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SECTION A - EXECUTIVE SUMMARY

This report evaluates the market feasibility of the proposed Village at Grove Park
rental community to be constructed utilizing financing from the Low-Income Housing
Tax Credit (LIHTC) program in Albany, Georgia. Based on the findings contained in
this report, we believe a market will exist for the subject development, assuming it is
constructed and operated as proposed in this report.

1. Project Description:

The proposed project involves the new construction of the 48-unit Village at
Grove Park rental community on a 10-acre site in Albany, Georgia. The project
will offer 14 one-bedroom and 34 two-bedroom garden-style units located within
one (1) two-story elevator-equipped residential building with integrated
community and common space. Village at Grove Park will be developed using
Low-Income Housing Tax Credit (LIHTC) financing and target lower-income
senior households (age 55 and older) earning up to 50% and 60% of Area Median
Household Income (AMHI). Monthly collected Tax Credit rents will range from
$300 to $453, depending upon unit type. None of the units within the subject
development will receive project-based rental assistance. The proposed project is
expected to be complete by July of 2017. Additional details regarding the
proposed project are included in Section B of this report.

2. Site Description/Evaluation:

The subject site is situated within an established portion of Albany and is
expected to benefit from the well-maintained existing structures within the
immediate site neighborhood, as well as the wooded land surrounding portions of
the subject site and providing a natural buffer to additional surrounding land uses
within the area. The subject site is clearly visible and easily accessible from both
North Cherokee Drive and Sylvester Road, which border the site to the east and
south, respectively. Notably, Sylvester Road (State Route 520) provides
convenient east/west access throughout the Albany area and allows for many area
services to be easily accessible from the subject site. Notably, a Walmart and
Dollar Tree are located directly west of the subject site, along with various other
services located within the Junction Shopping Plaza west of the subject site.
These nearby area services are considered beneficial to the targeted senior
population at the subject site. In addition to these aforementioned nearby area
services, it is also of note that the subject site is within walking distance of a
public bus stop operated by Albany Transit System. The availability of public
transportation is also considered beneficial to the low-income senior population
targeted at the subject site. Overall, the subject project is expected to benefit from
its convenient location along Sylvester Road, which will allow for convenient
access to and from the subject site, as well as many area services considered
beneficial to the targeted senior population.




3. Market Area Definition:

The Albany Site PMA is primarily comprised of the city of Albany in its entirety,
as well as some outlying portions of Dougherty County. Specifically, the
boundaries of the Site PMA include the Albany City boundary to the north, east,
south and west, as well as North and South Westover Boulevard to the west. A
map illustrating these boundaries is included on page D-2 of this report and
details the furthest boundary is 12.5 miles from the site.

4. Community Demographic Data:

Overall demographic trends within the Albany Site PMA are projected to be
negative between 2015 and 2017, as the total population is projected to decline by
448 (0.6%) while total households will decline by 128 (0.4%) during this time
period. It is of note however, that the targeted senior demographic (age 55 and
older) at the subject project is projected to experience household growth within
the Albany market between 2015 and 2017, despite these negative overall
demographic trends. Specifically, households age 55 and older are projected to
increase by 201 (1.7%) during this time period and more than 4,300 senior renter
households are projected for the market in 2017. Notably, senior renter
households earning below $30,000 are projected to increase by 123 (4.1%)
between 2015 and 2017, and will comprise nearly 73.0% of all senior renter
households (age 55 and older) in 2017. Based on the preceding analysis, there
appears to be a large and expanding base of age- and income-appropriate renter
support for affordable senior-oriented rental housing in the market. Additional
demographic data is included in Section E of this report.

5. Economic Data:

Similar to most markets throughout the country, the Dougherty County economy
was adversely impacted by the national recession, as the employment base has
declined by 4,474 (11.3%) jobs since 2007 while the unemployment rate spiked
from 5.6% in 2007 to 12.6% in 2010. Although the employment base has
struggled to improve since the end of the national recession, the anticipated
opening of a new distribution facility within the Albany area is expected to create
approximately 150 new jobs and demonstrates interest and investment within the
Albany economy. Additionally, unlike employment base trends, the
unemployment rate within the county has steadily improved each year since 2010
and the 8.1% rate reported through March of 2015 is the lowest rate reported
within the county since 2008. The recent announcement of new business creation
along with the steadily improving unemployment rate indicates that the
Dougherty County economy is stable and improving. However, given that both
total employment and unemployment rate figures have yet to return to pre-
recession levels, the Dougherty County economy is still considered to be in a
recovery period. It is also important to reiterate that the subject project will be
restricted to seniors (age 55 and older), many of which will likely be retired and
living on fixed incomes. Considering the targeted tenant population and overall
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economic trends within the county, we expect demand for affordable senior-
oriented housing will continue to exist within the Dougherty County and Albany
areas. Additional economic data is included in Section F of this report.

