FREQUENTLY ASKED QUESTIONS – CARRIAGE HOUSE APARTMENTS – ELKHART, IN
Q. I see your occupancy improved during late April and early May.
A.  Yes, that is correct.  We recently leased 18 units, which puts the occupancy at 93.6%. We expect to get to 95% by the end of July. 
Q. What is the amount of the monthly and annual rent increase on the 160 HUD units? And when did the new HUD rents begin?
A. HUD GPR increased from $134,260 on 1/1/25 to $174,747 on 1/1/26, which includes 160 units. The monthly increase was $40,487 which is $485,844 per year.  Going forward, it will be adjusted by the operating cost adjustment factor published by HUD.  This year that amount was 5%.  We have no idea what next year will be like as it is affected by inflation.  
Q. What company currently handles Property Management, and are they willing to continue managing the property after the sale?  
A. Bradley Company is the Property Management company, and they are willing to continue after the sale if capital needs are addressed. 
Q. When did Bradley Company take over Property Management? And who was the previous Property Management Company?
A. Bradley Company took over the property management on 9/25/24.  The previous property management company was Flaherty & Collins. 
Q. Is the current mortgage assumable? And what is the interest rate and mortgage balance?
A. The interest rate is 4.53% and the mortgage balance is just under $19.5 million. It is assumable and has 2 years remaining before the balloon. 
Q.  Who pays for the utilities?
A. Landlord pays for trash, water and sewer.  Tenants pay for gas and electricity. 
Q. How are you getting to your in-place NOI of $2.6MM? Is this an annualized historical period? Projections?
A. The NOI is based on Property Management’s 2026 budget for the property. The revenue and expense line items are shown in the OM. It assumes 95% occupancy. Occupancy fluctuates and has been in the 90% - 93% ranger this year, and property management is targeting hitting 95% occupancy later this year.
Q. Can you walk us through the negative Utility Reimbursement revenue line-item? Is this the property's payment of tenant's utilities? 
A. For those units on the HAP contract, if a resident’s income is very low, their portion of the rent can be less than the utility allowance allowed by HUD.  In that case, we issue a utility reimbursement to the residents.  This is funded by HUD with the subsidy payment. 
Q. I understand that the 3br Townhomes have hookups. Has the seller done a feasibility study of what it would cost to install hookups into the remaining unit types? Is it possible without expanding the current plumbing systems?  
A. This has not been considered by the current owner, so no study has been completed. 
 Q. The Bad Debt line item is historically very volatile, can you walk us through how the current ownership writes off bad debt? 
A. We need improvement on consistency, but generally we write off after resident has moved out and the account has to be turned over to collection. 
Q. I see two different HAP contracts. When was each of these put in place? It's interesting that the average HAP rents are higher than in-place market rents, has ownership found that market paying tenants are more sensitive to rent increases?  
A. There are actually 3 different HAP contracts totaling 160 units.  2 of the contracts (136 units) were put in place 1/1/26 and last for 20 years.  That is how we were able to get the large rent increases.  The third contract was effective 12/1/19 and expires 11/30/29 and covers 24 units.
 Q. Looks like they're collecting great rent from garage and parking spaces. Is this mostly garages? How many are on site? 
A. There are no garages, but there are 48 carports @ $25 each.  38 are currently leased.
How many staff are currently employed by the property? Office / Maintenance.  Currently we have 4 maintenance technicians and 3.5 office workers.
Q. I notice that they're very light on marketing expenses. Does the current management rely on local word of mouth for leasing activity? Do they pay for any online advertising?  The only online advertising is through Yardi’s Rent Café.  This line item hits our software expense as part of the Yardi platform. 
A. There is no problem leasing the HAP units, but the market units are very sensitive to pricing. 
Q. What kind of plumbing does the property have?  
A. 90% is copper and cast iron.  We have converted some to PEX/PVC as repairs are made.
Q. I see a laundry and vending revenue item, is this for laundry rentals? What's the source of this line item?  
A. Laundry rooms have leased machines from Jetz Laundry.  This is our commission.

