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June 12, 2013

Ms. Patti Adams

BSR Trust, LLC

105 Tallapoosa Street, Suite 300
Montgomery, AL 36104

Re: Market Study for Groveland Terrace in Dublin, Georgia

Dear Ms. Adams:

At your request, Novogradac & Company LLP performed a market study of the rental market in
the Dublin, Laurens County, Georgia area relative to the above-referenced Low-Income Housing
Tax Credit (LIHTC) project, the (Subject). The purpose of this market study is to assess the
viability of the renovation of Groveland Terrace, an existing HUD Section 8 subsidized family
property consisting of 52 units. Units will be restricted to households earning 60 percent of the
AMI, or less. All units will continue to operate with Section 8 project based subsidy and all
tenants will pay 30 percent of their income towards rent. The following report provides support
for the findings of the study and outlines the sources of information and the methodologies used
to arrive at these conclusions. The scope of this report meets the requirements of the Georgia
Department of Community Affairs (DCA), including the following:

Inspecting the site of the proposed Subject and the general location.

Analyzing appropriateness of the proposed unit mix, rent levels, available amenities and site.
Estimating market rent, absorption and stabilized occupancy level for the market area.
Investigating the health and conditions of the multifamily market.

Calculating income bands, given the proposed Subject rents.

Estimating the number of income eligible households.

Reviewing relevant public records and contacting appropriate public agencies.

Analyzing the economic and social conditions in the market area in relation to the proposed
project.

Establishing the Subject Primary and Secondary Market Area(s) if applicable.

e Surveying competing projects, Low-Income Housing Tax Credit (LIHTC) and market rate.
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This report contains, to the fullest extent possible and practical, explanations of the data,
reasoning, and analyses that were used to develop the opinions contained herein. The report also
includes a thorough analysis of the scope of the study, regional and local demographic and
economic studies, and market analyses including conclusions. The depth of discussion contained
in the report is specific to the needs of the client. Information included in this report is accurate
and the report can be relied upon by DCA as a true assessment of the low-income housing rental
market. This report was completed in accordance with DCA market study guidelines. We
inform the reader that other users of this document may underwrite the LIHTC rents to a
different standard than contained in this report.

Please do not hesitate to contact us if there are any questions regarding the report or if
Novogradac & Company, LLP can be of further assistance. It has been our pleasure to assist you
with this project.

Respectfully submitted,

U e A R Vsona Kasne

Brad Weinberg, MAI, CCIM H. Blair Kincer, MAI, CRE, J. Nicole Kelley
Partner LEED Green Associate Manager
Georgia License #CG221179 Partner

A2 M Oz

K. David Adamescu Andrew Holloway Linda Hartman
Analyst Researcher Researcher




ASSUMPTIONS AND LIMITING CONDITIONS

1.

In the event that the client provided a legal description, building plans, title policy and/or
survey, etc., the consultant has relied extensively upon such data in the formulation of all
analyses.

The legal description as supplied by the client is assumed to be correct and the consultant
assumes no responsibility for legal matters, and renders no opinion of property title, which is
assumed to be good and merchantable.

All information contained in the report, which others furnished, was assumed to be true,
correct, and reliable. A reasonable effort was made to verify such information, but the author
assumes no responsibility for its accuracy.

The report was made assuming responsible ownership and capable management of the
property. The analyses and projections are based on the basic assumption that the apartment
complex will be managed and staffed by competent personnel and that the property will be
professionally advertised and aggressively promoted

The sketches, photographs, and other exhibits in this report are solely for the purpose of
assisting the reader in visualizing the property. The author made no property survey, and
assumes no liability in connection with such matters. It was also assumed there is no
property encroachment or trespass unless noted in the report.

The author of this report assumes no responsibility for hidden or unapparent conditions of the
property, subsoil or structures, or the correction of any defects now existing or that may
develop in the future. Equipment components were assumed in good working condition
unless otherwise stated in this report.

It is assumed that there are no hidden or unapparent conditions for the property, subsoil, or
structures, which would render it more or less valuable. No responsibility is assumed for
such conditions or for engineering, which may be required to discover such factors. The
investigation made it reasonable to assume, for report purposes, that no insulation or other
product banned by the Consumer Product Safety Commission has been introduced into the
Subject premises. Visual inspection by the consultant did not indicate the presence of any
hazardous waste. It is suggested the client obtain a professional environmental hazard survey
to further define the condition of the Subject soil if they deem necessary.

