INFORMATION 
 
Urban Hope’s mission is to make home a cornerstone of opportunity by keeping it 
affordable. The primary focus of Urban Hope is to partner with low-income and very 
low–income families who seek affordable rental housing and/or home ownership.  
 
Urban Hope oversees the rental and homeownership processes from beginning to end. 
Staff and volunteers supervise the acquisition, construction and renovation of 
affordable housing, provide personalized and contextual financial counseling, and 
support families as they stabilize and continue contributing to the flourishing of our 
community.  
 
Urban Hope is committed to preserving and creating affordable housing in the 
neighborhoods we serve, which are rapidly changing. Rents and property taxes are rising 
quickly, and we aim to stabilize as much property as possible in order that those who 
wish to stay can not only do so, but enjoy the benefits that can come with re-
investment. 
 
All properties in Urban Hope’s portfolio will remain affordable in perpetuity; we will 
continue to keep rents as low as possible, and offer our homes for affordable sales to 
clients who are well-positioned to take on this powerful wealth-building investment. 
 
One distinguishing factor of UH is that we serve primarily those with incomes at 50% of 
Area Median Income and below, and the majority of our portfolio is currently housing 
renters. While homeownership is an important and attainable goal, it is a more distant 
one for most of those entering our program. It is our practice that with time and 
attention, our tenants’ lives improve, and they are equipped to flourish. 
 
It should be well-marked that Urban Hope is the only nonprofit working in the East End 
providing rentals for those below 50% AMI, a category in very high demand. 
 
 
RELEVANT PAST AND CURRENT DEVELOPMENT ACTIVITIES 
 
Most of the properties listed above have been renovated by Urban Hope, including 
some gut renovations. There have been a couple of turnkey properties, but by and large, 
we are in the business of renovations that range widely in scope. 
 
We are in discussions with project:Homes to transfer ownership of their existing and 
currently planned rental properties to the UH portfolio. As a first step, UH has provided  
renters and is taking on management services for one duplex. All told, there are four 
duplexes planned for this initiative. Urban Hope is seeking funding to execute this plan. 
 



In addition, UH anticipates engagement with PH for future development of rental 
properties, including building on lots that are either acquired from the Land Bank, an 
existing vacant lot in our portfolio, or properties acquired via other means. 
 
NEIGHBORHOODS WE SERVE 
 
Urban Hope serves all the neighborhoods in the East End of the City, including but not 
limited to Church Hill, Church Hill North, Union Hill, Brauers, and Fairmount.  
 



UH Pro Forma  - July 20 land bank SFH

Urban Hope Properties 1208 1/2 N 32nd 07/22/20
Richmond
(1) 4\2-bedroom SFHs
Acquisition/New Construction
Square footage (total) 1,220.00    

ASSUMPTIONS

Project Timing Project Income Assumptions General
Closing Feb-21 Rent per Annual Management Fee 6.0% 0.0%
Construction Start May-21 AMI Month GRP Vacancy Rate 5%
Construction Completion Oct-21 50% House 1 - 2BR 1 1253 250 1,003$                  1,003$                 12,036$         Inflation Income 2%
Full Qualified Occupancy Nov-21 0 0 0 -$                     -$                     -$               Inflation Expenses 3%

0 -$                     -$                     -$               Investor Return 2.5%
Tax Credit Assumptions NOT APPLICABLE 0 -$                     -$                     -$               Year 1 Operating Expenses 6,919$           
Tax Credit Rates Year 2 Operating Expenses 7,127$           

0% 0.00% Replacement Reserve/Unit 350$              
0% 0.00% Yr. 1 Op. Exp./Unit (incl. R for R) 7,269$           

Yr. 2 Op. Exp./Unit (incl. R for R) 7,477$           
Annual Tax Credit DCR - yr 1 1.05
Credit Allocated to Project
Applicable Percentage Other Income
QCT TOTAL 1 1,003$                 12,036$         

INCOME LIMITS/UTILITY ALLOWANCES/RENTS

Area Median Income 2019 RICHMOND MSA: $86,400
30% 40% 50% 60% 80%

0.7 1 person $18,150 $24,200 $30,250 $36,300 $48,400
0.8 2 person $20,750 $27,675 $34,600 $41,520 $55,300
0.9 3 person $23,350 $31,125 $38,900 $46,680 $62,200

4 person $25,900 $34,550 $43,200 $51,840 $69,100
1.08 5 person $30,170 $38,435 $46,700 $56,040 $74,650
1.16 6 person $34,590 $42,370 $50,150 $60,180 $80,200

Maximum Rents
FMR 30% 40% 50% 60%

1.5 1 Bedroom $932 $486 $648 $810 $972 60% 50%
3 2 bedroom $1,061 $583 $778 $972 $1,167 $967 $722

4.5 3 bedroom $1,410 $674 $899 $1,123 $1,348
6 4 bedroom $1,686 $752 $1,003 $1,253 $1,504 $1,254 $1,253

UH 2.0 Assumptions $472 $683 $894

Project  Operating Expense Cost/Year Cost/Unit Notes
Staff Salaries - Maintenance .. -$               
Supplies .. -$                   -$               
Contracts .. 0 -$               
Trash -$                   -$               
Maintenance 1,914$        1,531$               1,531$           -$                 
Grounds . -$               
Benefits . -$                   -$               
Pest . -$                   -$               
Administrative -$               
Property Management Fee 722.16$      722$                  722$              
Office Expenses -$                   -$               
Legal . -$                   -$               
Audit & Accting .. -$               
Utilities -$               
Electric . -$               
Water/Sewer . -$                   -$               
Taxes/insurance 1,369$        1,369$               1,369$           $104 per sf value by Millers
RE Taxes 2,297$        2,297$               2,297$           $1.20/$100 assessed value
   Tax abatement -$                   -$               
Insurance . -$                   -$               
Asset Management/UH 1,000$               1,000$           

-$               
-$               

     Subtotal 6,919$               6,919$           

RentUnit Type # of Units Gross Rent Utility Allowance
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-$               
-$               

Replacement Reserve 350 350$                  350$              

GRAND TOTAL 7,269$               7,269$           

COSTS/USES OF FUNDS % or fixed Cost Cost/Unit % of total
CONTRACTOR COSTS
Off site -                     -                 0%
Site improvements -                     -                 0%
Other -                     -                 0%
Structures 160,000             160,000         82%
Acc. building -                 0%
Asbestos -                     0%
Demolition -                 0%
Other -                     -                 0%
Other -                 0%
     Subtotal 160,000             160,000         82%
Gen. Req. 6% 9,600                 9,600             5%
     Subtotal 0%
Overhead 2% 3,200                 3,200             2%
 Profit 6% 9,600                 9,600             5%
 Other - Contingency 0%
GROP 25,536.00        
     Total Contractor 182,400             182,400         93%

