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Item 2.04 Triggering Events That Accelerate or Incr ease a Direct Financial
Obligation

As previously reported by the General Partner of Uniprop Manufactured Housing
Communities Income Fund (the “Fund), the Fund does not generate sufficient cash flow
from operations to fund the required debt service payments on the first mortgage loan.
Similarly, the interest reserve provided for in the mortgage loan to supplement cash flow
from operations has been fully depleted and will, therefore, be unavailable to fund future
debt service payments, Effective with the scheduled mortgage loan payment due February
10, 2009, the Fund has not made the required debt service payment and will be in default
under the first mortgage loan documents. The first mortgage lender has not shown a
willingness to modify the existing loan documents and is likely to pursue any and all
remedies available including foreclosure proceedings on the Fund's two remaining
properties; namely, Aztec Estates and Old Dutch Farms.

The Fund has and will continue to seek funding for replacing the mortgage debt but no such
replacement financing has materialized to date and none is likely to emerge in the near
future.

The Fund will also have increased debt service requirements on its term loan with National
City Bank starting in March 2009. This loan is guaranteed by an individual affiliated with the
General Partner. It is unlikely that the Fund will generate adequate funds to service this
debt. In such event, the bank is likely to declare the loan in default and enforce its rights
against the Guarantor to satisfy the obligation.

» Until further notice, all transfers of partnership interests will be suspended. Special
circumstances will be evaluated on a case-by-case basis.

Item 4.01 Change In Registrant’s Certifying Account  ant

As a result of the foregoing liquidity constraints, the Board of Directors of GP P.l. Associates
Corp. (the General Partner of the Fund’s General Partner) dismissed the Fund’s accountant,
BDO Seidman, LLP (“BDQO”), on January 22, 2009. Based on the advice of counsel, the
Fund will also forego the next scheduled filing of the annual Form 10-K as the filing would
lack the required certifications without a financial audit.

Over the past two years, the audit opinion for the year ended December 31, 2006, was
unqualified. The opinion for the year ended December 31, 2007, was qualified as to the
Fund’s ability to continue as a going concern. Over the Fund’s last two fiscal years including
the interim period ended January 22, 2009, there were no disagreements with BDO on any
matter of accounting principles or practices, financial statement disclosure or auditing scope
or procedure.

For the two most recent fiscal years and for the interim period ended January 22, 2009,
BDO did not advise the Fund of any of the following:

» that the internal controls necessary for the Fund to develop reliable financial
statements do not exist



» that information has come to the attention of BDO that has led it to no longer rely on
management’s representations, or that has made it unwilling to be associated with
the financial statements prepared by management

* the need to expand significantly the scope of its audit

» that information has come to BDO's attention that materially impacts the fairness or
reliability of a previously issued audit report, or the underlying financial statements or
any financial statements issued or to be issued covering the fiscal period subsequent
to the date of the audit report issued in connection with the financial statements
issued for the year ended December 31, 2007 or that information has come to BDO's
attention that would cause it to be unwilling to rely on management'’s representations
or be associated with the Fund'’s financial statements

» that information has come to BDO’s attention that it has concluded materially impacts
the fairness or reliability of (i) a previously issued audit report or the underlying
financial statements, or (ii) the financial statements of any future periods subsequent
to the date of the most recent financial statements covered by a financial report

Item 9.01 Financial Statements and Exhibits
(d) Exhibits
No. Description

16.1 Letter from BDO Seidman, LLP dated February 16, 2009
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