A consulting analysis market study for a property is made as of a certain day. Due to the
principles of change and anticipation the value estimate is only valid as of the date of
valuation. The real estate market is non-static and change and market anticipation is analyzed
as of a specific date in time and is only valid as of the specified date.

Possession of the report, or a copy thereof, does not carry with it the right of publication, nor
may it be reproduced in whole or in part, in any manner, by any person, without the prior
written consent of the author particularly as to value conclusions, the identity of the author or
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the firm with which he or she is connected. Neither all nor any part of the report, or copy
thereof shall be disseminated to the general public by the use of advertising, public relations,
news, sales, or other media for public communication without the prior written consent and
approval of the appraiser. Nor shall the appraiser, firm, or professional organizations of
which the appraiser is a member be identified without written consent of the appraiser.

Disclosure of the contents of this report is governed by the Bylaws and Regulations of the
professional appraisal organization with which the appraiser is affiliated: specifically, the
Appraisal Institute.

The author of this report is not required to give testimony or attendance in legal or other
proceedings relative to this report or to the Subject property unless satisfactory additional
arrangements are made prior to the need for such services.

The opinions contained in this report are those of the author and no responsibility is accepted
by the author for the results of actions taken by others based on information contained herein.

All applicable zoning and use regulations and restrictions are assumed to have been complied
with, unless nonconformity has been stated, defined, and considered in the appraisal report.

It is assumed that all required licenses, permits, covenants or other legislative or
administrative authority from any local, state, or national governmental or private entity or
organization have been or can be obtained or renewed for any use on which conclusions
contained in this report is based.

On all proposed developments, Subject to satisfactory completion, repairs, or alterations, the
consulting report is contingent upon completion of the improvements in a workmanlike
manner and in a reasonable period of time with good quality materials.

All general codes, ordinances, regulations or statutes affecting the property have been and
will be enforced and the property is not Subject to flood plain or utility restrictions or
moratoriums except as reported to the consultant and contained in this report.

The party for whom this report is prepared has reported to the consultant there are no original
existing condition or development plans that would Subject this property to the regulations of
the Securities and Exchange Commission or similar agencies on the state or local level.

Unless stated otherwise, no percolation tests have been performed on this property. In
making the appraisal, it has been assumed the property is capable of passing such tests so as
to be developable to its highest and best use, as detailed in this report.

No in-depth inspection was made of existing plumbing (including well and septic), electrical,
or heating systems. The consultant does not warrant the condition or adequacy of such
systems.
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No in-depth inspection of existing insulation was made. It is specifically assumed no Urea
Formaldehyde Foam Insulation (UFFI), or any other product banned or discouraged by the
Consumer Product Safety Commission has been introduced into the appraised property. The
appraiser reserves the right to review and/or modify this appraisal if said insulation exists on

the Subject property.

Acceptance of and/or use of this report constitute acceptance of all assumptions and the
above conditions. Estimates presented in this report are not valid for syndication purposes.
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A. EXECUTIVE SUMMARY AND CONCLUSION



Groveland Terrace, Dublin, GA; Market Study

EXECUTIVE SUMMARY AND CONCLUSIONS

1. Project Description: Groveland Terrace (Subject) is an existing 52 unit Section
8 development located at 1717 Telfair Street in Dublin,
Laurens County, Georgia. The Subject consists of five two-
story buildings that were originally constructed in 1971 that
will be renovated with tax credits. The Subject consists of
studio, one, two, three, and four-bedroom units. Currently,
there is one studio unit that is utilized as an on-site
management office. Following renovations, the unit will be
converted into a revenue unit. Additionally, as part of the
renovations, a community building will be constructed. The
community building will include an on-site management
office, community room, computer lab, and central laundry.
Renovations are expected to total approximately $56,408
per unit, which is considered significant.

The Subject is currently 100 percent occupied with a wait
list of 214 households. The Subject’s HAP contract was
renewed on June 1, 2004 for a 20 year period. The sponsor
will request a new 20-year contract as part of the
acquisition/rehabilitation. The following table illustrates
the unit mix including bedrooms/bathrooms, square
footage, income targeting, rents, and utility allowance.