COSTS/USES OF FUNDS (cont'd) % or fixed Cost Cost/Unit % of total
OWNER COSTS
Building permit 0 -                 0%
Engineer -                 0%
Architect -                     -                 0%
Architect Supervision -                     -                 0%
Tap Fees -                     -                 0%
LISC Construction Loan Fee -                 0%
Construction Interes -                 0%
Taxes during const -                 0%
Insurance during const -                 0%
Cost certification -                 0%
Legal 2,000                 2,000             1%
Title/recording 1,000                 1,000             1%
Development Consultant -                 0%
Realtor -                 0%
Appraisal -                 0%
Environmenta -                 0%
Survey -                 0%
Lease-up reserve -                 0%
Loan Fees -                     -                 0%

-                     -                 0% -$                     
Operating Reserve -                     -                 0%

-                     -                 0%
Accounting -                 0%
Furnishings -                     -                 0%

-                     -                 0%
-                     -                 0%

Contingency -                     -                 0%
Debt Service Reserve -                     -                 0%
     Total Owner 0 3,000                 3,000             2%
TOTAL - Owner + Contractor 185,400$           185,400$       95%

-                 0%

Developer Fee 4,635                 4,635             2%
Other -                 0% 6000 6,000$                  
Owner Acquisition Costs -                 -                 

  Land 6000 6,000             3%
  Existing Improvements -                 0% 0

-                 
TOTAL DEVELOPMENT COST $196,035 $196,035 3% 25536 0

Project Sources of Funds
Mortgages Amount % of total Rate Term DS/year

VHDA REACH 101,035$           52% 1.95% 420 420 3,985                    1.05

-                     

101,035             

Grants 

Subtotal MORTGAGES
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RIC - HTF 35,000               
Other philanthropy 60,000               

Donations

Professional Services

In-kind Contributions -                     

Deferred Fee

Investor Equity

196,035             
Gap -                     

$196,035 100%

CASH FLOW STATEMENT/RESERVE ACCOUNT BALANCE

Operating Pro-forma Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15

GROSS RENT
House 1 12,036$      12277 12522 12773 13028 13289 13554 13826 14102 14384 14672 14965 15265 15570 15881
House 2 -$            0 0 0 0 0 0 0 0 0 0 0 0 0 0  
House 3 -$            0 0 0 0 0 0 0 0 0 0 0 0 0 0
House 4 -$            0 0 0 0 0 0 0 0 0 0 0 0 0 0

Subtotal 12,036        12,277               12,522           12,773            13,028             13,289             13,554           13,826                  14,102                 14,384           14,672           14,965              15,265           15,570           15,881          
Other Income -              -                     -                 -                 -                   -                   -                 -                       -                       -                 -                 -                    -                 -                 -                
VACANCY 5.0% 602             614                    626                639                 651                  664                  678                691                       705                      719                734                748                   763                778                794               

11,434        11,663               11,896           12,134            12,377             12,624             12,877           13,134                  13,397                 13,665           13,938           14,217              14,501           14,791           15,087          

OPERATING EXPENSES
 Building Expenses 6,919          7,127                 7,340             7,561              7,787               8,021               8,262             8,509                    8,765                   9,028             9,299             9,577                9,865             10,161           10,466          

-              -                     -                 -                 -                   -                   -                 -                       -                       -                 -                 -                    -                 -                 -                
Replacement Reserve 350             350                    350                350                 350                  350                  350                350                       350                      350                350                350                   350                350                350               

7,269          7,477                 7,690             7,911              8,137               8,371               8,612             8,859                    9,115                   9,378             9,649             9,927                10,215           10,511           10,816          

4,165          4,186                 4,206             4,224              4,239               4,253               4,265             4,275                    4,282                   4,287             4,290             4,290                4,287             4,281             4,272            

DEBT SERVICE
VHDA REACH 3,985          3,985                 3,985             3,985              3,985               3,985               3,985             3,985                    3,985                   3,985             3,985             3,985                3,985             3,985             3,985            

-                                                 -              -                     -                 -                 -                   -                   -                 -                       -                       -                 -                 -                    -                 -                 -                
 Other -              -                     -                 -                 -                   -                   -                 -                       -                       -                 -                 -                    -                 -                 -                
OPERATING CASH FLOW 180             201                    221                238                 254                  268                  280                290                       297                      302                304                304                   301                295                286               

ADJUSTMENTS
-                    -                 -                 -                

 Plus: Reserve Interest
Remaining Cash Flow 180             201                    221                238                 254                  268                  280                290                       297                      302                304                304                   301                295                286               

 
RESERVE ACCOUNT
 Beginning Balance 350                    700                1,050              1,400               1,750               2,100             2,450                    2,800                   3,150             3,500             3,850                4,200             4,550             4,900            
Annual Contribution 350             350                    350                350                 350                  350                  350                350                       350                      350                350                350                   350                350                350               
Deferred from Cash Flow
ENDING BALANCE 350             700                    1,050             1,400              1,750               2,100               2,450             2,800                    3,150                   3,500             3,850             4,200                4,550             4,900             5,250            

TOTAL SOURCES

Total Project Cost

EFFECTIVE GROSS INCOME

TOTAL OPERATING EXPENSES

NET OPERATING INCOME



 
 

RESIDENTIAL LEASE AGREEMENT 

This RESIDENTIAL LEASE AGREEMENT (the “Lease”), dated as of the ___ day of 
_____________, 20__, by and among URBAN HOPE PROPERTIES, LLC, a Virginia limited 
liability company (“Landlord”), and _____________________________, an individual 
(“Tenant”), recites and provides that Landlord desires to lease that certain real property and 
improvements located thereon commonly known as ___________________________ (the 
“Premises”) to Tenant, and Tenant desires to lease the Premises from Landlord. 

NOW, THEREFORE, in consideration of the mutual promises made herein, the parties hereto, 
intending to be legally bound, hereby agree as follows: 

1. Premises and Term of Occupancy.  Landlord hereby leases to Tenant, and Tenant 
hereby leases from Landlord, the Premises for the term of 30 days commencing on ____________, 
20__, and ending on __________, 20__, and thereafter on a month-to-month basis (the “Lease 
Term”).  Either Landlord or Tenant may terminate this Lease by giving the other written notice of 
such termination at least thirty (30) days prior to the stated effective date of termination. 

2. Rent. 

a. Tenant shall pay as rent __________and 00/100 Dollars ($_____), partial 
months prorated (the “Rent”).  The first month’s Rent payment is due when Tenant signs this 
Lease.  Thereafter, Rent for each subsequent month shall be due and payable on the first day of 
each month.  Rent shall be paid to Landlord c/o KRS Holdings, 2000 West Club Lane, Richmond, 
Virginia  23226, or at such other place as Landlord may from time-to-time designate in writing. 

b. If a monthly installment of Rent is not received on or before the fifth (5th) 
day of the month, Tenant shall pay as additional Rent a late fee of Twenty-Five and 00/100 Dollars 
($25.00) as compensation to Landlord for the expenses of processing the delinquent account.  Any 
installment of Rent not paid within fifteen (15) days after it is due shall bear interest until paid at 
the rate of one and one-half percent (1.5%) per month, which is an annual rate of eighteen percent 
(18.0%). 

c. Rent payments shall be applied first to all past due balances of Rent and 
other charges owing under this Lease and then to current Rent. 