6. Project-Specific Affordability and Demand Analysis:

Per GDCA guidelines, capture rates below 30% for projects in urban markets are
considered acceptable. As such, the project’s overall capture rate of 7.6% is
considered low and easily achievable within the Albany Site PMA. This is
especially true given the 100.0% occupancy rate reported at the one age-restricted
LIHTC property surveyed in the Site PMA. Detailed demand calculations are
provided in Section G of this report.

7. Competitive Rental Analysis

The proposed subject project will offer one- and two-bedroom units targeting
senior households (age 55 and older) earning up to 50% and 60% of Area Median
Household Income (AMHI). We identified and surveyed a total of eight properties
within the Site PMA that at least partially operate under the Low-Income Housing
Tax Credit (LIHTC) program. However, of these eight properties, only four offer
one- and two-bedroom garden-style units targeting households earning incomes
similar to those to be targeted at the subject project. Note that while three of these
properties target general-occupancy (family) households, they offer one- and two-
bedroom garden-style units at ground level which likely attract some senior
renters in the market. As such, these properties have been included in our
comparable analysis, though they are not considered directly competitive with the
proposed subject development.

These comparable/competitive properties and the proposed development are
summarized as follows. Information regarding property address and phone
number, contact name, date of contact and utility responsibility is included in
Addendum B, Comparable Property Profiles.

Total Occ. Distance Waiting
Project Name Year Built | Units Rate to Site List Target Market
Seniors 55+; 50% &
Site Village at Grove Park 2017 48 - - - 60% AMHI
Families; 30%, 50%, &
5 Westover Place Apts. 2006 39* 100.0% 9.6 Miles 12 H.H. 60% AMHI
Seniors 62+; 50% &
6 Albany Spring Senior Apts. 1995 80 100.0% 5.2 Miles None 60% AMHI
7 Ashley Riverside 2004 65* 100.0% 4.5 Miles 2 Years Families; 60% AMHI
Families; 50% & 60%
17 Woodpine Way 2001 96 100.0% 9.6 Miles 5 H.H. AMHI

OCC. - Occupancy
H.H. - Households
*Tax Credit units only




The four comparable LIHTC projects have a combined occupancy rate of 100.0%,
with three of the four properties maintaining waiting lists for their next available
units. These high occupancy rates and waiting lists are clear indication of pent-up
demand for additional LIHTC product within the Site PMA. Although we were
only able to survey one age-restricted LIHTC property within the Site PMA, it
should be reiterated that one additional age-restricted property was identified, but
unable to be surveyed, in the market. However, this additional age-restricted
LIHTC property identified in the market, Landings at Southlake, previously
reported an occupancy rate of 100.0% at the time of our last survey of the Albany
market in April of 2014. Considering the high occupancy rates reported among
the four comparable LIHTC projects surveyed in the market and senior
demographic trends within the Site PMA, it is likely that this additional age-
restricted property has also maintained a high occupancy rate since the time of our
last survey. Based on the preceding analysis, the subject development is expected
to provide an affordable age-restricted rental alternative that has limited
availability within the Site PMA.

The gross rents for the comparable projects and the proposed rents at the subject
site, as well as their unit mixes and vacancies by bedroom are listed in the
following table:

Gross Rent/Percent of AMHI
(Number of Units/VVacancies)

One- Two- Three- Rent
Project Name Br. =] =] Special
$432/50% (1) $518/50% (9)
Site Village at Grove Park $519/60% (2) $622/60% (36) - -
$345/30% (5/0) $425/30% (5/0) $753/50% (5/0)
5 Westover Place Apts. $537/50% (5/0) $655/50% (10/0) $869/60% (9/0) None
$463/50% (35/0) $556/50% (35/0)
6 Albany Spring Senior Apts. $562/60% (5/0) $658/60% (5/0) - None
7 Ashley Riverside $635/60% (5/0) $770/60% (39/0) $883/60% (21/0) None
$544/50% (1/0) $653/50% (2/0) $753/50% (2/0)
17 Woodpine Way $640/60% (23/0) $762/60% (46/0) $879/60% (22/0) None

The subject’s proposed gross Tax Credit rents ranging from $432 to $622 will be
the lowest LIHTC rents offered in the market, as compared to similar unit types at
the comparable properties. These low proposed gross rents are expected to
enhance marketability of the subject project within the Albany market.