PROPOSED RENTS

2013 LIHTC
Utility Gross Maximum HUD Fair
Number  Square Asking Allowance Contract  Allowable Market
Unit Type of Units  Footage Rent (1) Rent Gross Rent Rents
60% AMI
Studio/1BA 8 390 BOI $91 $499 $519 $484
1BR/1BA 12 560 BOI $116 $612 $556 $505
2BR/1BA 12 740 BOI $150 $705 $667 $599
3BR/2BA 12 890 BOI $180 $779 $771 $829
4BR/2BA 8 1,050 BOI $181 $904 $861 $832

Total 52
Notes (1) Source of Utility Allowance provided by the Developer.

The Subject’s utility allowance is approved by
HUD/Section 8 contract and not regulated by DCA. As
illustrated in the table, all of the Subject’s units will operate
with an additional Section 8 subsidy and all tenant rents
will be based on income (BOI). Tenants will pay 30
percent of their monthly income towards rent.

Novogradac & Company LLP 1



2. Site Description/Evaluation:

3. Market Area Definition:

Groveland Terrace, Dublin, GA; Market Study

Following renovations, the Subject will offer the following
in unit amenities: blinds, carpeting, central air conditioning,
dishwashers, garbage disposal, refrigerators, ovens, and
washer connections (no dryer connections). Community
amenities will include a community room, a central laundry
facility, on-site management, off-street parking, computer
center, playground equipment, and video surveillance. The
the proposed in unit and community amenities will be
generally similar to those at the newer constructed
comparables. In addition, it should be noted that the
Subject is currently 100 percent occupied with a waiting
list. Therefore, the amenities have not impacted the
Subject’s performance in the past and we do not believe
that they will impact the Subject’s performance following
renovations.

The Subject is located in the southern portion of Dublin,
GA. Surrounding uses consist of wooded land, scattered
retail, an office building, the Farmers Home Furniture
corporate office/manufacturing facility, and a few mobile
homes and single-family homes. The mobile homes are in
generally average condition, while the single-family
housing in the neighborhood exhibits good condition. The
commercial improvements in the Subject immediate
neighborhood generally range in condition from average to
good. Overall, the commercial uses along Telfair Street
appear to be 80 percent occupied or better. The Subject site
offers good visibility and curb appeal. Overall, the Subject
site presents an excellent location for an affordable,
multifamily development and the Subject renovation will
have a positive impact on the local neighborhood.
Additionally, the Subject is located within a convenient
distance (4.1 miles) of all locational amenities.

The Subject has ingress/egress and visibility from Telfair
Street, a two lane arterial with moderate traffic flow.
Ingress/egress is considered average, while visibility is
considered good. Telfair Street provides access into the city
of Dublin to the north and Interstate 16, approximately 2.0
miles to the south. Overall, access is considered good.

The Subject’s PMA has been defined as the Laurens
County boundaries to the north, west, south and east. The
farther PMA boundary distance is 21.1 miles. This area
includes the cities and towns of Dublin, East Dublin,
Cadwell, Brewton, and Dudley. The area was defined

Novogradac & Company LLP 2



Groveland Terrace, Dublin, GA; Market Study

based on interviews with the local housing authority,
property managers at comparable properties, and the
Subject’s property manager. The property managers at
LIHTC comparables, such as Emerald Pointe Apartments
and Meadowwood Park Apartments, indicated that
significant portion of their tenants come from the PMA and
a limited percentage originate from Wrightsville and
Adrian. Per Georgia DCA guidelines, we have assumed
that all of the Subject’s tenants will originate from within
the PMA boundaries and have not accounted for leakage.

4. Community Demographic

Data: Historically, total population and household growth in the
PMA and SMA has been moderate, slightly below that of
the nation overall. The current PMA population and
number of households are 48,428 and 18,602, respectively.
By 2017, both population and households are projected to
increase slightly to 48,522 and 18,673, respectively. The
age distribution of the PMA indicates a significant presence
of families as approximately 28.0 percent of its population
is aged 19 years or younger.

From 2000 to 2012, the percentage of renter households
increased 500 basis points, although the share of renters is
projected to remain generally stable through 2017. The
current share of renters (34.6 percent) in the PMA is
slightly above the national average of 33 percent. As of
2012, a significant portion of these households,
approximately 56.6 percent, earn an annual wage less than
$30,000.  Post renovations, the Subject will target
households earning between $0 and $36,480 and will
continue to target one through six-person households.
Through 2017, the percentage of low-income households,
those earning less than $40,000, is projected to increase
210 basis points.  Overall, these demographic trends
indicate a strong rental market for the Subject and its unit
mix.