3. Use of Premises.  The Premises shall be used by Tenant only as a private dwelling 
and shall be occupied by no one other than Tenant and Tenant’s children, if any, under the age of 
eighteen (18) years. 

4. Insufficient Funds.  In addition to any late fee which may be due, Tenant shall pay 
as additional Rent a service charge of Fifty and 00/100 Dollars ($50.00) for each check returned 
for insufficient funds, a “stop payment” or any other reason.  If any of Tenant’s checks is returned 
to Landlord for insufficient funds, Landlord may require that future payments be paid by cash, 
cashier’s check, certified check or money order. 

5. Security Deposit. 
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a. Tenant shall pay the equivalent of one (1) month’s Rent of _________ and 
00/100 Dollars ($______) as a Security Deposit (the “Security Deposit”) when this Lease is signed 
by Tenant.  The Security Deposit shall be held by Landlord until the expiration or earlier 
termination of this Lease to secure Tenant’s full compliance with the terms of this Lease.  THE 
SECURITY DEPOSIT IS NOT THE FIRST MONTH'S RENT NOR IS IT TO BE USED AS THE 
LAST MONTH'S RENT. 

b. During the Lease Term, if Landlord determines that any deductions are to 
be made from the Security Deposit, Landlord will give written notice to Tenant of such deduction 
within thirty (30) days of the time Landlord determines that such deduction should be made.  This 
provision applies only to deductions made thirty (30) days or more before the termination of this 
Lease.  If Landlord makes any such deductions from such Security Deposit for charges arising 
under this Lease or by law, Tenant shall pay Landlord such sums as may be necessary to offset 
such deductions to replenish and maintain the Security Deposit in the original amount.  Landlord 
will maintain itemized records of all Security Deposit deductions and these records may be 
inspected by Tenant or Tenant’s authorized agent or attorney during normal business hours.  After 
two (2) years have passed from the time a deduction was made, Landlord may destroy the record 
of that deduction. 

c. Within thirty (30) days after the expiration or earlier termination of this 
Lease, Landlord may apply the Security Deposit and any interest accrued thereon, as required by 
law, to the payment of any damages Landlord has suffered due to Tenant’s failure to maintain the 
Premises, to surrender possession of the Premises thoroughly cleaned and in good condition 
(reasonable wear and tear excepted), or to fully comply with the terms of this Lease, and any 
balance, if any, to unpaid Rent.  NOTE:  ANY CLEANING COSTS WHICH ARE MADE 
NECESSARY BY THE CONDITION IN WHICH THE PREMISES ARE LEFT BY TENANT 
WILL BE DEDUCTED FROM THE SECURITY DEPOSIT.  THE MINIMUM CLEANING FEE 
IS ONE HUNDRED AND 00/100 DOLLARS ($100.00).  Landlord shall provide Tenant with an 
itemized accounting, in writing showing all such deductions.  Within such thirty (30) day period, 
Landlord shall give or mail to Tenant the Security Deposit minus any deductions.  To assist 
Landlord, Tenant shall give Landlord written notice of Tenant’s new address before Tenant vacates 
the Premises. 

d. Within thirty (30) days of the expiration or earlier termination of this Lease, 
Landlord shall give or mail the Security Deposit to Tenant, less any deductions as described herein 
if all of the following conditions have been met:  all terms of the Lease have been fulfilled; all 
keys have been turned in; all outstanding fees have been paid; the Premises have been left as 
required by Sections 12, 13 and 14 below; and there is no damage to the Premises beyond 
reasonable wear and tear, as determined by Landlord based on the inspection.  To assist Landlord, 
Tenant shall give Landlord written notice of Tenant’s new address before Tenant vacates the 
Premises. 

e. If Landlord sells or otherwise transfers all or any interest in the Premises 
during the term of this Lease, Tenant agrees that Landlord may transfer the Security Deposit, plus 
any interest accrued thereon, as required by law, to the purchaser, who in such event shall be 
obligated to comply with the provisions of this section. 
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6. Pets.  No animals or other pets are allowed in or about the Premises unless approved 
by Landlord, which approval Landlord shall not be obligated to give.  No dogs are allowed for any 
reason.  If a pet is permitted by Landlord, Tenant shall pay to have the Premises professionally 
exterminated periodically during the Lease Term as deemed necessary by Landlord (but in any 
event on a quarterly basis) and at the end of the Lease Term.  Tenant shall be subject to eviction 
and shall remain responsible for all damages caused by such pet and for all Rent for the remainder 
of the Lease Term if an unauthorized animal is kept on the Premises. 

7. Utilities.  Tenant shall provide, at Tenant’s expense, all utilities necessary for the 
proper use and protection of the Premises. 

8. Alterations and Improvements.  Tenant shall make no alterations, installations, 
repairs and/or decoration (including painting, staining and applying other finishes) without 
Landlord’s prior written consent.  Landlord may require Tenant to return the Premises to its 
original condition when this Lease terminates or expires.  Alternatively, Landlord may require that 
any change, alteration or improvement to the Premises shall become a permanent part of the 
Premises which may not be removed upon the termination or expiration of this Lease.  Such 
changes or improvements shall include, but not be limited to, wiring, locks, light fixtures, ceiling 
fans, shutters, built-in shelves or bookcases, wall-to-wall carpeting, flowers and shrubs and 
fixtures. 

9. Inspections and Access.  Landlord and its agents may enter the Premises to make 
inspections, repairs, decorations, alterations and/or improvements, and to show the Premises to 
prospective tenants, purchasers, mortgagees, workers and contractors, and Landlord shall have the 
right to erect or place "For Sale" or "For Rent" signs on the Premises.  Except in case of emergency 
or when it is impractical to give notice, Landlord shall give Tenant reasonable notice of Landlord’s 
intent to enter and may enter the Premises only at reasonable times. 

10. Move-In Inspection.  Within five (5) days after Tenant takes possession of the 
Premises, Tenant shall provide Landlord with a list of all defects and damage to the Premises, its 
equipment and appliances, and such list shall be treated as correct unless Landlord objects to it by 
written notice to Tenant within five (5) days after Landlord receives such list. 

11. Landlord’s Covenants. 

a. Except as may be otherwise expressly provided in this Lease, Landlord shall 
maintain all electrical, plumbing, heating, ventilating, and other facilities and appliances in good 
and safe working condition to comply with applicable building and housing code requirements 
materially affecting health and safety. 

b. Landlord’s failure to comply with the foregoing covenants shall not be 
grounds for Tenant’s termination of this Lease unless Tenant has given Landlord written notice of 
a defective condition and Landlord has failed to remedy the condition within thirty (30) days after 
receipt of such notice;  provided, however, that Tenant may not terminate this Lease if Tenant, a 
member of Tenant’s family or some other person on the Premises with Tenant’s consent 
intentionally or negligently caused such defective condition, which shall be repaired at Tenant’s 
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expense, and any termination by Tenant shall be made only in accordance with Section 22 of this 
Lease. 

