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417.04 Seniors Housing Expansion/Conversion Requests

Unless expressly permitted by the Loan Documents, requests by
the Borrower for the construction of additional units, renovation, or
expansion of a Seniors Housing Property, or a change in the overall
percentage of one Seniors Housing type of unit (e.g., Independent Living,
Assisted Living, or Alzheimer’s/Dementia Care) into another are not
delegated to the Servicer. The Borrower must request approval from the
Servicer and Fannie Mae before proceeding, and Fannie Mae will consider
these requests under the following parameters, conditions, and
requirements:

417.04A  Permitted Purpose

To allow for the construction of additional units on existing land, or
the renovation and/or repositioning of existing units:

® a “Seniors Housing Major Renovation” is any physical
improvement costing in excess of (i) $20,000/unit, or (ii) $3
million in total project costs; and

® a “Seniors Housing Minor Renovation” is any physical
improvement that is not a Seniors Housing Major Renovation,
but which increases the number of units, or converts one type
of unit into another, unless expressly permitted by the Loan
Documents.

417.04B  Submission Requirements

Upon receipt of a Borrower Seniors Housing
Expansion/Conversion Request, the Servicer must submit a written request
through the MAMP, and include the following:

®m Sponsor name and experience in operating seniors housing
properties;

m Mortgage Loan performance;

® financial performance (including NCF and UPB history, and
DSCR and LTV trends);

m pro forma financial statements;
B sources/uses of funds statement;
® project budget, scope, and plans;

= market study;




construction contract and timeline;

Servicer’s monitoring plan;

licensure issues;

® insurance; and

general contractor and major subcontractors.

Fannie Mae will review the completed request, and approve or
decline the request in its sole discretion.

417.04C Requirements and Monitoring

For a Seniors Housing Expansion/Conversion Request approved
by Fannie Mae, the following requirements will apply:

m Escrow:

e the Borrower must escrow 25% of the estimated
construction costs with the Servicer, who will administer the
funds through a standard construction draw process; and

e the Borrower must demonstrate to the Servicer’s
satisfaction that it has sufficient liquid assets to complete
the construction;

® Minimum DSCR during the expansion/conversion period
cannot fall below 1.15x;

m Completion of construction must occur no later than 18 months
from the date of commencement;

m Construction monitoring requirements will be set forth in the
approval letter;

® Fannie Mae will charge a construction monitoring fee which
does not cover the expenses associated with third-party
inspections;

® Completion Guaranty (Form 6018, Form 6632, or Form
6633) and, if determined applicable by Fannie Mae, an
Agreement and Assignment Regarding General Contractor’s
Contract (Form 6473), and an Omnibus Assignment of
Contracts, Plans, Permits, and Approvals (Form 6473), will be
required;

m Fannie Mae will charge a change in use fee, and the Servicer
may charge additional fees at its discretion, subject to approval
by Fannie Mae;

m The Borrower must reimburse all legal costs incurred by Fannie
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Mae; and

m A fixed-price general construction contract provided by a
general contractor, together with a payment and performance
bond issued by an acceptable surety, will be required.

417.04D  Construction Completion Requirements

Within 60 days of completing any Seniors Housing Major
Renovation or Seniors Housing Minor Renovation, the Borrower must deliver
to the Servicer, and the Servicer must provide to Fannie Mae, the following:

m title endorsement to the existing mortgagee title policy,
confirming that no mechanics’ Liens, materialmen’s Liens, or
other Liens exist that have not been acceptably bonded over;

m final lien waivers from all contractors, architects,
subcontractors, and material suppliers;

m copies of updated or newly issued certificates of occupancy;
® renewed licenses;

m confirmation in the form of an Opinion of Borrower’s Counsel
on Origination of Mortgage Loan (Seniors Housing Licensing)
(Form 6450.SRS) that all licensing requirements have been
met;

m certificate from the Borrower, architect, and contractor certifying
to the Servicer, for the benefit of Fannie Mae, that the
improvements:

® are completed in accordance with the plans and
specifications approved by Fannie Mae; and

® meet the local zoning and planning restrictions, and all
other governmental requirements;
m final inspection of completed Improvements;

m updated certified operating statement and rent roll for the
Seniors Housing Property; and

® a survey showing any new Improvements on the Seniors
Housing Property.

417.04E  Request Changes in Unit Count/Mix in the MAMP

Within 60 days of completion of any Seniors Housing Major
Renovation or Seniors Housing Minor Renovation, the Servicer must request
any applicable change in unit count and/or unit mix (IL, AL, ALZ) in the
MAMP resulting from the renovation.
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Glossary
A

Alzheimer’'s/Dementia
Care

Assisted Living

B

Borrower

G

Guaranty

Seniors Housing Property with units and beds for
residents with significant cognitive impairment resulting
from Alzheimer’s disease or other dementia, which are
typically licensed and regulated by a state or local
government authority.

Synonyms
*ALZ

Seniors Housing Property offering services limited to
non-medical personal care, including ADL assistance,
which are typically licensed and regulated by a state or
local governmental authority.

Synonyms
* AL

Person who is the obligor per the Note.

Synonyms
* Borrowers
* Borrower's

Payment Guaranty, Non-Recourse Guaranty, or other
guaranty by a Guarantor for the Mortgage Loan.



Improvements

Independent Living

L

Loan Documents

MAMP

Buildings, structures, improvements, and alterations,
including the multifamily housing dwellings, now or
hereafter constructed or placed on the Property,
including all fixtures (as defined in the UCC).

Synonyms
* Improvements'

Seniors Housing providing limited programs of
assistance for domestic activities (e.g. meals,
housekeeping, activities, transportation, etc.), and
typically resembles market rate units.

Synonyms
*IL

All Fannie Mae-approved documents evidencing,
securing, or guaranteeing the Mortgage Loan.

Synonyms

* Loan Document

* Mortgage Loan Document
* Mortgage Loan Documents

Multifamily Asset Management Portal used to submit
* Property inspections,

* operating statements,

* requested modifications,

+ asset management reports, and

» data corrections for loan or property attributes.

Synonyms
» Multifamily Asset Management Portal
* MAMP's



Mortgage Loan Mortgage debt obligation evidenced, or when made will
be evidenced, by
* the Loan Documents, or
* a mortgage debt obligation with a Fannie Mae credit
enhancement.

Synonyms
* Mortgage Loans
» Mortgage Loan's

S

Seniors Housing Major Physical improvement at a Seniors Housing Property
Renovation costing more than $20,000/unit, or $3 million in total
project costs.

Synonyms
 Seniors Housing Major Renovations

Seniors Housing Minor Physical improvement at a Seniors Housing Property

Renovation that is not a Seniors Housing Major Renovation, but
which increases the number of units, or converts one
type of unit (e.g., Independent Living, Assisted Living, or
Alzheimer’'s/Dementia Care) into another, unless
expressly permitted by the Loan Documents.

Synonyms
* Seniors Housing Minor Renovations

Seniors Housing Multifamily residential rental property with any
Property combination of Independent Living, Assisted Living,
Alzheimer’'s/Dementia Care, or Skilled Nursing units.

Synonyms
* Seniors Housing
 Seniors Housing Properties



Servicer

Sponsor

UPB

Primary Person servicing the Mortgage Loan, including
* the originator,

* seller, or

* a third party.

Synonyms
» Servicers
» Servicer's

Principal equity owner and/or primary decision maker of
the Borrower (often the Key Principal or the Person
Controlling the Key Principal).

Synonyms

» Sponsors
» Sponsor's

Unpaid Principal Balance

Synonyms
» UPBs