Comparable/Competitive Tax Credit Summary

The four comparable LIHTC properties surveyed in the Site PMA report an
overall occupancy rate of 100.0%, with three of the four properties maintaining
waiting lists for their next available units. This is clear indication of pent-up
demand for additional LIHTC product in the market. Note that only one of the
comparable LIHTC properties surveyed is age-restricted, though we did identify
one additional age-restricted LIHTC property in the market that we were unable
to survey at the time of this report. However, given that this project was
previously 100.0% occupied at the time of our last survey (April 2014), the
100.0% occupancy rate reported at the one comparable age-restricted property
surveyed in the market, and demographic trends among the targeted senior
demographic within the Site PMA, it is reasonable to assume that this additional
age-restricted LIHTC property has also maintained a high occupancy rate since
the time of our last survey. The subject project will offer the lowest priced one-
and two-bedroom units among the comparable properties in terms of gross rents,
which will likely create a competitive advantage for the subject project, especially
when considering the competitive position of the subject project in terms of unit
size (square feet), number of bathrooms and amenities offered. Based on the
preceding, the subject project is considered to be competitively and appropriately
positioned within the Albany market and will provide an affordable age-restricted
rental alternative that has limited supply within the market. It is of note however,
that a new age-restricted LIHTC property, Pointe North Senior Village, is
currently under construction in the Site PMA and is expected to directly compete
with the subject development. Regardless, this property has been included in our
demand estimates in Section G which indicate that sufficient demographic support
will exist in the market for both the subject development and this currently under
construction property. It should further be noted that 249 Albany Heights, a
former age-restricted LIHTC property offering 74 total units, is believed to have
closed within the Albany market. The closure of this property has likely resulted
in increased demand for senior-oriented LIHTC product within the Site PMA.

An in-depth analysis of the Albany rental housing market is included in Section H
of this report.

. Absorption/Stabilization Estimates

For the purposes of this analysis, we assume the absorption period at the site
begins as soon as the first units are available for occupancy. Since all demand
calculations in this report follow GDCA/GHFA guidelines that assume a 2017
completion date for the site, we also assume that initial units at the site will be
available for rent sometime in 2017.




9.

Considering the facts contained in the market study and comparing them with
other projects with similar characteristics in other markets, we are able to
establish absorption projections for the subject development. Our absorption
projections take into consideration the high occupancy rates and waiting lists
reported among existing comparable non-subsidized LIHTC projects in the
market, the subject’s capture rate, achievable market rents and the
competitiveness of the proposed subject development within the Albany Site
PMA. Our absorption projections also take into consideration that the developer
and/or management successfully markets the project throughout the Site PMA.

Based on our analysis, it is our opinion that the 48 proposed LIHTC units at the
subject site will reach a stabilized occupancy of at least 93.0% within
approximately six months of opening. This absorption period is based on an
average monthly absorption rate of approximately seven to eight units per month.

Overall Conclusion:

The proposed subject site is located within an established portion of Albany and is
provided clear visibility and convenient accessibility from both North Cherokee
Drive and Sylvester Road (State Route 520), which border the site to the east and
south, respectively. The subject site’s location along Sylvester Road allows for
many area services to be easily accessible from the subject site, as this roadway is
a primary arterial within the Albany area. Notably, a Walmart and Dollar Tree are
both located directly west of the subject site, which is considered beneficial to the
targeted senior tenant population (age 55 and older) at the subject project.