12. Tenant’s Covenants. 

a. Except as specifically set forth in a list of defects provided by Tenant to 
Landlord upon completion of the move-in inspection, Tenant has examined the Premises, 
including the grounds and all buildings and improvements, and they are, at the time of this Lease, 
in good order and repair and in a safe, clean and tenantable condition.   

b. Tenant shall not keep or have on the Premises any article or thing of a 
dangerous, flammable or explosive character that might unreasonably increase the danger of fire 
on the Premises or that might be considered hazardous or extra hazardous by any responsible 
insurance company. 

c. Unless the Premises contain a paved or gravel driveway accessible via a 
City-provided curb cut, no vehicles shall be parked on the grounds of the Premises at any time for 
any purpose.  If the Premises does contain a paved or gravel driveway accessible via a City-
provided curb cut, vehicles may be parked only within the paved or gravel driveway on the 
Premises. 

d. Tenant shall keep the Premises clean and safe; shall use all electrical, 
plumbing, heating, ventilating and air-conditioning facilities and appliances in a reasonable 
manner; shall engage only in conduct, and require guests to engage only in conduct, that will not 
disturb Tenant’s neighbors; shall not intentionally or negligently destroy, damage or remove any 
part of the Premises or permit any other person to do so; shall care for, maintain and repair the 
Premises, equipment, appliances and fixtures, except as may be otherwise expressly provided in 
this Lease; shall pay the cost of all repairs and cleaning required by wear and tear beyond the 
ordinary; and upon the expiration or earlier termination of this Lease, shall deliver the Premises in 
good and clean condition, ordinary wear and tear excepted. 

e. During the Lease Term, Tenant shall give Landlord prompt written notice 
of any defects in the Premises, its equipment, appliances and fixtures.  If further damage occurs 
between the time Tenant learns that a defect exists and the time Landlord is notified of defect, 
Tenant shall be liable for the costs of any repairs of such additional damage which might have 
been avoided had Tenant promptly notified Landlord of the defect. 

f. Tenant shall pay all costs resulting from the intentional or negligent 
destruction, damage or removal of any part of the Premises by Tenant or by any of Tenant’s guests 
or other persons on the Premises with Tenant’s consent. 

g. Tenant shall keep the Premises, including all plumbing fixtures, facilities 
and appliances in the dwelling unit, as clean and safe as their condition permits. 

h. Tenant shall unstop and keep clear all waste pipes, drains and plumbing at 
Tenant’s expense. 
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i. Tenant shall not paint or change the paint color of the Premises for any 
reason without the prior written consent of the Landlord. 

j. Tenant shall pay as additional Rent a service fee for any instance in which 
Landlord, or its agent, is required to come to the Premises to unlock the door to the Premises.  The 
service fee will be Fifty and 00/100 Dollars ($50.00) for any calls during business hours (Monday 
through Friday 7:30 AM to 4:30 PM) and One Hundred and 00/100 Dollars ($100.00) for any calls 
during non-business hours, weekends or holidays. 

k. Tenant shall pay as additional Rent any sums which may become due by 
reason of the failure of Tenant to comply with the covenants of this Lease, and any and all damages, 
costs, and expenses which Landlord may suffer or incur by reason of any default of Tenant or 
failure on Tenant’s part to comply with the covenants of this Lease, and each of them, and also all 
damages to the Premises caused by any act or neglect of the Tenant. 

13. Tenant to Clean Premises When Lease Ends. 

a. Upon the termination or expiration of the Lease Term, Tenant will remove 
all of Tenant’s property from the Premises and deliver possession of the Premises, thoroughly 
clean and in good condition, reasonable wear and tear excepted, in compliance with such 
reasonable conditions as may be set forth in Landlord’s rules and regulations, and as may be 
provided elsewhere in this Lease. 

b. Tenant shall be liable for any damages Landlord may suffer as a result of 
Tenant’s failure to leave the Premises thoroughly clean and in good condition, reasonable wear 
and tear excepted. 

14. Move-Out Inspection. 

a. Upon the termination or expiration of this Lease, Landlord shall inspect the 
Premises to determine whether Tenant has properly maintained the Premises and has left the 
Premises thoroughly cleaned and in good condition, reasonable wear and tear excepted (i.e., the 
Premises has been left clean and free of all items belonging to the Tenant, free and clear of all 
debris, with all floors swept and mopped, closets cleaned out, window sills and baseboards washed 
clean, refrigerator defrosted and wiped clean and stove and oven completely cleaned inside and 
out, including drip pans under the burners, and all other appliances that may be acquired from 
Landlord, if any, cleaned in the same manner, all nail holes repaired and touched up with matching 
paint that can be obtained from the Landlord, all trash removed from the Premises, porches and 
fire escapes, all partitions installed by the Tenant are removed completely, and bathroom cleaned 
thoroughly, including bathtub, walls, shower, sinks, toilets, medicine cabinets, tub tiles, floors, etc.  
Grease accumulation and unreasonable marks, holes, nicks or other injury to walls, ceilings, floors 
or appliances are not considered, and shall not constitute, ordinary wear and tear. 

b. Such inspection shall be made to determine what portion of the Security 
Deposit shall be returned to Tenant and whether Tenant may be liable for damages exceeding the 
amount of the Security Deposit.  For the purposes of this section, the termination of Tenant’s 
occupancy of the Premises shall not be deemed to have occurred until all of Tenant’s property has 
been removed from the Premises. 
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c. Tenant has the right to be present during such inspection, provided Tenant 
gives Landlord prior written notice of Tenant’s desire to be present during such inspection.  Upon 
receiving such notice, Landlord shall notify Tenant of the time and date when the inspection will 
be made; provided, however, that any delay by Tenant in notifying Landlord of Tenant’s desire to 
attend such inspection shall not require Landlord to delay making the inspection after the 
termination of Tenant’s occupancy.  If Tenant attends such inspection, an itemized list of damage 
known to exist at the time of the inspection will be provided to Tenant by Landlord immediately 
upon the completion of such inspection. 

15. Abandonment of Property.  Any personal property Tenant leaves on or in the 
Premises more than twenty-four (24) hours after the termination or expiration of the Lease Term 
may be treated by Landlord as abandoned property, and disposed of by Landlord pursuant to the 
provisions of Section 55-248.38:1, Code of Virginia, 1950, as amended.  Landlord shall have no 
liability to Tenant for the value or return of any property disposed of pursuant to such statute. 