In April 2013, one in every 418 housing units in the
country received a foreclosure filling, according to
RealtyTrac. The foreclosure rate in the state of Georgia is
below that of the nation overall, as one in 682 homes filed
for foreclosure in the state. The foreclosure rate in Laurens
County was lower than the state’s level, as one in 2,128
homes filed for foreclosure. Since June of 2012, the
number of foreclosures has fluctuated, but has largely

Novogradac & Company LLP K]



Groveland Terrace, Dublin, GA; Market Study

declined. Overall, the low foreclosure rate in the county is
a positive indicator for the Subject.

5. Economic Data: Major industries in Laurens County include retail trade,
healthcare, and manufacturing. The city of Dublin is home
to the region’s medical centers, Carl Vinson VA Medical
Center and Fairview Park Hospital. Relative to the nation,
the PMA’s workforce is significantly overrepresented in
the health care/social assistance, manufacturing and public
administration sectors. Employment has declined 11.6
percent and unemployment has increased 330 basis points
over the past five years. The decline in total employment
since the latest recession is primarily attributable to the
presence of the manufacturing sector in the SMA. From
2009 to 2013 year-to-date, a total of 832 workers have been
laid off by manufacturers in Dublin. As of March 2013, the
unemployment rate in the SMA remains in the double
digits at 10.6 percent, 300 basis points above the national
average. The SMA remains affected by the recession;
however, it has experienced smaller reductions in total
employment since 2011. Furthermore, two European
manufacturers have either recently announced or opened
major manufacturing plants in Dublin. The Erdich plant is
projected to create a total of 178 jobs over 36 months. The
recent employment trend is a positive indicator for the
Subject as it is located in close proximity to employment
centers that typically hire entry to mid-level positions.

6. Project-Specific Affordability

And Demand Analysis: The Subject will target very low income households and
will operate with 100 percent project-based subsidy. Per the
Georgia Department of Community Affairs (GA DCA)
2013 Qualified Action Plan (QAP) and Market Study
Manual, units that operate with PBRA and/or units that are
priced 30 percent lower than the average market rent for the
bedroom type in any income segment will be assumed to be
leasable in the market and deducted from the total number
of units at the Subject when determining capture rates.
Therefore, all units at the Subject are presumed leasable as
they will operate with subsidy.

7. Competitive Rental Analysis:  The availability of LIHTC data is considered adequate.
There are four multifamily LIHTC comparable properties
located within the PMA. Hickory Trace is the only LIHTC
comparable located outside the PMA; however, it is located
in the nearby city of Swainsboro. We have included five
market rate properties located within 3.3 and 54.8 miles of

Novogradac & Company LLP 4



8. Absorption/Stabilization
Estimate:

9. Overall Conclusion:

Groveland Terrace, Dublin, GA; Market Study

the Subject. Furthermore, two of the LIHTC comparables,
Emerald Pointe Apartments and Waterford Estates, also
have market rate units. Due to limited availability of
market rate studio and four-bedroom units it was necessary
to extend our search outside the PMA. Additionally, we
have supplemented the conventional rental comparables
with classified listings of studio and four-bedroom rentals.
Overall, we consider the availability of market data to be
limited.

The Subject will operate with 100 percent subsidy and
tenants will pay 30 percent of their income towards the
monthly rent. Therefore, the Subject will have a significant
rent advantage over LIHTC and unrestricted rents in the
market. The range of adjusted rents in the market is $325 to
$1,750.

We were able to obtain absorption information for one of
the comparables, Emerald Pointe Apartments. Emerald
Pointe Apartments is a mixed market rate, LIHTC, and
project-based rental assisted project that absorbed all 64
units within two months of opening in 2006. As part of its
renovation, the Subject will convert one studio unit from
non-revenue to revenue producing. However, the Subject
is fully occupied with a wait list, including 28 households
waiting for studio units. Given the tenancy of the Subject
and its extensive waiting list, a hypothetical absorption
pace would most likely be approximately 30 units per
month. If the Subject had to hypothetically reabsorb all of
its units post-renovation, we believe that the Subject could
reach 93 percent occupancy within two months. However,
the Subject is an existing development that is currently
fully occupied, and the renovations will occur as a rolling
renovation with tenants remaining in place. All of the
Subject’s existing tenancy will income-qualify following
renovations, and the absorption analysis is moot.