The Albany rental housing market is performing well, as each rental housing
segment surveyed in the market reports an occupancy rate of 94.1% or higher.
More specifically, the four comparable LIHTC projects surveyed in the market
are 100.0% occupied, with three of the four also maintaining waiting lists for their
next available units. Note that only one of the comparable LIHTC projects is an
age-restricted property, though the remaining three offer one- and two-bedroom
garden-style units at ground level and likely attract some senior renters in the
market. In addition to the one age-restricted LIHTC property surveyed in the
market, we also identified one additional existing age-restricted LIHTC property
in the market that we were unable to survey at the time of this report. However,
this property, Landings at Southlake, previously reported an occupancy rate of
100.0% at the time of our last survey in April of 2014. Given this project’s
previous 100.0% occupancy rate, the 100.0% occupancy rate reported at the one
comparable age-restricted property surveyed in the market, and demographic
trends among the targeted senior demographic within the Site PMA, it is
reasonable to assume that this additional age-restricted LIHTC property has also
maintained a high occupancy rate since the time of our last survey. It must also be
noted that there is one age-restricted property currently under construction within
the Site PMA that was recently awarded a Tax Credit allocation in 2013. This




property, Pointe North Senior Village, is expected to be directly competitive with
the subject development. Regardless this property has been considered in our
demand estimates in Section G, which indicate that sufficient age- and income-
eligible support exists in the market for both the subject development and this
currently under construction property. Specifically, the subject project has an
overall capture rate of 7.6%, which is considered low and achievable utilizing the
methodology detailed within this report.

Based on the preceding analysis and facts contained within this report, we believe
the proposed subject development is marketable and supportable within the
Albany Site PMA, as proposed. The subject project is not expected to have any
adverse impact on future occupancy rates at the existing comparable LIHTC
properties in the market. In fact, it is important to note that a former age-restricted
LIHTC property, 249 Albany Heights, in the Site PMA is believed to have closed,
as this property was vacant at the time of our in-person evaluation of the Albany
market. Therefore, the proposed subject development will likely provide an
affordable senior-oriented rental alternative to some displaced residents of this
former age-restricted LIHTC property. We do not have any recommendations or
modifications to the subject development at this time.




2015 Market Study Manual
DCA Office of Affordable Housing

SUMMARY TABLE
(must be completed by the analyst and included in the executive summary)

Developmenit Name:  Village at Grove Park Total # Units: 48
Location: 2575 Sylvester Road, Albany, Georgia 31705 (Dougherty Co.) # LIHTC Units: 48
The Albany City boundary to the north, east, south and west, as well as North and South
PMA Boundary: Westover Boulevard to the west.
Farthest Boundary Distance to Subject: 12.5 miles

R A O O ound on page & 7 and A-4 &
Average
pe # Propertie ota aca O pa

All Rental Housing 18 2,072 63 97.0%
Market-Rate Housing 9* 1,090 34 96.9%
Assisted/Subsidized Housing not to include 4* 388 0 100.0%
LIHTC
LIHTC 8* 594 29 95.1%
Stabilized Comps 4 280 0 100.0%
Properties in Construction & Lease Up 1 59 - -

*Includes mixed-income properties

Highest Unadjusted
Subject Development Average Market Rent Comp Rent

# # # Proposed

Units Bedrooms Baths Size (SF Tenant Rent Per Unit Per SF Advantage Per Unit Per SF
1 One-Br. 1.0 750 $300 (50%) $545 $0.73 45.0% $644 $1.04
2 One-Br. 1.0 750 $387 (60%) $545 $0.73 29.0% $644 $1.04
9 Two-Br. 2.0 950 $349 (50%0) $640 $0.67 45.5% $850 $0.94
36 Two-Br. 2.0 950 $453 (60%0) $640 $0.67 29.2% $850 $0.94

DEMOGRAPHIC DATA (found on page E-3 & G-5)

2010 2015
Renter Households (55+) 3,916 34.9% 4,221 35.7% 4,322 35.9%
Income-Qualified Renter HHs (LIHTC) N/A N/A 949 8.0% 968 8.0%
Income-Qualified Renter HHs (MR) N/A N/A N/A N/A N/A N/A
(if applicable)

TARGETED INCOME-QUALIFIED RENTER HOUSEHOLD DEMAND (found on page G-5)

Type of Demand Market-rate  Other: Overall
Renter Household Growth - 13 12 - - 19
Existing Households (Overburd + Substand) - 532 417 - - 656
Homeowner conversion (Seniors) - 11 9 - - 14
Total Primary Market Demand - 556 438 - - 689
Less Comparable/Competitive Supply - 14 45 - - 59
Net Income-Qualified Renter HHs - 542 393 - - 630

CAPTURE RATES (found on page G-5)