16. Damage, Destruction or Condemnation of Premises. 

a. If, through no fault or negligence of Tenant or Tenant’s guests or invitees, 
fire or other casualty destroys or damages the Premises to the extent that the Premises is 
uninhabitable, Tenant may immediately vacate the Premises and, within fourteen (14) days after 
doing so, give written notice to Landlord of Tenant’s intention to terminate this Lease.  In such 
event, the Lease shall terminate as of the date of termination of Tenant’s occupancy, and Landlord 
shall return the Security Deposit to Tenant, any interest required by law, and prepaid rent covering 
the period after Tenant vacated the Premises, subject to any setoff for charges or damages Tenant 
owes to Landlord. 

b. If, through no fault or negligence of Tenant or Tenant’s guests or invitees, 
fire or other cause damages the Premises to the extent that Tenant’s enjoyment is somewhat 
impaired, but the Premises is not uninhabitable, Landlord shall have a reasonable period of time 
in which to repair the Premises.  Landlord’s duty to repair shall not arise until Tenant gives 
Landlord written notice of the damage to the Premises.  If Landlord fails to repair the Premises 
within a reasonable period of time after having received written notice from Tenant, Tenant shall 
be entitled to a reduction in Rent for that period of time beginning thirty (30) days after notice was 
given to Landlord and ending on the date Landlord successfully repairs the Premises. 

c. In the event that all, or a substantial part, of the Premises shall be acquired 
by right of eminent domain, or private purchase in lieu of such right, this Lease shall immediately 
terminate, and the Rent shall be adjusted as of the time of such acquisition, but Tenant shall have 
no claim against Landlord for any value of the unexpired term, if any, nor shall Tenant be entitled 
to any part of the condemnation award or purchase price in lieu of such award. 

d. In any dispute concerning Tenant’s right to terminate this Lease or receive 
a Rent reduction, Tenant shall be required to prove that the condition of the Premises justifies such 
relief. 

17. Bodily Injury, Property Damage and Security.  Landlord is not responsible for, nor 
does Landlord’s insurance cover, Tenant’s person or property.  Except to the extent expressly 
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required by law, Tenant hereby waives and releases all claims, suits, actions, causes of action and 
demands against Landlord and agrees to indemnify and hold Landlord harmless from and against 
any injuries or damages to Tenant’s person or property, or that of Tenant’s guests or invitees and 
for any claims, actions, demands, causes of action, suits, damages (whether direct, indirect, 
incidental or consequential) asserted against Landlord by any of Tenant’s guests or invitees. 

Tenant acknowledges and agrees that protection against criminal action is not within Landlord’s 
power, that Landlord does not provide, and does not have a duty to provide, any security protection 
services, security lighting or any other security measures at the Premises, that Landlord has no 
obligation to conduct criminal background checks on actual or potential tenants or occupants, that 
Tenant shall look solely to the public police for security protection and that Tenant, occupants, 
guests and invitees shall be responsible for their personal security.  Landlord shall not be liable for 
failure to provide such security measures, for failure to conduct such criminal background checks 
or for criminal or wrongful actions by others against Tenant, occupants, guests, invitees or others, 
including actions by others which cause damage to property of Tenant, occupants, guests or 
invitees. 

18. Rules and Regulations.  Tenant shall comply with Landlord’s reasonable and non-
discriminatory rules and regulations for the use and occupancy of the Premises which are intended 
to promote convenience, safety or welfare and/or preserve Landlord’s property from abusive 
conduct.  Landlord shall give Tenant reasonable notice of any new rules or regulations before 
enforcing such rules and regulations against Tenant. 

19. Early Termination of Occupancy.  Tenant shall not be released from liability for 
any Rent and other charges due under this Lease for any reason whatsoever unless Landlord signs 
a written statement in which Landlord expressly releases Tenant from such liability. 

20. Assignment or Sublet.  Tenant shall not assign this Lease or sublet the Premises 
without Landlord’s prior written consent, which Landlord shall be under no obligation to give.  
Tenant shall pay Landlord a One Hundred and 00/100 Dollar ($100.00) fee if Tenant assigns or 
sublets the Premises or any part thereof.  No assignment or sublet will release Tenant from 
continuing liability for the full performance of Tenant’s obligations under this Lease, including 
payment of Rent. 

21. Breach by Tenant. 

a. If Tenant fails to pay Rent, or any part thereof, within five (5) days after the 
date when due, Tenant commits any material breach of this Lease, Tenant denies Landlord’s 
exercise of any rights under this Lease or arising by law, legal proceedings are begun by or against 
Tenant to levy upon or dispose of Tenant’s leasehold interest in the Premises, Tenant files, or there 
is filed against Tenant, any proceeding in bankruptcy which is not dismissed within thirty (30) 
days of such filing, or the Premises is used by Tenant or others for any illegal purposes, Landlord 
shall have the right to sue for all Rent due or to become due during the remainder of the Lease 
Term and to enter and take possession through legal proceedings, or, if the Premises is abandoned, 
to enter and take possession by any lawful means.  In addition, Landlord shall, at its option, have 
the right to terminate this Lease and to pursue all other remedies available at law or in equity, 
including a claim for damages. 
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b. If Landlord pursues any such remedies (and regardless of whether such 
remedies are prosecuted to judgment), Tenant will be liable as follows for: 

(1) all past due Rent, interest, late fees and other charges; 

(2) all additional Rent and future Rent that would have accrued until the 
expiration of the Lease Term; provided that (i) this will not affect Landlord’s duty to minimize the 
damages by making reasonable efforts to enter into a new lease as soon as practical, and (ii) if 
Landlord obtains a judgment for future Rent, Landlord shall apply as a credit towards that 
judgment all funds received by Landlord as rent for the Premises for those months for which the 
judgment for future Rent was awarded; 

(3) all expenses Landlord may incur for cleaning, painting and repairing 
the Premises due to Tenant’s failure to leave the Premises thoroughly clean and in good condition, 
reasonable wear and tear excepted; 

(4) any court costs and reasonable attorneys’ fees incurred by Landlord 
(i) in collecting Rent, other charges or damages and (ii) in obtaining possession of the Premises; 
and 

(5) in addition to all of the sums referred to in subsections (1)-(4) above, 
a collection fee equal to twenty-five percent (25%) of the judgment amount for Rent, damages, 
court costs and attorneys’ fees, which Tenant understands and agrees represents damages Landlord 
will be likely to incur in efforts to obtain a judgment against Tenant (including Landlord’s time 
and effort spent in case investigation, correspondence, filing suit, discussions with lawyers, case 
preparation and court attendance) and to collect such a judgment 

c. In connection with breaches other than failure to pay Rent, if a material 
noncompliance with this Lease exists or if there is a violation materially affecting health, safety, 
or the condition of the Premises, Landlord may serve Tenant with a written notice stating the acts 
or omissions constituting the breach and that (a) this Lease will terminate upon a date not less than 
thirty (30) days after Tenant receives the notice unless the breach is remedied within such thirty 
(30) days, and (b) this Lease shall terminate as set forth in the notice.  If the breach can be remedied 
by repairs or the payment of damages and Tenant adequately remedies the breach within thirty 
(30) days or such longer period of time as Landlord may allow, this Lease shall not terminate.  
However, if, in the Landlord’s opinion, the breach cannot reasonably be remedied, Landlord’s 
written notice to Tenant may state the acts and omissions constituting the breach and state that this 
Lease shall terminate upon a specific date, which date may not be less than thirty (30) days after 
Tenant receives the notice. 

d. Landlord shall be entitled, in addition to the rights and remedies set forth 
above for a breach of this Lease, to all other rights and remedies available to it at law or in equity. 