Based upon our market research, demographic calculations
and analysis, we believe there is adequate demand for the
Subject property as proposed. The Subject will target
families. There is a strong demand for this type of housing
in the PMA as comparables reported high occupancy rates.
Additionally, all of the LIHTC and one market rate
comparable reported waiting lists. The Subject will face
limited competition and will operate with 100 percent

Novogradac & Company LLP )



Groveland Terrace, Dublin, GA; Market Study

subsidy. LIHTC vacancy in the market is low and the
Subject will be similar to inferior to the comparable family
LIHTC properties in terms of age/condition and amenities.
The Subject’s greatest weaknesses are its unit sizes and
number of bathrooms, as all of the comparable LIHTC
properties reported larger units with more bathrooms in
larger unit configurations. However, the Subject has and
will improve its amenity package and condition, post-
renovation. Overall, we believe there is demand for the
Subject as conceived.

Summary Table:

(must be completed e analyst and included in the executive summary)

Development Name: Groweland Terrace Total # Units: 52
Location: 1717 Telfair Street #LIHTCUnitss 52 |
Dublin, Laurens County, GA
PMA Boundary: Laurens County
Farthest Boundary Distance to Subject: 21.1 miles
Type # Properties* Total Units Vacant Units Awverage Occupancy
All Rental Housing 7 542 11 98.0%
Market-Rate Housing 3 294 7 97.6%
Asswtedlsiunbcslluddlzefl:_?L(l:smg not to N/Ap N/Ap N/Ap N/Ap
LIHTC 4 248 4 98.4%
Stabilized Comps 7 542 11 98.0%
Properties in Construction & Lease Up N/Ap N/Ap N/Ap N/Ap
*Only includes properties in PMA
Subject Development Average Market Rent Highest Unadjusted Comp Rent
# Units # Bedrooms # Proposed Per Unit Per SF Advantage Per Unit Per SF
Baths | Size (SF) | Tenant Rent
8 OBR 60%/Sec. 8 1 390 BOI $408 $1.05 N/Ap $484 $4.68
12 1BR 60%/Sec. 8 1 560 BOI $496 $0.89 N/Ap $585 $0.94
12 2BR 60%/Sec. 8 1 740 BOI $555 $0.75 N/Ap $713 $0.83
12 3BR 60%/Sec. 8 1 890 BOI $599 $0.67 N/Ap $792 $0.58
4BR 60%/Sec. 8 15 1,050 BOI $723 $0.69 N/Ap $995 $0.62
2000 2012 2014
Renter Households N/Ap N/Ap N/Ap N/Ap N/Ap N/Ap
Income-Qualified Renter HHs (LIHTC) N/Ap N/Ap N/Ap N/Ap N/Ap N/Ap
Type of Demand 30% 50% 60% Market-rate Other:__ Ovwerall*
Renter Household Growth N/Ap N/Ap N/Ap N/Ap N/Ap N/Ap
Existing Households (Overburdened + Substandard) N/Ap N/Ap N/Ap N/Ap N/Ap N/Ap
Homeowner conversion (Seniors) N/Ap N/Ap N/Ap N/Ap N/Ap N/Ap
Total Primary Market Demand
Less Comparable/Competitive Supply N/Ap N/Ap N/Ap N/Ap N/Ap N/Ap
Adjusted Income-qualified Renter HHs** N/Ap N/Ap N/Ap N/Ap N/Ap
Targeted Population 30% 50% 60% Market-rate Other:__ Owerall
Capture Rate: N/Ap N/Ap N/Ap N/Ap N/Ap N/Ap

*Includes LIHT C and unrestricted (when applicable)

Novogradac & Company LLP 6



B. PROJECT DESCRIPTION



PROJECT DESCRIPTION

Project Address and
Development Location:

Construction Type:

Occupancy Type:

Special Population Target:

Number of Units by Bedroom
Type and AMI Level:

Unit Size:
Structure Type:
Rents and Utility Allowances:

Existing or Proposed

Project Based Rental Assistance:

Groveland Terrace, Dublin, GA; Market Study

The Subject is located at 1717 Telfair Street in the
southwestern portion of Dublin, Laurens County, Georgia.