Targeted Population 30% 50% 60% Market-rate| Other: Overall
Capture Rate - 1.8% 9.7% - - 7.6%




SECTION B - PROJECT DESCRIPTION

The proposed project involves the new construction of the 48-unit Village at Grove
Park rental community on a 10-acre site in Albany, Georgia. The project will offer
three (3) one-bedroom and 45 two-bedroom garden-style units located within one (1)
two-story elevator-equipped residential building with integrated community and
common space. Village at Grove Park will be developed using Low-Income Housing
Tax Credit (LIHTC) financing and target lower-income senior households (age 55
and older) earning up to 50% and 60% of Area Median Household Income (AMHI).
Monthly collected Tax Credit rents will range from $300 to $453, depending upon
unit type. None of the units within the subject development will receive project-
based rental assistance. The proposed project is expected to be complete by July of
2017. Additional details of the subject project are as follows:

A. PROJECT DESCRIPTION

1. Project Name: Village at Grove Park
2. Property Location: 2575 Sylvester Road
Albany, Georgia 31705
(Dougherty County)
QCT: Yes DDA: No
3. Project Type: New Construction

4. Unit Configuration and Rents:

Proposed Rents

Total Bedroom Square  Percent of Utility Maximum
Units Type Baths Style Feet AMHI Collected Allowance Gross Allowable
3 One-Br. 1.0 Garden 750 50% $300 $132 $432 $438

11 One-Br. 1.0 Garden 750 60% $387 $132 $519 $525
7 Two-Br. 2.0 Garden 950 50% $349 $169 $518 $526
27 Two-Br. 2.0 Garden 950 60% $453 $169 $622 $631

48 Total

Source: Wolgast Corporation
AMHI - Area Median Household Income (Albany, GA MSA, 2014)

5. Target Market: Senior households (age 55+) earning up to
50% and 60% of AMHI.

6. Project Design: One (1) two-story elevator equipped
building with integrated common space.
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7. Original Year Built: Not applicable

8. Projected Opening Date: July 2017

9. Unit Amenities:

10.

11.

12.

13.

14.

e Electric Range e Central Air Conditioning
e Refrigerator o Carpet
e Dishwasher e Window Blinds
e Garbage Disposal e Patio/Balcony
e Microwave Oven e Ceiling Fan
e Washer/Dryer Hookups

Community Amenities:
e On-Site Management e Laundry Facility
e Community Room e Fitness Center
e Elevator e Computer Center
e Picnic Area e Library

Resident Services:
None
Utility Responsibility:

Trash collection will be included in the rent, while tenants will be responsible
for the following:

e General Electricity e (Gas Water Heat
e (Gas Heat e Electric Cooking
e Water/Sewer

Rental Assistance:

None

Parking:

The subject site will provide a paved surface parking lot at no additional cost
to the tenants.
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15. Current Project Status:
Not applicable
16. Statistical Area:

Albany, GA MSA (2014)

A state map, area map and map illustrating the site neighborhood are on the

following pages.
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SECTION C - SITE DESCRIPTION AND EVALUATION

1. LOCATION

The subject site is a wooded parcel located at the intersection of Sylvester Road
and North Cherokee Drive in the eastern portion of Albany, Dougherty County,
Georgia. Albany is approximately 87.0 miles southeast of Columbus, Georgia and
106.0 miles south of Macon, Georgia. Jeff Peters, an employee of Bowen
National Research, inspected the subject site and area apartments during the week
of May 25, 2015.

2. SURROUNDING LAND USES

The subject site is within an established, yet still developing area of Albany,
Georgia. Surrounding land uses generally include wooded land, single-family
homes and retail shopping. Adjacent land uses are detailed as follows:

The northern boundary is defined by a small portion of wooded
land that buffers the proposed subject site from Clark Avenue, a
four-lane moderately traveled roadway with a dedicated center
turn lane. Farther north is a Pilot Travel Center and additional
areas of heavily wooded land.

The eastern boundary is defined by North Cherokee Drive, a two-
lane roadway with light traffic patterns. Farther east is a church,
cemetery and a neighborhood comprised of single-family homes
considered to be in good condition.

The southern boundary is defined by Sylvester Road (State Route
520), a moderate to heavily traveled four-lane roadway with a
dedicated center turn lane. Farther south is a neighborhood
comprised of single-family homes considered to be in good
condition.