22. Breach by Landlord.  If Landlord commits a material breach of this Lease, or fails 
to a substantial extent to comply with any laws with which Landlord must comply and which 
materially affect Tenant’s health and safety, Tenant may give written notice to Landlord 
identifying the acts and conditions on the Premises concerning Landlord’s breach and stating that 
this Lease will terminate upon a specific date (which must be thirty (30) days or more from the 
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date Landlord receives the notice) unless Landlord remedies the breach within thirty (30) days.  If 
Landlord remedies such breach within such thirty (30)- day period, or in the case of any such 
breach which cannot with due diligence and in good faith be cured within thirty (30) days, within 
such additional period as may be reasonably required to cure such breach with due diligence and 
in good faith, this Lease shall not be subject to termination by Tenant.  Tenant will not have the 
right to terminate this Lease because of conditions caused by the intentional or negligent acts of 
Tenant or persons on the Premises with Tenant’s knowledge or consent. 

23. Withholding Rent.  Tenant shall not withhold Rent because of conditions on the 
Premises which Landlord is required to repair unless Tenant has given Landlord written notice of 
the condition pursuant to Section 22 of this Lease and Landlord has failed to successfully repair 
the condition within a reasonable period of time.  Any Rent so withheld by Tenant shall be paid 
into court in accordance with the provisions of Section 55-248.27, Code of Virginia, 1950, as 
amended.  If Tenant pays Rent into court under said Section and the court finds that Tenant has 
acted in bad faith, Tenant, Tenant’s family, guests or invitees have caused the conditions, Tenant 
has refused unreasonably to allow Landlord or Landlord’s agents access to repair the conditions, 
or Tenant has failed to provide Landlord with written and timely notice of the condition, Tenant 
will be liable for Landlord’s reasonable costs, including costs for time spent, court costs, any repair 
costs due to Tenant’s violation of the Lease, and reasonable attorneys’ fees. 

24. Miscellaneous Provisions, Rules and Regulations. 

a. No water beds are permitted on the Premises unless approved in writing and 
in advance by Landlord, and Tenant shall be responsible for any damage caused by any water bed. 

b. Smoking in or on the Premises is strictly prohibited, and Tenant covenants 
not to allow smoking in or on the Premises. 

c. Tenant shall comply with all obligations primarily imposed upon tenants by 
applicable provisions of building and housing codes materially affecting health and safety. 

d. Tenant shall protect by insurance or otherwise against injury or damage 
from whatever cause to his person or property and to the person or property of those on the 
Premises with his knowledge and consent, and Tenant shall indemnify, defend and hold Landlord 
harmless from all claims, causes of action, actions, suits, damages and liabilities arising from any 
such injury or damage. 

e. Landlord shall not furnish shades, venetian blinds, fans or air conditioners 
for windows, nor shall Landlord be responsible for the repair of any shades, venetian blinds, fans 
or air conditioners for windows, if any, existing on the Premises. 

f. Any additional electrical wiring to be done to accommodate Tenant’s need 
for appliances not furnished by Landlord, air conditioning or otherwise will be done at the expense 
of Tenant by a licensed electrical contractor acceptable to Landlord and will become a part of the 
real property.  Tenant must request written permission from Landlord at least ten (10) days prior 
the date such work begins. 
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g. In the event of any unreasonable or unbecoming behavior or any disturbance 
of the peace on the part of Tenant, Tenant’s friends, guests or invitees where the police have been 
called, or a report filed, in or about the Premises, Landlord may terminate this Lease by giving 
Tenant thirty (30) days’ notice of Landlord’s intent to do so.  Tenant shall remain responsible for 
all Rent for the remainder of the Lease Term. 

h. Additional locks may be installed on the Premises with the prior written 
consent and permission of Landlord, provided that Tenant supplies Landlord with a key to such 
locks.  NOTE:  all locks installed shall become the property of Landlord and cannot be removed 
upon Tenant’s vacating of the Premises. 

i. Tenant and all guests are prohibited from going on the roof of the Premises 
or entering or exiting the Premises from windows, except in an emergency.  If Tenant or any guest 
or invitee violates this provision, Landlord shall have no liability, and Tenant is responsible for all 
injuries or damage caused thereby. 

j. Tenant shall not hold parties on the Premises attended by more than twelve 
(12) persons without the prior express permission of Landlord.  Tenant shall promptly clean up 
after such parties, should any debris be left about the Premises or the outside of the Premises.  
Tenant is responsible for any damages, disruptive noise or behavior caused by Tenant’s guests. 

k. At the expiration of the Lease Term, all keys must be returned to Landlord 
no later than noon on the last day of the Lease Term.  In the event that the keys are not returned 
by noon, the Landlord may be forced to change all of the locks of the Premises, at Tenant’s 
expense. 

l. Tenant is advised that effective as of the date of this Lease, Landlord 
certifies THAT ALL REQUIRED SMOKE DETECTORS IN THE PREMISES ARE PRESENT, 
HAVE BEEN INSPECTED AND ARE IN GOOD WORKING ORDER.  INTERIM TESTING, 
CARE AND MAINTENANCE OF SUCH SMOKE DETECTORS SHALL BE THE 
RESPONSIBILITY OF THE TENANT.  Landlord shall service, repair or replace any 
malfunctioning smoke detectors within five (5) days of receipt of written notice by Tenant.  Battery 
replacement, if necessary, is Tenant’s responsibility after the move-in inspection list has been 
given by Tenant to Landlord, but in any event, no later than fifteen (15) days after the Lease Term 
has begun. 

25. Notices.  All notices required or permitted by this Lease shall be deemed to be 
received if delivered in person, or sent by first-class mail (postage pre-paid), to Landlord c/o  
KRS Holdings, 2000 West Club Lane, Richmond, VA  23226 and to Tenant at the address of 
the Premises, or at such other address as either may designate from time to time by notice given in 
accordance with the terms of this Lease. 

26. Subordination.  This Lease and Tenant’s leasehold interest hereunder are and shall 
be subject, subordinate and inferior to any liens or encumbrances now or hereafter placed on the 
Premises by Landlord and all advances made under any such liens or encumbrances, the interest 
payable on any such liens or encumbrances, and any and all renewals or extensions of such liens 
or encumbrances. 
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27. Headings.  The headings of the sections of this Lease are inserted for convenience 
only and do not alter or amend the provisions that follow such headings. 