The Subject will be a renovation of an existing walk-up
garden style development consisting of two, five-story
buildings. The buildings are wood frame construction and
have vinyl and brick veneer.

The Subject targets families consisting of one to six
persons.

None.

See following property profile.
See following property profile.
See following property profile.
See following property profile.
Currently, all of the units at the Subject operate with a

project-based Section 8 subsidy. Post-renovation, the
Subject will continue to operate with a subsidy.

Proposed Development Amenities: See following property profile.

Novogradac & Company LLP 8



Terrace, Dublin, GA; M

Property Profile Report

Groweland Terrace Apartments

Location 1717 Telfair St
Dublin, GA 31021
Laurens County
Intersection: Telfair St and

Kellam Rd
Distance 3 miles
Units 52
Vacant Units 0
Vacancy Rate 0.00%
Type Garden
(2 stories)
Year Built/ Renovated 1971/ Proposed [
December 2014 T
Program @60% (Section 8) Leasing Pace n/a
Annual Turnower Rate 20% Change in Rent (Past Year) n/a
Units/Month Absorbed n/a Concession None
Section 8 Tenants n/a
AIC not included -- central Other Electric not included
Cooking not included -- electric Water included
Water Heat not included -- electric Sewer included
Heat not included -- electric Trash Collection included
Beds Baths Type Units Size Rent  Concession Restriction Waiting Vacant Vacancy Max
(SH (monthly) List Rate rent?
0 1 Garden 8 390 BOI $0 @60% Yes 0 0.00% N/A
(2 stories) (Section 8)
1 1 Garden 12 560 BOI $0 @60% Yes 0 0.00% N/A
(2 stories) (Section 8)
2 1 Garden 12 740 BOI $0 @60% Yes 0 0.00% N/A
(2 stories) (Section 8)
3 1 Garden 12 890 BOI $0 @60% Yes 0 0.00% N/A
(2 stories) (Section 8)
4 15 Garden 8 1,050 BOI $0 @60% Yes 0 0.00% N/A
(2 stories) (Section 8)
In-Unit Blinds Security Limited Access
Carpeting Video Surveillance
Central A/C
Coat Closet
Dishwasher
Garbage Disposal
Oven
Refrigerator
Washer/Dryer hookup
Property Business Center/Computer Lab Premium none
Clubhouse/Meeting
Room/Community Room
Central Laundry
Off-Street Parking
On-Site Management
Playground
Services none Other Gazebo

Comments
The property consists of five two-story buildings. The property currently maintains a waiting of 28 households for efficiency units, 88
households for one-bedrooms, 58 households for two-bedrooms, 15 households for three-bedrooms, and 25 households for four-bedrooms.
In terms of amenities currently offered, washer connections are provided, but there are no dryer connections. The contract rents are $408,
$496, $555, $599, and $723 for studio, one, two, three, and four-bedroom units, respectively. The utility allowances are $91, $116, $150, $180,
and $181 for studio, one, two, three, and four-bedroom units, respectively. The property is projected to start renovation work in April 2014
and complete it by December 2014. The estimated total renovation cost is $2,933,205. The estimated total renovation cost per unit is $56,408.
The scope of renovations includes, but are not limited to: construction of a community building with a central laundry room, commumnity
room, and computer room, installation of new ADA ramps, heat pump HVAC system, Energy Star windows and refrigerators, carpets,
dishwashers, stoves, range hood, countertops, vanities, and garbage disposals, replacement of the roof and property signage, and repaint
the units, exterior, and common areas.

Novogradac & Company LLP )



Groveland Terrace, Dublin, GA; Market Study

Scope of Renovations: The Subject’s renovations will total $2,933,205, or
approximately $56,408 per unit. These renovations are
considered extensive and will include but are not limited to:

New carpeting in all units

New paint in all unit, exterior, and common areas

New ADA wheelchair ramps

New heat pump HVAC system

New Energy Star windows

Replacement of signage

Replacement of roof

New kitchen countertops and appliances

New bathroom vanities

Replace playground equipment

Installation of dishwashers and garbage disposals in

unit kitchens

. Construction of a community building with on site
management, central laundry, community room, and
computer room

. Converting the studio unit utilized as on-site

manager’s office into revenue unit

Current Rents: The current contract rents at the Subject are $408 for
efficiencies, $496 for one-bedrooms, $555 for two-
bedrooms, $599 for three-bedrooms, and $723 for four-
bedrooms.