The western boundary is defined by a small area of wooded and
vegetated land that buffers the proposed subject site from an
unnamed roadway providing access to the Dollar Tree and
Walmart, also located west of the proposed subject site.
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The subject site is primarily bordered by wooded land which provides an
aesthetically pleasing natural buffer to additional surrounding land uses, including
nearby Walmart and Dollar Tree stores. While the wooded land is considered
beneficial to the subject project, so to is the site’s proximity to these
aforementioned retail establishments, as these establishments will provide easily
accessible shopping opportunities to residents of the subject project, which is
considered beneficial to the targeted senior tenant population. The subject’s
proximity to two arterial roadways, Clark Avenue and Sylvester Road, allows for
convenient access to the subject site and is also expected to contribute to the
marketability of the subject project.

3. VISIBILITY AND ACCESS

The subject site is situated in the northwest quadrant of the North Cherokee Drive
and Sylvester Road intersection and is clearly visible from each of these bordering
roadways. It is of note however, that the subject site primarily maintains frontage
along lightly traveled North Cherokee Drive which borders the site to the east.
Although site plans were not provided for review at the time of this report, it is
recommended that site signage (permanent or promotional) be located at the
intersection of these aforementioned roadways due to the light vehicular traffic
observed along North Cherokee Drive. This will increase awareness of the subject
project as Sylvester Road is a primary arterial roadway within the immediate site
area and will provide significant passerby traffic to the subject project. Visibility
of the subject site is considered good overall. Site plans depicting specific access
point(s) to the subject project were not available for review at the time of this
report, though it is assumed that the project will derive access from North
Cherokee Drive and/or Sylvester Road as these roadways border the site to the
east and south, respectively. Vehicular traffic along North Cherokee Drive is
considered light, while Sylvester Road typically experiences moderate to heavy
traffic patterns. It is of note however, that a center turn lane is provided along
Sylvester Road which will help mitigate any potential traffic delays upon ingress
and egress of the subject development. Further, North Cherokee Drive provides
convenient access to and from both Clark Avenue and Sylvester Road, allowing
for the site to be easily accessible from the north and south. Based on the
preceding analysis, access to the subject site is considered good and should
contribute to the project’s overall marketability within the Albany market.

According to area planning and zoning officials and based on the observations of
our analyst, no notable roads or other infrastructure projects are underway or
planned for the immediate site area.

4. SITE PHOTOGRAPHS

Photographs of the subject site are on located on the following pages.




SITE PHOTOGRAPHS
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View of site from the east

Survey Date: May 2015 C-3
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View of site from the southeast
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View of site from the south

Survey Date: May 2015 C-4
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View of site from the southwest
N
W E
S

View of site from the west

Survey Date: May 2015 C-5
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View of site from the northwest
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Northeast view from site

Survey Date: May 2015 C-6
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East view from site
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Southeast view from site

Survey Date: May 2015 C-7
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South view from site
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Southwest view from site

Survey Date: May 2015 C-8
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West view from site
N
W E
S

Northwest view from site

Survey Date: May 2015 C-9



Streetscape - West View of Clark Avenue

Streetscape - East View of Clark Avenue

Survey Date: May 2015 C-10



Streetscape - East View of Sylvester Road

Streetscape - West View of Sylvester Road

Survey Date: May 2015 C-11



Streetscape - North View of North Cherokee Drive

Streetscape - South View of North Cherokee Drive

Survey Date: May 2015 C-12



5. PROXIMITY TO COMMUNITY SERVICES AND INFRASTRUCTURE

The site is served by the community services detailed in the following table:

Driving Distance

Community Services Name From Site (Miles)
Major Highways State Route 520 Adjacent South
U.S. Route 82 0.5 North
Public Bus Stop Albany Transit System 0.1 South
Major Employers/ Walmart 0.4 West
Employment Centers Procter & Gamble Paper Products 3.6 Southwest
Dougherty County School System 4.2 West
Phoebe Putney Memorial Hospital 5.4 West