28. Binding Effect.  The covenants and conditions herein contained shall apply to and 
bind the heirs, legal representatives, successors and assigns of the parties hereto, and all covenants 
are to be construed as conditions of this Lease. 

29. Limitation of Liability.  Tenant agrees that no entity related to or affiliated with the 
Landlord or any past, present or future officer, director, member, trustee, employee, partner, 
shareholder, insurer, agent or representative of the Landlord shall be liable for any action of the 
Landlord or for the payment of any judgment against the Landlord. 

30. Governing Law.  This Lease shall be construed and enforced under the laws of the 
Commonwealth of Virginia, principles of conflicts of law notwithstanding. 

31. Radon Gas Disclosure.  Landlord makes the following disclosure:  Radon Gas is a 
naturally occurring radioactive gas that, when it has accumulated in a building in sufficient 
quantities, may present health risks to persons who are exposed to it over time.  Levels of radon 
that exceed federal and state guidelines have been found in buildings in every state.  Additional 
information regarding radon and radon testing may be obtained from your city or county public 
health unit. 

32. Lead Paint Disclosure.  Landlord makes the following disclosure:  every tenant of 
residential real property on which a residential dwelling was built prior to 1978 is notified that 
such property may present exposure to lead from lead-based paint that may place young children 
at risk of developing lead poisoning.  Lead poisoning in young children may produce permanent 
neurological damage, including learning disabilities, reduced intelligence quotient, behavioral 
problems and impaired memory.  Lead poisoning also poses a particular risk to pregnant women.  
The landlord of any residential real estate is required to provide the tenant with any information 
on lead-based paint hazards from risk assessments or inspection in the Landlord’s possession and 
notify the tenant of any known lead-based paint hazards.  A Lead-Based Paint and/or Lead-Based 
Paint Hazards Disclosure form is attached to this Lease as Exhibit A.  A copy of the pamphlet 
entitled Protect Your Family from Lead in Your Home is attached to this Lease as Exhibit B. 

33. Severability.  Any provision of this Lease which is prohibited by, or unlawful or 
unenforceable under, Virginia law shall be ineffective only to the extent of such prohibition 
without invalidating the remaining provisions of this Lease. 

34. Failure to Enforce Lease Not a Waiver.  Landlord’s waiver of a breach by Tenant 
shall not be interpreted as a waiver of any subsequent breach or noncompliance, and this Lease 
shall continue in full force and effect. 

35. Entire Agreement.  This Lease, and any rules and regulations of Landlord, 
constitute the entire agreement between Landlord and Tenant.  No oral statements made by either 
party, either before or after execution of this Lease, shall be binding, and this Lease may be 
amended only by a writing signed by both Landlord and Tenant, or by a change in Landlord’s rules 
and regulations, provided that reasonable notice of such change is given to Tenant and provided 
that such changes do not substantially modify Tenant’s arrangement with Landlord. 
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36. Joint and Several Obligation.  If Tenant includes more than one (1) individual, all 
obligations of those individuals under the Lease, including the obligation to pay Rent, are joint and 
several. 

37. Counterparts.  This Lease may be executed in one or more counterparts, each of 
which shall constitute an original, and all of which together shall be deemed to be one and the 
same instrument. A signature received by electronic mail in “portable document format” (“.pdf”) 
or facsimile shall be deemed an original. 

38. Managing Agent.  Landlord may, at its option, appoint a property management 
company (the “Agent”) to act on its behalf as its agent in connection with this Lease.  If so 
appointed, Tenant shall, unless notified in writing by Landlord otherwise, make all Rent payments 
payable to Landlord and cause them to be delivered to the Agent at the Agent’s address designated 
by Landlord in the notice appointing the Agent, as such may later be changed by notice from the 
Landlord or the Agent.  Likewise, Tenant shall respond to all requests and demands for compliance 
with the terms of this Lease made by the Agent as fully as if such requests or demands had come 
from Landlord.  All requests for repairs or services required of Landlord under this Lease shall be 
directed by Tenant to the Agent.  Landlord reserves the right to appoint a different property 
management company from time to time in which event Landlord will notify Tenant of such 
change and the name and address of the new Agent.    The initial Agent for this Premises shall 
be KRS Holdings, 2000 West Club Lane, Richmond, VA  23226. 

WITNESS the following signatures and seals as of the day, month and year first written above. 
 
 
LANDLORD: TENANT: 

 
URBAN HOPE PROPERTIES, LLC,  ___________________________(SEAL) 
a Virginia limited liability company, its sole  (Name) 
member  
 
 By:  
             Sarah M. Hale, President 

    
  



 13 
 

EXHIBIT A 
 

Disclosure of Information on Lead-Based Paint and/or Lead-Based Paint Hazards 
 
Lead Warning Statement 
Housing built before 1978 may contain lead-based paint.  Lead from paint, paint chips, and dust 
can pose health hazards if not managed properly.  Lead exposure is especially harmful to young 
children and pregnant women.  Before renting pre-1978 housing, landlords must disclose the 
presence of known lead-based paint and/or lead-based paint hazards in the dwelling.  Tenants 
must also receive a federally approved pamphlet on lead poisoning prevention. 
 
Landlord’s Disclosure (initial (a)(i) or (ii) and (b) (i) or (ii)) 
(a)  Presence of lead-based paint and/or lead-based paint hazards (check (i) or (ii) below): 

(i)  _______    Known lead-based paint and/or lead-based paint hazards are present in the 
housing (explain). 

________________________________________________________________________ 
________________________________________________________________________ 
 
(ii) ________ Lessor has no knowledge of lead-based paint and/or lead-based paint 

hazards in the housing. 
(b) Records and reports available to the lessor  (check (i) or (ii) below): 
 (i) ________ Lessor has provided the lessee with all available records and reports 

pertaining to lead-based paint and/or lead-based paint hazards in the 
housing (list documents below). 

 ________________________________________________________________________ 
 ________________________________________________________________________ 
 (ii) _____ Lessor has no reports or records pertaining to lead-based paint and/or lead-

based paint hazards in the housing. 
 
Tenant’s Acknowledgement (initial (c) and/or (d), if applicable) 
(c) ________ Lessee has received copies of all information listed above. 
(d) ________ Lessee has received the pamphlet Protect Your Family from Lead in Your 

Home, a copy of which is attached to this Disclosure. 
 