Current Occupancy: The Subject is currently 100 percent occupied with an
extensive waiting list. Its waiting list consists of 28
households for efficiencies, 88 households for one-
bedrooms, 58 households for two-bedrooms, 15 households
for three-bedrooms, and 25 households for four-bedrooms.

Current Tenant Income: The Subject’s current tenants are maintaining incomes that
range from $0 to $7,520, which averages $1,495 annually.
Post renovations, the Subject will target households earning
between $0 and $28,320 per year. If the Subject were to
operate without subsidy, the majority of the existing
households would not be income qualified. However,
because the Subject will continue to operate with an
additional subsidy, all tenants will remain income qualified
following renovations.

Placed in Service Date: Renovations will occur with tenants in place, and
renovations are projected to be complete in December
2014.

Novogradac & Company LLP 10



Conclusion:

Novogradac & Company LLP

Groveland Terrace, Dublin, GA; Market Study

The Subject will be a good-quality, garden style
development. As a newly rehabbed development, the
Subject will not suffer from deferred maintenance,
functional obsolescence, or physical obsolescence.
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C. SITE EVALUATION



1. Date of Site Visit and
Name of Site Inspector:

2. Physical Features of the Site:

Frontage:

Visibility/Views:

Surrounding Uses:

Groveland Terrace, Dublin, GA; Market Study

Brad Weinberg visited the site on May 15, 2013.

The following illustrates the physical features of the site.

The Subject site has frontage along Telfair Street (aka US
Highway 319).

The Subject is located on the western side of Telfair Street
and has good visibility and views.

The following map and pictures illustrate the surrounding

land uses.
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The Subject is located in the southern portion of Dublin,
GA. Surrounding uses consist of wooded land, scattered
retail, an office building, the Farmers Home Furniture
corporate office/manufacturing facility, and a few mobile
homes and single-family homes. The mobile homes are in
generally average condition, while the single-family
housing in the neighborhood exhibits good condition. The
commercial improvements in the Subject immediate
neighborhood generally range in condition from average to
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Positive/Negative Attributes of Site:

3. Physical Proximity to
Locational Amenities:

Groveland Terrace, Dublin, GA; Market Study

good. Overall, the commercial uses along Telfair Street
appear to be 80 percent occupied or better.

The Subject has good proximity to retail and other services
as referenced in the locational amenities section below. We
did not witness any negative attributes during our field
work.

The Subject is located in close proximity to various
amenities and services, such as schools, recreational
facilities, and retail. The Southern Pines Regional Park,
operated by the Dublin Laurens County Recreation
Authority, is located approximately 2.1 miles south of the
Subject site. The regional park includes of 15 baseball
fields, five soccer fields, and a walking trail. The city of
Dublin does not have a public transportation system.

4. Pictures of Site and Adjacent Uses:

Typical Subject buildin

Typical Subject building

Typical Subject building

Novogradac & Company LLP
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Typical Subject dumpster area o Subjectrrgreen space

Subjécthplaygrou_nd equipment Subject mail center
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Typical Subject sidewalk Subject security cameras

Worn exterior

Typical Subject parking area Management office
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Typical washer connection area Typical air conditioning compressors

Novogradac & Company LLP 17
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View south toward forested land View west toward forested land
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Retail uses to south - Gas/convenience store to south

Farmers Home Furniture to south Single-family home to south

Novogradac & Company LLP 19
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'Office building adjiell_(':-ént to north | Shamrock Nursing Home to north

Vacant retail structure to north Typical single-family home to north .