Convenience Store Stop N Shop 0.2 Southeast
Murphy Express 0.5 Northwest
S & B Quick Shop 1.3 West
Grocery Harvey’s Supermarket 0.5 West
Winn-Dixie 0.7 Southwest
Los Pinos Mexican Grocery 0.9 West
Discount Department Store Walmart 0.4 West
Dollar Tree 0.4 West
Family Dollar Store 0.6 West
Shopping Center/Mall Junction Shopping Plaza 0.4 West
Hospital Phoebe Putney Memorial Hospital 5.4 West
Police Albany Police Department 1.5 West
Fire Albany Fire Department 4.4 West
Post Office U.S. Post Office 1.3 Southwest
Bank Regions Bank 0.7 West
Suntrust Bank 1.0 Southwest
Bank Of America 1.1 West
Senior Center Southwest Georgia Council on Aging 5.5 West
(SOWEGA)
Library Tallulah Massey Branch Library 1.4 West
Community Center Thornton Community Center 1.4 West
Gas Station Stop & Shop 0.2 Southeast
Pilot Travel Center 0.3 Northwest
Enmark 0.6 West
Pharmacy Winn-Dixie Pharmacy 0.7 Southwest
Walgreens 0.7 West
Rite Aid 0.8 West
Restaurant Subway 0.4 Northwest
Benchwarmer 0.4 West
Wing Dixie & Deli 0.5 Northwest
Day Care East Albany Christian Day Care 1.0 West
Crk Head Start Center 1.0 West
Melson's Christian Daycare 1.1 East
Church Glorious Church-Jesus Christ 0.4 Southeast
East Albany Church Of God 0.9 East
Sunnyside Baptist Church 1.2 Southwest
Park Grove Park 0.4 South

Tallulah Massey Park
C W Heath Park

1.2 Southwest
2.5 Northwest
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The proposed subject site is located in an established portion of eastern Albany.
As the preceding illustrates, most community services are within 1.0 mile of the
proposed subject site, with many being located within 0.5 miles of the subject site.
Notably, a Walmart and Dollar Tree are located directly west of the subject site,
while a grocery store and various dining establishments are also located
immediately west of the subject site in the Junction Shopping Plaza. The subject’s
location along Sylvester Road (State Route 520) further enhances accessibility of
most area services, as this arterial roadway serves as a commercial corridor within
the Albany area and provides convenient east/west access throughout the Site
PMA. Public transit is provided by the Albany Transit System, which offers
fixed-route transportation throughout the city of Albany, with the nearest public
bus stop being located just 0.1 mile south of the subject site. The availability of
this service is considered beneficial to the targeted low-income senior population
at the subject site and will likely contribute to the project’s overall marketability
within the Albany area.

Public Safety Services are provided by the Albany Police and Fire departments,
located 1.5 and 4.4 miles from the proposed subject site, respectively. The nearest
full-service hospital is the Phoebe Putney Memorial Hospital, located 5.4 miles
west of the proposed subject site. These nearby public safety and/or emergency
services are considered beneficial to the marketability of the subject development
within the Site PMA.

Maps illustrating the location of community services are on the following pages.
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6. CRIME ISSUES

The primary source for Crime Risk data is the FBI Uniform Crime Report (UCR).
The FBI collects data from each of roughly 16,000 separate law enforcement
jurisdictions across the country and compiles this data into the UCR. The most
recent update showed an overall coverage rate of 95% of all jurisdictions
nationwide with a coverage rate of 97% of all jurisdictions in metropolitan areas.

Applied Geographic Solutions uses the UCR at the jurisdictional level to model
each of the seven crime types at other levels of geography. Risk indexes are
standardized based on the national average. A Risk Index value of 100 for a
particular risk indicates that, for the area, the relative probability of the risk is
consistent with the average probability of that risk across the United States.

It should be noted that aggregate indexes for total crime, personal crime and
property crime are not weighted, and murder is no more significant statistically in
these indexes than petty theft. Thus, caution should be exercised when using
them.

Total crime risk for the Site PMA is 191, with an overall personal crime index of
175 and a property crime index of 183. Total crime risk for Dougherty County is
167, with indexes for personal and property crime of 152 and 160, respectively.

Crime Risk Index

Site PMA ‘ Dougherty County

Total Crime 191 167
Personal Crime 175 152
Murder 260 235
Rape 160 134
Robbery 190 160
Assault 124 112
Property Crime 183 160
Burglary 291 249
Larceny 177 152
Motor Vehicle Theft 92 87

Source: Applied Geographic Solutions
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As the preceding illustrates, the crime index reported for the Site PMA (191) is
above that reported for Dougherty County (167) as a whole and both are above
the national average of 100. It is of note however, that higher than typical crime
rates are not unusual for more densely populated urban areas such as the Albany