Certification of Accuracy 
The following parties have reviewed the information above and certify, to the best of their 
knowledge, that the information they have provided is true and accurate. 
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LANDLORD: TENANT: 

 
By: URBAN HOPE PROPERTIES, LLC, ___________________________(SEAL) 
a Virginia limited liability company, its sole  (Name) 
member  
 
 By:  
             Sarah M. Hale, President 
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EXHIBIT B 

 
LEAD-BASED PAINT PAMPHLET 

 
 

[Attach most current version of pamphlet entitled Protect Your Family from Lead in Your Home] 
 



 
 

 
 

July 22, 2020 
 
 
Sarah Hale 
Urban Hope Properties 
 
 
Re: 1208 ½ N. 32nd St 
 
Dear Ms. Hale, 
 
Thank you for your interest in VHDA as a financing source for the above referenced 
property.  By virtue of the intended tenants being individuals or families that are living at 
or below the local poverty level, this project is eligible for our multifamily rental 
Supporting Partnership And Revitalizing Communities (SPARC) loan program.   
 
I will need the pro-forma income and expense information for the property once 
completed.  We look forward to receiving a completed VHDA Multi-Family Loan 
application for this development.  
 
Once the loan application has been received by VHDA and all items review. A written 
loan commitment can be issued within 45-60 from receipt of application. 
 
 THIS IS NOT A COMMITMENT TO LEND AND SHOULD NOT BE 
CONSTRUED AS SUCH. 
 
We are willing to consider a loan application under the following terms: 
 
Collateral:  First Deed of Trust on the Property 
 
Loan Amount: To be determined but no more than $200,000 
 
Loan Term: Up to a 30 years with a 30-year amortization Permanent Loan Only 
  
Loan Rate: The SPARC rate is 2.95% 
 

The actual loan rate will be locked at approval.  This rate is given   
only for illustrative purposes and your loan rate may be different. 

 



Loan Fees: A combined 1% of the loan amount. 0.5% Processing fee is due 
with the submission of the loan application. A .05% Finance fee is 
due with acceptance of the loan commitment offer. 

 
Guaranty: This loan will be non-recourse to the borrowing entity. 
 
Other requirements: An environmental assessment and an appraisal will be required.  In 

addition, a complete examination of the property will be conducted 
to determine its compliance with VHDA standards as shown in the 
application. In addition to the above requirements, VHDA reserves 
the right to request additional requirements it feels necessary 
during the review of the of loan application. 

 
 
 
If I may be of further assistance, please call me at 804-343-5590. 
 
 
    Sincerely, 
 
    Wally Robinson 
    Strategic Lending Officer 
 
 
 



 
 

April 6, 2020 
 
Richmond Land Bank 
Maggie Walker Community Land Trust 
203 N. Robinson St. 
Richmond, VA 23220 
 
To the Citizen’s Advisory Panel and Board of MWCLT: 
 
I am writing to express my support of Urban Hope, Inc. and their 
application to acquire 3 properties from the Richmond Land Bank. As an 
active and effective organization working in the 7th District, Urban Hope is 
doing excellent work alongside other affordable housing organizations 
and organizations serving families with low incomes. Because of my work 
with Peter Paul families, I am keenly aware of the need for affordable 
rental housing options in the neighborhood and the excellent financial 
counseling support given by Urban Hope to community members. 
 
Because of the rapid change in the 7th district and a popular housing 
market, the East End needs a wide range of affordable options.  Urban 
Hope has proven many times that they successfully support folks with 
incomes that typically are left out of other affordable housing options. 
Urban Hope consistently works with those with incomes as low as 20% of 
the AMI. The housing options for this demographic are severely limited; 
Urban Hope is a deeply needed organization. 
 
I am encouraged that Urban Hope is in a period of significant growth and 
is seeking to develop more properties that fit their model and 
demographic of clients.  We are pursuing partnership with them as well 
in order to increase the affordable housing options for our families. 
 
I am in full support of the continued efforts of this worthy organization to 
broaden the availability of affordable housing in the greater Church Hill 
area and I would heartily encourage you to consider their application for 
Richmond Land Bank property acquisition. 
 
Sincerely, 

 
Damon Jiggetts 
Executive Director 
Peter Paul  

 
 
 

 

 

 



 
 
 
July 22, 2020 
 
Richmond Land Bank 
Maggie Walker Community Land Trust 
203 N. Robinson St. 
Richmond, VA 23220 
 
To the Citizen’s Advisory Panel and Board of MWCLT: 
 
This is a letter in support of Urban Hope, Inc. and their application to acquire a property from the Richmond Land 
Bank. As an active and effective organization working in the 7th District, Urban Hope is doing excellent work 
alongside other affordable housing organizations. While the organization is smaller in scale than some of the more 
established affordable housing groups, they are providing rental housing and financial counseling to a demographic 
that is underserved and in great need of affordable housing. 
 
Because of the rapid change in the 7th district and a popular housing market, the East End needs a wide range of 
affordable options.  Urban Hope has proven many times that they successfully support folks with incomes that 
typically are left out of other affordable housing options. Urban Hope consistently works with those with incomes as 
low as 20% of the AMI. The housing options for this demographic are severely limited; Urban Hope is a deeply-
needed organization. 
 
I am encouraged that Urban Hope is in a period of significant growth and is seeking to develop more properties that 
fit their model and demographic of clients.  They are trusted by East End residents, have a diverse board of directors, 
and have been working along side the community for 20 years. 
 
My office is in full support of the continued efforts of this worthy organization to broaden the availability of 
affordable housing in the greater Church Hill area and I would heartily encourage you to consider their application 
for Richmond Land Bank property acquisition. 
 
Sincerely, 

 
The Honorable Cynthia Newbille 
Richmond City Council 
East End, 7th District 



April 6, 2020 
 
Richmond Land Bank 
Maggie Walker Community Land Trust 
203 N. Robinson St. 
Richmond, VA 23220 
 
To the Citizen’s Advisory Panel and Board of MWCLT: 
 
This is a letter in support of Urban Hope, Inc. and their application to acquire 3 properties from 
the Richmond Land Bank. As an active and effective organization working in the 7th District, 
Urban Hope is doing excellent work alongside other affordable housing organizations. While the 
organization is smaller in scale than some of the more established affordable housing groups, 
they are providing rental housing and financial counseling to a demographic that is underserved 
and in great need of affordable housing.   
 
Because of the rapid change in the 7th district and a popular housing market, the East End needs 
a wide range of affordable options.  Urban Hope has proven many times that they successfully 
support folks with incomes that typically are left out of other affordable housing options. Urban 
Hope consistently works with those with incomes as low as 20% of the AMI. The housing 
options for this demographic are severely limited; Urban Hope is a deeply needed organization. 
 
I am encouraged that Urban Hope is in a period of significant growth and is seeking to develop 
more properties that fit their model and demographic of clients.  They are trusted by East End 
residents, have a diverse board of directors, and have been working along side the community 
for 20 years. 
 
As a civic association leader and long time resident, I am in full support of the continued efforts 
of this worthy organization to broaden the availability of affordable housing in the greater 
Church Hill area and I would heartily encourage you to consider their application for Richmond 
Land Bank property acquisition. 
 
Sincerely, 
 
Mary White Thompson 
Electronically signed with permission 
 

Mary White Thompson 
Past President of New Visions Civic League 