Convenience store to north

Novogradac & Company LLP 20
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5. Proximity to Locational

Amenities: The following table details the Subject’s distance from key
locational amenities.
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LOCATIONAL AMENITIES

Map Number Service or Amenity Miles From Subject
1 Farmers Home Furniture Site 0.3
2 Saxon Heights Elementary School 10
3 Fire Station 11
4 Flexsteel Industries Plant 16
5 Police Station 17
6 Post Office and Piggly Wiggly Grocery Store 19
7 Laurens County Library 22
8 Atlantic South Bank 2.7
9 Fairview Park Hospital 2.8
10 Northcrest Square Shopping Center and Fred's Pharmacy 3.0
11 Dublin High School 3.7
12 Carl Vinson VA Medical Center 4.0
13 Dublin Middle School 4.1
14 Mohawk Industries Plant 41

6. Description of Land Uses:

7. Multifamily Residential within
Two Miles:

The Subject is located in the southern portion of Dublin,
GA. Surrounding uses consist of wooded land, scattered
retail, an office building, the Farmers Home Furniture
corporate office/manufacturing facility, and a few mobile
homes and single-family homes. The mobile homes are in
generally average condition, while the single-family
housing in the neighborhood exhibits good condition. The
commercial improvements in the Subject immediate
neighborhood generally range in condition from average to
good. Overall, the Subject is compatible with the
surrounding uses within one mile. Additionally, all
locational amenities are located within a reasonable
distance of the Subject.

There are two multifamily developments located within
two miles of the Subject. Shamrock Village Apartments
and Riverview Heights are Section 8 properties located
along South Jefferson Street and Riverview Park Drive.
Due to the Section 8 subsidies, the properties are not
utilized as a comparables.

8. Existing Assisted Rental Housing

Property Map:

Novogradac & Company LLP

The following map and list identifies all assisted rental
housing properties in the PMA.
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Map Included Distance
Property Name Address City State Type  Tenancy Color Excluded (miles) Reason for Exclusion
Dogwood Terrace 202 Woodlawn Dr Dublin GA  Section 8 Disabled Excluded 33 Subsidized; Tenancy
Hillcrest Group Home 202 Hillcrest Dr Dublin GA  Section 8 Disabled Excluded 29 Subsidized; Tenancy
Martin Court 143 Hillcrest Dr Dublin GA  Section8 Family Excluded 29 Subsidized
Riverview Heights 200 Riverview Dr Dublin GA  Section8  Senior Excluded 3.2 Subsidized; Tenancy
Shamrock Village Apts 1606 S Jefferson St Dublin GA  Section8  Family Excluded 15 Subsidized
Jasmine Lane Apts 600 Buckeye Rd East Dublin  GA RD Family - Excluded 43 Subsidized
Emerald Pointe Apartments 111 Woodlawn Dr Dublin GA LIHTC Family Included 3.0 N/A
Hillcrest Apartments 208 Hillcrest Drive Dublin GA  LIHTC  Family Included 2.8 N/A
Apartments 2410 Hwy 80 W Dublin GA LIHTC Family Included 6.7 N/A
Martin Luther King Jr. Dr
Waterford Estates And Riverview Rd Dublin GA LIHTC Family Included 2.6 N/A
Woodlawn Sr Village 200 Woodlawn Dr Dublin GA  LIHTC  Senior Excluded 33 Tenancy
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9. Road/Infrastructure
Proposed Improvements:

10. Access, Ingress/Egress and
Visibility of site:

11. Environmental Concerns:
12. Detrimental Influences:

13. Conclusion:

Novogradac & Company LLP

Groveland Terrace, Dublin, GA; Market Study

There are no current road/infrastructure improvements
based upon site inspection.

The Subject has ingress/egress and visibility from Telfair
Street, a two lane arterial with moderate traffic flow.
Ingress/egress is considered average, while visibility is
considered good. Telfair Street provides access into the city
of Dublin to the north and Interstate 16, approximately 2.0
miles to the south. Overall, access is considered good.

None visible upon site inspection.
There are no significant detrimental influences.

The Subject is located along Telfair Street, which contains
a mixture of commercial and light industrial uses. The
Subject is located within close proximity to employment
centers and amenities, such as the local grocery store and
public schools. The retail and commercial corridor exhibit
generally average condition. Single-family and mobile
homes near the Subject exhibit fair to good condition.
Lastly, the Subject offers good visibility and curb appeal,
and has a positive impact on the local neighborhood.
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D. MARKET AREA
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PRIMARY MARKET AREA

For the purpose of this study, it is necessary to define the market area, or the area from which
potential tenants for the project are likely to be drawn. In some areas, residents are very much
“neighborhood oriented” and are generally very reluctant to move from the area where they have
grown up. In other areas, residents are much more mobile and will relocate to a completely new
area, especially if there is an attraction such as affordable housing at below market rents.

Primary I\/Iarket_Area Map
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